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THE CITY OF CALGARY 
NOTICE OF PUBLIC HEARING 
OF CALGARY CITY COUNCIL 

PLANNING MATTERS 
 
To be held at the Council Chamber, Calgary Municipal Building, 800 Macleod Trail SE, 
on Monday, 2019 July 22, commencing at 9:30 a.m.  
 
A copy of the proposed bylaws and documents available relating to these items may be 
inspected by the public during office hours, 8:00 a.m. to 4:30 p.m., Monday to Friday at 
the Office of the City Clerk, Corporate Records Section, located on the main street level 
of the Administration Building, 313 – 7 Avenue SE. 
 
A copy of the proposed bylaws and documents relating to these items are available on 
the City of Calgary website www.calgary.ca/planningmatters. The information available 
on the website is not provided as an official record but is made available online as a 
public service for the public's convenience. The City of Calgary assumes no liability for 
any inaccurate, delayed or incomplete information provided on the website. The official 
documents and materials may be viewed at the Office of the City Clerk. In case of any 
discrepancies between the documents and materials on this website and the official 
documents and materials at the Office of the City Clerk, the official documents and 
materials at the Office of the City Clerk shall prevail.  Please contact 403-268-5311 as 
soon as possible if you notice any errors or omissions in the documents and materials. 
 
Persons wishing to submit a letter, public opinion poll or other communication 
concerning these matters may do so provided they are printed, typewritten or legibly 
written and include the name of the writer, mailing address, electronic address (as 
applicable) and must focus on the application and it’s planning merits.  Submissions with 
defamatory content and/or offensive language will be filed by the City Clerk and not 
printed in the Council Agenda or shared with Members of Council.  Only those 
submissions received by the City Clerk not later than 12:00 p.m., MONDAY, 2019 
July 15, shall be included in the Agenda of Council.  Late submissions will not be 
accepted in the City Clerk’s Office.  Submissions must be addressed to: Office of the 
City Clerk, The City of Calgary, 700 Macleod Trail SE, P.O. Box 2100, Postal Station 
“M”, Calgary, Alberta T2P 2M5.  Submissions may be hand delivered, mailed, faxed to 
403-268-2362, or emailed to PublicSubmissions@calgary.ca. 
 
The personal information in submissions made is collected under the authority of the Alberta 
Freedom of Information and Protection of Privacy Act, Section 33(c) for the purpose of public 
participation in land use decision making.  Submissions meeting criteria will be included in 
the public meeting Council Agenda as received.  The personal information included in the 
submission will be publicly available, in accordance with Section 40(1) of the FOIP Act.  If you 
have any questions regarding the collection of this information please contact 311 for  the FOIP 
Program Administrator, Planning & Development Department, IMC#8115, P.O. Box 2100, Stn 
“M”, Calgary, Ab  T2P 2M5. 
 
 
 
 
 
 

http://www.calgary.ca/planningmatters
mailto:PublicSubmissions@calgary.ca


Submissions received by the published deadline will be included in the Council Agenda, 
and will only be used for City Council’s consideration of the issue before them. Any 
person who wishes to address Council on any matter mentioned herein may do so 
for a period of FIVE MINUTES.  The five (5) minutes shall be exclusive of any time 
required to answer questions. Persons addressing Council shall limit their comments to 
the matter contained in the report and the recommendations being discussed.  Contact 
the City Clerk at 403-268-5861 for further information. 
 
Anyone wishing to distribute additional material at the meeting shall supply the City Clerk 
with thirty-five (35) copies at the time of presentation.  It should be noted that such 
additional material will require the approval of the Mayor before distribution to Members 
of Council.  The personal information is collected under the authority of the Municipal 
Government Act, Section 606 and bylaw 44M2006 and is used as part of the agenda of 
the Public Hearing of Council.  If you have questions on the use of this information, you 
may contact the City Clerk at 403-268-5861.  If the Public Hearing is still in progress at 
9:30 p.m., Council may conclude the matter under discussion and will reconvene at 1:00 
p.m. of the next business day, unless otherwise directed by Council. 
 
Laura M. Kennedy 
CITY CLERK 
 
The uses and rules that apply to different land use designations are found in the 
Land Use Bylaw 1P2007 www.calgary.ca/landusebylaw, except those for the DC 
District which are available from Planning & Development.  Please direct 
questions with regard to the matters mentioned herein to 403-268-5311. 
 
 
 
 
 

http://www.calgary.ca/landusebylaw
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INDEX OF ADVERTISED PLANNING ITEMS 
 

For the meeting of City Council re: Public Hearing 
on Proposed Amendments to the Land Use Bylaw 
1P2007, and Other Planning Matters, to be held on 

Monday, 2019 July 22 at 9:30 a.m. 
 

* * * * * * * 
CALGARY PLANNING COMMISSION REPORTS 
 
 
Item 1 Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, 

LOC2019-0034, CPC2019-0598 
 Bylaw 133D2019 
 
Item 2 Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 

- 28 Avenue SW, LOC2019-0037, CPC2019-0697 
 Bylaws 49P2019 and 139D2019 
 
Item 3 Land Use Amendment in Parkdale (Ward 7) at 3120 Parkdale Boulevard NW, 

LOC2019-0032, CPC2019-0608 
 Bylaw 138D2019 
 
Item 4 Policy Amendment and Land Use Amendment in West Springs (Ward 6) at 

multiple addresses, LOC2018-0237, CPC2019-0702 
 Bylaws 50P2019 and 143D2019 
 
Item 5 Policy Amendment and Land Use Amendment in West Springs (Ward 6) at 

multiple address, LOC2017-0188, CPC2019-0523 
 Bylaws 47P2019 and 135D2019 
 
Item 6 Road Closure and Land Use Amendment in Springbank Hill (Ward 6) at 

multiple addresses, LOC2018-0226, CPC2019-0636 
 Bylaws 9C2019 and 142D2019 
 
Item 7 Land Use Amendment in Lincoln Park (Ward 8) at 4838 Richard Road SW 

LOC2019-0012, CPC2019-0651 
 Bylaw 134D2019 
 
Item 8 Policy Amendment and Land Use Amendment in Lincoln Park (Ward 8) at 

5116 Richard Road SW, LOC2018-0277, CPC2019-0544 
 Bylaw141D2019 
 
Item 9 Road Closure and Land Use Amendment in Bridgeland/Riverside (Ward 9) 

between 816 and 824 McDougall Road NE, LOC2019-0023, CPC2019-0500 
 Bylaws 8C2019 and 140D2019 
 
Item 10 Policy Amendment and Land Use Amendment in Bridgeland/Riverside (Ward 

9) at 65 and 69 - 7A Street NE, LOC2019-0047, CPC2019-0690 
 Bylaws 52P2019 and 147D2019 
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Item 11 Land Use Amendment in Manchester Industrial (Ward 9) at 4415 – 1 Street 
SE, LOC2019-0033, CPC2019-0673 

 Bylaw 145D2019 
 
Item 12 Land Use Amendment in Kingsland (Ward 11) at 7103 – 7 Street SW, 

LOC2019-0043, CPC2019-0676 
 Bylaw 146D2019 
 
Item 13 Policy Amendment and Land Use Amendment in Shepard Industrial (Ward 

12) at 11488 – 24 Street SE, LOC2018-0153, CPC2019-0689 
 Bylaws 51P2019 and 144D2019 
 
 
Item 14 Land Use Amendment in Residual Sub-Area 02K (Ward 2) at 15001 - 69 

Street NW, LOC2019-0008, CPC2019-0716 
 Bylaw 151D2019 
 
Item 15 Land Use Amendment in Sage Hill (Ward 2) at 155 Sage Hill Rise NW and 

3650 Sage Hill Drive NW, LOC2017-0406, CPC2019-0551 
 Bylaw 137D2019 
 
Item 16 Land Use Amendment in Keystone Hills (Ward 3) at 13818 and 13920 - 15 

Street NE, LOC2014-0107, CPC2019-0717 
 Bylaw 154D2019 
 
Item 17 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 

1418 - 19 Avenue NW, LOC2018-0174, CPC2019-0720 
 Bylaws 53P2019 and 149D2019 
 
Item 18 Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 

1516 – 21 Avenue NW, LOC2019-0002, CPC2019-0704 
 Bylaws 54P2019 and 150D2019 
 
Item 19 Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 

738 - 19 Avenue NW, LOC2018-0230, CPC2019-0596 
 Bylaws 48P2019 and 136D2019 
 
Item 20 Policy Amendment and Land Use Amendment in Tuxedo Park (Ward 7) at 

3216 Centre Street NE, LOC2019-0001, CPC2019-0705 
 Bylaws 55P2019 and 153D2019 
 
Item 21 Land Use Amendment in Hillhurst (Ward 7) at 628 – 15 Street NW, 

LOC2018-0048, CPC2019-0712 
 Bylaw 148D2019 
 
Item 22 Land Use Amendment in West Hillhurst (Ward 7) at multiple addresses, 

LOC2019-0015, CPC2019-0709 
 Bylaw 152D2019 
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Item 23 Land Use Amendment in Sage Hill (Ward 2) at 251 Sage Hill Boulevard NW, 
LOC2018-0157, CPC2019-0714 

 Bylaw 155D2019 
 
 
STREET NAME CHANGES 
 
Item 1 Proposed Street Name in West Springs (Ward 6), SN2018-0014, CPC2019-

0594 
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Approval(s): K. Froese  concurs with this report.  Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-
0034 

EXECUTIVE SUMMARY  

This application was submitted by Sara Karimi Avval on 2019 March 07, on behalf of the 
landowner, James R. Burnell. The application proposes to change the designation of 837 – 67 
Avenue SW from Residential – Contextual One / Two Dwelling (R-C2) District to Residential – 
Grade-Oriented Infill (R-CG) District to allow for: 

 rowhouse, in addition to building types already allowed (e.g. single detached dwellings,
semi-detached dwellings, duplex homes);

 a maximum building height of 11 metres (an increase from the current maximum of 10
metres);

 a maximum of 3 dwelling units (an increase from the current maximum of 2 dwelling
units); and

 the uses listed in the R-CG designation.

The proposal conforms to the relevant policies of the Municipal Development Plan. 

No development permit application has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.04 hectares ± (0.11 acres ±) located
at 837 – 67 Avenue SW (Plan 4910AK, Block 9, Lot 1 and 2) from Residential –
contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 
That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.04 hectares ± (0.11 acres ±) located
at 837 – 67 Avenue SW (Plan 4910AK, Block 9, Lot 1 and 2) from Residential –
contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and

2. Give three readings to Proposed Bylaw 133D2019.
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Item # 8.1.1 

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Excerpt from the Minutes of the 2019 May 16 Regular Meeting of the Calgary Planning 
Commission 

“The following clerical corrections were noted with respect to Report CPC2019-0598: 
 Cover Report, on page 1, Executive Summary section, bullet three, and on page 4, Land

Use section, paragraph two by deleting "4 dwelling units" and replacing with "3 dwelling
units".

 Cover Report, on page 4, Transportation section, paragraph one by deleting "150 metres
east" and replacing with "150 metres west".”

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by Sara Karimi Avval on 2019 March 07 on behalf of the 
landowner, James R. Burnell. The proposal (Attachment 1) is to accommodate a secondary 
suite in the existing semi-detached dwelling. No development permit application has been 
submitted at this time. 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Location Maps 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Site Context 

The subject site, 837 – 67 Avenue SW, is located in the community of Kingsland, at the corner 
of 67 Avenue SW and 7 Street SW. The site is one block east of Elbow Drive SW and one block 
south of Glenmore Trail SW. 

The parcel is approximately 0.04 hectares (0.11 acres) in size and approximately 13 metres in 
width by 37 metres in length. It is developed with a semi-detached dwelling and detached 
garage that is accessed from the rear lane. 

The surrounding area is largely designated Residential – Contextual One / Two Dwelling (R-C2) 
District with a variety of multi-residential and commercial developments within 300 metres radius 
of the subject site. 

As identified in Figure 1, the community of Kingsland reached its peak population in 1971 with a 
total of 5,341 residents. The current population is 4,645, a decline of 696 residents.  

Figure 1: Community Peak Population 
Kingsland 
Peak Population Year 1971 
Peak Population 5,341 
2018 Current Population 4,645 
Difference in Population (Number) - 696
Difference in Population (Percent) - 13%

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Kingsland community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal represents a modest increase in density for a corner parcel of land in an 
established city area within the city and allows for a range of housing forms that are in keeping 
with the scale and character of the existing neighbourhood. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Kingsland.aspx
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Land Use 

The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential district 
intended to accommodate duplex, semi-detached and single detached dwellings in developed 
areas. The district allows for a maximum of two dwelling units and a maximum height of 10 
metres. 

The proposed Residential – Grade-Oriented Infill (R-CG) District is a low density residential 
designation that is primarily for two to three storey (11 metres maximum) townhouse 
developments where the face of each dwelling unit must directly face a public street. With a 
maximum permitted density of 75 units per hectare, the site could accommodate up to 3 
dwelling units. 

The R-CG District also allows for a range of other low density housing forms such as single 
detached, semi-detached and duplex dwellings. Secondary suites (one backyard suite or 
secondary suite per unit) are also allowable in the R-CG District. 

The proposed R-CG District will allow for modest residential intensification of the site in a 
manner that is compatible with existing adjacent residential developments.  

Development and Site Design 

The rules of the proposed R-CG District provided basic guidance for the future site development 
including appropriate uses, height, landscaping and parking.  

Environmental 

An Environmental Site Assessment was not required as part of this application. 

Transportation 

A Transportation Impact Assessment was not required as part of this application. Vehicular 
access to the parcel is available via the rear lane. The area is served by Calgary Transit bus 
service with stops located approximately 150 metres west from the subject site on Elbow Drive 
SW providing service to downtown. On-street parking is restricted on 7 Street SW and 
residential parking zone restriction on 67 Avenue SW. 

Access and parking will be reviewed at the development permit stage. 

Utilities and Servicing 

Water and sanitary sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at the development permit stage. 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  

The Kingsland Community Association was circulated as part of this application. The 
Community Association responded with no comment on the proposed redesignation on 2019 
April 01 (Attachment 2). No citizen comments were received by the CPC Report submission 
date and no public meetings were held by the applicant or Administration for this application. 

Following Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

This site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Residential Developed – Established area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP 
policies encourage modest redevelopment in the established area over time including 
incorporating appropriate density, mix of land uses and pedestrian-friendly environment to 
existing infrastructures.  

The proposal is in keeping with relevant MDP policies as the rules of the R-CG District provide 
for a development form that may be sensitive to existing residential development in terms of 
height, built form and density. 

There is no local area plan in place for the community of Kingsland. 
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Item # 

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0598 
2019 May 16 

Land Use Amendment in Kingsland (Ward 11) at 837 – 67 Avenue SW, LOC2019-

0034 

Approval(s): K. Froese concurs with this report. Author: C. Chan 
City Clerk’s:  G. Chaudhary 

Social, Environment Economic (External) 

The proposed R-CG District allows for a wider range of housing types than the existing R-C2 
District and as such, the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics.  

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan. The 
proposed R-CG District was designed to be implemented in proximity or directly adjacent to low 
density residential development. The proposal represents a modest increase in density of an 
established area parcel of land and allows for development that has the ability to be compatible 
with the character of the existing neighbourhood. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Community Association Letter
3. Proposed Bylaw 133D2019





  
 CPC2019-0598 
 Attachment 1 
  
Applicant’s Submission  
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From: Darren MacDonald  

Sent:  Sunday, March 31, 2019 7:41 PM 

To:  CPAG Circ 

Cc:  Chan, Calvin C. 

Subject:  [EXT] Re: LOC2019-0034 - Circulation Package 

  

Hi Calvin, 

  

The community has no comments on this application. Our understanding is that the application 

may not be required if council changes the bylaws as is being proposed by administration next 

week, and at any rate we are neutral on basement suites in R-C2.  

  

Regards 

Darren MacDonald 

KCA Planning Director 

 



 



CPC2019-0598 
ATTACHMENT 3

BYLAW NUMBER 133D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0034/CPC2019-0598)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0034/CPC2019-0598 
 BYLAW NUMBER 133D2019 

 
 

SCHEDULE A 
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Approval(s): S. Lockwood  concurs with this report.  Author: J. Friedman 
City Clerk’s:  G. Chaudhary 

Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0697 
2019 June 06 

Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 - 28 
Avenue SW, LOC2019-0037 

EXECUTIVE SUMMARY  

This land use redesignation application was submitted on 2019 March 18 by CivicWorks 
Planning + Design on behalf of the landowner Christine Macken. This application proposes to 
change the designation of 2201 - 28 Avenue SW from Residential – Contextual One / Two 
Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District in the community 
of Richmond to allow for: 

 rowhouses, in addition to building types already allowed (e.g. single detached dwellings,
semi-detached dwellings, duplex homes, and secondary suites);

 a maximum building height of 11 metres (an increase from the current maximum of 10
metres);

 a maximum of four dwelling units (an increase from the current maximum of two
dwellings units); and

 the uses listed in the R-CG District.

A minor map amendment to the Richmond Area Redevelopment Plan (ARP) is required to 
accommodate the proposed land use redesignation. The proposal conforms to the objectives of 
the ARP and is in keeping with the applicable policies of the Municipal Development Plan 
(MDP). 

No development permit application has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the Richmond Area Redevelopment
Plan (Attachment 2); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 2201 – 28 Avenue SW (Plan 4479P, Block 20, Lots 39 and 40) from Residential –
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and

4. Give three readings to the proposed bylaw.



Page 2 of 8 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0697 
2019 June 06 

Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 - 28 
Avenue SW, LOC2019-0037 

Approval(s): S. Lockwood concurs with this report. Author: J. Friedman 
City Clerk’s:  G. Chaudhary 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the Richmond Area Redevelopment Plan
(Attachment 2); and

2. Give three readings to Proposed Bylaw 49P2019.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 2201 – 28 Avenue SW (Plan 4479P, Block 20, Lots 39 and 40) from Residential –
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-
CG) District; and

4. Give three readings to Proposed Bylaw 139D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This land use redesignation application for 2201 - 28 Avenue SW was submitted on 2019 March 
18 by CivicWorks Planning + Design on behalf of the landowner Christine Macken. The parcel is 
located in the community of Richmond, on a corner parcel, at 28 Avenue SW and 21 Street SW. 
This application proposes to change the designation of this property from Residential – 
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) 
District (Attachment 1). No development permit application has been submitted at this time. 
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Location Maps 
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Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0697 
2019 June 06 

Policy Amendment and Land Use Amendment in Richmond (Ward 8) at 2201 - 28 
Avenue SW, LOC2019-0037 

Approval(s): S. Lockwood concurs with this report. Author: J. Friedman 
City Clerk’s:  G. Chaudhary 

Site Context 

The subject site is located on the southwest corner of the intersection of 28 Avenue SW and 21 
Street SW in the community of Richmond. Surrounding development is characterized by single 
detached and semi-detached dwellings.   

The subject site is approximately 0.06 hectares in area with dimensions of approximately 15 
metres by 37 metres. It is currently developed with a one-storey single detached dwelling with a 
parking pad and accessory building. There is lane access at the rear of the property. 

As identified in Figure 1, the community of Richmond reached peak population in 2018. 

Additional demographic and socio-economic information may be obtained online through the 
Richmond community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal represents a modest increase in density for a corner parcel of land in an inner city 
area and provides for a development form that will be compatible with the low density residential 
character of the existing neighbourhood as discussed in the Strategic Alignment section of this 
report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation in developed areas that is primarily for single detached dwellings, semi-detached 
dwellings and duplex dwellings. Single detached dwellings may include a secondary suite. The 
R-C2 District allows for a maximum building height of 10 metres and a maximum of two dwelling
units.

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Richmond-Profile.aspx
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The proposed Residential – Grade-Oriented Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where one façade of each dwelling unit 
must directly face a public street. The district provides for a maximum density of 75 units per 
hectare which would enable up to four dwelling units on the subject site. The R-CG District also 
allows for a range of other low density housing forms such as single detached, semi-detached, 
and duplex dwellings. Secondary suites (one backyard suite or secondary suite per unit) are 
also allowed in R-CG developments. 

The proposed R-CG District will allow for modest residential intensification of the site in a 
manner that is compatible with existing adjacent residential developments. 

Development and Site Design 

While a development permit has not been submitted for this parcel, the rules of the proposed 
Residential – Grade-Oriented Infill (R-CG) District will provide basic guidance for the site 
development including height and building massing, landscaping and parking. Given the specific 
context of this corner site, additional items that will be considered through the development 
permit process will include:  

 ensuring an engaging built interface along both 28 Avenue SW and 21 Street SW;
 emphasizing individual at-grade entrances;
 provision of parking for the rowhouse development; and
 locations and screening of amenity spaces.

Environmental 

There are no environmental concerns associated with the site or this proposal. 

Transportation 

Pedestrian and vehicular access to the site is available from 28 Avenue SW, 21 Street SW and 
the rear lane. The area is served by Calgary Transit, with the Shaganappi Point LRT Station 
within approximately 1.7 kilometres walking distance of the site on 28 Avenue SW and 26 Street 
SW. On-street parking adjacent to the site is unregulated through the Calgary Parking Authority. 
The site is approximately 330 metres from a transit stop, servicing Route 6 which offers service 
to the downtown core and the Westbrook LRT Station. 

Utilities and Servicing 

Public water and sanitary exist within the adjacent public right-of-way. Development servicing 
will be determined at the development permit and development site servicing plan stage. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at development permit stage. 
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Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 

No comments were received from the Richmond/Knob Hill Community Association. 

Administration received twelve letters of opposition to the application. Already congested on-
street parking, impact on the character of the neighbourhood, increase in density and on-street 
traffic and loss of privacy were cited as the main reasons for opposition in the letters.  

Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal to be appropriate. The design compatibility of discretionary 
uses with respect to the surrounding neighbourhood and parking requirements will be reviewed 
at the development permit stage. 

The applicant led engagement included the following: 

 Community Association notification memos which included information on the proposal
and outlining stakeholder engagement;

 On-site signage that was installed at the time of submission which included project and
contact information;

 100 postcards delivered to surrounding neighbours that provided information on the
proposal and how to contact the applicant for questions or comments; and

 Responding actively to stakeholder feedback – six email responses and three telephone
calls.

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Town and promotes the efficient use of land. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan as the proposed 
land use amendment and policy amendments builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure and establishing strong and 
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sustainable communities. 
Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Residential – Developed – Inner City area as identified 
on Map 1: Urban Structure in the MDP. The applicable MDP policies encourage redevelopment 
and modest intensification in the inner-city communities to make more efficient use of existing 
infrastructure, public amenities and transit. Such redevelopment is intended to occur in a form 
and nature that respects the scale and character of the neighbourhood context. The proposal is 
in keeping with the relevant MDP policies as the rules of the R-CG District provide for a modest 
increase in density in a form that is sensitive to existing residential development in terms of 
height, built-form and density. 

Richmond Area Redevelopment Plan (Statutory – 1986) 

The subject parcel is located within the Conservation/Infill area as identified on Map 2: Land 
Use Policy in the ARP. The Conservation/Infill area is intended for low-density developments in 
the form of single-detached and duplex dwellings. To accommodate the R-CG District, a minor 
amendment to Map 2 (Attachment 2) is required to change the subject site to Low Density 
Residential, which is intended for low profile family-oriented redevelopment (single and duplex 
dwellings and townhousing not exceeding 75 units per hectare). 

Social, Environmental, Economic (External) 

The recommended land use allows for a wider range of housing types than the existing R-C2 
District and as such the proposed change may better accommodate the housing needs of 
different age groups, lifestyles and demographics. Further, the ability to develop up to four 
rowhouse units will facilitate a more efficient use of the existing infrastructure and services. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 
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REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable goals and policies of the Municipal Development Plan 
and serve to accommodate future development that enables a modest increase in density while 
maximizing the use of existing infrastructure. Moreover, the proposed R-CG District was 
designed to be implemented in proximity to or directly adjacent to low density residential 
development. The proposal allows for a range of building types that have the ability to be 
compatible with the established building form that exist in the neighbourhood and can better 
accommodate the housing needs of different age groups, lifestyles and demographics.  

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 49P2019
3. Proposed Bylaw 139D2019



  
 CPC2019-0697 
 Attachment 1 
  

Applicant’s Submission 
 

CPC2019-0697 - Attach 1  Page 1 of 3 
ISC:  UNRESTRICTED 



  
 CPC2019-0697 
 Attachment 1 
  

Applicant’s Submission 
 

CPC2019-0697 - Attach 1  Page 2 of 3 
ISC:  UNRESTRICTED 



  
 CPC2019-0697 
 Attachment 1 
  

Applicant’s Submission 
 

CPC2019-0697 - Attach 1  Page 3 of 3 
ISC:  UNRESTRICTED 

 



 



CPC2019-0697 
ATTACHMENT 2

BYLAW NUMBER 49P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE RICHMOND AREA

REDEVELOPMENT PLAN BYLAW 17P85
(LOC2019-0037/ CPC2019-0697)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the Richmond Area Redevelopment Plan Bylaw
17P85, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Richmond Area Redevelopment Plan attached to and forming part of Bylaw 17P85,
as amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Land Use Policy’, by changing 0.06 hectares ± (0.15
acres ±) located at 2201 – 28 Avenue SW (Plan 4479P, Block 20, Lots 39 and
40) from ‘Conservation/Infill’ to ‘Low Density Residential’ as generally illustrated
in the sketch below:



 
BYLAW NUMBER 49P2019 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 139D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0037/CPC2019-0697)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0037/CPC2019-0697 
 BYLAW NUMBER 139D2019 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0608 
2019 June 06 

Land Use Amendment in Parkdale (Ward 7) at 3120 – Parkdale Boulevard NW, 
LOC2019-0032 

EXECUTIVE SUMMARY  

This land use amendment application was submitted by Inertia on behalf of the landowners 
Tammy Le and Andy Phan on 2019 March 06. This application proposes to change the 
designation of the subject site from Residential – Contextual One / Two (R-C2) District to 
Residential – Grade Orientated Infill (R-CG) District to allow for: 

 rowhouses in addition to building uses already allowed (e.g. single detached, semi-
detached, duplex homes and secondary suites);

 a maximum building height of 11 metres (an increase from the current maximum of 10
metres);

 a maximum of 4 dwelling units (an increase from the current maximum of 2 dwelling
units); and

 the uses listed in the R-CG District.

This proposal conforms to the relevant policies of the Municipal Development Plan and is 
supported by the objectives of the South Shaganappi Communities Area Plan.  

A development permit application for a four-unit rowhouse development has been submitted 
and is under review. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located
at 3120 – Parkdale Boulevard NW (Plan 8321AF, Block 37, Lots 19 and 20) from
Residential – Contextual One / Two Dwelling (R-C2) District to Residential – Grade-
Oriented Infill (R-CG) District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and  

1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located at
3120 – Parkdale Boulevard NW (Plan 8321AF, Block 37, Lots 19 and 20) from Residential –
Contextual One / Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG)
District; and

2. Give three readings to Proposed Bylaw 138D2019.
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PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This land use amendment application was submitted by Inertia on behalf of the landowners 
Tammy Le and Andy Phan on 2019 March 06 (Attachment 1). A development permit application 
for a four-unit rowhouse development (DP2019-1285) was submitted by Inertia on 2019 March 
19 and is currently under review (Attachment 2). 
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Location Maps 
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Site Context 

The subject parcel is located at the northeast corner of the intersection at Parkdale Boulevard 
NW and 31 Street NW. The site is approximately 17 metres in width by 39 metres in length and 
is located in the residential community of Parkdale in the northwest quadrant of Calgary. The 
parcel currently has a one-storey single detached dwelling with detached garage located upon 
it. A rear lane exists along the northern edge of the site. 

The surrounding community is characterized by a mix of single and semi-detached homes. The 
predominant land use in the area is Residential – Contextual One / Two (R-C2) District. There 
have been pockets of re-development throughout the area which contains a higher mix of 
densities of residential units. The Parkdale Community Association and park space are 500 
metres to the northwest of the site. Westmount Elementary is the nearest school and is located 
200 metres north of the site.  

There is a neighbourhood activity centre comprised of small scale businesses located 200 
metres west of the site. North Hill Mall is the nearest Community Activity Centre and is located 
less than 5 kilometres north of the parcel. Similarly, SAIT is located less than 6 kilometres to the 
northeast. The downtown core, Sunnyside’s commercial district and the University of Calgary 
are less than 3 kilometres away respectively.  

In terms of employment, Foothills Hospital, Alberta’s Children Hospital along with the University 
of Calgary are located three kilometres north of the parcel. 

As shown in Figure 1, the community of Parkdale achieved its peak population in 2018. 

Figure 1: Community Peak Population 
Parkdale 
Peak Population Year 2018 
Peak Population 2,602 
2018 Population 2,602 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Parkdale community profile. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Parkdale-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This proposal involves the redesignation of a single R-C2 parcel to R-CG to allow for a larger 
array of low density residential uses. The current proposal meets the objectives of all applicable 
planning policies as described in the Strategic Alignment portion of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation applied to developed areas that is primarily for single detached, semi-detached and 
duplex dwellings. Single detached dwellings may include a secondary suite but semi-detached 
dwellings may not. The R-C2 District allows for a maximum building height of 10 metres and a 
maximum of two dwelling units on this parcel. 

The proposed Residential – Grade Orientated Infill (R-CG) District allows for two to three-storey 
(11 metres maximum height) rowhouse developments where one façade of each unit must 
directly face a public street. The district provides for a maximum density of 75 units per hectare 
which would enable up to 4 dwelling units on the subject site. The R-CG District also allows for 
a range of other low-density housing forms such as single detached, semi-detached, duplex 
dwellings and secondary suites. 

Development and Site Design 

The rules of the proposed Residential – Grade-Oriented Infill (R-CG) District will provide basic 
guidance for the future site development including appropriate uses, building massing and 
height, landscaping and parking. Given the specific context of this corner site, additional items 
that will be considered through the development permit process include, but are not limited to: 

 Ensuring an engaging built interface along both Parkdale Blvd and 31 Street NW
frontages;

 Mitigation of overlooking and privacy concerns; and
 Improving pedestrian connections along 31 Street NW by ensuring vehicle access to the

site is off the lane.

A development permit application for a four-unit rowhouse was submitted by Inertia group on 
2019 March 19 and has been placed on hold by administration. No decision will be made on the 
development permit application until a decision has been rendered on this land use designation. 
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Environmental 

There are no environmental concerns associated with the site or current proposal. 

Transportation 

Pedestrian access to the subject site is available from Parkdale Boulevard NW and 31 Street 
NW. Vehicular access is restricted to the rear lane. The area is served by Calgary Transit bus 
service. Base, primary and rapid service is provided along Parkdale Boulevard NW as the 
Routes 1, 9, 40, 90 and 305 have stops located across the street from the property; providing a 
direct connection to major northwest activity hubs and the downtown core respectively. On 
street parking adjacent to the subject site is restricted to local residents only on 31 Street NW. 
There is no parking available along Parkdale Boulevard NW.  

A Transportation Impact Assessment was not required as part of this application. 

Utilities and Servicing 

Water, sanitary and storm sewer mains are all available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reveiwed at the development permit stage. 

Stakeholder Engagement, Research and Communication 

In keeping with the administration’s standard practices, this application was circulated to all 
relevant stakeholders and notice posted on-site. Notification letters were also sent to adjacent 
landowners and the application was advertised online. 

Administration received an email from the Parkdale Community Association stating they have 
no objection for this application. 

Administration received ten citizen responses noting concerns related to the proposed land use 
redesignation and potential future development.  The citizen concerns are generally 
summarized as follows: 

 increase in traffic, noise and parking issues;
 increase in height, density, and lot coverage;
 reduced privacy on neighbouring properties;
 insufficient space allocation for waste and recycling bins; and
 general concern about higher density residential and commercial developments within

neighbourhood.
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A number of comments were primarily relevant to the Development Permit application (DP2019-
1285) and will be addressed during the subsequent review process. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the City, Town area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). 
While the SSRP makes no specific reference to this site, the proposal is consistent with 
policies on Land Use Patterns. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The 
proposed land use amendment builds on the principles of the Interim Growth Plan by 
means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Residential Developed Inner City area as 
identified on Map 1: Urban Structure in the Municipal Development Plan (MDP). The 
applicable MDP policies encourage redevelopment and modest intensification in inner-
city communities intended to occur in a form and nature that respects the scale and 
character of the neighbourhood context. The proposal is in keeping with relevant MDP 
policies as the R-CG District provides for a modest increase in density in a form that is 
sensitive to existing residential development in terms of height, scale and massing. 

South Shaganappi Communities Area Plan (Non Statutory – 2011) 

The subject parcel is located within Inner City Residential land use typology as shown on 
Map 3: Development Strategy and Urban Structure in the South Shaganappi 
Communities Area Plan (SSCAP). The applicable SSCAP policies encourages multi-
residential development and modest intensification in a form and nature that respects 
scale and character of the neighbourhood context. The proposal is in keeping with 
relevant SSCAP policies as the R-CG District provides for a modest increase in density 
in a form that is sensitive to existing residential development in terms of height, scale 
and massing. 
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Social, Environmental, Economic (External) 

The proposed land use district will provide a wider range of housing types than the existing 
designation. As a result, the site will better accommodate the housing needs of various age 
groups, lifestyles and demographics. Further, the ability to develop up to four rowhouse units 
will make more efficient use of existing infrastructure and services. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and there are no 
growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal aligns with applicable policy directives of the Municipal Development and South 
Shaganappi Communities Area Plan. The proposed R-CG land use district was created for 
cases where new development was to occur in close proximity or adjacent to low-density 
residential development. The proposed change would allow for a modest increase in density for 
an inner city parcel while allowing for development that can be compatible with the built form of 
the existing community. 

ATTACHMENT(S) 
1. Applicant Submission
2. Development Permit (DP2019-1285) Summary
3. Community Association Letter
4. Proposed Bylaw 138D2019
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A development permit application (2019-1285) has been submitted by Inertia Group on 2019 
March 19. The development permit application is four a two-storey, four-unit rowhouse 
development including 4 on-site motor vehicle stalls. The following excerpts (Figure 1 & 2) from 
the development permit submission provide an overview of the proposal and are included for 
information purposes only.   
 
Administration’s review of the development permit will determine the ultimate building design, 
number of units and site layout details such as parking, landscaping and site access.  No 
decision will be made on the development permit application until council has made a decision 
on this land use redesignation.   
 
 

Figure 1: Rendering of Proposed Development (View from Parkdale Blvd NW) 
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Figure 2: Site Plan 
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BYLAW NUMBER 138D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0032/CPC2019-0608)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0702 
2019 June 06 

Policy Amendment and Land Use Amendment in West Springs (Ward 6) at 
multiple addresses, LOC2018-0237 

EXECUTIVE SUMMARY  

This application was submitted by IBI Group on 2018 October 19 on behalf of the landowners 
Giuseppe Tiberio, John Tiberio, John Mark Noel, Leanne Rae Tiberio and Katherine Lois 
Tiberio. The application seeks to redesignate three acreage parcels totalling 3.01 hectares (7.44 
acres) in size from a DC Direct Control District (Bylaw 12Z96) to the Residential – Low Density 
Mixed Housing (R-G) District and the Special Purpose – School, Park and Community Reserve 
(S-SPR) District. The new districts will allow for: 

 an anticipated 64 dwelling units (R-G);
 0.301 hectares (0.743 acres) of Municipal Reserve intended for a park site (S-SPR);

and
 the location of future local roadways, utilities and services.

The proposed land uses and road network align with previously approved outline plans in the 
area, as well as with the amended West Springs Area Structure Plan. The proposed land use 
amendment application and the associated outline plan (CPC2019-0703) on today’s agenda 
serve to implement the policies of the Municipal Development Plan by presenting a more 
efficient infrastructure and land use pattern.  

An amendment to the West Springs Area Structure Plan is required to allow for an increase in 
density from the currently allowed threshold.  

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the West Springs Area Structure Plan
(Attachment 3); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 3.01 hectares ± (7.44 acres ±) located
at 7233, 7373 and 7385 – 11 Avenue SW, (Plan 4587S; Blocks 3 and 4; Plan 0611171;
Block 4; Lot 1) from DC Direct Control District to Residential – Low Density Mixed
Housing (R-G) District and Special Purpose – School, Park and Community Reserve (S-
SPR) District to accommodate residential development; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and  

1. ADOPT, by bylaw, the proposed amendment to the West Springs Area Structure Plan
(Attachment 3); and

2. Give three readings to Proposed Bylaw 50P2019.

3. ADOPT, by bylaw, the proposed redesignation of 3.01 hectares ± (7.44 acres ±)
located at 7233, 7373 and 7385 – 11 Avenue SW, (Plan 4587S; Blocks 3 and 4; Plan
0611171; Block 4; Lot 1) from DC Direct Control District to Residential – Low Density
Mixed Housing (R-G) District and Special Purpose – School, Park and Community
Reserve (S-SPR) District to accommodate residential development; and

4. Give three readings to Proposed Bylaw 143D2019.

Excerpt from the Minutes of the 2019 June 6 Regular Meeting of the Calgary Planning 
Commission: 

“A revised Attachment 3 was distributed with respect to Report CPC2019-0702”. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was made by IBI Group on 2018 October 19 on behalf of the landowners 
Giuseppe Tiberio, John Tiberio, John Mark Noel, Leanne Rae Tiberio and Katherine Lois Tiberio 
(Attachment 1). The lands on the north side of 11 Avenue SW were developed by the same 
owner under a previous outline plan and land use amendment (LOC2014-0137) approved in 
December of 2015.  
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Location Maps 
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Site Context 

The subject site, 7233, 7373 and 7385 – 11 Avenue SW, is composed of three acreage parcels 
in the community of West Springs. The total area is approximately 3.01 hectares (7.44 acres). 
The site is relatively flat, though there does exist a low point at the northeast corner. Several 
aspen stands mark the site, though none of these are identified as environmentally significant. 
Former acreage sites across 11 Avenue SW are currently being redeveloped into single 
detached dwellings under the Residential – One Dwelling (R-1s) District. Adjacent sites to the 
east and west remain as acreages under the DC Direct Control District (Bylaw 12Z96).  

Figure 1 provides population statistics for the community of West Springs. 

Figure 1: Community Peak Population 
West Springs 
Peak Population Year 2018 
Peak Population 10,495 
2018 Current Population 10,495 
Difference in Population (Number) ± 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 

The community continues to grow as vacant or undeveloped lands continue to be brought into 
development. Additional demographic and socio-economic information may be obtained online 
through the West Springs community profile.  

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This land use amendment application, along with the associated outline plan (CPC2019-0703 - 
Attachment 2), will facilitate the continued development of a residential neighbourhood as 
envisioned by the policies of the Municipal Development Plan and the West Springs Area 
Structure Plan. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration.   

Subdivision Design 

The proposed subdivision is approximately 3.01 hectares (7.44 acres) in size and consists of 
low density residential uses in a laneless configuration, with a local park space. The road 
network is based on a single east-west road through the southern portion of the site. This road 
is accessed from the local collector (11 Avenue SW) by a pair of north-south roads. The pattern 
can be easily repeated with adjacent future applications to ensure a highly connective network.  

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/west-springs-profile.aspx
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Open space is provided with a single park in the northwest portion of the site 0.301 hectares 
(0.743 acres) in size and provides the 10 percent Municipal Reserve (MR) requirement. The 
park will contain a natural playground, picnic area, informal open active play spaces and a 
looped pathway system.    

This park space is located so it may be mirrored to the west when and if this parcel redevelops. 

Land Use 

This land use amendment application proposes two new land uses: Residential – Low Density 
Mixed Housing (R-G) District and Special Purpose – School, Park and Community Reserve (S-
SPR) District.  

The R-G District (2.05 hectares) is intended to accommodate a wide variety of low density 
housing forms, from single detached dwellings to rowhouses and cottage housing clusters. The 
proposed district is in general alignment with the character of the area, as the lands to the north 
have developed as low density single detached dwellings under the Residential – One Dwelling 
(R-1s) District. By allowing alternate building forms with slightly higher densities, R-G grants the 
opportunity for more variation and slightly higher density, without compromising the low density 
character of the area. 

The S-SPR District is intended for the Municipal Reserve parcel at the northwest corner of the 
site and will allow for the intended park use of that site.  

Density 

The application proposes 64 dwelling units over the plan area, which equates to a density of 
21.3 units per hectare (8.6 units per acre). This exceeds the maximum density allowed under 
the current West Springs Area Structure Plan, which allows maximum densities of 7.4 to 12.4 
units per hectare (3 to 5 units per acre).  

While exceeding the plan requirements, this level of density does align with the ongoing 
evolution of the area. Development of the sites to the north was accompanied by a 
reclassification of the lands to the ASP’s Medium Density category, which requires a density of 
19.8 to 24.7 units per hectare (8 to 10 units per acre). This level of density corresponds with the 
current minimum densities expected in greenfield areas and can be achieved without 
compromising the overall character of the neighbourhood. Considering also that the density of 
the neighbourhood at large is comparatively quite low, an amendment to Medium Density is 
appropriate and can be accomplished through a minor map amendment to the ASP (Attachment 
3).    
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Environmental 

A Phase 1 Environmental Site Assessment was submitted; however, no significant 
environmental issues were identified.  

Transportation 

The lands will be accessed from the local collector, 11 Avenue SW, which was constructed with 
the approval of the lands north of that street. 

The proposed road network within the subdivision can be replicated as the adjacent parcels are 
redeveloped and integrated into this plan. To allow turnaround movements in the interim, one of 
the lots will have an easement placed upon it which will prevent development and allow it to act 
as a hammerhead turnaround.  

The evolving grid network will allow easy connectivity for all active modes. 

No Transportation Impact Assessment was required. 

A Traffic Noise Analysis Report for the development adjacent to Bow Trail SW will be required 
at the tentative plan stage. 

Utilities and Servicing 

All services are available from 11 Avenue SW. 

A Sanitary Servicing Study was required and confirmed that the site could be serviced without 
additional upgrades.  

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. 

Five letters from adjacent neighbours were received, objecting to increased density in the area. 

The West Springs Cougar Ridge Community Association was circulated the application, but no 
comments were received by the time of report production.  

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation, the date of the Public Hearing will be advertised. 
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Strategic Alignment 

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 which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
Interim Growth Plan (2018)  

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use and policy amendments build on the principles of the Interim Growth Plan by means of 
promoting efficient use of land, regional infrastructure, and establishing strong, sustainable 
communities. 

Municipal Development Plan (Statutory – 2009) 

The site is identified as Residential – Developing – Future Greenfield on Map 1 of the Municipal 
Development Plan (MDP). Section 3.6 of the MDP directs that the applicable Area Structure 
Plan provides detailed guidance for the review of planning applications.  

West Springs Area Structure Plan (Statutory – 2012) 

As described previously, the proposed density exceeds the limits laid out by the existing West 
Springs Area Structure Plan. Reclassification of the site from the Standard Density to the 
Medium Density category to accommodate the proposal is appropriate and is accomplished 
through the accompanying minor amendment to the plan (Attachment 3). 

Social, Environmental, Economic (External) 

The proposed outline plan enables the continued evolution of the community of West Springs in 
the form of a potential wide range of low density uses. The development of these lands will 
enable a more efficient use of land and infrastructure, will support surrounding uses and 
amenities while introducing the location for additional amenities for the area. 

Financial Capacity 

Current and Future Operating Budget 

As development proceeds in this area, the local infrastructure is assumed by The City, and as 
additional services come online, operating costs will be incurred. As this area is considered to 
be an actively developing community, these costs are being incorporated into the One Calgary 
2019 - 2022 four year service plan and budget. Operating costs are related to services such as 
roads, utilities, parks and waste and recycling. 
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Current and Future Capital Budget 

The proposed amendments do not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed land use and policy amendments serve to implement the objectives of the 
Municipal Development Plan and the West Springs Area Structure Plan through the efficient 
utilization of land and infrastructure.   

The proposal allows for the continued evolution of a low density residential neighbourhood by 
introducing the possibility of varied low density residential housing forms that will match well 
with the existing context.  

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Outline Plan
3. Proposed Bylaw 50P2019
4. Proposed Bylaw 143D2019
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CPC2019-0702 
ATTACHMENT 3

BYLAW NUMBER 50P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE WEST SPRINGS AREA

STRUCTURE PLAN BYLAW 20P2012
(LOC2018-0237/CPC2019-0702)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the West Springs Area Structure Plan Bylaw
20P2012, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The West Springs Area Structure Plan attached to and forming part of Bylaw 20P2012,
as amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Land Use Concept’, by changing 3.01 hectares ± (7.44
acres ±) located 7233, 7373 and 7385 – 11 Avenue SW, (Plan 4587S, Blocks 3
and 4; Plan 0611171, Block 4, Lot 1) from ‘Standard Density Infill’ to ‘Medium
Density’ as generally illustrated in the sketch below:

Map 2: Land Use Concept 



 
BYLAW NUMBER 50P2019 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 143D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0237/CPC2019-0702)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0237/CPC2019-0702 
 BYLAW NUMBER 143D2019 

 
 

SCHEDULE A 
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EXECUTIVE SUMMARY  

This application was submitted by IBI Group on behalf of the landowner, 2116162 Alberta Ltd 
(Brawn Community Trust), on 2017 July 04. The policy amendment and land use redesignation 
consists of 13.53 hectares ± (33.43 acres ±) of undeveloped land in the southwest community of 
West Springs. The proposed land use area is within the West Springs Area Structure Plan 
(ASP). 

The subject lands are currently designated as DC Direct Control District (Bylaws 12Z96, 
78Z2001 and 84Z2004). The proposal includes a number of land uses to accommodate a range 
of residential development, commercial uses, older adult housing, support medical uses and 
open space, including: 

 The development of a residential bareland condo on lands approximately 1.78 hectares
(4.40 acres) with a mix of single detached and semi-detached dwellings (DC);

 Approximately 0.58 hectares (1.43 acres) for the completion of two cul-de-sacs of
existing single detached dwellings (R-1);

 Three mixed use sites with varying height and floor area ratio (FAR) totalling 2.08
hectares (5.13 acres) for residential and neighbourhood commercial development (MU-
1f2.5h16, MU-1f2.5h20, and MU-1f4.0h28);

 A 0.29 hectare (0.72 acre) commercial site (C-COR2 f2.5h28);

 An older adult housing development with support medical uses of 2.47 hectares (6.10
acres) (DC);

 Approximately 0.04 hectares (0.09 acres) of non-credit Municipal Reserve in the form of
pathways and open space (S-SPR);

 Preserving approximately 2.61 hectares (6.44 acres) for pathways and open space to be
dedicated as Conservation Reserve (S-UN);

 Preserving approximately 1.14 hectares (2.82 acres) land to be dedicated as
Environmental Reserve (S-UN); and

 0.19 hectares (0.47 acres) for supporting public infrastructure (S-CRI).

This application has been applied for with the support of a related outline plan application 
(CPC2019-0524) to provide the future subdivision layout for development of the subject site. 
Conditions have been incorporated in the outline plan to effectively address the development of 
the site given unique conditions and site constraints. 
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ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommends that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the West Springs Area Structure Plan
(Attachment 2); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 13.53 hectares ± (33.43 acres ±)
located at 1166 Wentworth View SW, 1127 - 85 Street SW and 8888 - 12 Avenue SW
(Plan 0214183, Block 14, Lot 75; Plan 6160HF, Block C) from DC Direct Control District
to Residential – One Dwelling (R-1) District, Mixed Use - General (MU-1f2.5h16) District,
Mixed Use - General (MU-1f2.5h20) District, Mixed Use - General (MU-1f4.0h28)
District, Commercial – Corridor 2 f2.5h28 (C-COR2 f2.5h28) District, Special Purpose –
School, Park and Community Reserve (S-SPR) District, Special Purpose – Urban
Nature (S-UN) District, Special Purpose – City and Regional Infrastructure (S-CRI)
District and DC Direct Control District to accommodate low density residential
development, and comprehensively designed older adult housing community, with
guidelines (Attachment 4); and

4. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 
That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the West Springs Area Structure Plan
(Attachment 2); and

2. Give three readings to Proposed Bylaw 47P2019.

3. ADOPT, by bylaw, the proposed redesignation of 13.53 hectares ± (33.43 acres ±)
located at 1166 Wentworth View SW, 1127 - 85 Street SW and 8888 - 12 Avenue SW
(Plan 0214183, Block 14, Lot 75; Plan 6160HF, Block C) from DC Direct Control District
to Residential – One Dwelling (R-1) District, Mixed Use - General (MU-1f2.5h16) District,
Mixed Use - General (MU-1f2.5h20) District, Mixed Use - General (MU-1f4.0h28)
District, Commercial – Corridor 2 f2.5h28 (C-COR2 f2.5h28) District, Special Purpose –
School, Park and Community Reserve (S-SPR) District, Special Purpose – Urban
Nature (S-UN) District, Special Purpose – City and Regional Infrastructure (S-CRI)
District and DC Direct Control District to accommodate low density residential
development, and comprehensively designed older adult housing community, with
guidelines (Attachment 4); and

4. Give three readings to Proposed Bylaw 135D2019.



Page 3 of 13 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0523 
2019 May 16 

Policy Amendment and Land Use Amendment in West Springs (Ward 6) at 
multiple address, LOC2017-0188 

Approval(s): S. Lockwood concurs with this report. Author: M. Huber 
City Clerk’s:  G. Chaudhary 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by IBI group on 2017 July 04 on behalf of the landowner 
2116162 Alberta Ltd (Brawn Community Trust). As noted in the Applicant’s Submission 
(Attachment 1), this land use and policy amendment application is accompanied by an outline 
plan (CP2019-0524) that will allow for a range of new housing types to meet the needs of 
various household sizes, ages, lifestyles and income levels in West Springs. 

Location Maps 
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Site Context 

The subject site is approximately 13.53 hectares (33.43 acres) in size and is located in the 
developed community of West Springs. The site is an irregular rectangle in shape and is bound 
by existing low-density residential development to the north, 85 Street SW to the east, Bow Trail 
SW the south and the future West Ring Road extension of the Stoney Trail Transportation and 
Utility corridor to the west. 

As identified in Figure 1, the community of West Springs reached peak population in 2018. 

Figure 1: Community Peak Population 
West Springs 
Peak Population Year 2018 
Peak Population 10,495 
2018 Current Population 10,495 
Difference in Population (Number) - 
Difference in Population (Percent) - 

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
West Springs community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposed outline plan (Attachment 5) and associated land use framework (Attachment 3) 
will enable a large-scale infill development that includes a range of housing types, mixed-use, 
and commercial building forms on an undeveloped site in an established community. The 
following analysis considers the appropriateness of the proposed community design, range of 
uses and intensities in the context of relevant policy, sound planning principles and local citizen 
interests. 

Planning Considerations 

Subdivision Design 

The associated proposed outline plan (Attachment 5) comprises approximately 13.53 hectares 
(33.43 acres) of land in an existing established community. It provides a framework for 
subdivision and development that seeks to enable medium density residential infill development 
in a manner that complements the existing community of West Springs. The plan provides for a 
mix of housing types including older adult multi-residential housing, single and semi-detached 
dwellings and support medical and commercial uses. Overall, the plan anticipates the provision 
of 520 new residential units to accommodate approximately 800 new residents and 
approximately 260 new jobs. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/West-Springs-Profile.aspx
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Street Network 

The proposed street network includes an all-turns access/egress from 85 Street SW and a right-
in/right-out access/egress from Bow Trail SW. On the north end of the plan area, extensions to 
Wentworth Grove SW and Wentworth View SW are proposed to complete the existing street 
network and round out the existing low density residential development. On the west side of the 
ravine, a southward extension of Wentwillow Lane SW (a private bareland condominium road) is 
proposed to complete the development cell in that area (includes 40 existing dwelling units).  

As part of the City’s Bow Trail SW Widening and Intersection Improvements project and in 
conjunction with the West Ring Road project, The City is working with the landowner to 
construct the long-term buildout requirements for the portions of 85 Street SW and Bow Trail 
SW that are adjacent to the site. This work is anticipated to be completed this year. 

Open Space and Pathways 

Open space is primarily provided to preserve the existing ravine and extensive Aspen Woodland 
located on the property. The Municipal Reserve (MR), 0.87 hectares (2.14 acres), was pre-
dedicated from a 2001 development (LOC2001-0037), therefore there is no MR obligation within 
this outline plan area.  

Environmental Reserve (ER), totaling 1.14 hectares (2.82 acres), protects the existing ravine 
which is part of a larger ravine network to the north and south and will contribute to protection of 
a comprehensive ravine network. Conservation Reserve (CR) totaling 2.64 hectares (6.44 
acres) preserves a portion of the Aspen Woodland and also provides a buffer for the 
development to the north. As identified within the Municipal Government Act, CR is used to 
protect and conserve lands that are environmentally significant and do not qualify as ER. 
Additionally, tree preservation zones are located within some of the proposed residential area to 
enable further tree protection.  

Local pathways and trails are provided through ER and CR to provide linkages throughout the 
outline plan area. A north to south Regional Pathway within the ravine completes a link that is 
already established to the north. The proposed ER/CR combination provides a naturalized and 
connected open space system. 

Land Use 

The subject site is currently designated with two DC Direct Control Districts, based on the R-1 
Residential Single Detached District of Bylaw 2P80, with varying development guidelines.  

The associated proposed outline plan includes a variety of residential land use districts to 
accommodate a range of housing forms. In some instances, multiple residential districts have 
been included within a single block. This configuration will help to ensure a mix of housing types 
within each block, and considers the block-specific context to place taller buildings in a manner 
that frames higher-order streets in the plan area. This configuration also serves to place higher 
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densities closer to transit and provides maximum separation from existing residential dwellings 
to the north.  
Proposed residential, mixed use and commercial land use districts include:  

 DC based on Residential – One Dwelling (R-1) District (Attachment 4):
R-1 is a low-density residential district that is primarily for single detached dwellings. A
total of 8 units are anticipated in this district.

 DC based on Residential – One / Two Dwelling (R-2) District (Attachment 4):
R-2 is a low-density residential district that is primarily for semi-detached dwellings. In
this instance, the applicant is proposing duplex and townhouse-like homes designed for
active seniors. A total of 11 units are anticipated in this district.

 DC based on Multi-Residential – High Density Low Rise (M-H1) District (Attachment 4):
M-H1 is a multi-residential district that is primarily for 4 to 8 storey multi-residential
buildings that may include commercial storefronts. In this instance, the applicant is
proposing 6 to 8 storeys oriented towards older adult housing and seniors care with
support medical uses at grade. A total of 255 units are anticipated in this district.

 Mixed Use - General (MU-1) Districts with heights from 16 metres to 28 metres:
M-U1 is a mixed use district that allows for a mix of residential and commercial uses in
the same building while responding to local area context with varying building heights. In
this instance, proposed height is 4 to 8 storeys. A total of 209 units are anticipated in
these districts.

 Commercial – Corridor 2 f2.5h28 (C-COR2 f2.5h28) District:
C-COR2 is a commercial district that also provides opportunities for residential and office
uses above grade. In this instance, height is up to 8 storeys. A total of 23 units are
anticipated in this district.

Also included in the proposed land use and associated outline plan are a range of open spaces 
that are intended to provide for a mix of environmental reserve land, active open spaces such 
as parks and pathways, and public utilities. The following land use districts have been applied to 
those areas: 

 Special Purpose – City and Regional Infrastructure (S-CRI) District:
The S-CRI District is primarily for infrastructure and utility facilities.

 Special Purpose – Urban Nature (S-UN) District:
The S-UN District is for lands that are to be retained in their natural state or are being
rehabilitated to replicate a natural state.

 Special Purpose – School, Park and Community Reserve (S-SPR) District:
The S-SPR District is for public parks, open space, schools and recreation facilities on
land designated as 'reserve land' under the Municipal Government Act.
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Density 

The Municipal Development Plan provides broad direction for the consideration of appropriate 
densities within existing developed residential areas. In the absence of a specific local area 
plan, as is the case for the subject site, the MDP serves as the primary guiding framework. 
Section 2.2 of the MDP provides broad policy direction related to shaping a more compact 
urban form in Calgary. Future growth in developed areas is to foster a more efficient use of land 
and support the creation of complete communities. The Proposed Outline Plan (Attachment 5) 
provides an overview of the densities and intensities.  

Environmental 

The City’s Environmental and Safety Management group reviewed the application. No concerns 
were noted with regard to the site’s suitability to accommodate residential and commercial 
development. 

Transportation 

Due to the nature of the proposed and existing land uses, the proposed street network is 
discontinuous and simplified over a traditional grid network. Active modes are further supported 
through additional infrastructure (pathways and sidewalks) throughout the plan area. The 
combination of the street network, pathways and park space provides opportunities for 
pedestrians and cyclists to enjoy good connectivity within and around the plan area. 

A Transportation Impact Assessment was produced for this site to evaluate impacts to active 
modes, transit and vehicles from the proposed development. With the addition of pedestrian and 
cycling facilities, proposed transit stop locations and completion of upgrades to Bow Trail SW 
and 85 Street SW, the proposed application completes missing transportation links and is well 
serviced by the transportation network. 

Utilities and Servicing 

Storm servicing for the east side of the plan area will be provided via a connection to existing 
infrastructure north of the plan area at Wentworth Grove SW which connects to the existing 
Wentworth Pond. A new outfall will be constructed as part of this application to accommodate 
the ultimate scenario for the Wentworth Pond which is currently operated under interim 
conditions. Storm servicing for the west side of the plan area, within the proposed bareland 
condo, will comprise of private storm lines within the private roadway which will connect to 
existing private utilities. An approved Staged Master Drainage Plan will be required prior to 
approval of any tentative plans or development permits within the plan area. 

Sanitary servicing for the east side of the plan area will be provided via a connection to an 
existing sanitary line at 85 Street SW near Strathlea Common SW. Sanitary servicing for the 
proposed R-1 site at Wentworth View SW will be provided via existing infrastructure located 
within Wentworth View SW. Sanitary servicing for the west side of the plan area, within the 
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proposed bareland condo, will comprise of private utilities within the private roadway which will 
connect to existing private utilities. 

Water servicing for the east side of the plan area as well as the proposed R-1 site at Wentworth 
View SW will be provided via separate connections to an existing water line at 85 Street SW 
and Welcome Way SW, and 85 Street SW and Bow Trail SW. Water servicing for the west side 
of the plan area, within the proposed bareland condo, will comprise of private utilities within the 
private roadway which will connect to existing private utilities. 

Further servicing details for the plan area will be resolved at the tentative plan/development 
permit stages.   

Stakeholder Engagement, Research and Communication 

Communications 

In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders and was notice posted on-site. Notification letters were sent to adjacent 
land owners and the application was advertised online. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Applicant-Led Outreach 

Prior to submission of the formal outline plan and land use application, IBI Group conducted 
their own public engagement program, which continued while the application was under review 
by Administration. The primary objective of their program was to introduce the development 
concept and receive feedback from the public. The following provides an overview of the 
engagement approach employed: 

Applicant-Led Outreach Program Overview: 

 multiple direct meetings in 2017 and 2018 with the West Springs/Cougar Ridge
Community Association, Willows of Wentworth Condominium Corporation, and a group
of concerned Wentworth residents;

 open house held in June 2017;
 project website; and
 periodic email updates to subscribers.
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City-Led Outreach 

In keeping with Administration’s standard practices, stakeholders were given the opportunity to 
comment online through the Planning and Development Map or by contacting the planner 
directly by mail, phone or email. City communications also included a City-led engagement 
program including in-person sessions and online engagement. The City-led program was 
developed in close coordination with the Administrative team who led the amendments to the 
West Springs ASP as part of the Mixed Use area work approved by Council 2018 February 20. 

Over the course of the phased engagement program for the West Springs ASP amendment 
(during which this land use and outline plan application was presented on several occasions), 
Administration engaged with 1,017 people (not including the final information sessions), at six 
in-person events and through two separate online opportunities and collected a total of 2,503 
comments and ideas. Overall, there was a high level of interest in the proposed application and 
a wide range of input was received from the community throughout the engagement program.  

Two in-person information sessions to share the final amendments, a summary of what has 
changed, a summary of engagement on the ASP amendment (and active applications including 
LOC2017-0188) were held on 2018 December 05 and 06 at the Calgary French and 
International School. 

The application was circulated to the West Springs/Cougar Ridge Community Association and 
no comments were received by Administration. 

Administration received approximately 83 comments with concerns from adjacent landowners 
during the review of this application. A summary of perceived concerns includes: 

 specific to the proposed DC Districts based on R-1 and R-2 Districts, ensuring the new
phase matches the existing bareland condominium look and feel;

 increased traffic;
 negative impacts due to increased density in the area;
 negative impact to property values;
 noise pollution;
 decrease in air quality;
 negative impacts to existing schools, soccer fields and churches in the area; and
 removal of existing trees and vegetation.

Administration also received 19 comments in support of the proposed application. A summary of 
the support includes: 

 positive impact to the community;
 provides seniors age-in-place living;
 accessibility of pathways that tie into existing community;
 maintaining a significant number of existing trees and vegetation; and
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 additional neighbourhood commercial uses in close proximity.

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns.  

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and outline plan builds on the principles of the Interim Growth Plan by 
means of promoting efficient use of land, regional infrastructure and establishing strong, 
sustainable communities.  

Municipal Development Plan (Statutory – 2009) 

Map 1 Urban Structure of the MDP identifies the subject lands as a Developed – Established 
Area.  

The outline plan and supporting land use framework are supported by a range of key directions 
and planning objectives outlined in the MDP. Specifically, it will achieve the following:  

 incorporates appropriate densities and a mix of land uses creating a more compact
urban form to help reduce the rate of outward growth;

 helps support city-wide goals of achieving a balance of growth between established and
greenfield communities;

 increases the range of housing choices, in terms of the mix of housing sizes and types to
meet affordability, accessibility, life cycle and lifestyle needs of different groups in West
Springs and southwest Calgary;

 optimizes the use of existing City infrastructure and services;
 provides a distinctive visual identity through a purposefully configured built form, open

space network and retention of existing topography that will contribute to a “sense of
place” and complement the character of West Springs;

 integrates natural features of the existing landscape (i.e. an existing ravine, drainage
course and vegetated buffer as an Environmental Reserve) into the design of urban
development with improved tie-ins into existing parks, pathways and infrastructure; and

 provides for an appropriate transition of development intensity, uses and built form
between surrounding residential areas and new more intensive multi-residential and
support commercial uses.
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West Springs Area Structure Plan (Statutory – 2018) 

The subject site is identified in the West Springs ASP as Low Density Infill on Map 2: Land use 
Concept. The proposal represents a modest increase in density and allows for a range of 
building types that have the ability to be compatible with the established building form of the 
existing neighbourhood. Though an amendment to the ASP is required, the proposal generally 
meets the objectives of applicable policies as discussed in the Strategic Alignment section of 
this report. 

Social, Environmental, Economic (External) 

The recommended land use allows for a wider range of housing types and support commercial 
uses than the existing DC Direct Control Districts and as such, the proposed change may better 
accommodate the housing needs of different age groups, lifestyles and demographics.  

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
West Springs Area Structure Plan, as amended. The proposal represents an appropriate 
density increase and allows for development that is compatible with the character of the existing 
neighbourhood. 

The plan supports the intensification of established residential areas and optimizing existing 
infrastructure with the preservation of significant environmental features. The land use 
introduces a network of new parks and open spaces that provide connections to the existing 
neighbourhood. Through the dedication of credit and non-credit reserve lands it will also 
introduce new publicly accessible amenities for existing and new residents to enjoy on what has 
historically been a private site. 
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ATTACHMENT 2

BYLAW NUMBER 47P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE WEST SPRINGS AREA

STRUCTURE PLAN BYLAW 20P2012
(LOC2017-0188/CPC2019-0523)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the West Springs Area Structure Plan Bylaw
20P2012, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The West Springs Area Structure Plan attached to and forming part of Bylaw 20P2012,
as amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Land Use Concept’, by changing:

i. 2.75 hectares ± (6.80 acres ±) located at 1127 - 85 Street SW and 8888 - 12
Avenue SW (Portion of Plan 6160HF, Block C) from ‘Low Density Infill’ to
‘Medium Density’;

ii. 2.48 hectares ± (6.13 acres ±) located at 1166 Wentworth View SW, 1127 -
85 Street SW and 8888 - 12 Avenue SW (Portion of Plan 0214183, Block 14,
Lot 75; Portion of Plan 6160HF, Block C) from ‘Low Density Infill’ to ‘Mixed
Use’;

as generally illustrated in the sketch below:



 
BYLAW NUMBER 47P2019 

 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
 
 

Map 2: Land Use Concept 

Page 2 of 2 



CPC2019-0523 
Attachment 3 

Proposed Land Use Districts 

CPC2019-0523 - Attach 3 Page 1 of 1 
ISC:  UNRESTRICTED



 



CPC2019-0523 
ATTACHMENT 4

BYLAW NUMBER 135D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2017-0188/CPC2019-0523)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2017-0188/CPC2019-0523 
 BYLAW NUMBER 135D2019 

 
 

SCHEDULE A 
 

 
 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) accommodate low density residential development in the form of single- 
and semi-detached housing within a comprehensively designed site, and 
complement the existing and new uses in the area; 

 
(b) preserve any natural vegetation where reasonably possible through 

setbacks; and 
 

(c) sensitively integrate additional support medical uses within a 
comprehensively designed residential and older adult housing 
community. 
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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 Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 
General Definitions 
4 In this Direct Control District Bylaw: 
 

(a) “commercial multi-residential uses” includes uses referenced in section 13 
(32) of Bylaw 1P2007 with the addition Health Services Laboratory – With 
Clients and Medical Clinic.   

 
Relaxations 
5 The Development Authority may relax the requirements in sections 6 through 17, 22 

through 29 and 34 of this Direct Control District Bylaw where the test for relaxation in 
Bylaw 1P2007 is met. 

 
Site 1 (0.79 ha ±) 
 
Application 
6 The provisions in sections 7 through 17 apply only to Site 1. 
 
Permitted Uses  
7 The permitted uses of the Residential – One Dwelling (R-1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
8 The discretionary uses of the Residential – One Dwelling (R-1) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
9 Unless otherwise specified, the rules of the Residential – One Dwelling (R-1) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Maximum Number of Units  
10 The maximum number of units is 8. 
 
Parcel Width  
11 The minimum parcel width is 16.7 metres. 
 
Parcel Depth  
12 The minimum parcel depth is 30.0 metres. 
 
Parcel Area  
13 The minimum area of a parcel is 690.0 square metres. 
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Parcel Coverage  
14 (1) Unless otherwise referenced in subsection (2), the maximum parcel coverage is 

40.0 per cent of the area of a parcel.  
 
 (2)  The maximum parcel coverage referenced in subsection (1), must be reduced 

by 21.0 square metres for each required motor vehicle parking stall that is not 
provided in a private garage.  

 
Building Setback from Front Property Line  
15 (1) Where a front garage is directly facing the front property line, the minimum 

building setback is 6.0 metres. 
 
 (2) In all other cases, the minimum building setback is 4.5 metres. 
 
Building Setback from Side Property Line  
16 The minimum building setback from a side property line is 1.8 metres. 
 
Building Setback from Rear Property Line  
17 (1) The minimum building setback from a rear property line is 7.5 metres. 
 

(2) The minimum building setback from a rear property line shared with a special 
purpose district is 10.5 metres. 

 
Site 2 (0.99 ha ±) 
 
Application 
18 The provisions in sections 19 through 29 apply only to Site 2. 
 
Permitted Uses  
19 The permitted uses of the Residential – One/Two Dwelling (R-2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
20 The discretionary uses of the Residential – One/Two Dwelling (R-2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
21 Unless otherwise specified, the rules of the Residential – One/Two Dwelling (R-2) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Maximum Number of Units 
22 The maximum number of units is 16. 
 
Parcel Width  
23 The minimum parcel width is: 
 

(a) 14.6 metres for a parcel containing a Single Detached Dwelling; and  
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(b) 24.3 metres for a parcel containing a Semi-detached Dwelling and if a 
parcel containing a Semi-detached Dwelling is subsequently 
subdivided, a minimum parcel width of 10.9 metres must be provided for 
each Dwelling Unit. 

Parcel Depth  
24 The minimum parcel depth is 30.0 metres. 
 
Parcel Area  
25 The minimum area of a parcel is: 
 

(a) 550.0 square metres for a parcel containing a Single Detached 
Dwelling; and  
 

(b) 655.0 square metres for a parcel containing a Semi-detached Dwelling, 
and if a parcel containing a Semi-detached Dwelling is subsequently 
subdivided, a minimum area of 325.0 square metres must be provided for 
each Dwelling Unit. 
 

Parcel Coverage  
26 (1)  Unless otherwise referenced in subsection (2), the maximum parcel coverage is 

40.0 per cent of the area of a parcel.  
 
 (2)  The maximum parcel coverage is 50.0 per cent of a parcel for a Semi-

detached Dwelling.  
 
 (3)  The maximum parcel coverage referenced in subsections (2) and (3), must be 

reduced by 21.0 square metres for each required motor vehicle parking stall 
that is not provided in a private garage.  

 
Building Setback from Front Property Line  
27 (1) Where a front garage is directly facing the front property line, the minimum 

building setback is 6.0 metres. 
 
 (2) In all other cases, the minimum building setback is 3.0 metres. 
  
Building Setback from Side Property Line  
28 The minimum building setback from a side property line is 1.5 metres. 
 
Building Setback from Rear Property Line  
29 The minimum building setback from a rear property line is 7.5 metres. 
 
Site 3 (2.47 ha ±) 
 
Application 
30 The provisions in sections 31 through 34 apply only to Site 3. 
 
Permitted Uses  
31 The permitted uses of the Multi-Residential – High Density Low Rise (M-H1) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District.  
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Discretionary Uses  
32 The discretionary uses of the Multi-Residential – High Density Low Rise (M-H1) District 

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

 
(a) Health Services Laboratory – With Clients; and 

 
(b) Medical Clinic.  

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

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 

Rules for Commercial Multi-Residential Uses 
34 (1) Unless otherwise referenced in subsection (2), commercial multi-residential  

uses must be located on the floor closest to grade of main residential 
buildings. 
 

(2) Health Services Laboratory – With Clients, Medical Clinic, and Office uses, 
may be located on any floor of a building that is not a main residential 
building, where they are approved with any one or more of the following uses:  

 
(a) Assisted Living;  

 
(b) Custodial Care;  

 
(c) Multi-Residential Development; or  

 
(d) Residential Care. 

 
(3) Unless otherwise referenced in subsection (4), the maximum use area for 

each commercial multi-residential use is 300.0 square metres. 
 
(4) Health Services Laboratory – With Clients, Medical Clinic and Office uses 

may have a maximum use area of 1,000.0 square metres. 
 

(5) Commercial multi-residential uses must: 
 
(a) be contained completely within the building with the exception 

of Outdoor Café uses; 
 

(b) not be located above any Dwelling Unit; 
 
(c) not share an internal hallway with a Dwelling Unit; and 

 
(d) have a separate exterior entrance from that of a Dwelling Unit. 
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(6) Parking areas for commercial multi-residential uses must: 
 

(a) be separated from residential parking areas; 
 
(b) provide pedestrian access to the commercial multi-residential uses; 

and 
 

(c) be located a minimum distance of 5.0 metres from a parcel designated as 
a low density residential district, in the case of a surface parking area. 
 

(7) Parking areas for commercial multi-residential uses must: 
 

(a) be separated from residential parking areas; 
 

(b) provide pedestrian access to the commercial multi-residential uses; 
and 

 
(c) be located a minimum distance of 5.0 metres from a parcel designated 

as a low density residential district, in the case of a surface parking 
area. 
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Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0636 
2019 June 06 

Road Closure and Land Use Amendment in Springbank Hill (Ward 6) at multiple 
addresses, LOC2018-0226 

EXECUTIVE SUMMARY  

This application was submitted by CivicWorks Planning + Design on behalf of Timber 85 Land 
Development GP Ltd on 2018 October 15. The application proposes land use redesignation for 
5.45 hectares ± (13.47 acres ±) of three contiguous residential acreages in the southwest 
community of Springbank Hill. This application also includes the closure of two small triangular 
portions of Road Right-of-Way along 85 Street SW that total 0.004 hectares ± (0.009 acres ±) to 
be consolidated with portions of the subject site to be redesignated to a low density residential 
district. The subject area is located approximately halfway between 17 Avenue SW and 
Glenmore Trail SW, along 85 Street SW. The application provides for: 

 Low density residential development;
 An anticipated 77 to 82 dwelling units with a mix of low density residential building forms

comprising rowhouses, single detached and semi-detached dwellings;
 Approximately 0.475 hectares (1.17 acres) of Municipal Reserve (MR) in the form of

neighbourhood parks and open spaces (S-SPR);
 Approximately 0.694 hectares (1.71 acres) of Environmental Reserve (ER) areas to be

conserved (S-UN); and
 The closure of portions of existing road right-of-way to be redesignated and consolidated

with areas for residential development (R-G); and
 The location of future local and collector roadways, utilities and services.

This redesignation application has been applied for with the support of a related outline plan 
application (CPC2019-0681) to provide for future subdivision layout of the site’s development. 
Conditions have been incorporated in the outline plan to effectively address the site’s 
development. 

Development permit applications have not been submitted but are required for rowhouse 
buildings. Single and semi-detached dwellings are permitted uses in the proposed residential 
districts and are not required to be approved by way of development permit applications.  
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ADMINISTRATION RECOMMENDATION: 

The Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw the proposed closure of 0.004 hectares ± (0.009 acres ±) of road
(Plan 1911053, Area ‘A’ and Area ‘B’), adjacent to 85 Street SW with conditions
(Attachment 3); and

2. Give three readings to the proposed closure bylaw.

3. ADOPT, by bylaw the proposed redesignation of 5.24 hectares ± (12.94 acres ±) located
at 2938, 3028 and 3118 – 85 Street SW and the closed road (Plan 3530AK; Block D, Lot
13, portion of Lot 11 and portion of Lot 12; Plan 1911053, Area ‘A’ and Area ‘B’) from
Direct Control District and Undesignated Road Right-of-Way to Residential – Low
Density Mixed Housing (R-G) District, Residential – One Dwelling (R-1s) District, Special
Purpose – Urban Nature (S-UN) District, and Special Purpose – School, Park and
Community Reserve (S-SPR) District; and

4. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw the proposed closure of 0.004 hectares ± (0.009 acres ±) of road
(Plan 1911053, Area ‘A’ and Area ‘B’), adjacent to 85 Street SW with conditions
(Attachment 3); and

2. Give three readings to Proposed Bylaw 9C2019.

3. ADOPT, by bylaw the proposed redesignation of 5.24 hectares ± (12.94 acres ±)
located at 2938, 3028 and 3118 – 85 Street SW and the closed road (Plan 3530AK;
Block D, Lot 13, portion of Lot 11 and portion of Lot 12; Plan 1911053, Area ‘A’ and
Area ‘B’) from Direct Control District and Undesignated Road Right-of-Way to
Residential – Low Density Mixed Housing (R-G) District, Residential – One Dwelling
(R-1s) District, Special Purpose – Urban Nature (S-UN) District, and Special Purpose
– School, Park and Community Reserve (S-SPR) District; and

4. Give three readings to Proposed Bylaw 142D2019.
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Excerpt from the Minutes of the 2019 June 6 Regular Meeting of the Calgary Planning 
Commission: 

“And further, that the letter distributed with respect to Report CPC2019-0636 be added as a new 
page within Attachment 6 prior to being forwarded to Council”. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

CivicWorks Planning + Design, on behalf of Timber 85 Land Development GP Ltd., submitted 
the subject application to The City with the associated outline plan on 2018 October 15 and 
have provided a summary of their proposal in the Applicant’s submission (Attachment 1). 
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Location Maps 

Road Closure Map Proposed Land Use Map 
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Site Context 

The subject site, located at 2938, 3028 and 3118 – 85 Street SW, is situated in the southwest 
quadrant of the city. This site is located between 17 Avenue SW and Glenmore Trail SW along 
the eastern edge of 85 Street SW. All of these parcels are located within the Springbank Hill 
Area Structure Plan. 

The subject site currently exists as three contiguous residential acreages. The site spans 
approximately 300 metres on its north-south axis and nearly 200 metres at its widest stretch 
running east-west; totalling a site area of approximately 5.24 hectares (12.94 acres).  Two-
storey single detached dwellings have existed on each parcel in various forms for the past 60 
years. 

The rolling topography of the subject site sits highest along 85 Street SW. The site gradually 
slopes down towards the east. The steepest slopes occur from areas to be dedicated as 
Environmental Reserve (ER). Slope heights within this area range from approximately 4 to 15 
metres. A ravine corridor runs north-south along the eastern edge of the subject site.   

Figure 1 provides Peak Population statistics for the community of Springbank Hill. As identified 
in Figure 1, Springbank Hill reached its peak population in 2018 with 10,052 residents. 

Figure 1: Community Peak Population 
Springbank Hill 
Peak Population Year 2018 

Peak Population 10,052 

2018 Current Population 10,052 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
   Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Springbank Hill community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This land use redesignation and road closure application, along with the associated outline plan 
application (Attachment 5), will facilitate low density residential development including the 
dedication of open space and natural areas. The resulting land uses will contribute to the growth 
of the Springbank Hill community, anticipated by the policies of the Municipal Development Plan 
and the Springbank Hill Area Structure Plan (ASP). 
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Land Use 

The subject site is currently designated DC Direct Control District (Bylaw 11Z96) that 
accommodates country residential development. The Springbank Hill ASP envisions this area to 
maintain development patterns that existed prior to the adoption of the MDP. Future 
development is to be limited to a range of residential density at 7 to17 units per hectare (uph), 
and institutional and recreational uses. The following land uses are proposed: 

 Residential – Low Density Mixed Housing (R-G) District;
 Residential – One Dwelling (R-1s) District;
 Special Purpose – Urban Nature (S-UN) District; and
 Special Purpose – School, Park and Community Reserve (S-SPR) District.


The proposed application is approximately 5.24 hectares (12.94 acres) and responds to its 
proximity to natural areas, focusing residential development on the western half of the site that 
would be serviced from 85 Street SW. Low density residential development representing a 
moderate increase in density from surrounding residential acreages complies with the policies of 
the Springbank Hill ASP. 

There are two distinct residential land use areas proposed within the subject site. The western 
portion of the site, approximately 1.69 hectare (4.19 acres) that runs north-south along 85 Street 
SW, is proposed as a Residential – Low Density Mixed Housing (R-G) District. This area also 
includes the 0.004 hectares ± (0.009 acres ±) of proposed road closure area. Areas to be 
redesignated to the R-G District will accommodate a range of low density residential 
development. According to the applicant, the intent is to accommodate a combination of duplex 
dwellings, rowhouse buildings, semi-detached or single detached dwellings that are serviced 
through the creation of a public lane, as described in the associated outline plan (Attachment 5). 
Residential areas in the eastern half of the site accommodate single detached dwelling forms 
with potential for secondary suites. The R-1s District is proposed for such areas. 

The land uses along the east portions of the site complement natural areas adjoining the site 
designated as an S-UN District. These lands are proposed to be dedicated as ER. Portions of 
the lands above the top of slope totalling 0.48 ha (1.17 acres) are to be dedicated as MR and 
redesignated to the S-SPR District, providing public open space connections between the 
proposed residential areas. 

Open Space and Natural Areas 

Open space is provided to preserve the small permanent (perennial) stream and an ephemeral 
stream which complement the larger easterly ravine network that runs in a north-south 
alignment between 85 Street SW and 81 Street SW, south of 17 Avenue SW. The 
developments to the south and east have already preserved the ravine to form a continuous 
open space system in accordance with the Springbank Hill ASP. 
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A larger portion of the subject site (0.694 hectares or 1.71 acres) is proposed as a Special 
Purpose – Urban Nature (S-UN) District. This area is proposed to be dedicated as 
Environmental Reserve (ER). This area is intended to preserve and protect the existing ravine 
and streams that run along the eastern edge of the site. A portion of the subject site (0.48 
hectares or 1.17 acres) is proposed to be designated as Special Purpose –School Park and 
Community Reserve (S-SPR) District with an MR – Municipal Reserve designation that meets 
the 10 percent requirement. This area provides a transition towards the portion of the site 
proposed to be designated as an S-UN District.  

Density 

The land uses proposed provides for development that complies with policies of the Municipal 
Development Plan (MDP) and the Springbank Hill Area Structure Plan (ASP).  

The associated outline plan anticipates accommodating 77 units that results in density across 
the developable area at 16 units per hectare (6.5 units per acre). A maximum 82 units would be 
allowed within the outline plan area under the applicable land use policies of the aforementioned 
ASP for a maximum density of 17 uph. 

Development and Site Design 

The applicant’s intent is to accommodate low density residential development by way of 
subsequent subdivision and tentative plans. Development permits are not required for single or 
semi-detached dwellings, but required for rowhouse and townhouse dwellings, should they be 
proposed at time of development. 

Environmental 

The subject site has existed as residential acreages for more than 60 years with various forms 
of rural residential development over the course of this period. The application was reviewed by 
Administration’s Environmental and Safety Management group. No environmental concerns 
were noted and further investigation and/or assessments were not recommended.     

Slope stability analysis for the subject site under pre-development (current) and post-
development (future) conditions was were conducted by McIntosh, Lalani Engineering Ltd. and 
submitted for Administration’s review. This review resulted in Administration accepting the 
applicant’s proposed boundaries between the developable areas (proposed as R-1s Districts) 
and natural and open space areas (proposed as S-SPR and S-UN Districts). Generally, the 
areas at the eastern edge of the subject site have been deemed inappropriate for urban 
development but qualify to be preserved as Environmental Reserve (ER) in accordance with the 
Municipal Government Act. 
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Transportation 

Due to the proposed land use adjacent to 85 Street SW and a nearby ravine, the road network 
within the plan area boundary is proposed as a modified grid pattern that logically ties into the 
local road network. Primary access to the proposed local roads is from 85 Street SW, a north-
south collector road that connects the subject site to 17 Avenue SW to the north, and Glenmore 
Trail SW to the south, both being arterial roads within 2 kilometres of the site. This collector road 
accommodates parking on both sides of the road adjoining the proposed R-G District. This road 
becomes a modified collector road in its southern stretch along 85 Street SW where parking is 
only provided on the east side of the road, adjoining the subject site. 

A Transportation Impact Assessment was not required as there is no increase in density 
proposed from those established in ARP, at the time of adoption in 2017 June. 

Administration collaborated with the applicant to develop a transportation network that supports 
future multi-modal connectivity that is pedestrian oriented and ties seamlessly into existing 
development patterns of surrounding areas. No direct accesses from individual lots are provided 
from 85 Street SW, designated a collector road. Dwellings that front 85 Street SW are to be 
serviced by way of a proposed public lane shown in the proposed outline plan (Attachment 3).  

Local roads (referred to as residential streets in Attachment 5) are to feature 16.0 metre right-of-
ways. Additionally, these streets are to accommodate tree-lined boulevards with utilities and 
street lighting. An additional 2.4 metres on each side of the road accommodate additional 
utilities by way of easements on private lands where necessary. 

Pedestrian connectivity is to be achieved by way of a network of sidewalks along each side of 
the local roads proposed, and on the east side of 85 Street SW.  

Currently, the subject site and immediately surrounding areas are not serviced by a transit 
route. Future transit service in the area is anticipated to expand by way of a route through 34 
Avenue SW (approximately 200 metres from the southern extent of the subject site) that 
connects with the future completion of St. Moritz Drive SW. This future route is to complete the 
loop back towards the 69 Street LRT Station, approximately 3 kilometres from the subject site. 

Utilities and Servicing 

The subject site is within the Glendale pressure zone where water servicing is to be provided 
through the extension of the existing water network. As the subject site is located along the 
pressure zone boundary, units facing 85 Street SW may be situated at an elevation higher than 
the serviceable elevation of the Glendale pressure zone. Thus the existing watermain along 85 
Street SW is to be extended after completion of a flow control station located at 17 Avenue SW 
and 85 Street SW, expected by end of 2019.  This watermain extension is expected to be 
completed by end of 2019, to service units above the serviceable elevation of the Glendale 
Pressure Zone. 
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The subject site is included in the approved Springbank Hill Master Drainage Plan, produced by 
Stantec Consulting in 2017. Storm servicing for the site will be provided by tying into the existing 
storm trunk located at 85 Street SW. The 85 Street SW storm truck discharges to the Montreux 
Phase 1 storm pond which has capacity to accommodate the plan area.  

Should back of lot drainage be discharged into areas to be dedicated as Environmental Reserve 
or Municipal Reserve, justification as well as necessary approvals and mitigation measures are 
to be provided at the tentative plan stage. 

Sanitary servicing for the site will be provided by extending an existing sanitary man located 
south of the site at Timberline Way SW.  

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online. 

The Springbank Hill Community Association (SHCA) was circulated on the subject application. 
Initially, the SHCA provided a letter (Attachment 6) that withheld their support of the proposed 
land use amendment and outline plan; primarily because of questions arising in their review of 
the circulation package.  

The applicant communicated directly with members of the SHCA to address the comments and 
concerns raised in the letter provided to the City (Attachment 6). A general outline of the 
questions raised by the SHCA and how they have been addressed by the applicant is 
summarized below: 

 General concern over lack of detail in the outline plan circulation packages
o Applicant clarified outline plans as being high-level documents intended to

support comprehensive review of development.
 Proposal for Municipal Reserve lands

o Municipal Reserve concept plans were provided by the applicant that depict
programming of these open spaces to allow for passive use by the public.

 Anticipated Traffic Volumes
o The applicant re-affirmed future daily traffic volume along 85 Street SW

(Collector Road) is designed to accommodate up to 8 000 vehicle trips per day.
Forecasts for future buildout project traffic volumes to remain well within the
roadway’s capacity.

 Road Safety
o Applicant re-affirmed contributions to be made at the time of development

towards The City’s future construction of proposed pathways along 85 Street
SW, to occur upon development on the west side of this roadway.
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 Pathway Connections
o Applicant confirmed The City’s investigation that the steep grades along the

eastern edge of the site limits ability to connect to the existing regional pathway
system adjoining the site.

The applicant engaged external stakeholders by addressing questions and comments from 
SHCA’s initial letter provided to Administration through subsequent memos and correspondence 
to the SHCA. The applicant met with both the Ward 6 Councillor’s office and members of the 
SHCA on 2019 January 16 to discuss the subject application, their vision and alignment with the 
Springbank Hill ASP. An engagement memo was shared with the SHCA on 2019 February 28 in 
response to the questions raised in the initial comments provided (Attachment 6). Further, a 
second engagement memo was shared by the applicant with the SHCA on 2019 May 08 to 
address follow-up questions and comments raised. The applicant and the SHCA held a second 
meeting on 2019 May 30 to address all remaining issues and questions in greater detail. 

No public meetings were conducted by the applicant or Administration in relation to this 
application. 

Following Calgary Planning Commission, notifications for Public Hearing of Council, in relation 
to the associated land use amendment, will be posted on-site and mailed out to adjacent land 
owners. In addition, Commission’s recommendation and the date of the Public Hearing will be 
advertised. 

Strategic Alignment 

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). The site is located within the 
“City, Town” area as identified on Schedule C: South Saskatchewan Regional Plan Map in the 
SSRP. While the SSRP makes no specific reference to this site, the supporting application is 
consistent with the SSRP policies including the Land Use Patterns strategies (subsection 8.14) 
within the Implementation Plan part of the document. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
policy amendment and land use amendment build on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
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Municipal Development Plan (Statutory – 2009) 

The Municipal Development Plan (MDP), Map 1: Urban Structure, identifies the subject lands as 
‘Residential – Developing – Future Greenfield’. The MDP provides guidance for the 
development of new communities through the policies of the ASP. 

The proposal meets the following MDP objectives (Section 3.6.2): 

 Providing a diversity of housing types;
 Providing parks located throughout the community in walkable proximity to all

residences; and
 Creating an inter-connected, multi-modal street network.

Springbank Hill Area Structure Plan (Statutory – 2017) 

The subject site is located within the Standard Suburban policy area (Section 3.1.3). This policy 
area is to accommodate development that reinforces rural development patterns as they existed 
in the community prior to the adoption of the MDP in 2008. Development in such areas should 
be limited to single and semi-detached dwellings and a limited number of institutional or 
recreational uses. Administration finds that rowhouses can also be accommodated in areas 
proposed to be redesignated to the R-G District despite such housing forms not being explicitly 
recognized within the Standard Suburban policy area.  Density in these areas are to range from 
7 to 17 units per gross developable hectare (3 to 7 units per gross developable acre).  

Social, Environmental, Economic (External) 

The proposed land use amendment accommodates additional housing forms at moderately 
higher densities that are not available within the current land use district. The proposal helps 
achieve a greater mix of housing types in the community of Springbank Hill. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
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Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal complies with the applicable policies of the Springbank Hill Area Structure Plan. 
The proposed redesignation of the three parcels to various districts accommodates low density 
residential development and preservation of natural area envisioned through the implementation 
of this plan. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Registered Road Closure Plan
3. Proposed Road Closure Conditions
4. Proposed Land Use Map
5. Proposed Outline Plan
6. Community Association Letter
7. Proposed Bylaw 9C2019
8. Proposed Bylaw 142D2019
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The subject site is located in the southwest community of Springbank Hill and consists of 5.45 ha (13.47 
ac) of privately owned land. Truman Development Corp. has retained CivicWorks to undertake an Outline 
Plan and Land Use Redesignation to facilitate the development of low density residential dwellings 
complemented by environmental open space. The proposed use is well-suited to the site, given its 
surrounding low density suburban context, assembly characteristics and location.  
 
CONTEXT 
The site is located within a Developing Greenfield Area of Calgary, and adjacent to a quarter section of land 
that was recently subdivided and redeveloped with single residential dwellings. This application represents 
a contiguous continuation of development along 85 St SW (a Collector Street). The site’s location lends 
easy access to a number of community amenities through a range of transportation options. Aspen Landing 
Shopping Centre, Ernest Manning High School, Calgary Academy, Webber Academy, RC Conklin School, 
Westside Recreation Centre, Ambrose University, and the 69 St LRT station are all located within 3-4 km 
of the site – approximately 5 minutes by car, 20 minutes by bike, and 25 minutes by transit.  
 
LANDUSE  
The site’s current DC (Direct Control) District is intended for country residential development.  In support of 
the proposed development vision, this application seeks to amend the existing DC District to the Low 
Density Residential R-1s and R-G Districts and provide Environmental Open Space through the S-UN 
(Environmental Reserve) and S-SPR Districts (Municipal Reserve).  
 
POLICY CONTEXT 
The land assembly fall within the boundaries of the Springbank Hill Area Structure Plan (ASP), as adopted 
by Council in 2017. The subject site is located within the Standard Suburban land use policy area of the 
ASP, which includes a policy requiring the density of the assembly to be between 6-17 uph. The proposed 
development is aligned with this policy and anticipates development of between 77 to 82 low density 
residential dwelling units (16-17 uph). The proposed development is also governed by higher order, City-
wide policy like the Municipal Development Plan (MDP) and Developed Areas Guidebook (DAG), which 
support greater housing choice and reinforce more complete and resilient residential neighbourhoods.  
 
COMMUNITY ENGAGEMENT 
The project team representatives met with the Ward 6 Councillor, and representatives from the Springbank 
Hill Community Association (C.A.) on January 16, 2019 to discuss the development vision and proposal 
alignment with the Area Structure Plan and greater community context. Two engagement memos 
describing application updates and sharing current plans and figures were prepared by the project team 
and shared with the Community Association in response to their comments and questions. The project 
team is committed to continued transparent correspondence with the Community Association as the subject 
lands develop. 
 
The proposed Outline Plan and Land Use Redesignation application is in keeping with the city-wide goals 
and policies and will facilitate a development vision that will introduce new housing options for Calgarians 
looking to live in a developing community that enjoys access to transit, existing infrastructure and 
community amenities. For the reasons outlined above, we respectfully request that Administration, Calgary 
Planning Commission and Council support this application. 
 
Thank you for your time and consideration, 
 
CivicWorks Planning + Design 
David White | Principal | BA, MScPl, RPP, MCIP 
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1. An agreement to purchase the closed road right-of-way will be required prior to approval 
of the affected tentative plan. Contact Real Estate and Development Services at 
realestateinquiries@calgary.ca 

 
2. All existing utilities within the road closure area shall be protected by easement or 

relocated at the developer’s expense. 
 
3. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc. 
 
4. The closed right-of-way is to be consolidated with the adjacent lands 
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Proposed Outline Plan  
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Community Association Letter 
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BYLAW NUMBER 9C2019

BEING A BYLAW OF THE CITY OF CALGARY
FOR A CLOSURE OF A ROAD

(PLAN 1911053, AREA ‘A’ AND AREA ‘B’)
(CLOSURE LOC2018-0226/CPC2019-0636)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS The City of Calgary has decided to close from public use as a public street
and to sell or to hold those portions of street described below;

AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such
a Bylaw have been complied with;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. Immediately upon passage of this Bylaw, the following described street shall be closed
from use as a public highway:

PLAN 1911053
AREA ‘A’ AND AREA ‘B’
EXCEPTING THEREOUT ALL MINES AND MINERALS

2. The proper officers of The City of Calgary are hereby authorized to execute such
instruments as may be necessary to effect the purpose of the Bylaw.

3. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________





CPC2019-0636 
ATTACHMENT 8

BYLAW NUMBER 142D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0226/CPC2019-0636)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0226/CPC2019-0636 
 BYLAW NUMBER 142D2019 

 
 

SCHEDULE A 
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Approval(s): S. Lockwood  concurs with this report.  Author: D. Civitarese 
City Clerk’s:  G. Chaudhary 

Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission   CPC2019-0651 
2019 May 16 

Land Use Amendment in Lincoln Park (Ward 8) at 4838 Richard Road SW 
LOC2019-0012 

EXECUTIVE SUMMARY  

The application was made by B&A Planning Group on 2019 January 25 on behalf of the owner 
BCIMC Realty Corporation c/o Quadreal Property Group. The application seeks to redesignate 
a parcel from a DC Direct Control District, focused primarily on business park and office uses, to 
a new DC Direct Control District which will allow for: 

 a broader range of allowable commercial uses;
 a slight increase in floor area ratio; and
 an increase to the building height in specific locations.

With the current suppressed office market in Calgary, the owners of the business park are 
seeking greater flexibility by allowing for additional commercial uses. Theses uses will help 
maintain the economic viability of the business park. The land use change will not impact the 
ability of the site to maintain its current alignment with the Municipal Development Plan and the 
Currie Barracks CFB West Master Plan.  

No development permit has been submitted with this application. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 10.1 hectares ± (24.9 acres ±) located
at 4838 Richard Road SW (Plan 0812071, Block 2, Lot 10) from DC Direct Control
District to DC Direct Control District to accommodate office, industrial and commercial
uses, with guidelines (Attachment 2); and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 

That Council hold a Public Hearing; and  

1. ADOPT, by bylaw, the proposed redesignation of 10.1 hectares ± (24.9 acres ±) located
at 4838 Richard Road SW (Plan 0812071, Block 2, Lot 10) from DC Direct Control
District to DC Direct Control District to accommodate office, industrial and commercial
uses, with guidelines (Attachment 2); and

2. Give three readings to Proposed Bylaw 134D2019.
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0651 
2019 May 16 

Land Use Amendment in Lincoln Park (Ward 8) at 4838 Richard Road SW 
LOC2019-0012 

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese 
City Clerk’s:  G. Chaudhary 

Excerpt from the Minutes of the 2019 May 16 Regular Meeting of the Calgary Planning 
Commission: 

“A Revised Attachment 2 was distributed with respect to Report CPC2019-0651”. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

The application was made by B&A Planning Group on 2019 January 25 on behalf of the owner 
Quadreal Property Group. The site is popularly known as Westmount Corporate Campus, and 
was designed as an employment-intensive multi-building office park. Much of the park has been 
built out, but a large vacant site within it remains to be developed. 

Quadreal also owns lands on the south side of Mount Royal Gate SW which are currently under 
review for redesignation to allow for a mixed use development. 

No development permit has been submitted with the application. 
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Planning & Development Report to ISC:  UNRESTRICTED 
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Location Maps 
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Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0651 
2019 May 16 

Land Use Amendment in Lincoln Park (Ward 8) at 4838 Richard Road SW 
LOC2019-0012 

Approval(s): S. Lockwood concurs with this report. Author: D. Civitarese 
City Clerk’s:  G. Chaudhary 

Site Context 

The site, approximately 10.1 hectares (24.9 acres) in size, is a single parcel in the community of 
Lincoln Park. 

Two schools are adjacent to the east, while various aspects of Mount Royal University 
(residences, academic buildings, parking) are across Richard Road SW on the north and west. 
Across Mount Royal Gate SW to the south is largely vacant land that is intended for proposed 
mixed use development.  

The site itself consists of several multi-storey buildings, ranging in height from three to eight 
storeys, with ample surface parking. The site was developed as a comprehensively-designed 
business park with the intent of providing a node of employment-intensive uses. Much of the site 
has been developed, though one large vacant portion exists.  

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration.   

Land Use 

The existing land use is a DC Direct Control District (Bylaw 72Z2003, Attachment 3) which 
strictly mandates employment-intensive uses such as office and research and development. 

The ability for retail and personal service uses to locate on the site is limited to those which can 
demonstrate that they directly support the business park users.  

With the decline of the Calgary office market, the ability of the owner to lease existing space on 
the site within the confines of the existing DC Direct Control District (Bylaw 72Z2003) is limited, 
resulting in a large amount of vacant space. 

In order to address this issue, the proposed new DC Direct Control District allows for a broader 
range of commercial uses that will grant greater flexibility. Rather than restricting commercial 
uses to those which support the business park use, the broader list of uses is allowed to be 
considered on their own merit. The introduced uses include a wider range of restaurant uses, 
more service-based uses such as Veterinary Clinic and Counselling Service, and institutional 
uses such as Instructional Facility and Post-secondary Learning Institution. The complete list of 
proposed uses aligns closely with the uses allowed in either the Industrial – Commercial (I-C) 
District or the Industrial – Business (I-B) District (Attachment 4). 
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Calgary Planning Commission CPC2019-0651 
2019 May 16 

Land Use Amendment in Lincoln Park (Ward 8) at 4838 Richard Road SW 
LOC2019-0012 
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To accommodate the proposed change, a new DC District has been created with the uses 
allowed under the existing DC District (Bylaw 72Z2003), which are not found solely in one 
district or another. For example, research and development, a focus of the existing DC District, 
is specifically defined as a component of the General Industrial – Light use within Land Use 
Bylaw 1P2007. Therefore, General Industrial – Light must be included as a listed use in the new 
DC District to maintain its viability. This use however, is only available in the I-C District. Other 
uses, such as Post-secondary Learning Institution and Conference and Event Facility, which 
would not take away from the business park/employment centre focus, can only be found in the 
I-B District. Therefore, a custom list of uses within the proposed DC District was required.

Commercial uses can be introduced with relatively little risk, as the site is significantly built out in 
a multi-storey format that lends itself to office and similar uses. The risk of it evolving into a full-
on retail centre is therefore limited. 

Additionally, as the development rules of the I-B District will apply in all cases, no outdoor 
storage of materials will be allowed. Unsightly uses are thereby limited from locating on site. 

The proposed DC District also increases the density of the site slightly from a maximum floor 
area ratio (FAR) of 1.0 to an FAR of 1.1.  

The proposed DC District gives additional clarity to the building height requirements. In the 
existing DC District, allowance is made for taller landmark buildings at entrance locations within 
the site. The new DC District proposes an increase in building height in these areas (from 8 to 
10 storeys and from 32 metres to 40 metres), and also provides a schedule to indicate by plan 
exactly where the increased height requirements apply (Schedule B of the Proposed Direct 
Control District Guidelines – Attachment 2).  

Development and Site Design 

No development permit application has been made for any new buildings on site. Considering 
the office market, it may be several years before new buildings are proposed. As the 
surrounding context is largely of similar massing, future development permit evaluations should 
focus on the architectural design and look of the building, rather than on matters of contextual 
massing.  

Environmental 

No significant environmental issues were identified. An Environmental Site Assessment was not 
required.  
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Transportation 

The applicant undertook a Transportation Impact Assessment that analyzed both this 
application and the applicant’s other application across Mount Royal Gate SW (LOC2018-0277). 

No significant concerns were identified in relation to this subject proposal. 

Utilities and Servicing 

It is not anticipated that the proposal will require any changes to utility servicing. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. 

The Rutland Park Community Association (RPCA) and North Glenmore Park (NGPCA) 
Community Association were both circulated on the application. The RPCA indicated support for 
the application. No response from the NGPCA had been received by the time of writing of this 
report.  

Only two letters from adjacent residents were received and these were only seeking clarification 
or answers to specific enquiries. No indication of support or non-support were given.  

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation, the date of the Public Hearing will be advertised. 

Strategic Alignment 

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 which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
development/land use amendment/policy amendment] builds on the principles of the Interim 
Growth Plan by means of promoting efficient use of land, regional infrastructure, and 
establishing strong, sustainable communities. 
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Municipal Development Plan (Statutory – 2009) 

The site, along with the Mount Royal University campus, is identified as a Major Activity Centre 
(MAC) in the Municipal Development Plan (MDP).  MACs are intended as locations with high 
concentration of jobs and population. The proposal does not impact the function of the Major 
Activity Centre, and is therefore in alignment with the MDP.  

Currie Barracks CFB West Master Plan (Non-statutory – 2000) 

The site is identified as within the Business/Office category in the Currie Barracks CFB West 
Master Plan. This category is intended to accommodate employment-intensive uses such as 
office, and specifically guides against uses such as large warehouses, big-box retail, or auto-
related uses. The proposed DC District specifically omits these uses, or their development is 
precluded because of the existing development on site. The proposal is therefore generally in 
alignment with the plan.   

Social, Environmental, Economic (External) 

The proposal will allow for the long-term viability of the site to be maintained. Allowing the 
continued existence of an employment centre outside of the Centre City will provide reverse 
flows for the transportation network, increasing efficiency.   

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this item.  

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Currie Barracks CFB West Master Plan. Through the additional uses, the proposal helps ensure 
the economic viability of the site while maintaining its ability to act as an employment centre 
outside of the Centre City. The proposal therefore helps contribute to an efficient land use 
pattern. 
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CPC2019-0651 
ATTACHMENT 4

BYLAW NUMBER 134D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0012/CPC2019-0651)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0012/CPC2019-0651 
 BYLAW NUMBER 134D2019 

 
 

SCHEDULE A 
 

 

 
DIRECT CONTROL DISTRICT 

 
Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) accommodate a range of employment-intensive uses in an urban setting 
characterized by a high-quality cohesive design;  

 
(b) allow for select uses which provide goods and services to employees, 

business clients, or the surrounding community that are complementary 
to the predominant employment-related uses; and 

 
(c) allow for the development of landmark buildings on specific areas of the 

site.  
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 AMENDMENT LOC2019-0012/CPC2019-0651 
 BYLAW NUMBER 134D2019 
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 Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, 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 (1)  The following uses are permitted uses in this Direct Control District: 
 

(a) Park; 
 

(b) Protective and Emergency Service; 
 

(c) Sign – Class A; 
 

(d) Sign – Class B; 
 

(e) Sign – Class D; and  
 

(f) Utilities. 
 
 (2) The following uses are permitted uses in this Direct Control District if they are 

 located within existing approved buildings:  
 

(a) Artist’s Studio; 
 

(b) Catering Service – Minor; 
 

(c) Child Care Service; 
 

(d) Computer Games Facility; 
 

(e) Convenience Food Store; 
 

(f) Counselling Service; 
 

(g) Drinking Establishment – Small; 
 

(h) Financial Institution; 
 

(i) Fitness Centre; 
 

(j) General Industrial – Light; 
 

(k) Health Services Laboratory – With Clients; 
 

(l) Information and Service Provider; 
 

(m) Instructional Facility; 
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 AMENDMENT LOC2019-0012/CPC2019-0651 
 BYLAW NUMBER 134D2019 

 
(n) Library; 

 
(o) Medical Clinic; 

 
(p) Office; 

 
(q) Pet Care Service; 

 
(r) Power Generation Facility – Small; 

 
(s) Print Centre; 

 
(t) Radio and Television Studio; 

 
(u) Restaurant: Food Service Only – Medium; 

 
(v) Restaurant: Food Service Only – Small; 

 
(w) Restaurant: Licensed – Small; 

 
(x) Restaurant: Neighbourhood; 

 
(y) Retail and Consumer Service; 

 
(z) Service Organization; 

 
(aa) Specialized Industrial; 

 
(bb) Specialty Food Store; 

 
(cc) Take Out Food Service; and 

 
(dd) Veterinary Clinic. 

 
Discretionary Uses  
5 (1) Uses listed in subsection 4(2) are discretionary uses if they are located in  
  proposed buildings or proposed additions to existing buildings in this Direct  
  Control District. 
 
 (2) The following uses are discretionary uses in this Direct Control District: 
 

(a) Brewery, Winery and Distillery;  
 

(b) Cannabis Counselling; 
 

(c) Cannabis Store; 
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 AMENDMENT LOC2019-0012/CPC2019-0651 
 BYLAW NUMBER 134D2019 

(d) Conference and Event Facility; 
 

(e) Drinking Establishment – Medium; 
 

(f) Hotel; 
 

(g) Liquor Store; 
 

(h) Motion Picture Production Facility; 
 

(i) Outdoor Café; 
 

(j) Parking Lot – Structure; 
 

(k) Post-secondary Learning Institution; 
 

(l) Power Generation Facility – Medium; 
 

(m) Printing, Publishing and Distributing; 
 

(n) Restaurant: Licensed – Medium; 
 

(o) Sign – Class C; 
 

(p) Sign – Class E; 
 

(q) Sign – Class F; 
 

(r) Sign – Class G; 
 

(s) Special Function – Class 2; and 
 

(t) Utility Building. 
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Industrial – Business (I-B) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
7 The maximum floor area ratio is 1.1. 
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 AMENDMENT LOC2019-0012/CPC2019-0651 
 BYLAW NUMBER 134D2019 
Building Height 
8 (1)  Unless otherwise referenced in subsection 8(2), the maximum building height is 
  16.0 metres.  
 
 (2) The maximum building height for the areas identified on Schedule B is 40.0  
  metres.  
 
Rear Setback Area 
9 Where the parcel shares a rear property line with a parcel designated as a special 

purpose district, the rear setback area must have a minimum depth of 1.2 metres.  
 
Side Setback Area 
10 Where the parcel shares a side property line with a parcel designated as a special 

purpose district, the side setback area must have a minimum depth of 1.2 metres.  
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 BYLAW NUMBER 134D2019 

SCHEDULE B 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Corrected CPC2019-0544 
2019 June 06 

Policy Amendment and Land Use Amendment in Lincoln Park (Ward 8) at 5116 
Richard Road SW, LOC2018-0277 

EXECUTIVE SUMMARY  

This application was submitted by B&A Planning Group on 2018 December 21, on behalf of the 
landowner BCIMC Corporation c/o Quadreal Property Group LP. The application proposes to 
change the designation of the site that is split into two land use districts. The majority of the 
parcel is currently designated as a DC Direct Control District based on the I-2 General Light 
Industrial District of Bylaw 2P80. This current land use designation is focused on an office 
campus style development similar to the WestMount Corporate Campus to the north. A northern 
portion of the site that fronts onto Mount Royal Gate SW is designated as Industrial – Business 
f0.63h32 (I-B f0.63h32) District. The intent of this use is to limit the height and density of the 
development for an area of the site that can more adequately accommodate a higher maximum 
building height. 

The proposed DC Direct Control District is based on the Mixed Use - General (MU-1) District to 
allow for: 

 a maximum building floor area ratio (FAR) of 1.6;
 a maximum density of 165 units per hectare to limit the intensity of development on the

site;
 a range of maximum building heights from 20 metres in the southern portion of the site,

25 metres in the middle portion of the site, and 32 metres in the north portion of the site
to fit with the context of the surrounding residential and office development;

 the addition of uses to the Façade Width for Uses Facing a Street section at a maximum
of 30 metres to give more flexibility to frontage rules for uses; and

 the addition and exclusion of a number of discretionary uses to allow for a broader
diversity of uses and exclude vehicle rental and sales.

The proposal is in keeping with the intent and existing policies of the Municipal Development 
Plan and the Currie Barracks CFB West Master Plan, as amended, with the addition of the 
proposed policy and mapping amendments, and is intended to allow for the comprehensive 
development of the subject site. 

No development permit application has been submitted at this time. 
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ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by resolution, the proposed amendments to the Currie Barracks CFB West
Master Plan (Attachment 3);

2. ADOPT, by bylaw the proposed redesignation of 5.39 hectares ± (13.32 ± acres) located
at 5116 Richard Road SW (Plan 1410343, Block 1, Lot 9) from Industrial – Business
f0.63h32 (I-B f0.63h32) District and DC Direct Control District to DC Direct Control
District to accommodate a comprehensive mixed-use development, with guidelines
(Attachment 2); and

3. Give three readings to the propose bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by resolution, the proposed amendments to the Currie Barracks CFB West
Master Plan (Revised Attachment 4);

2. ADOPT, by bylaw the proposed redesignation of 5.39 hectares ± (13.32 ± acres) located
at 5116 Richard Road SW (Plan 1410343, Block 1, Lot 9) from Industrial – Business
f0.63h32 (I-B f0.63h32) District and DC Direct Control District to DC Direct Control
District to accommodate a comprehensive mixed-use development, with guidelines
(Revised Attachment 3); and

3. Give three readings to Proposed Bylaw 141D2019.
Excerpt from the Minutes of the 2019 June 6 Regular Meeting of the Calgary Planning 
Commission: 

“A revised Attachment 3 and revised Attachment 4 were distributed with respect to Report 
CPC2019-0544 

The following clerical corrections were noted with respect to Report CPC2019-0544: 

 Correction to Administration Recommendation 1. to reference Attachment 4 instead of
Attachment 3;

 Correction to Administration Recommendation 2. to reference Attachment 3 instead of
Attachment 2;

 Correction to Administration Recommendation 3. to add a "d" to "propose"; and
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 Correction under Page 5, Land Use section, Paragraph 3, First bullet to replace "1.55"
with "1.6".”

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

The application for the 5.39 hectares ± (13.32 ± acres) parcel was submitted by B&A Planning 
Group on 2018 December 21, on behalf of the landowner BCIMC Corporation c/o Quadreal 
Property Group LP. The proposal (Attachment 1) is to accommodate a mixed-use development. 
No development permit application has been submitted at this time. 
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Site Context 

The subject site, 5116 Richard Road SW, is located in the community of Lincoln Park, south of 
Mount Royal Gate SW, north of Peacekeepers Way SW, east of Richard Road SW, and west of 
Peacekeepers Gate SW. 

The site is currently vacant and undeveloped. Surrounding development consists of mixed use 
commercial to the west, Westmount Corporate Campus to the north, United Active Living 
Seniors facility to the south and ATCO to the south east. 

As identified in Figure 1, the population of the Lincoln Park community peaked in 2015 at 2,726 
and as of 2018 had reduced to 2,400, representing a decline of 326 residents. 

Figure 1: Community Peak Population 
Lincoln Park 
Peak Population Year 2015 
Peak Population 2,726 
2018 Current Population 2,400 
Difference in Population (Number) -326

Difference in Population (Percent) -12%
Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Lincoln Park Community Profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal allows for a range of building types that have the ability to be compatible with the 
established building form of the existing neighbourhood. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The current land use districts for the site are DC Direct Control District (Bylaw 46Z2004) based 
on the I-2 General Light Industrial District that was in Section 43 of Bylaw 2P80. The intent of 
this District is similar to the office campus development to the north of the site that does not 
allow for residential uses. The other district encompasses a northern portion of the site that 
fronts onto Mount Royal Gate SW and is designated as Industrial – Business f0.63h32 (I-B 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Lincoln-Park.aspx
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f0.63h32) District which similarly allows for employment related office uses. These uses align 
with the associated business / office policies of the Currie Barracks CFB West Master Plan. 

The proposed land use district is a DC Direct Control District based on the Mixed Use - General 
(MU-1) District of Land Use Bylaw 1P2007 (Attachment 3). Section 20 of the Land Use Bylaw 
states that DC Districts must only be used for developments that, due to their unique 
characteristics, innovative ideas or unusual site constraints, require specific regulation 
unavailable in other land use districts. 

A DC Direct Control District has been used in this application to address a number of unique 
characteristics to facilitate future development on this land, as follows: 

 a maximum building floor area ratio of 1.6;
 a maximum density of 165 units per hectare;
 a range of maximum building heights from 20 metres in the southern portion of the site,

25m metres in the middle portion of the site, and 32 metres in the north portion of the
site;

 the addition of uses to the Façade Width for Uses facing a Street at a maximum of 30.0
metres; and

 the addition and exclusion of a number of Discretionary uses.

Development and Site Design 

The rules of the proposed DC Direct Control District, along with the rules of the base MU-1 
District, will provide guidance for the development of the site including the height and building 
massing, building setbacks, frontage, landscaping, and parking.  

The applicant provided a general development concept for the site that was submitted along 
with the presentation to the Urban Design Review Panel, however the final development 
concept may change based on market readiness and will be determined at the development 
permit stage. 

The proposed amendments to the Currie Barracks CFB Master Plan provide further guidance 
on site design for mixed-use development that has a residential component. 

Environmental 

There are no environmental concerns associated with the site or this proposal.  

Transportation 

Primary access to the subject lands is from north-south and east-west arterial roadways, 
Richard Road SW and 50 Avenue (Mount Royal Gate) SW respectively, with additional access 
on collector streets Peacekeepers Way SW and Peacekeepers Drive SW.   
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Administration worked with the applicant to develop a transportation network that supports 
multimodal connectivity for local and regional trips, served by an existing street network of 
collector streets that accommodate active modes, transit, and vehicular movement within the 
plan area, as well as connections to the regional transportation network. The combination of the 
street network with public access easements, block sizes (active mode connections through 
blocks), pathways and park space provides opportunities for pedestrians and cyclists to enjoy 
good connectivity within and around the plan area. 

A Transportation Impact Assessment has been produced for this site to demonstrate impacts of 
the anticipated traffic to the intersections at the northern corners of the site are well within 
capacity.  Existing eastbound and westbound transit stops along the north boundary of the site 
(50 Avenue (Mount Royal Gate) SW) are directly accessible and the site is within 400 metres of 
the existing South Crosstown Bus Rapid Transit (BRT) Max Teal Station. There is a multi-use 
pathway on the north and west perimeter of the site and a sidewalk along the east and south 
perimeter of the site allowing for full access to the site and the planned internal park space. 

Utilities and Servicing 

Public water, sanitary and storm exist within the adjacent public right-of-way. Development 
servicing will be determined at the development permit and development site servicing plan 
stage. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online.   

The applicant conducted their own engagement as part of their application. The applicant met 
with both the Rutland Park Community Association and North Glenmore Park Community 
Association. A project flyer was distributed to 900 adjacent neighbours in Lincoln Park and 
Garrison Green that invited them to attend three different public information sessions held on 
2018 December 10, December 14 and December 15. The project team also engaged with 
residents of the adjacent CareWest Garrison Green and United Active Living facilities and held 
information sessions on 2019 February 5 and February 15. 

The applicant project team received 20 feedback forms and four stakeholder emails during 
engagement activities. The feedback was broken down into 45 distinct comments for the sake of 
analysis. Feedback received throughout engagement focused on four main themes: 
transportation, density, commercial services and general feedback about the process and 
engagement. Eighty-four percent of comments received were either neutral or positive with 
many stakeholders verbally expressing their excitement for the development (Attachment 2). 
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Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation, the date of the Public Hearing will be advertised. 
Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land.   

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.   

Municipal Development Plan (Statutory – 2009) 

The subject site is located within the Major Activity Centre (MAC) area as identified on Map 1 of 
the Municipal Development Plan (MDP). 

Specific policies of the MDP encourage increased development densities in proximity to the 
Primary Transit Network by targeting residential and employment intensities within 400 metres 
of transit stops. The subject site is located within 400 metres of the existing South Crosstown 
Bus Rapid Transit (BRT) Max Teal Station and therefore the site aligns with the policy. 

The proposed land use aligns further with section 2.2.4 Complete Communities that speaks to 
supporting a compact urban form with a range of housing choices and section 2.3.1 that refers 
to providing housing diversity and choice. 

Currie Barracks CFB West Master Plan (Non-Statutory – 2015) 

The parcel is shown as Business/Office in the Figure 4 General Development Concept 
map. This use is identified as providing for its transformation into a comprehensively 
designed, high quality office park. The parcel is also shown as Business/Office area in  
Figure 11 Business/Office Policy Area. 

As the proposed DC Direct Control District does not align with the Business/Office designation 
the site has being amended to Mixed Use Commercial in both Figures 4,10, and 11 (Attachment 
4) within the policy document. A new policy sub-section has also been added to section 9.0
Mixed Use Commercial section and is identified as 9.4 Mixed Use Residential Design Criteria.
The proposed DC Direct Control District (Attachment 3) aligns further with policy section 5.3.3
that speaks to supporting a transit-supportive and pedestrian-friendly environment, to support
sustainability and reduce automobile dependence.
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Administration is in support of the proposed policy amendments as they align with the intention 
of a mixed use development and exclude the requirement for the Business/Office use that is 
currently not viable.  
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Social, Environmental, Economic (External) 

The proposal will allow for a comprehensive mixed-use development that will increase the 
viability of the Major Activity Centre (MAC) and South Crosstown Bus Rapid Transit (BRT) Max 
Teal Station. This will be achieved by providing a combination of residential and commercial 
uses and assisting in maintaining a complete community where transportation connectivity and 
a focus on the public realm will provide for long term sustainability. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Currie Barracks CFB West Master Plan, as amended, and allows for a mixed use residential 
development that will be transit supportive, pedestrian friendly and align with market conditions 
and the surrounding development in the area. 

ATTACHMENT(S) 
1. Applicant Submission
2. What We Heard Report
3. Proposed Bylaw 141D2019
4. Revised Proposed Amendments to Currie Barracks CFB West Master Plan
5. Urban Design Review Panel Comments
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B&A Planning Group has been retained by QuadReal Property Group to manage this Land Use 
redesignation application for a vacant ~5.39ha (~13.32ac) parcel located at 5116 Richard Road 
SW in the Lincoln Park neighbourhood of southwest Calgary.  To date, there have been several 
meetings with City Administration, an introductory meeting with the Rutland Park Community 
Association (RPCA), and 3 Pop-Up Engagement sessions in the community.  A TIA has been 
prepared to address traffic issues. 

The new vision for the site is to create a pedestrian and transit oriented mixed-use community 
hub and neighbourhood centre which would bridge the distinct surrounding areas, characterized 
by a mix of medium density residential opportunities, ground level retail along walkable streets, 
a cozy central green space, and opportunities for hotel and institutional uses.  In order to 
achieve this vision, a policy amendment to the Currie Barracks CFB West Master Plan and a 
new land use is required.  This land use would allow for a broad range of uses and contain 
criteria to achieve the vision while maintaining enough flexibility to be viable for current and 
future conditions.  This vision is supported by various policies of the MDP, which classifies the 
site as a Major Activity Centre (MAC).  MACs are intended “to provide a major mixed-use 
destination central to larger residential or business catchment areas” and “will have the highest 
density and building heights outside of Centre City, with the broadest range of land uses.” 

The site is currently designated a “Business / Office Area” by the Master Plan, with a purpose 
“to accommodate a range of intensive, non-retail employment opportunities.”  Policies note that 
“The predominant use of land within these areas shall be intensive, non-retail, employment-
generating uses” which “may include office only or substantial offices with ancillary uses.”  The 
market for offices has decreased significantly since the revised Master Plan was adopted in 
2015, though these policies appear to be from the original 2000 Plan.  The new proposed 
Master Plan site designation is a “Mixed Use Commercial Area."  The Master Plan notes that 
“Mixed land use and development are being officially promoted as essential to the creation and 
maintenance of attractive, liveable and sustainable urban environments” and “Mixed use 
commercial areas are often focal points because of the variety of activities and special character 
they usually offer to a community.”  Various policies of the Mixed Use Commercial Area support 
the vision that is being sought.  Based on these policies, a mixed-use development would better 
facilitate the implementation of the goals of the Master Plan. 

The current land use designation for the subject site is DC District 46Z2004, which appears to 
be focused on a suburban office campus style development similar to WestMount Corporate 
Campus (WCC) to the north.  The number of uses allowed as either Permitted or Discretionary 
other than offices is limited.  Residential uses are not allowed.  The proposed DC is based on 
the Mixed Use - General (MU-1) District, which allows for a wide variety of compatible uses and 
contains rules to help create a well-designed and attractive pedestrian and transit-oriented 
community.  While most of the MU-1 purpose, uses, and rules will remain, the DC slightly 
modifies this District to better accommodate the site, including adding and removing several 
uses.  Additionally, the Master Plan states that Direct Control Districts should be used in the 
Mixed Use Commercial Areas.  Buildings up to 20m (6 storeys) in height will be allowed 
throughout the site, though the 32m height allowed along Mount Royal Gate under the current 
DC will remain. 
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The design concept illustrates how the site could accommodate a wide mix of medium density 
housing types, from 2-3 storey townhouses to 4-8 storey multi-residential buildings, ground-level 
retail, and opportunities for hotel and institutional development. Parking would primarily be 
located underground, though street parking would be available.  In general, the site contains its 
highest intensity uses along the north and generally decreases to the south.  The retail uses 
would be focused along the privately owned and maintained but publicly accessible streets.  An 
open space is proposed in the heart of the development and would be similar to the “square-
about” pocket parks found in WCC, Garrison Green, and Garrison Woods, surrounded on all 
four sides by narrow, slow-moving one-way streets and active retail uses such as cafés and 
local shops. The street network is proposed to connect to Mount Royal Gate and Richard Road 
with right-in / right-out access, and Peacekeepers Gate and Peacekeepers Drive with all-turns 
access. 
 
We believe the proposed land use for the site would provide a significant contribution to the 
surrounding neighbourhoods by bridging several distinct surrounding areas, providing needed 
services to existing and future residents, creating a community hub, and allowing development 
to proceed much sooner than it could under the current restrictive DC.  We look forward to 
Administration, Calgary Planning Commission, and Council support of our proposal in 2019. 
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BYLAW NUMBER 141D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0277/CPC2019-0544)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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SCHEDULE A 
 

 

 
DIRECT CONTROL DISTRICT 

 
Purpose  
1  This Direct Control District Bylaw is intended to: 
  

(a) allow for future development of the site in accordance with the Currie 
Barracks CFB West Master Plan;  

 
(b) accommodate a wide mix of commercial and residential uses in the same 

building or in multiple buildings throughout the site; and 
 
(c) be generally characterized by street-oriented buildings. 

 
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 Bylaw.  
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Reference to Bylaw 1P2007  
3  Within this Direct Control District Bylaw, 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 Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District.  
 
Discretionary Uses  
5  The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 

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

(a) with the addition of:  
 

(i) Amusement Arcade; 
 

(ii) Billiard Parlour; 
 

(iii) Cinema; 
 

(iv) Conference and Event Facility; 
 

(v) Dinner Theatre; 
 

(vi) Drinking Establishment – Medium; 
 

(vii) Museum; 
 

(viii) Performing Arts Centre; 
 

(ix) Restaurant: Food Service Only – Large; and 
 

(x) Restaurant: Licensed – Large; and 
 

(b)  with the exclusion of:  
 

(i) Vehicle Rental – Minor; and 
 

(ii) Vehicle Sales – Minor.  
 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District.  
 
Floor Area Ratio  
7 The maximum floor area ratio is 1.6. 
 
  

Page 3 of 5 



 
 AMENDMENT LOC2018-0277/CPC2019-0544 
 BYLAW NUMBER 141D2019 
 
Density  
8 The maximum density is 165 units per hectare. 
 
Building Height 
9 The maximum building height is identified in Schedule B of this Direct Control Bylaw. 
 
Façade Width for Uses Facing a Street 
10 (1)  Unless otherwise referenced in subsections (2) and (3), the length of the 

building façade that faces a street containing an individual use on the floor 
closest to grade is a maximum of 15.0 metres. 

 
(2)  For an individual Drinking Establishment – Small, Drinking Establishment – 

Medium, Restaurant: Food Service Only – Medium, Restaurant: Food 
Service Only – Large, Restaurant: Food Service Only – Small, Restaurant: 
Licensed – Large, Restaurant: Licensed – Medium, Restaurant: Licensed – 
Small, Restaurant: Neighbourhood, Retail and Consumer Service, or 
Supermarket use located on the floor closest to grade, the length of the 
building façade that faces a street is a maximum of 30.0 metres where all of the 
other uses that share the same façade meet the requirements of subsection (1). 

 
(3) The length of the building façade that faces a street containing an individual 

Cannabis Counselling, Office use on the floor closest to grade is a maximum 
of 9.0 metres. 

 
Relaxations 
11 The Development Authority may relax the requirements in Sections 7, 8, 9 and 10 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Proposed Amendments to Currie Barracks CFB West Master Plan 

1. The Currie Barracks CFB West Master Plan is hereby further amended as follows: 

(a) Create a new section 9.4 titled 'Mixed Use Residential Design Criteria' as follows: 

"9.4 Mixed Use Residential Design Criteria 

9.4.1 Purpose 

The following policies apply to the mixed use commercial areas shown GIJ,, figure 
10 if proposed development provides a residential component. 

9.4.2 Site Design 

3 

1. New development that provides a residential come.9ne~t \sh0Uld establish 
a permeable street network and incorporate a peae:$,tri~n,focused . . 1 
neighbourhood centre area featured by: ., ·"' · 

·•;,,;,:,--
.-';" .... 

a) a centrally located, publicly accessiple1~bared amenity space with 
a minimum size of 0.1 hectare,(11a}; . " 

b) on-street parking; and 
, 

c) identified active frontaQ.E1·9fEfa§ that have at least one building 
frontage facing o_r~p-~t'kle .,~p~red amenity space. 

'•· )~ ,( ,: . ' ~ ... 

2. If a publicly accessible, $h~f€d amenity space is proposed with a 
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development it shoul~: .. - , 

.-.. -:-. ~ 

a) be loGate'd and designed fo("apprnpriate access to sunlight; 
-~¾Wrt: :it. <w, ' 

b) j:hf'er;i i.mated and frame11:tb):J~ppropriate building massing, building 
fronfages and active,uses; · 

§ . ' '':i:·t · € ' . 

cf Ptil. ·· be configured irl'":a'l;nanner which provides enough space for a 
. variety of uses such as play equipment, seating , etc.; 

e) 

f) 

g) 

h) 

be well connected to existing open spaces and adjacent 
pedestrian routes and have safe crossings at all adjacent 
intersections, where feasible; 

be well landscaped to provide appropriate interface adjacent to 
auto traffic and shaded areas for year-round use; 

include space and soil depth to support trees and include them in 
the planting plan; 

be finished with comfortable yet durable high-quality furnishings 
(seating, etc.); 

be well lit for safety and comfort; and 
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i) be designed to add to the character and provide a memorable 
focal point to the development. 

3. New development should not cast shadow on any adjacent parks ( directly 
adjacent or across a street or lane), beyond 20 metres past the park site's 
property line, on March 21 and on September 21 between 10:00 a.m. and 
4:00 p.m. Mountain Daylight Time. 

4. New development should accommodate other types of publicly accessible 
amenity spaces (e.g. courtyards, forecourts, plazas, small urb~!;,l·9~rd~ns) 
to be located within a building site and connected to surrounding§ treets 
and places. t 

. . A 

5. Active uses should be strategically located at the street:c9rners and open 
space frontages. 

6. A 3.0m setback should be applied for street-otJe,nted :residential units to 
accommodate landscaping elements. Y' 

9.4.3 Built Form 

1. New development should provide. varied building heights depending on 
adjacent context. Proper tran_sitignJ o adjacent uses and maximizing 
sunlight access to surroundi r-l!f public realm (including active frontage 
areas, shared amenity spa¢.es} snould be the main determinants when 
distributing site densityiahd' determining building heights and massing. 

·.;..... --~~-

2. Building massing sho~ld be broken down vertically and horizontally to 
create recogni~pl;?!~ building forrns={ ~,:g~_:bays, bases, tops of buildings). 
Vertical br.eaks~~h0uld be apf?liedJo tb$:'fa9ades of building frontages that 
exceecJ.)60.0fl1 in length. .,,, .. ,, 

...; ·-·· 

3. A greater degree of fa9~de articuiation should be applied to ensure active 
frohtages for any larger coomrnercial development where the fa9ade width 
exceeds 15.0m." 

(b) Delete:l_he existing Figure 4 entitled "General Development Concept" and replace 
/,Vv'itl)Jhe revised Figure 4 entitled "General Development Concept", attached 
\ijefeto as Schedule "A". 

'(c) Delete the existing Figure 10 entitled "Mixed Use Commercial Policy Areas" and 
replace with the revised Figure 10 entitled "Mixed Use Commercial Policy Areas", 
attached hereto as Schedule "B". 

(d) Delete the existing Figure 11 entitled "Business/ Office Policy Areas" and 
replace with the revised Figure 11 entitled "Business / Office Policy Areas", 
attached hereto as Schedule "C". 
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SCHEDULE A 

GLENBROOK 

GLAMORGAN 

48AVSW 

·-··-··-··-··-··-··---··-··1: 

TSUU 
TINA 

LANDS 

Residential 

Residential 

f 

KILLARNEY/ 
GLENGARRY 

'i)!i,~ 

-#pv,.'i>~ 
~ 

RUTLAND PARK 

LAKEVIEW 

(Alternate Use - Business/ Olfice) Ill -Business/ Office 
(Alternate Use - Residential) 

Mixed Use Commercial 

Figure 4 General Development Concept 
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Date February 20, 2019 
Time 1:00 
Panel Members Present  

Janice Liebe (Chair) 
Colin Friesen 
Terry Klassen 
Chris Hardwicke 
Eric Toker  
 

Absent  
Chad Russill (Co-Chair) 
Gary Mundy 
Beverley Sandalack 
Ryan Agrey 
Jack Vanstone 
Ben Bailey 
Glen Pardoe 
Michael Sydenham 

Advisor David Down, Chief Urban Designer  
Application number LOC2018-0277 
Municipal address 5116 Richard Rd SW 
Community Lincoln Park 
Project description Land Use Amendment 
Review first 
File Manager Jenna Dutton 
City Wide Urban Design Xia Zhang 
Applicant B&A Planning Group 
Panel Position Endorse  
Overall Ranking (1-5) 4 

 
Note: Overall ranking is not an average of the 13 Urban Design Elements, but a qualitative project rating of the application in its 
context. 
 
5=Excellent (exceeds expectations, clear intent to achieve high quality outcome) 
4=Good (somewhat exceeds expectations, high probability of success) 
3=Average (meets expectations, likely to achieve basic standard of quality outcome) 
2=Fair (somewhat meets expectations, multiple weaknesses or deficiencies) 
1=Poor (does not meet expectations, demonstrates some lack of understanding of requirements) 
 
Summary 
This is an application for Land Use re-designation with a few Purpose/Intent statements attached.  With 
the application, a concept plan and perspective images were provided, but these were presented to 
indicate intent and the Land Use would not be formally tied to these plans.  Since Land Use alone has 
very little Urban Design content our comments are almost entirely based on the concept plans presented.  
Our first comment is that where the plans have worthy aspects and good qualities the developer should 
commit to following through on these plans as the development is executed.  To this end, we recommend 
that approval of the Land Use be tied to the maintenance of the road network , entry positions, density 
and height distribution, commercial uses at the central civic square, open space networks including 
pedestrian and cycling as illustrated in the proposal – taking into account the comments below.  
 
The concept plans show a good pattern of development on a site that has significant constraints.  The 
creation of a central square as a focus for the development and the circulation leading into it could be 
quite successful.  The connection to the south to Peace Keepers Park and further into Garrison Green 
offers a much-needed destination for the pedestrian/vehicle paths leading out of these areas.  The 
potential of a connection to the east to the existing City park and beyond could also be successful 
depending on future development in that direction.   
 
Although limited to right-in/right-out the entrances to the north and west are important to the urban form of 
the central square.  The Roads Department should be advised against moving these entry roads further 
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from the northwest corner intersection which would seriously limit development options on both sides of 
these entrance roads. 
 
A strong recommendation was to make the road on the south side of the square two way and eliminate or 
virtually eliminate the road on the north to connect the square to the building face to the north.  This would 
enliven the square with a connection to retail space and make maximum use of the square’s south 
exposure.  A further comment was to take special care with the termination of each entrance axis as it 
comes into the development.  It is not enough to end these visual axes on a building face.  The building 
should provide something interesting at this location. 
 
The site is surrounded on the north and west by wide roads with low density office to the north and on the 
other two sides mostly with undeveloped or industrial uses.  In this difficult location the proposal does 
address surrounding streets in a way that could greatly improve the environment.  The building heights 
decrease from north to south to meet the lower height residential buildings.  It was suggested that this 
variation could be increased by creating a tall point building on the northwest corner adding variety and 
visual interest.   Although pushing the density to the north of the site protects the solar exposure in the 
interior of the development the long slab forms create a shadow condition along the sidewalk along the 
entire north extent of the site.  Breaking up the slabs along the north would allow sunlight along portions 
of that streetscape. 
 
Applicant Response 
Thank you for your positive comments and endorsement of our WestMount South Land Use application, 
including supporting our proposed street network. 
Our vision is to create a pedestrian and transit oriented mixed-use neighbourhood focused on residential 
opportunities while maintaining flexibility to be viable in current and future market conditions.  The 
proposed Direct Control (DC) District, based on the Mixed Use – General (MU-1) District, and new Master 
Plan policies will ensure that this vision is achieved. 
The development will connect the distinct surrounding areas, offering commercial services and facilitating 
social interaction.  Ground level retail along walkable streets, a central green space, and the opportunities 
for hotel and institutional uses will be anchored by a mix of medium density residential development, 
including townhouses and multi-family building typologies. 
We have advised Transportation that the proposed road network must be allowed as proposed in order to 
create well designed and developable blocks.  Our preference is to keep the street network as proposed 
for day-to-day traffic calming and pedestrian-oriented circulation, with the streets closeable for special 
events such as farmers markets, celebrations, etc. 
Further details will be outlined and confirmed at the master planning / DP stage in accordance with the 
revised Master Plan and proposed DC District. 
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Urban Design Element Rating  
1-5 

Creativity Encourage innovation; model best practices 
 Overall project approach as it relates to original ideas or innovation 

4.5 

UDRP Commentary The creation of a new urban square and completion of some visual axes creates a 
valuable focus to the area. 

Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 
stage in accordance with the proposed Master Plan and DC. 

Context Optimize built form with respect to mass and spacing of buildings, placement on site, response 
to adjacent uses, heights and densities 
 Massing relationship to context, distribution on site, and orientation to street edges 
 Shade impact on public realm and adjacent sites 

4 

UDRP Commentary In a difficult site massing location and organization are effective. 
Applicant Response The greatest heights are proposed at the north, where shadowing would mostly 

impact an arterial (Mount Royal Gate).  Details will be provided at DP stage in 
accordance with Master Plan and DC. 

Human Scale Defines street edges, ensures height and mass respect context; pay attention to scale 
 Massing contribution to public realm at grade 

4 

UDRP Commentary A good pedestrian environment is possible with sensitive design of the square, 
entrances and adjacent buildings. 

Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 
stage in accordance with the proposed Master Plan and DC. 

Integration The conjunction of land-use, built form, landscaping and public realm design 
 Parking entrances and at-grade parking areas are concealed 
 Weather protection at entrances and solar exposure for outdoor public areas 
 Winter city response 

4 

UDRP Commentary A mixed use Land Use is much better to take full advantage of this site. 
Applicant Response Agreed: our proposed mixed-use DC would be much better for the site and 

surrounding area than the current suburban office-focused DC. 
Connectivity Achieve visual and functional connections between buildings and places; ensure 
connection to existing and future networks. 
 Pedestrian first design, walkability, pathways through site 
 Connections to LRT stations, regional pathways and cycle paths  
 Pedestrian pathway materials extend across driveways and lanes 

3.5 

UDRP Commentary External constraints make this a difficult site to connect to surrounding 
environment.  Those connections that are available are well used but City Roads 
Department should be encouraged to cooperate by not moving the planned 
entrance roads. 

Applicant Response We have advised Transportation that the proposed road network must be allowed 
as proposed in order to create well designed, developable blocks and a 
pedestrian and transit-oriented site.  Right-in / right-out accesses to both Mount 
Royal Gate and Richard Road are also strongly desired. 

Animation Incorporate active uses; pay attention to details; add colour, wit and fun 
 Building form contributes to an active pedestrian realm 
 Residential units provided at-grade 
 Elevations are interesting and enhance the streetscape 

TBD 

UDRP Commentary  
Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 

stage in accordance with the proposed Master Plan and DC. 
Accessibility Ensure clear and simple access for all types of users  
 Barrier free design 
 Entry definition, legibility, and natural wayfinding 

TBD 

UDRP Commentary  
Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 

stage in accordance with the proposed Master Plan and DC. 
Diversity Promote designs accommodating a broad range of users and uses 
 Retail street variety, at-grade areas, transparency into spaces 
 Corner treatments and project porosity 

4 
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UDRP Commentary A variety of uses and forms is proposed with this application. 
Applicant Response Agreed: our proposed mixed-use DC allows for a wide variety of compatible retail 

and residential uses and built forms. 
Flexibility Develop planning and building concepts which allow adaptation to future uses, new 
technologies 
 Project approach relating to market and/or context changes 

TBD 

UDRP Commentary  
Applicant Response Our proposed DC is intended to maintain enough flexibility to be viable for current 

and future market conditions. 
Safety Achieve a sense of comfort and create places that provide security at all times  
 Safety and security 
 Night time design 

TBD 

UDRP Commentary  
Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 

stage in accordance with the proposed Master Plan and DC. 
Orientation Provide clear and consistent directional clues for urban navigation 
 Enhance natural views and vistas 

4 

UDRP Commentary Entrance roads are well placed and distributed.  Care should be taken in 
completing the design that visual axes have interesting end points. 

Applicant Response We have advised Transportation that the proposed road network must be allowed 
as proposed in order to create well designed, developable blocks.  Details will be 
provided at the DP stage in accordance with the proposed Master Plan and DC. 

Sustainability Be aware of lifecycle costs; incorporate sustainable practices and materials 
 Site/solar orientation and passive heating/cooling 
 Material selection and sustainable products 

TBD 

UDRP Commentary Although TBD, the opportunity at DP stage is for sustainable stormwater design 
and implementation (Low Impact Development rain gardens) that should capture 
green infrastructure design strategies to transform gray space into green space.  
These natural qualities would contribute an attractive layer to the walkable realm 
of the proposed mixed-use environment. 

Applicant Response This is achievable with our land use proposal.  Our engineer has already 
preliminarily reviewed the site from a servicing perspective.  Details will be 
provided at the DP stage in accordance with the proposed Master Plan and DC. 

Durability Incorporate long-lasting materials and details that will provide a legacy rather than a liability  
 Use of low maintenance materials and/or sustainable products 
 Project detailed to avoid maintenance issues 

TBD 

UDRP Commentary  
Applicant Response This is achievable with our land use proposal.  Details will be provided at the DP 

stage in accordance with the proposed Master Plan and DC. 
Overall Rating  (1-5) 4 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0500 
2019 June 06 

Road Closure and Land Use Amendment in Bridgeland/Riverside (Ward 9) 
between 816 and 824 McDougall Road NE, LOC2019-0023 

EXECUTIVE SUMMARY  

This road closure and land use redesignation application was submitted by Kaben Design 
Group on 2019 February 14, on behalf of the landowner, The City of Calgary.  The application 
proposes to close the laneway between 816 and 824 McDougall Road NE and to designate the 
land as Multi-Residential – Contextual Low Profile (M-C1) District to allow for: 

 multi-residential buildings (e.g. townhouses and apartment buildings);
 a maximum building height of 14 metres; and
 the uses listed in the M-C1 District.

The proposed land use amendment aligns with the applicable policies of the Municipal 
Development Plan and the Bridgeland-Riverside Area Redevelopment Plan. A development 
permit has not been submitted. 

ADMINISTRATION RECOMMENDATION: 

That the Calgary Planning Commission recommends that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed closure of 0.028 hectares ± (0.069 acres ±) of road
(Plan 1910732) adjacent to 816 and 824 McDougall Road NE, with conditions
(Attachment 3); and

2. Give three readings to the proposed closure bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.028 hectares ± (0.069 acres ±) of
closed road (Plan 1910732) adjacent to 816 and 824 McDougall Road NE from
Undesignated Road Right-of-Way to Multi-Residential – Contextual Low Profile (M-C1)
District; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed closure of 0.028 hectares ± (0.069 acres ±) of road
(Plan 1910732) adjacent to 816 and 824 McDougall Road NE, with conditions
(Attachment 3); and

2. Give three readings to Proposed Bylaw 8C2019.

3. ADOPT, by bylaw, the proposed redesignation of 0.028 hectares ± (0.069 acres ±) of
closed road (Plan 1910732) adjacent to 816 and 824 McDougall Road NE from
Undesignated Road Right-of-Way to Multi-Residential – Contextual Low Profile (M-C1)
District; and

4. Give three readings to Proposed Bylaw 140D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This redesignation application was submitted by Kaben Design Group on 2019 February 14 on 
behalf of the landowner, The City of Calgary. As noted in the Applicant’s Submission 
(Attachment 1), the applicant identified the intent to pursue a development permit application for 
a multi-residential development on this site in conjunction with 824 McDougall Road NE to the 
east. The road closure is described by the Registered Plan included in Attachment 2. 
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Location Maps 

Road Closure Map Proposed Land Use Map 
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Site Context 

The road closure is a laneway located in the community of Bridgeland/Riverside off of 
McDougall Road NE, across from 7A Street NE. Surrounding development is characterized by a 
mix of multi-residential developments, although there are some single detached residences in 
the vicinity.  An escarpment is to the north of the site which is used as an off-leash dog park.   

The laneway is approximately 0.028 hectares in size with approximate dimensions of 9.1 metres 
by 30.4 metres. The property is currently undeveloped. If this application is approved, the parcel 
created would be consolidated with the parcel to the east and the combined site would be 
developed. 

The site is located approximately 360 metres from the Bridgeland - Memorial LRT Station 
(approximately 580 metre walking distance).  McDougall Road NE is two blocks south of the 1 
Avenue NE Neighbourhood Main Street which has local shops and services.   

As identified in Figure 1 below, the community of Bridgeland/Riverside’s peak population was in 
2018, with a population of 6,529 people. 

Figure 1: Community Peak Population 
Bridgeland/Riverside 
Peak Population Year 2018 
Peak Population 6,529 
2018 Current Population 6,529 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 

Additional demographic and social-economic information may be obtained online through the 
Bridgeland/Riverside community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal represents a modest increase in density and allows for a range of building types 
that have the ability to be compatible with the established building form of the existing 
neighbourhood. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Bridgeland-Riverside-Profile.aspx
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Road Closure 

The application proposes to close the undeveloped road right-of-way, subject to conditions 
included in Attachment 3, with the intent consolidate the subject lands with the adjacent parcel 
municipally known as 824 McDougall Road NE. Land Use  

The Undesignated Road Right-of-Way is currently undeveloped. 

The proposed Multi-Residential – Contextual Low Profile (M-C1) District is a multi-residential 
designation that is primarily for three to four-storey (14 metres maximum height) townhouses 
and apartment buildings. The district provides for a maximum density of 148 units per hectare 
which would enable up to four dwelling units on the subject site. The M-C1 District has a range 
of contextual building setbacks and massing rules which would allow for a development that is 
contextually sensitive. 

Development and Site Design 

The rules of the proposed M-C1 District will provide guidance for the future development of the 
site including appropriate uses, height and building massing, landscaping and parking. Given 
the specific context of this corner site, additional factors that will be considered through the 
development permit process include, but are not limited to:  

 ensuring an engaging built interface along the McDougall Road NE frontage;
 emphasizing individual at-grade entrances;
 provision of amenity space for individual units;
 the delineation of an appropriate front yard setback;
 building placement, height and transitioning of massing; and
 site appropriate vehicular access, parking and garbage pickup.

Environmental 

An Environmental Site Assessment was not required as a part of this application. 

Transportation 

A Transportation Impact Assessment and Parking Study were not required for the proposed 
land use at this time.  

Vehicular access to the parcel is available via McDougall Road NE. 

The area is well served by Calgary Transit via Routes 5 and 90, located within approximately 
300 and 600 metres of the subject parcel, as well as within a 580 metre walking distance of the 
Bridgeland - Memorial LRT Station. 
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At the time of development, access and parking will be reviewed to ensure it is adequate to 
accommodate future redevelopment. 

Utilities and Servicing 

Sanitary sewers are available to service the development and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 

Water mains are available to service the development. At the development permit stage, a Fire 
Flow calculation letter may be required by to determine whether off-site upgrades are needed. 

Storm sewers are available to service the proposed development and can accommodate the 
potential redevelopment of the subject site without the need for off-site improvements at this 
time. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online.  

The Bridgeland/Riverside Community Association responded to the circulation with a message 
of ‘no objections’. No letters were received from adjacent landowners or the general public, and 
only a small number of enquiries were received and responded to by Administration. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised.  

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns.  

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities.  
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Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment of inner city communities that is similar in scale and built form to 
existing development, including a mix of multi-residential housing such as townhouses and 
apartments. Additionally, the provision of housing choice to service a variety of needs and 
income levels is encouraged. The MDP also calls for a modest intensification of the inner city, 
an area serviced by existing infrastructure, public amenities and transit.  

The proposal is in keeping with relevant MDP policies as the rules of the M-C1 District provide 
for a development form that may be sensitive to existing residential development in terms of 
height and built form.  

Bridgeland-Riverside Area Redevelopment Plan (Statutory – 1980) 

The site is located within the Non Family Oriented Development on Figure 3: Generalized Land 
Use Concept in the Bridgeland-Riverside Area Redevelopment Plan (ARP). Polices indicate that 
the appropriate land uses are residential in nature, and that there are two appropriate 
designations within the Land Use Bylaw that correspond to the Multi-Residential – Contextual 
Low Profile (M-C1) District, or Multi-Residential – Contextual Medium Profile (M-C2) District. 
This application is supported by the policies of the ARP. 

An update to the Bridgeland-Riverside ARP is ongoing, but has not yet been completed or 
approved. The proposed road closure and land use redesignation would align with both the 
current ARP and the draft ARP in its current state.    

Social, Environmental, Economic (External) 

The proposed road closure and land use redesignation will support future development in 
Bridgeland/Riverside.  

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
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Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
Bridgeland-Riverside Area Redevelopment Plan, as amended. The proposed road closure and 
M-C1 District designation is appropriate to the context of the site.

ATTACHMENT(S) 
1. Applicant’s Submission
2. Registered Road Closure Plan
3. Proposed Road Closure Conditions
4. Proposed Bylaw 8C2019
5. Proposed Bylaw 140D2019
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February 14, 2019 
 
Land Use Application for road closure and change the current designation from a road to 
MC-1 – City owned parcel between 816 and 824 McDougall Road NE 
 
Please accept this land use application to change the current designation from a city owned 
road to MC-1 for this site. Located at the base of the escarpment in Bridgeland Riverside, the 
site fronts onto McDougall Road NE and backs onto the escarpment at the south west end of 
Murdoch Park. The site is adjacent 816 McDougall Road NE, which is an affordable housing 
project and 824 McDougall Road NE, a vacant lot we own and zoned MC-1. We purchased 824 
McDougall Road NE in February 2018. Since owning the adjacent property at 824 McDougall 
Road NE we demolished the abandoned home which was left in disrepair from the previous 
owners. As part of the affordable housing development at 816 McDougall Road NE a new 
woonerf was built as a shared space for cars to access the site and pedestrians to connect to 
the pathway system, stairs and park. The road we are seeking to close and designate MC-1 has 
been abandon for many years and is now physically cut off from pedestrian, cars and the 
community. 
 

 
This proposed MC-1 land use change will allow the site to be developed with the adjacent 
parcel 824 McDougall Road NE. The proposed land use change will help offer a wider range of 
multiple family options to be built along with 824 McDougall Road NE. The larger frontage will 
allow for a mix of build form type and a wider variety of unit types. This development will help to 
achieve the redevelopment and density goals of the Municipal Development Plan. It will also 
improve the McDougall Road NE streetscape, add eyes on the street, additional personality to 
the park and enhance the character of the area. The proximity to Memorial Trail, river valley 
pathway, downtown and the LRT station which is less than 600m away makes this a desirable 
location for the type of multi-family development being proposed. 
 
Approving this road closure and land use change will facilitate the redevelopment of these 
underutilized urban transit orientated development (TOD) sites. We trust the above is in order 
and look forward to proceeding with this redevelopment. 
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Proposed Road Closure Conditions 
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1. All existing utilities within the road closure area shall be protected by easement 
or relocated at the developer’s expense. 
 

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

3. The closed road right-of-way is to be consolidated with the adjacent lands to the 
east. 
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ATTACHMENT 4

BYLAW NUMBER 8C2019

BEING A BYLAW OF THE CITY OF CALGARY
FOR A CLOSURE OF A ROAD

(PLAN 1910732 AREA ‘A’)
(CLOSURE LOC2019-0023/CPC2019-0500)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS The City of Calgary has decided to close from public use as a public street
and to sell or to hold those portions of street described below;

AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such
a Bylaw have been complied with;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. Immediately upon passage of this Bylaw, the following described street shall be closed
from use as a public highway:

PLAN 1910732
AREA ‘A’
EXCEPTING THEREOUT ALL MINES AND MINERALS

2. The proper officers of The City of Calgary are hereby authorized to execute such
instruments as may be necessary to effect the purpose of the Bylaw.

3. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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ATTACHMENT 5

BYLAW NUMBER 140D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0023/CPC2019-0500)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0023/CPC2019-0500 
 BYLAW NUMBER 140D2019 
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Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0690 
2019 June 06 

Policy Amendment and Land Use Amendment in Bridgeland/Riverside (Ward 9) at 
65 and 69 - 7A Street NE, LOC2019-0047 

EXECUTIVE SUMMARY  

This land use redesignation and policy amendment application was submitted on 2019 April 04 
by CivicWorks Planning + Design Inc on behalf of RNDSQR and the landowners 1853985 
Alberta Ltd and Sahra Kanji Professional Corporation. The application proposes to change the 
designation of two properties from Multi-Residential – Contextual Low Profile (M-C1d110) 
District to Mixed Use - General (MU-1h11) District to allow for: 

 multi-residential, commercial or mixed-use buildings (e.g. commercial buildings, or
apartment buildings that may have commercial storefronts);

 a maximum building height of 11 metres (a decrease from the existing maximum of 14
metres);

 additional flexibility in the number of dwelling units; and
 the uses listed in the MU-1 District.

An amendment to the Bridgeland-Riverside Area Redevelopment Plan (ARP) is required to 
accommodate the proposed land use redesignation. The proposal supports applicable policies 
of the Municipal Development Plan (MDP). A development permit for the site was submitted 
2019 May 10 and is currently under review. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw the proposed amendment to the Bridgeland-Riverside Area Structure
Plan (Attachment 2); and

2. Give three reading to the proposed bylaw.

3. ADOPT, by bylaw the proposed redesignation of 0.12 hectares ± (0.29 acres ±) located
at 65 and 69 - 7A Street NE (Plan 4301R, Block 7, Lots 30 to 33) from Multi-Residential
– Contextual Low Profile (M-C1d110) District to Mixed Use - General (MU-1h11) District;
and

4. Give three reading to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 
That Council hold a Public Hearing; and 

1. ADOPT, by bylaw the proposed amendment to the Bridgeland-Riverside Area
Redevelopment Plan (Attachment 2); and

2. Give three reading to Proposed Bylaw 52P2019.

3. ADOPT, by bylaw the proposed redesignation of 0.12 hectares ± (0.29 acres ±)
located at 65 and 69 - 7A Street NE (Plan 4301R, Block 7, Lots 30 to 33) from Multi-
Residential – Contextual Low Profile (M-C1d110) District to Mixed Use - General (MU-
1h11) District; and

4. Give three reading to Proposed Bylaw 147D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

The land use redesignation application was submitted by CivicWorks Planning + Design on 
behalf of RNDSQR and the landowners 1853985 Alberta Ltd and Sahra Kanji Professional 
Corporation on 2019 April 04. 

In 2016, Council approved the redesignation of the subject site (LOC2015-0125) from 
Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual 
Low Profile (M-C1d110) District to accommodate a multi-residential development consisting of 
two buildings with a total of 10 units (DP2017-3199). The development permit was approved in 
2018 but has not yet been released. 

A new development permit consisting of Restaurant: Neighbourhood and Office uses was 
submitted 2019 May 10 and is currently under review (DP2019-2317). Approval of the proposed 
land use is required to allow for this development. 
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Site Context 

The subject site consists of two parcels and is located on the southwest intersection of 7A 
Street and Centre Avenue NE in the community of Bridgeland-Riverside, one block south of the 
1 Avenue NE Neighbourhood Main Street. 

Surrounding development is characterized by semi-detached buildings to the south, both single 
and semi-detached development to the west, single detached development across the street to 
the north, and Murdoch Park, across the street to the east. Multi-residential development is 
located to the northeast of the site and includes commercial uses along 1 Avenue NE that wrap 
around the corner onto 7A Street NE. 

The subject site is approximately 0.12 hectares in area with dimensions of 36 meters in length 
by 30 metres wide and is currently developed with two single detached dwellings. 

As seen in Figure 1 below, Bridgeland-Riverside’s peak population year was in 2018. 

Figure 1: Community Peak Population 
Bridgeland-Riverside 
Peak Population Year 2018 
Peak Population 6,529 
2018 Current Population 6,529 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

 Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Bridgeland-Riverside community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposed land use amendment allows for development that has the ability to be compatible 
with the established built form of the existing community, while providing local amenities and 
employment opportunities in Bridgeland-Riverside. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

http://www.calgary.ca/CSPS/CNS/Documents/community_social_statistics/bridgeland-riverside.pdf
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Land Use 

The current land use is Multi-Residential – Contextual Low Profile (M-C1d110) which allows for 
multi-residential development to a maximum of 14 metres. The proposed Mixed Use – General 
(MU-1h11) District will provide opportunities for a mix of uses within a street-oriented building. 

The height modifier of 11 metres is three metres lower than the current maximum of 14 metres, 
reflecting the required height of the submitted development permit. 

Development and Site Design 

The proposed redesignation provides guidance for site development at the development permit 
stage. Site design considerations including parking, active frontages, pedestrian connection and 
interface with adjacent uses including Murdoch Park will be reviewed as part of the development 
permit application. 

Environmental 

No significant environmental issues were identified. An Environmental Site Assessment was not 
required. 

Transportation 

Pedestrian and vehicular access to the site is currently available from Centre Avenue NE and 
7A Street NE. South of Centre Avenue NE, 7A Street NE is a cul-de-sac and there is no rear 
lane. 

The site is located approximately 500 metres from the Bridgeland/Memorial LRT Station. The 
site is served by Calgary Transit Route 90 Bridgeland / University with a bus stop approximately 
100 metres north of the site on 1 Avenue NE. On-street parking is restricted on Centre Avenue 
NE to Residential Permit Parking only. Parking is currently not permitted directly in front of the 
site on 7a Street NE and a short-term public parking lot is located directly opposite the site on 
7A Street NE. 

Utilities and Servicing 

Sanitary sewers are presently available to service the development. As part of the development 
permit, a Sanitary Servicing Study must be submitted by the applicant to determine whether off-
site upgrades are required. 

Water mains are presently available to service the development. As part of the development 
permit, a Fire Flow calculation letter must be submitted by the applicant to determine whether 
off-site upgrades are required. 

Storm sewers are presently available to service the proposed development. 
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Stakeholder Engagement, Research and Communication 

In keeping with Administration’s practices, this application was circulated to stakeholders and 
notice posted on-site. Notification letters were sent to adjacent landowners and the application 
was advertised online. 

Administration received seven letters of objection to the proposal. An additional letter of 
objection was received by the Councillor’s office and forwarded to Administration. Concerns 
related to the land use include: 

 traffic and safety, reduced availability of on-street parking, delivery trucks as a nuisance;
 concern that commercial uses at this location will weaken the 1 Avenue NE Main Street;
 concern that future commercial tenants will not be compatible with adjacent residential;
 potential shadow impacts on the park; and
 destruction of scenic views from Murdoch Park.

Administration received one phone call in support of the proposal. 

The Bridgeland-Riverside Community Association (CA) was circulated on the application. The 
letter provided by the CA can be found in Attachment 3. The CA supports the proposed height 
of 11 metres and appreciated the applicant’s engagement to-date including large signage with 
renderings on-site, a postcard drop and in-depth information provided online by the applicant. 

Generally, the CA has stated that there has been positive feedback about the development and 
proposed uses, but there were concerns from some individuals regarding parking and traffic for 
the commercial uses, idling delivery trucks, concern that the proposed land use amendment is 
not tied to plans with the development permit. Some concerns were also expressed regarding 
the addition of commercial uses in this area and that tenants that may change over time to less 
desirable tenants, while others indicated that certain commercial uses could be an opportunity 
to enhance the activation of Murdoch Park. 

Strategic Alignment 

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 which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
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Municipal Development Plan (Statutory – 2019) 

The site is identified as Residential-Developed – Inner City in the Municipal Development Plan 
(MDP). Applicable MDP policies support moderate intensification that adds a mix of local 
commercial development. Buildings should maximize front door access to the street to 
encourage pedestrian activity. 

Bridgeland-Riverside Area Redevelopment Plan (Statutory - 1980) 

An amendment to the Bridgeland-Riverside Area Redevelopment Plan (ARP) is required to 
support this application (See Attachment 2). Figure 3: Generalized Land Use is proposed to be 
changed to amend the subject site to Neighbourhood Limited from the current land use of Non 
Family Oriented Development.  

As with other areas designated as Neighbourhood Limited in the ARP, the policies of the 
Developed Areas Guidebook will apply. In the Developed Areas Guidebook, this building block 
supports small-scale, local commercial development that serves residents’ daily needs. 

Administration is currently developing a new ARP for Bridgeland-Riverside and a new 
Developed Areas Guidebook. 

Social, Environmental, Economic (External) 

This proposal provides the opportunity for additional local amenities and employment 
opportunities for residents in Bridgeland-Riverside and could support the activation of the west 
side of Murdoch Park. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this item. 

Risk Assessment 

There are no significant risks associated with this proposal. 
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REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and could 
provide local amenities and employment opportunities within Bridgeland-Riverside that has the 
potential to activate the west side of Murdoch Park. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 52P2019
3. Community Association Letter
4. Proposed Bylaw 147D2019
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ATTACHMENT 2

BYLAW NUMBER 52P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE BRIDGELAND-RIVERSIDE

AREA REDEVELOPMENT PLAN BYLAW 11P80
(LOC2019-0047/CPC2019-0690)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the Bridgeland-Riverside Area Redevelopment Plan
Bylaw 11P80, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Bridgeland-Riverside Area Redevelopment Plan attached to and forming part of
Bylaw 11P80, as amended, is hereby further amended as follows:

(a) Amend Figure 3 entitled ‘Generalized Land Use’, by changing:

(i) 0.12 hectares ± (0.29 acres ±) located at 65 and 69 - 7A Street SE (Plan
4301R, Block 7, Lots 30 to 33) from ‘Non Family Oriented Development’
to ‘Neighbourhood Limited’;

(ii) the boundary of the ‘Developed Areas Guidebook applies’ to include 0.12
hectares ± (0.29 acres ±) located at 65 and 69 - 7A Street SE (Plan
4301R, Block 7, Lots 30 to 33);

as generally illustrated in the sketch below:



 
BYLAW NUMBER 52P2019 

 

 
 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 147D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0047/CPC2019-0690)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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Land Use Amendment in Manchester Industrial (Ward 9) at 4415 – 1 Street SE, 
LOC2019-0033 

EXECUTIVE SUMMARY  

This application was submitted by Zeidler Architecture on 2019 March 06, on behalf of 
landowner Enright Capital Ltd. This application proposes to change the land use designation of 
the site from Industrial – General (I-G) District to Industrial – Commercial (I-C) District to provide 
greater flexibility of uses. Specifically, the proposed amendment will allow for: 

 light industrial uses without size limitations;
 small scale commercial uses;
 a maximum floor area ratio of 1.0 (the same allowed in I-G Districts);
 maximum height of 12.0 metres (a decrease of 4.0 metres); and
 the uses listed in the I-C District.

The proposed land use amendment is consistent with the applicable policies of the Municipal 
Development Plan.  

A development permit application has not been submitted. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.41 hectares ± (1.02 acres ±) located
at 4415 – 1 Street SE (Plan 7703GH, Lots A and 17) from Industrial – General (I-G)
District to Industrial – Commercial (I-C) District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.41 hectares ± (1.02 acres ±) located
at 4415 – 1 Street SE (Plan 7703GH, Lots A and 17) from Industrial – General (I-G)
District to Industrial – Commercial (I-C) District; and

2. Give three readings to Proposed Bylaw 145D2019.
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PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by Zeidler Architecture on 2019 March 06, on behalf of 
landowner Enright Capital Ltd. This application proposes to change the land use designation of 
the site from Industrial – General (I-G) District to Industrial – Commercial (I-C) District to provide 
greater flexibility of uses. 
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Site Context 

The site is located in the Manchester Industrial area in southeast. The site is within 350 metres 
walking distance from the 39 Avenue SE LRT Station. The site is within 250 metres walking 
distance of the closest bus stop on 42 Avenue SE. The site is developed with a one-storey 
building. 

Industrial – General (I-G) designated lands exist to the north, east, and south of the site and are 
developed with industrial buildings. A freight railway and light rail right-of-way exist to the west 
of the site. Commercially designated lands that front onto Macleod Trail S exist to the west of 
the railway and light rail right-of-way. 

The site is located within 200 metres of 42 Avenue SE, which is the closest major road, which is 
identified as an Arterial Street on Map 2: Road and Street Network of the Municipal 
Development Plan. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal allows for a range of uses that are compatible with and complement existing light 
industrial and commercial uses in the area. The proposal is consistent with applicable policies, 
as discussed in the Strategic Alignment section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

This application proposes to change the land use designation of the site from an Industrial – 
General (I-G) District to an Industrial – Commercial (I-C) District. 

The Industrial – General (I-G) District is intended to be characterized by a wide variety of light 
and medium general industrial uses and a limited number of support commercial uses. A land 
use redesignation of 4415 - 1 Street SE to the I-C District would continue to allow for light 
industrial uses, while allowing for small scale commercial uses that are compatible with and 
complement light industrial uses. The site is on the perimeter of the industrial area. Whereas 1 
Street SE is not a major street, the site is within 180 metres of 42 Avenue SE, which is a major 
street, and within 400 metres of Macleod Trail S, which is also a major street. 

The existing uses approved on the site, Auto Service – Major, Brewery, Winery & Distillery, 
General Industrial - Light, and Vehicle Sales - Minor, are listed permitted and discretionary uses 
in the Industrial – Commercial (I-C) District. Therefore, the proposed redesignation would not 
impact the existing tenants. 



Page 5 of 6 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0673 
2019 June 06 

Land Use Amendment in Manchester Industrial (Ward 9) at 4415 – 1 Street SE, 

LOC2019-0033 

Approval(s): K. Froese concurs with this report. Author: E. Wasser 
City Clerk’s:  G. Chaudhary 

Development and Site Design 

The intent of this application is to allow for flexibility of uses. If and when the applicant submits a 
development permit application for the redevelopment of the site, the submitted plans will be 
assessed against the relevant bylaws, policies, and guidelines. 

Environmental 

An Environmental Site Assessment was not required for this application. 

Transportation 

Pedestrian and vehicular access to the site is available from 1 Street SE.  The area is served by 
Calgary Transit bus service Route 30 (Highfield Industrial) with a bus stop located 
approximately 250 metres walking distance from the site on 42 Avenue SE.  The site is also 
located within 500 metres of the 39 Avenue Calgary Transit light rail transit station.  On-street 
parking is permitted on 1 Street SE and is unregulated. 

Utilities and Servicing 

Water, sanitary, and storm sewer main servicing exists to the site. Any upgrades required to the 
public utility infrastructure will be evaluated at the development permit stage. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
applicant or Administration in association with the application. 

No letters in support or objecting to the proposed land use redesignation were received by 
Administration by the Calgary Planning Commission report submission date. Further, there is no 
community association in this area. 

Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent land owners.  In addition, Calgary Planning Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
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Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The site is with an Industrial; Standard Industrial area on Map 1: Urban Structure of the 
Municipal Development Plan (MDP). The intent of Standard Industrial Area is to have existing 
planned industrial areas that contain a mix of industrial uses at varying intensities, which should 
continue to offer a broad variety of industrial uses and as the area redevelops, while maintaining 
an industrial character. The proposal is consistent with the Municipal Development Plan. 

There is no local area policy for the site. 

Social, Environmental, Economic (External) 

The proposed land use district will provide opportunities for additional commercial uses while 
maintaining the industrial character and function of the site. 

Financial Capacity 
Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed land use redesignation is consistent with the applicable policies of the Municipal 
Development Plan. The parcel’s location and the area context are appropriate for the proposed 
Industrial – Commercial (I-C) District, which would allow for a range of business uses that would 
be compatible with the surrounding industrial area. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 145D2019
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ATTACHMENT 2

BYLAW NUMBER 145D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0033/ CPC2019-0673)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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0043 

EXECUTIVE SUMMARY  

This application was submitted by Blackcollar on 2019 March 28, on behalf of landowners 
Hektor Askushaj and Entela Zarka. This application proposes to change the land use 
designation of the site from a Residential – Contextual One Dwelling (R-C1) District to a Multi-
Residential – Contextual Grade-Oriented (M-CG) District to allow for a multi-residential 
development. Specifically, the proposed amendment will allow for: 

 grade-oriented multi-residential development (e.g. townhouses, apartment buildings);
 a maximum building height of 12 metres, about 3 to 4 storeys (an increase from the

current maximum of 10 metres);
 a maximum of 6 units (an increase from the current 1 unit maximum); and
 the uses listed in the M-CG District.

The proposed land use amendment is consistent with the applicable policies of the Municipal 
Development Plan.  

A development permit application was submitted on 2019 March 28 and is under review by 
Administration. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 7103 – 7 Street SW (Plan 3215HG, Block 6, Lot 1) from Residential – Contextual One
Dwelling (R-C1) District to Multi-Residential – Contextual Grade-Oriented (M-CG)
District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 7103 – 7 Street SW (Plan 3215HG, Block 6, Lot 1) from Residential – Contextual One
Dwelling (R-C1) District to Multi-Residential – Contextual Grade-Oriented (M-CG)
District; and

2. Give three readings to Proposed Bylaw 146D2019.
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Opposition to Recommendations: 

Against: Councillor Woolley 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by Blackcollar on 2019 March 28, on behalf of landowners 
Hektor Askushaj and Entela Zarka. This application proposes to change the land use 
designation of the site from a Residential – Contextual One Dwelling (R-C1) District to a Multi-
Residential – Contextual Grade-Oriented (M-CG) District to allow for a multi-residential 
development. 
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Site Context 

The site is located in the southwest community of Kingsland. The site is within 150 metres 
walking distance of the closest bus stop on Elbow Drive SW. The site was previously developed 
with a one-storey single detached dwelling, which was demolished. The site is vacant. 

Residential – Contextual One / Two Dwelling (R-C2) designated lands, developed with single 
detached dwellings, exist to the north of the site. Residential – Contextual One Dwelling (R-C1) 
designated lands exist to the east and south of the site. St. Augustine Elementary & Junior High 
School exists to the east of the site and single detached dwellings exist to the south of the site. 
Commercial – Neighbourhood 2 (C-N2) designated lands exists to the west of the site and are 
developed with a gas station and a convenience store.  

As identified in Figure 1, below, the community of Kingsland has experienced a population 
decline from its peak in 1971. 

Figure 1: Community Peak Population 
Kingsland 
Peak Population Year 1971 
Peak Population 5,341 
2018 Current Population 4,645 
Difference in Population (Number) -696
Difference in Population (Percent) -13%

Source: The City of Calgary Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Kingsland community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal allows for a range of uses that are compatible with and complement existing low 
density residential, institutional, and commercial uses in the area. The proposal is consistent 
with applicable policies, as discussed in the Strategic Alignment section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

This application proposes to change the land use designation of the site from a Residential – 
Contextual One Dwelling (R-C1) District to a Multi-Residential – Contextual Grade-Oriented 
(M-CG) District to allow for a Multi-Residential Development. Section 576 of Land Use Bylaw 
states that M-CG District is intended to apply to sites in the Developed Area that are located 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Kingsland.aspx
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adjacent to low density residential development and intended to allow for a form that is 
compatible with adjacent low density residential sites. The maximum building height would be 
12 metres, with chamfers to reduce mass in proximity to lower height development. The 
maximum number of units would be six. The site conforms to the intent of Land Use Bylaw 
1P2007 for M-CG Districts. 

The contextual multi-residential districts are intended for sites like the subject site. The Multi-
Residential – Contextual Grade-Oriented (M-CG) District and other contextual multi-residential 
districts exist on other similar sites within Kingsland and elsewhere in Calgary. 

Development and Site Design 

The purpose of this application to allow for a multi-residential development. A development 
permit application (DP2019-1456) was submitted on 2019 March 28 and is under review by 
Administration and is being assessed against the relevant bylaws, policies, and guidelines. 
Given the specific context of this site, additional items that have been considered through the 
concurrent development permit process include, but are not limited to: 

 site layout;
 building height and massing;
 amenity spaces;
 landscaping;
 unit access; and
 parking.

Environmental 

An Environmental Site Assessment was not required for this application. 

Transportation 

Pedestrian and vehicular access to the site is available from 69 Avenue SW, 7 Street SW, and 
the rear lane. The rear lane is closed and gated at 69 Avenue SW, but is open to traffic from 75 
Avenue SW, to the south. The area is served by Calgary Transit bus Route 3 (Sandstone/Elbow 
Drive) with a bus stop approximately 200 metres from the site, on Elbow Drive SW. On-street 
parking is restricted on 69 Avenue SW to two hours between the hours of 8:00am and 6:00pm 
from Monday to Friday. On-street parking is available on 7 Street SW and is unregulated.  

Utilities and Servicing 

Water, sanitary, and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
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Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
applicant or Administration in association with the application at the time of report writing. 

One letter of opposition to the proposed land use redesignation was received by Administration 
by the Calgary Planning Commission report submission date. Reasons for opposition to the 
proposed land use redesignation in the letter are: 

 It will add to an already busy area;
 There is a large volume of traffic in this area due to the school and corner store;
 Limited on-street parking; and
 This is not a single family home.

A letter of opposition was received from the Kingsland Community Association. Reasons for 
opposition to the proposed land use redesignation in the letter are: 

 This is a spot rezoning;
 This sets precedent;
 The Kingsland Community Plan outlines other areas much better suited for four-plexes;
 Proximity to commercial, an elementary school, and a collector route;
 Potential for land use bylaw relaxations;
 Challenging on-street parking due to elementary school, kindergarten, and a daycare;
 There is a cul-de-sac;
 A four-plex would overpower the streetscape inappropriately;
 Preference for semi-detached dwellings or rowhouses in this location, partly to start a

precedent; and
 The developer should have consulted the Kingsland Community Association.

Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent land owners.  In addition, Calgary Planning Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 
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Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory - 2009) 

The site is within a Developed - Residential - Established area on Map 1: Urban Structure of the 
Municipal Development Plan, and Elbow Drive SW is identified as Primary Transit Network on 
Map 2: Primary Transit Network. The intent of Established Area is to encourage modest 
redevelopment with appropriate densities and to create a pedestrian-friendly environment. The 
proposal is consistent with the Municipal Development Plan. 

Local Area Plan 

There is no local area policy for the site. 

The Kingsland Community Plan is a document prepared by and adopted by the Kingsland 
Community Association. The Kingsland Community Plan is not a City of Calgary nor statutory 
document, and therefore was not used in the review of this proposal. 

The site is within an area for which a multi-community local area plan is planned to be 
developed. The area of the planned multi-community local area plan is bounded by Glenmore 
Trail to the north, the Bow River to the east, Anderson Drive to the south, and 14 Street SW, 
and the Glenmore Reservoir to the west. 

Social, Environmental, Economic (External) 

The proposed land use district provides for a range of housing opportunities that may 
accommodate the housing needs of different demographic categories. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 
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Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed land use redesignation is consistent with the applicable policies of the Municipal 
Development Plan. The parcel’s location and the area context are appropriate for the proposed 
Multi-Residential – Contextual Grade-Oriented (M-CG) District, which would allow for low-rise 
multi-residential development in a manner that would be compatible with the surrounding 
residential area. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Comments from the Kingsland Community Association
3. Proposed Bylaw 146D2019
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ATTACHMENT 3

BYLAW NUMBER 146D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0043/CPC2019-0676)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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Policy Amendment and Land Use Amendment in Shepard Industrial (Ward 12) at 
11488 – 24 Street SE, LOC2018-0153 

EXECUTIVE SUMMARY  

This application was submitted by Kumlin Sullivan Architecture Studio on 2018 June 27, on 
behalf of landowner I.G.L. Properties Inc. This application proposes to change the land use 
designation of the site from DC Direct Control District (Bylaw 84Z2000), based on General Light 
Industrial District (I-2) of Land Use Bylaw 2P80 to Commercial – Corridor 2 (C-COR2 f0.22h12) 
District to allow for additional commercial uses in order to attract new tenants. Specifically, the 
proposed amendment will allow for: 

 primarily commercial developments such as strip malls and shopping centres that may
serve several surrounding communities;

 a maximum building height of 12 metres, about 1 to 4 storeys (no change from the
current maximum);

 a maximum building area of 3,995 square metres; and
 the uses listed in the C-COR2 District.

An amendment to the Southeast Industrial Area Structure Plan is required to accommodate the 
proposed land use redesignation. The proposed land use amendment is consistent with the 
applicable policies of the Municipal Development Plan. 

No development permit applications have been submitted for the site in conjunction with this 
application. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the Southeast Industrial Area Structure
Plan (Attachment 4);

2. Give three readings to the proposed bylaw;

3. ADOPT, by bylaw, the proposed redesignation of 1.82 hectares ± (4.49 acres ±) located
at 11488 – 24 Street SE (Plan 0112636, Block 18, Lot 1) from DC Direct Control District
to Commercial – Corridor 2 (C-COR2 f0.22h12) District; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the Southeast Industrial Area Structure
Plan (Attachment 4);

2. Give three readings to Proposed Bylaw 51P2019;

3. ADOPT, by bylaw, the proposed redesignation of 1.82 hectares ± (4.49 acres ±) located
at 11488 – 24 Street SE (Plan 0112636, Block 18, Lot 1) from DC Direct Control District
to Commercial – Corridor 2 (C-COR2 f0.22h12) District; and

4. Give three readings to Proposed Bylaw 144D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by Kumlin Sullivan Architecture Studio on 2018 June 27, on 
behalf of landowners I.G.L. Properties Inc. This application proposes to change the land use 
designation of the site from DC Direct Control District (Bylaw 84Z2000), based on General Light 
Industrial District (I-2) of Land Use Bylaw 2P80 to Commercial – Corridor 2 (C-COR2 f0.22h12) 
District to allow for additional commercial uses in order to attract new tenants. The requested 
density and height modifiers were selected to accommodate the existing density and height of 
buildings on the site, and no additional density or height. 
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Site Context 

The site is located along the western edge of the Shepard Industrial area of southeast Calgary, 
adjacent to the community of Douglasdale/Glen. The site is adjacent to multiple Calgary Transit 
bus stops, a bus terminal, a Calgary Transit Route 302 bus rapid transit stop, the southeast 
terminus of the Calgary Transit MAX Teal line, and the approved, planned, and funded Douglas 
Glen Calgary Transit Green Line Light Rail Transit Station. The site is developed with six one-
storey commercial buildings. 

Industrial – Commercial (I-C) District lands, developed with a three-storey retail and office 
commercial building, exists to the north of the site. Industrial – General (I-G) District lands, 
developed with a one-storey industrial commercial building, exists to the east of the site. 
Industrial – General (I-G) District lands, developed with a Calgary Transit bus terminal and park 
and ride, exists to the southeast of the site. Commercial – Retail 3 (C-R3) District lands, 
developed with multiple commercial buildings, exists to the south of the site. Multi-Residential – 
Contextual Ground-Oriented (M-CGd44) District lands, developed with a townhouse complex, 
exists to the west of the site. 

As identified in Figure 1, below, the adjacent community of Douglasdale/Glen has experienced a 
small population decline from its peak in 2014. 

Figure 1: Community Peak Population 
Douglasdale/Glen 
Peak Population Year 2014 
Peak Population 12,952 
2018 Current Population 12,769 
Difference in Population (Number) -183
Difference in Population (Percent) -1%

Source: The City of Calgary Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Douglasdale/Glen community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal allows for a range of uses that are compatible with and complement the adjacent 
and nearby uses. If the proposed policy amendments are approved, then the proposal is 
consistent with applicable policies, as discussed in the Strategic Alignment section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Douglasdale-Glen.aspx
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Land Use 

This application proposes to change the land use designation of the site from DC Direct Control 
District (Bylaw 84Z2000), based on General Light Industrial District (I-2) of Land Use Bylaw 
2P80 to Commercial – Corridor 2 (C-COR2 f0.22h12) District to allow for additional commercial 
uses. Section 796 of Land Use Bylaw 1P2007 directs Commercial – Corridor 2 (C-COR2) 
Districts to be located where there is commercial development on both sides of the street and 
there is vehicle access from streets and lanes. The C-COR2 District allows for commercial 
development, including limited automotive uses, and the potential for residential uses. The  
C-COR2 District is intended to be buildings located at varying distance from the street, with
parking at front, sides or rear of buildings, pedestrian connections from public sidewalks, to and
between buildings, and varied building densities and heights.

A land use redesignation of the site to the C-COR2 District would allow for commercial 
development on both sides of the street and would have access from adjacent streets. Buildings 
on 24 Street SE and 114 Avenue SE are located at varying distance from the street, and have 
parking located to the front, sides, and rear. A policy amendment to allow for commercial uses 
and some residential uses is consistent with the intent of the C-COR2 District. The site 
conforms to the intent of Land Use Bylaw 1P2007 for the C-COR2 District. 

Development and Site Design 

The purpose of this application to allow for additional commercial uses. When development 
permits for the site are submitted, they will be reviewed by Administration to assess the 
proposal against the relevant bylaws, policies, and guidelines 

Environmental 

An environmental site assessment was not required for this application. 

Transportation 

Pedestrian and vehicular access to the site is available from 114 Avenue SE and 24 Street SE. 
Both access locations are restricted to right-in/right-out turns only.  According to the Calgary 
Transportation Plan, 114 Avenue SE is classified as an Industrial Arterial Street and 24 Street 
SE is classified as an Arterial Street.    

The site is located adjacent to the Douglas Glen Bus Rapid Transit Station and is within a 
transit-oriented development area. Numerous transit routes connect to and from the Douglas 
Glen Bus Rapid Transit Station including Routes 92 McKenzie Town, 96 McKenzie, 103/117 
McKenzie Express, 133 Cranston Express, 151 New Brighton Express, and the MAX Teal 
Route 306. The Douglas Glen Bus Rapid Transit Station will eventually be consolidated with the 
future Douglas Glen Green Line Light Rail Transit Station.   
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A Transportation Impact Assessment was not required in support of this land use redesignation 
application. Transportation impact analysis may be required for a development permit 
application review, depending on the density of the proposed development. 

Utilities and Servicing 

Sanitary sewers are available to service the site. At the time of a development permit application 
review, a sanitary servicing study may be required to determine whether off-site upgrades are 
needed. 

Water mains are available to service the site. At the time of a development permit application 
review, a fire flow calculation letter may be required to determine whether off-site upgrades are 
needed. 

Storm sewers are available to service the site. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. In addition, notification letters were sent to adjacent 
land owners and the application was advertised online. No public meetings were held by the 
applicant or Administration in association with the application at the time of report writing. 
No letters regarding the proposed land use redesignation were received by Administration by 
the Calgary Planning Commission report submission date. 

A letter of support regarding the proposed land use redesignation was received from the 
DouglasQuarry Community Association. A further letter of support regarding the proposed policy 
amendments was received from the DouglasQuarry Community Association following a meeting 
on 2019 May 15 to discuss the proposed policy amendments.  

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 
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Municipal Development Plan (Statutory - 2009) 

The site is within an Industrial - Employee Intensive area on Map 1: Urban Structure of the 
Municipal Development Plan and 24 Street SE is identified as Primary Transit Network on Map 
2: Primary Transit Network. Also, 24 Street SE is identified as an Arterial Street and 114 Avenue 
SE is identified as an Industrial Arterial on Map 3: Road and Street Network of the Municipal 
Development Plan.  

The intent of the Industrial - Employee Intensive area is to have manufacturing, warehousing 
and mixed industrial/office developments that have high labour concentrations and require 
access to the Primary Transit Network. The Municipal Development Plan further states that 
whereas the Industrial - Employee Intensive area should contain predominantly industrial uses, 
other uses that support the industrial function may be allowed, and that specific rules for the 
amount of support uses should be determined as part of the policy planning process and land 
use application process. Furthermore, the policies of Part 2 (City-wide policies) of the Municipal 
Development Plan generally encourage intensification and pedestrian-oriented uses in proximity 
to higher capacity and frequency transit station. The proposal is consistent with the Municipal 
Development Plan. 

Southeast Industrial Area Structure Plan (Statutory - 1996) 

The site is within a Proposed I-2 General Light Industrial District area on Map 2: Land Use and 
Transportation Plan of the Southeast Industrial Area Structure Plan. Both 24 Street SE and 114 
Avenue SE are identified as Major Road on Map 2: Land Use and Transportation Plan of the 
Southeast Industrial Area Structure Plan. 

The fourth paragraph of subsection 4.1.1. of the Southeast Industrial Area Structure Plan states; 

“Apart from two mobile home parks and four residential dwellings in the South Hill area, 
which are due to be phased out over time, no residential uses are proposed within the 
Plan area. As a result, proposals for any additional residential development would be 
contrary to this Plan.” 

The sixth point of subsection 4.2(b) of the Southeast Industrial Area Structure Plan states; 

“That applications for land use amendments to accommodate additional commercial 
development beyond that allowed under the General Light Industrial District (I-2), on 
sites greater than 1.6 hectares (4 acres) in size to accommodate commercial 
development may be considered, provided an amendment to this plan is approved 
identifying the commercial site and specifying any site specific development 
requirements.” 

Because the site is 1.82 hectares in size, which is greater than the 1.6 hectare threshold noted 
in subsection 4.2(b), and because the proposed land use designation would allow for both 



Page 8 of 8 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0689 
2019 June 06 

Policy Amendment and Land Use Amendment in Shepard Industrial (Ward 12) at 

11488 – 24 Street SE, LOC2018-0153 

Approval(s): K. Froese concurs with this report. Author: E. Wasser 
City Clerk’s:  G. Chaudhary 

additional commercial development beyond that allowed under the General Light Industrial 
District (I-2) and residential uses, amendments to the Southeast Industrial Area Structure Plan 
are required to enable the proposed redesignation to the C-COR2 District. 

Because the proposed amendment is consistent with the intent of and the policies for the 
Industrial - Employee Intensive and the city-wide policies of the Municipal Development Plan, as 
described in the Municipal Development Plan section, Administration supports the proposed 
amendment to the Southeast Industrial Area Structure Plan. 

Social, Environmental, Economic (External) 

The proposed land use district provides for a range of commercial opportunities that may 
accommodate the needs of different demographic categories. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed policy amendment and land use redesignation are consistent with the applicable 
policies of the Municipal Development Plan. The parcel’s location and the area context are 
appropriate for the proposed Commercial – Corridor 2 (C-COR2 f0.22h12) Districts, which will 
allow for a range of commercial uses that will be compatible with the surrounding residential, 
commercial, industrial, and transit uses. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Comments from the DouglasQuarry Community Association
3. Further Comments from the DouglasQuarry Community Association
4. Proposed Bylaw 51P2019
5. Proposed Bylaw 144D2019
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BYLAW NUMBER 51P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE SOUTHEAST INDUSTRIAL

AREA STRUCTURE PLAN BYLAW 6P96
(LOC2018-0153/CPC2019-0689)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the Southeast Industrial Area Structure Plan Bylaw
6P96, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Southeast Industrial Area Structure Plan attached to and forming part of Bylaw
6P96, as amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Land Use and Transportation Plan’ by changing 1.82
hectares ± (4.49 acres ±) located at 11488 - 24 Street SE (Plan 0112636, Block
18, Lot 1) from ‘Proposed I-2 General Light Industrial District’ to ‘Existing
Commercial District’ as generally shown in the sketch below.



 
BYLAW NUMBER 51P2019 

 
(b) In Section 4.1.1, last sentence of the fourth paragraph, after the words “contrary 

to this Plan” insert “with the exception of development located at 11488 - 24 
Street SE (Plan 0112636, Block 18, Lot 1).” 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 144D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0153/CPC2019-0689)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0153/CPC2019-0689 
 BYLAW NUMBER 144D2019 

 
 

SCHEDULE A 
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EXECUTIVE SUMMARY  

This land use redesignation application was submitted by Dialog Edmonton on 2019 January 11 
on behalf of the landowners Bearspaw Christian School Society.  The application proposes to 
change the designation of one parcel from Special Purpose – Future Urban Development (S-
FUD) District to a DC Direct Control District based on the Special Purpose – Future Urban 
Development (S-FUD) District to allow for: 

 the existing use (private school) to continue; and
 provide additional needed services (child care service).

The proposal is in keeping with the Municipal Development Plan, the Glacier Ridge Area 
Structure Plan, and aligns with the Child Care Service Policy and Development Guidelines. 
No development permit application has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 15.66 hectares ± (38.68 acres ±)
located at 15001 69 Street NW (Plan 9012020 Block 1) from Special Purpose – Future
Urban Development (S-FUD) District to DC Direct Control District to accommodate an
existing School – Private and proposed Child Care Service (Attachment 2).

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 15.66 hectares ± (38.68 acres ±)
located at 15001 69 Street NW (Plan 9012020 Block 1) from Special Purpose – Future
Urban Development (S-FUD) District to DC Direct Control District to accommodate an
existing School – Private and proposed Child Care Service (Attachment 2).

2. Give three readings to Proposed Bylaw 151D2019.
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PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This land use amendment was submitted on 2019 January 11 by Dialog Edmonton on behalf of 
the landowners Bearspaw Christian School Society.  No development permit has been 
submitted at this time.  As noted in the Applicant’s Submission (Attachment 1), the applicant is 
intending on providing a child care service component to complement the existing private 
school. 

The site was originally designated Special Purpose – Future Urban Development (S-FUD) 
District in 2007 when the area was annexed from Rocky View County.  Bearspaw Christian 
School was already operating during this time and is a grandfathered use. 
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Site Context 

The subject parcel, located at 15001 – 69 Street NW, is approximately 15.66 hectares (38.68 
acres) in area and is located north of 144 Avenue NW and west of 69 Street NW.  To the north, 
west, and east the lands are in an agricultural state.  Parcels to the east are currently included 
in an outline plan/land use amendment application for several new neighbourhoods under 
review by Administration (LOC2017-0368). 

South of the parcel, lands are being used for gravel extraction and some are still in an 
agricultural state.   

The parcel itself is triangular in shape and occupies the northeast corner of the quarter section.  
It is relatively flat and developed with an existing school building, playgrounds, and parking lot.  
The remainder of the quarter section is under separate ownership and is in an agricultural state. 
A stream and dugout border the site on the west. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

Planning Considerations 

The primary planning consideration in evaluation of this application consisted of determining the 
appropriate land use district in keeping with the applicable policies for the area. 

Land Use 

The parcel is currently designated Special Purpose – Future Urban Development (S-FUD) 
District.  This designation was applied to the site as part of the 2007 annexation from Rocky 
View County.  This district is intended to restrict premature subdivision of parcels for lands 
awaiting urban development and utility servicing while allowing existing uses on the parcel to 
continue as discretionary as long as they do not cease for a period of six months.   

A DC Direct Control District based on the Special Purpose – Future Urban Development 
(S-FUD) District is proposed, adding School – Private and Child Care Service as discretionary 
uses on the parcel.  The “School – Private” use definition in the Land Use Bylaw includes some 
child care service uses but limits them to before and after school care programs. However, this 
limited definition precludes full time child care service, including some kindergarten and pre-
kindergarten programs offered by the existing school.  Inclusion of this use within the DC Direct 
Control District will close the gap that exists within the School – Private definition. 

The School – Private use is considered discretionary in the Special Purpose – Future Urban 
Development (S-FUD) District but is conditioned such that the use cannot be discontinued for 
longer than six consecutive months.  Adding the School – Private as a discretionary use in the 
Direct Control District gives more certainty for the school in planning for the future. 
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Development and Site Design 

A discretionary use development permit application will be required to enable the child care 
service use on this parcel.  The ultimate number of children, on-site parking stalls, the location 
of pick-up and drop-off stalls, and outdoor play areas will be determined through that process.  
The child care service operators will also require Provincial licensing and thus will be further 
evaluated by the Calgary Region Child and Family Service Authority. 

Environmental 

A Phase I Environmental Site Assessment was submitted for review and no significant 
environmental issues were identified.  

Transportation 

A Transportation Impact Assessment or parking study was not required to support the proposed 
land use redesignation.  However, these studies may be required at future development permit 
stages.  The subject parcel is accessed by vehicle from 69 Street NW, north of 144 Avenue NW. 
This site is currently not served by Transit as the closest Transit stops are located in Nolan Hill 
more than 2 kilometres away, with no public sidewalks connecting to them.  An existing lot in the 
front of the building provides parking and drop off/pick up stalls for staff, visitors, and parents 
on-site.  

Utilities and Servicing 

City of Calgary utilities are not available to service the subject site at this time.  Until services 
are available, the parcel will continue to use onsite servicing methods, which include sewage 
and water tanks that are privately maintained.  Proposals for additional development will be 
required to demonstrate acceptable supporting servicing methods via the discretionary 
development permit review process to the satisfaction of Development Engineering.  

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site.  Notification letters were sent to adjacent land owners 
and the application has been advertised online.  No public meetings were held by the applicant 
or Administration. 

While there is no community association in this area, this application was circulated to the Sage 
Hill Community Association which is located nearby. An email was received from the Sage Hill 
Community Association expressing support for the proposed land use redesignation. 

No citizen comments were received through the notice posting or notification processes. 
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Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners.  In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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 which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan.  The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

Schools and child care services are identified by the Municipal Development Plan as uses that 
contribute to the development of complete communities.  Child care services should be 
accommodated as appropriate within residential communities and workplace contexts.  While 
this site is not within a residential community, planning is underway for new neighbourhoods 
directly east of the subject parcel.  Additionally, the child care service will allow the school to 
offer parents of current students the opportunity of having younger siblings in full time child care 
at the same location for convenience.  

Glacier Ridge Area Structure Plan (Statutory – 2015) 

The subject parcel is identified as an Institutional/Neighbourhood Area on the Glacier Ridge 
Area Structure Plan Land Use Concept map.  This site is supported to continue as a private 
school site.  While this site is still covered by a Growth Management Overlay, the New 
Community Planning Guidebook (Municipal Development Plan, Volume II) only requires the 
overlay to be removed prior to approval of an Outline Plan/Land Use Amendment application to 
accommodate fully-serviced urban development within a site.  This provision permits minor land 
use redesignations that allow existing uses in the area to continue operating until such time as 
the land is developed to urban intensities.  This land use amendment seeks to allow the existing 
private school to continue as a discretionary use with the additional discretionary use of child 
care which would be a complementary service offered by the school. 
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Child Care Service Policy and Development Guidelines (Non-statutory – 2009) 

The guidelines suggest that child care services are a compatible and complementary use to 
community facilities such as schools. In this case, the child care service use will be co-located 
with an existing private school. 
Social, Environmental, Economic (External) 

The proposed land use allows for the continuation of an existing private school while providing 
an ability for the school to provide complementary services for its families.  This ensures jobs as 
well as a community amenity for residents in existing and future neighbourhoods. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed land use redesignation is consistent with the applicable policies of the Municipal 
Development Plan, the Glacier Ridge Area Structure Plan and the Child Care Policy and 
Development Guidelines.  The redesignation allows the existing school to continue to operate 
as well as provide a complementary child care service component.  This contributes to providing 
jobs and child care options to existing and future residents within surrounding communities. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 151D2019
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DIALOG is representing the current owners of the Site (Bearspaw Christian School (BCS)) and 
is submitting a Land Use Redesignation application to rezone the Site from (S-FUD) Special 
Purpose Future Urban Development Zone to a (DC) Direct Control District. The Site was 
originally designated S-FUD in 2007 when the general area was annexed from Rocky View 
County. At that time, the S-FUD designation grandfathered the existing uses, as discretionary 
including the Private School use on the Site. BCS is seeking to maintain the Private School use 
and add Child Care Services as an additional use. To achieve this, BCS is submitting a land use 
amendment application to redesignate the site to a DC designation, based on the existing S-
FUD designation, which includes Child Care Service and Private School as discretionary uses. 
 
We respectfully submit that the proposed land use redesignation should be supported as it is in 
keeping with the vision and land use concept for the area, as identified in the Glacier Ridge 
Area Structure Plan (ASP). Within the land use concept in the Glacier Ridge ASP, the Site is 
classified as Institutional/Neighbourhood Area (which supports the retention of Bearspaw 
Christian School). The Site is near several land uses that would benefit from the addition of the 
Child Care Services use, including Neighbourhood Area, Employment Area and a 
Neighbourhood Activity Centre. The addition of the Child Care Services use would be 
particularly beneficial to the Employment Area and Neighbourhood Activity Centre, by providing 
a day care amenity in an area that supports a higher density of people and jobs. The Child Care 
Service use is also complimentary to the Neighbourhood Area, as it would provide a day care 
amenity to the homeowners in the future residential neighbourhoods within the surrounding 
area.   
 
Child Care Services is defined as “a use that may provide programming for the social, creative, 
educational and physical development of children; and that includes day cares, pre-schools, 
kindergarten, out of school care and other programs where the primary purpose is the care of 
children”. With this in mind, the Child Care Service use would provide great value to the patrons 
(existing students) of the school and their families by providing viable out-of-school caretaking, 
in addition to the school use, that would allow students to remain on-site at BCS. The addition of 
Child Care Service use is also supported in the vision for Glacier Ridge ASP which states that 
the communities within “will contain a rich mix of housing, schools and commercial opportunities 
to support daily needs.”  Child Care Services is a daily need for many families and supports the 
development of complete communities, where people can work, live, and grow. 
 
In support of the application, the redesignation process has also resulted in consideration for 
how growth will impact parking, transportation, and integration with surrounding land uses and 
future development. In regards to parking, the parking requirements for the Direct Control zone 
will exceed the Land Use Bylaw requirements for Private School and Child Care Services use, 
to ensure that adequate parking is provided on-site. In regards to transportation and integration 
with surrounding land uses and future development, we have reached out to both the City and 
the surrounding landowners to identify synergies that could be created throughout future growth 
of the surrounding areas and the Site. BCS is keen on working with both private and public 
stakeholders to achieve an integrated site based on the surrounding plans for growth. It is also 
important to note that the landowner directly adjacent to the site (east) is supportive of the 
application, as per the Letter of Support attached.  
 
We are pleased to submit our application for land use redesignation and firmly believe that it will 
allow for a combination of complimentary uses that will greatly benefit the Site and the vision for 
the surrounding neighbourhoods, as outlined in the Glacier Ridge ASP. 
 
 



CPC2019-0716 
Attachment 1 

Applicant’s Submission 

CPC2019-0176 - Attach 1 Page 2 of 2 
ISC:  UNRESTRICTED



CPC2019-0716 
ATTACHMENT 2

BYLAW NUMBER 151D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0008/ CPC2019-0716)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0008/ CPC2019-0716 
 BYLAW NUMBER 151D2019 

 
 

SCHEDULE A 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) allow for the continued operation and expansion of services of an existing 
private school. 

 
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 Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
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 AMENDMENT LOC2019-0008/ CPC2019-0716 
 BYLAW NUMBER 151D2019 
 
Permitted Uses 
4 The permitted uses of the Special Purpose – Future Urban Development (S-FUD) 

District of Bylaw 1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses  
5 The discretionary uses of the Special Purpose – Future Urban Development (S-FUD) 

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

 
(a) Child Care Service; and 
 
(b) School – Private. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Special Purpose – Future Urban 

Development (S-FUD) District of Bylaw 1P2007 apply in this Direct Control District. 
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Land Use Amendment in Sage Hill (Ward 2) at 155 Sage Hill Rise NW and 3650 
Sage Hill Drive NW, LOC2017-0406 

EXECUTIVE SUMMARY  

This application for a land use amendment was originally submitted by Seika Architecture on 
2017 December 28 on behalf of the land owner Sage Property Development Inc.  The 
application was presented to the Calgary Planning Commission (CPC) on 2019 February 21, 
where it was referred back to Administration with direction for the applicant to consider: 

 reduced commercial;
 reduced auto-oriented design; and
 additional mixed-use building forms.

Following the CPC meeting of 2019 February 21, the applicant prepared a revised development 
concept (Attachment 2) to supplement the land use amendment application that was then 
utilized used to inform the development of DC Direct Control District in an attempt to follow 
through on CPC’s direction.  The proposed DC Direct Control District guidelines (Attachment 3) 
are based on the rules of the originally proposed Commercial – Community 1 (C-C1) District, 
with the addition of rules for a reduced maximum gross floor area for commercial uses, 
restrictions on the types of allowable auto-oriented uses to reduce auto-oriented design 
potential, and minimum residential density to promote mixed-use development.  The guidelines 
also provide for an increase in building height to allow more flexibility in building design, and 
specify requirements at the development permit stage to ensure a comprehensive review of the 
DC Direct Control District area.   

The revised application proposes the redesignation of two parcels in the community of Sage Hill 
from Multi-Residential – Medium Profile (M-2d90) District and Residential – Low Density 
Multiple Dwelling (R-2M) District to DC Direct Control District (based on the Commercial – 
Community 1 (C-C1) District) and Multi-Residential – Low Profile (M-1d80) District to allow for a 
community commercial area with low profile multi-residential development.  Specifically, this 
proposal provides for the following: 

 primarily small to mid-scale commercial development including dwelling units that serve
the immediate surrounding area with a maximum building height of 13 metres or three
storeys;

 apartment buildings, townhouse and rowhouses with a maximum building height of 14
metres or four storeys;

 the uses listed in the Multi-Residential – Low Profile (M-1d80) District, and the
Commercial – Community 1 (C-C1) District, excluding Car Wash – Single Vehicle, Drive
Through, Parking Lot – Grade, Vehicle Rental – Minor, and Vehicle Sales – Minor;

 a minimum residential density of 13 units per hectare in the DC Direct Control District
area and an anticipated mixed-use building that includes 32 dwelling units atop of
ground floor commercial; and

 a maximum floor area ratio listed in the DC Direct Control District of 0.45 and an
anticipated 7,060 square metres (76,000 square feet) of commercial use area.
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ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 3.09 hectares ± (7.63 acres ±) located
at 3650 Sage Hill Drive NW and 155 Sage Hill Rise NW (Plan 10Y0452, Block 7, Lots 1
and 3) from Residential – Low Density Multiple Dwelling (R-2M) District and Multi-
Residential – Medium Profile (M-2d90) District to Multi-Residential – Low Profile (M-
1d80) District and DC Direct Control District to accommodate reduced commercial floor
area, restricted auto-oriented uses, and minimum residential density, with guidelines
(Attachment 3); and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 3.09 hectares ± (7.63 acres ±) located
at 3650 Sage Hill Drive NW and 155 Sage Hill Rise NW (Plan 10Y0452, Block 7, Lots 1
and 3) from Residential – Low Density Multiple Dwelling (R-2M) District and Multi-
Residential – Medium Profile (M-2d90) District to Multi-Residential – Low Profile (M-
1d80) District and DC Direct Control District to accommodate reduced commercial floor
area, restricted auto-oriented uses, and minimum residential density, with guidelines
(Attachment 3); and

2. Give three readings to Proposed Bylaw 137D2019.

Opposition to Recommendations: 

Against: Commissioner Foht, Commissioner Palmiere, and Commissioner Schmalz 

Excerpt from the Minutes of the 2019 May 16 Regular Meeting of the Calgary Planning 
Commission: 

“Revised Attachments 1 and 2 were distributed with respect to Report CPC2019-0551”. 

PREVIOUS COMMITTEE DIRECTION / POLICY 

At the 2019 February 21 Calgary Planning Commission meeting, the following was brought 
forward and carried by Calgary Planning Commission: 

That with respect to Report CPC2019-0153 the following be approved: 
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That the Calgary Planning Commission refer the proposed Land Use Amendment 
(Report CPC2019-0153) to Administration for further discussion with the applicant, and 
to consider: 

 reduced commercial;
 reduced auto-oriented design; and
 additional mixed-use building forms;

And return to the Calgary Planning Commission no later than 2019 May. 

BACKGROUND 

The original land use application was submitted by Seika Architecture on 2017 December 28 on 
behalf of the land owner Sage Property Development Inc. As noted in the Applicant’s 
Submission (Attachment 1), the applicant proposed the redesignation of two parcels in the 
community of Sage Hill as follows: 

Current Designation Original Proposed 
Designation Parcel Size 

Multi-Residential – 
Medium Profile  
(M-2d90) 

Commercial – 
Community 1 (C-C1) 2.31 Hectares 5.72 Acres 

Residential – Low 
Density Multiple 
Dwelling (R-2M) 

Multi-Residential – 
Low Profile (M-1d80) 0.78 Hectares 1.92 Acres 

The original proposal was to allow for a community commercial area and low profile multi-
residential development within the High Density Residential Area, as described in the Transit 
Oriented Planning Area of the Symons Valley Community Plan. The applicant intended to 
pursue a local commercial development for the commercial portion of the application that 
would service the surrounding high density residential community and support the large 
format retail and mixed use commercial development that are both existing and proposed for 
the surrounding area. 

The original proposal also contemplated an increase in density from 38 units per hectare to 80 
units per hectare for the residential portion of the site to allow for townhouse development 
adjacent to the proposed commercial area. This development would interface with a 
townhouse site located on the southeastern edge of the subject site and would provide a 
transition to the higher intensity residential development proposed in the northern portion of the 
plan area. 

The subject site is located within the Symons Valley redevelopment area as approved in the 
outline plan (LOC2008-0005) by Calgary Planning Commission on 2008 May 29. The outline 
plan provides primarily for multi-residential development in proximity to the Community Activity 
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Centre area including a Bus Rapid Transit (BRT) hub, located outside the plan area just west of 
the subject site.  

On 2017 September 12, City Council approved revisions to the Symons Valley Community Plan 
affecting lands within the Community Activity Centre west of the subject site. These policy 
amendments allow for mixed use and pedestrian oriented multi-residential development, 
replacing regional commercial and high-density residential development originally planned for 
the Community Activity Centre. These amendments were supported by a commercial market 
study, which found a reduction in commercial development was warranted given changing 
market conditions. Smaller scale local and community serving commercial development is still 
contemplated on four sites within the adjacent Community Activity Centre. Commercial land 
uses have either been approved or are proposed through active redesignation applications on 
these sites.  

On 2019 February 21, Administration brought forward the application to Calgary Planning 
Commission (CPC) with a recommendation of approval; however, following discussion, 
commission members voted in favour of referring the item back to Administration for further 
discussion with the applicant.  CPC provided three main directives for the applicant to consider: 

1) reducing the amount of commercial development;
2) reducing the auto-oriented design; and
3) to include additional mixed-use building forms.

Since that time, the applicant has worked with Administration to draft a DC Direct Control 
District in an effort to address CPC’s direction.  The proposed DC Direct Control Guidelines are 
included within this report for Commission’s consideration as Attachment 3.   
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Location Maps 
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Site Context 

The subject lands are located in northwest Calgary, within the developing community of Sage 
Hill. Some multi-residential development is taking place south of the site. Additional multi-
residential development has been approved for the sites immediately north and south, though 
for the most part, development has not yet commenced.  

The site is directly east from a Community Activity Centre (CAC) identified in the MDP. The 
Local Area Plan further identifies the CAC for higher density residential, commercial, mixed-use 
and public service (library and BRT) development. Approximately 28 hectares (70 acres) within 
the CAC is undeveloped and subject to active redesignation applications.  

The first phase of a mixed-use development is under construction west of the site, across 37 
Street NW. This will provide for multi-residential, commercial and office uses. The Sage Hill 
Crossing retail centre, which provides a mix of large and medium format retail uses, is located 
approximately 500 metres to the southwest of the site; while another large commercial area, 
Creekside Shopping Centre is located approximately 1.6 kilometers to the southeast of the site. 

As identified in Figure 1, the community of Sage Hill reached peak population in 2017, with 
6,083 residents. 

Figure 1: Community Peak Population 
Sage Hill 
Peak Population Year 2017 
Peak Population 6,083 
2018 Current Population 6,083 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

 Source: City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Sage Hill community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

In reviewing CPC’s direction, several alternative land use options were explored by 
Administration and the applicant. These included the use of various stock land use districts 
including Mixed Use – General (MU-1) District, Commercial – Neighbourhood (C-N1) District, 
Commercial – Neighbourhood 2 (C-N2) District, and Multi-Residential – Medium Profile Support 
Commercial (M-X2) District to replace the proposed Commercial – Community 1 (C-C1) District.  
When exploring alternative options, challenges such as the need for multiple land uses and the 
potential for buildings to require split zoning within the larger development parcel were identified 
as being problematic for later stages of the development process.  Furthermore, land uses such 
as the Mixed Use – General (MU-1) District do not have a required minimum residential density 

https://www.calgary.ca/CSPS/CNS/Documents/community_social_statistics/community-profiles/sage-hill.pdf
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component, which was a core consideration by Administration and the applicant.  As such, the 
proposed DC Direct Control District included with this report was decided upon, as it provides 
the flexibility of a single land use in addition to specific criteria intended to address CPC’s 
direction.  

While more substantive changes to the proposal were suggested by Administration, what is 
being proposed represents the extent of change the applicant is willing to undertake.  It is the 
applicant’s position that the proposed DC Direct Control District reflects the limit of change 
possible in order to reflect CPC’s direction while maintaining the economic feasibility of the 
project. 

The original land use proposal of Commercial – Community 1 (C-C1) District was recommended 
by Administration for approval as it was in keeping with the applicable policy in the area.  Based 
on the Commercial – Community 1 (C-C1) District, the revised proposal includes rules to 
incorporate the direction of CPC by decreasing the maximum allowable commercial floor area, 
restricting specific auto-oriented uses, thereby reducing potential auto-oriented design 
elements, and requiring minimum residential density to support mixed-use building form. 

A Market Study was submitted in support of the original application, which indicated there is 
sufficient local demand for the proposed commercial land uses. The market study contemplated 
2,787 square metres (30,000 square feet) of commercial, 1,951 square metres (21,000 square 
feet) of medical, and 4,180 square metres (45,000 square feet) of office, totalling approximately 
8,918 square meters (96,000 square feet) of non-residential development. It concluded the 
proposed development is both reasonable and appropriate, and further recommended the 
proposed redesignations of Commercial – Community 1 (C-C1) and Multi-Residential – Low 
Profile (M-1d80). 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

Previous Land Use Proposal (2019 February 21) 

The original application proposed a land use designation of Commercial – Community 1 (C-C1) 
District intended for small to mid-scale commercial developments located within communities or 
along commercial streets, typically in the form of a strip mall. These developments tend to be 
more auto-oriented, although must provide pedestrian connections, and have a maximum height 
of 10 metres, which equates to approximately two storeys. The intent was to provide for a local 
neighbourhood commercial development adjacent to the Community Activity Centre and Bus 
Rapid Transit hub, while allowing for more auto-oriented development to occur outside of the 
pedestrian focused area. It further has the potential to provide for local retail and consumer 
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services within the high-density residential area that are accessible within the immediate 
neighbourhood.  

Recent amendments to the Symons Valley Community Plan have focused on creating a 
pedestrian oriented, mixed-use, and vibrant community centre west of Sage Hill Drive NW. 
Complementary uses that provide for the needs of the surrounding High Density Residential 
Area and do not compete with the development of the Community Activity Centre to the west 
would be considered appropriate for this site.  

The original proposal included a land use designation of Multi-Residential – Low Profile (M-1) 
District with a density modifier of 80 units per hectare on the parcel adjacent to the proposed 
commercial development. The Multi-Residential – Low Profile (M-1) District designation is 
intended for multi-residential development with low height and medium density, and is 
considered appropriate adjacent to, or in proximity to, low density areas such as the Residential 
– Low Density Multiple Dwelling (R-2M) District that borders the parcel to the southeast. The
density modifier will allow for a maximum of 62 units on the parcel, which is an increase of 32
units from the 29 units that are allowed under the current designation. Townhouse development
of the proposed intensity is considered appropriate in the context of adjacent development and
the original outline plan for this area.

Land Use Proposal (2019 May 16) 

The changes made to the land use proposal focus solely on the commercial area of the site.  
The lands proposed to be redesignated using the Multi-Residential – Low Profile (M-1) District 
remain unchanged. 

Administration worked collaboratively with the applicant to determine a more appropriate land 
use framework to meet the direction of CPC. This included a review of multiple new land use 
district options in which the analysis ultimately pointed towards the use of a DC Direct Control 
Bylaw (based on the Commercial – Community 1 (C-C1) District) to best meet CPC’s direction, 
while also providing for some flexibility for the applicant’s future development plans for the site. 
In support of the new proposal, the applicant has provided a revised development concept plan 
(Attachment 2). 

In an effort to address CPC’s directives, the proposed DC Direct Control District provides the 
following changes to the C-C1 District: 

1. Reduced Commercial

Maximum Commercial Floor Area Ratio 

C-C1 District Direct Control Difference 
Max Floor Area Ratio 1.0 FAR 0.45 FAR -0.55 FAR
Max Gross Floor Area 23,100 m2 10,395 m2 -12,705 m2
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2. Reduced Auto-Oriented Uses

The proposed DC Direct Control District limits the allowable auto-oriented uses by
excluding the Drive Through, Car Wash – Single Vehicle, Parking Lot – Grade, Vehicle
Rental – Minor, and Vehicle Sales – Minor uses.  Gas Bar and Auto Service – Minor
uses remain as Discretionary Uses as the applicant intends to incorporate these into the
development.

3. Additional Mixed-Use Building Form

The proposed DC Direct Control District requires a minimum residential density of 13
units per hectare (which equates to 32 units) to accommodate and ensure that the
applicant includes a mixed-use component on the commercial portion of the site.

In addition to the changes noted above, the DC Direct Control District includes a building height 
increase from 10 to 13 metres to provide more flexibility in building design to accommodate a 
three storey mixed-use building. 

In order to ensure a comprehensive review of the site, the proposed district also requires that a 
development permit be submitted that encompasses the entire DC Direct Control District area. 

Development and Site Design 

A development permit has been submitted but was placed on hold and is awaiting updates 
based on the changes proposed to the land use.  A revised development concept (Attachment 
1) was submitted by the applicant that informed the proposed DC Direct Control District
guidelines.

The rules of both the proposed DC Direct Control District and the Multi-Residential – Low Profile 
(M-1) District will provide guidance for the future site development, including appropriate uses, 
height and building massing, landscaping and parking. Additional items that will be considered 
through the development process include, but are not limited to: 

 consideration and mitigation of the nature and scale of the commercial site in relation to
the residential development, such as noise, fumes and lighting;

 enhanced pedestrian connections within and to the commercial area;
 appropriate integration with the approved developments to the north and south of the

subject site;
 the interface design with Sage Hill Drive NW; and
 appropriate movement of traffic to and within the commercial site; and enforcement of

the outline plan condition that requires additional private amenity space be provided to
support the higher density residential development.

Right-in/right-out access to the commercial area will be provided from Sage Hill Drive NW, while 
full directional access to the site will be provided via the future collector road network extending 
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east to Symons Valley Road NW. Limited access to the proposed commercial site from Sage 
Hill Drive NW may result in increased non-local commercial traffic along the residential 
collectors east of the commercial development. Further Transportation analysis may be required 
at the development permit stage to manage residential and commercial traffic interactions and 
any impacts.  

The anticipated townhouse development, with a density of 80 units per hectare, is considered 
appropriate in the context of adjacent existing development and land uses. Through the 
development permit process, appropriate private amenity space will be provided as per the 
condition of the outline plan, and the regional pathway located south of the site will continue 
through this site, providing pedestrian and cycling opportunities. 

Environmental 

No environmental issues were identified for the subject site. 

Transportation 

The arterial road network that directly supports development within the plan area includes Sage 
Hill Drive NW (37 Street NW alignment) and Sage Valley Boulevard NW (136 Avenue NW 
alignment). At a regional scale, Sage Hill Drive NW connects between Symons Valley Parkway 
NW (128 Avenue NW alignment) and 144 Avenue NW, and Sage Valley Boulevard NW 
ultimately connects between Symons Valley Road NW and Shaganappi Trail NW, both of which 
provide access onto Stoney Trail NW.  

The subject lands themselves are bound by Sage Hill Drive NW to the west, Symons Valley 
Road NW to the east, and by adjacent developments to the north and south. The local public 
road network associated with this land use amendment was previously planned through the 
associated (2008) outline plan. The network established through that plan include a collector 
network that connects between Symons Valley Road NW and 136 Avenue NW.  

The entire subject lands are located within 600 metres of the future civic site, which will include 
a new Public Library and Transit Hub (BRT), with the western edge of the public lands being 
within 350 to 400 metres walking distance from the civic site. There are pedestrian crosswalks 
of Sage Hill Drive NW approximately every 150 metres, located at each of Sage Hill Road NW, 
Sage Hill Link NW (north boundary of civic site), and Sage Hill Gate NW (south boundary of the 
civic site). Administration will coordinate with the builder at the future development permit stage 
to provide quality pedestrian linkages through the subject lands to Sage Hill Drive NW and by 
extension, the civic site.  

The BRT location currently provides access to several routes including Route 82 (service to 
Brentwood Light Rail Transit (LRT) Station and University of Calgary), Route 115 (service to 
Tuscany LRT Station), Route 123 (service to North Pointe, Bus Rapid Transit (BRT) Route 301, 
future Green Line), and Route 129 (service to Dalhousie LRT Station). As Sage Hill, Kincora, 
Nolan Hill, and the Glacier Ridge Area Structure Plan areas build out, the transit hub is planned 
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to facilitate access to enhanced transit service and high frequency buses, including one BRT 
service connecting the transit hub itself to Brentwood/University and another BRT service 
running between North Pointe and Tuscany LRT stations.  

A Transportation Impact Assessment (TIA) submitted with this application was reviewed and 
accepted by Administration. The TIA confirmed that the proposed revised land use can be 
accommodated with the collector road network that is being established for the area. 
Nevertheless, given the challenge of right in right out access only to Sage Hill Drive NW, careful 
consideration will be required of the design of residential development and roadways at 
subdivision and development permit stages.  

Utilities and Servicing 

Sanitary, water and storm services are available to service the plan area from Sage Hill Rise 
NW. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, the original application was circulated to 
relevant stakeholders and notice posted on-site. Notification letters were sent to adjacent 
landowners and the application was advertised online. 

The revised proposal, which is a decrease in commercial intensity and a slight increase in 
residential intensity from what was originally submitted has been circulated to relevant 
stakeholders and advertised online. 

Comments were received from The Sage Hill Community Association in support of the original 
application.  An updated letter of support from The Sage Hill Community Association was 
provided to the applicant and submitted to Administration (Attachment 4). 

The original proposal generated three letters of concern that were received from citizens, citing 
the following concerns: 

 traffic and parking congestion resulting from increased residential density;
 increased residential density will limit green space, shadow existing development and

limiting sun exposure;
 the area is already well served by commercial development given the adjacent

Creekside Shopping Centre and Sage Hill Crossing shopping centre, and the proximity
of Beacon Hill Shopping Centre, Gates of Nolan Hill shopping centre and Evanston
Plaza; and

 negative impacts of commercial development on the existing residential development,
such as light and noise pollution.

Administration considered the relevant planning issues specific to the proposed redesignation 
and determined the proposal to be reasonable. Development concerns such as traffic, parking, 
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park space, shadowing, light and noise will be addressed through the development permit 
process.  

One letter of concern was also received from an adjacent landowner within the Community 
Activity Centre (CAC) to the west in response to the original proposal. Their concerns can be 
summarized as follows:  

 the proposal contradicts the objectives of Local Area Plan that aims to focus commercial
activities within the CAC;

 concerns over lack of submission of a concept plan (which has been submitted) and
overall concerns related to quality of the project;

 contradictory market study conclusions; and
 setting a bad precedence for employment and commercial uses outside of designated

CACs.

Administration nevertheless considered the proposal to be acceptable as it was in keeping with 
the applicable policy for the area and there are no specific technical challenges that cannot be 
mitigated or servicing concerns limiting the suitability of the land for the proposed development. 
Although close to the threshold for concern, the Local Area Plan does not preclude commercial 
developments of this size and scale from locating outside the CAC or commercial areas 
identified in the Local Area Plan.  The proposed residential development will be in keeping with 
adjacent development given very similar allowable intensities.  No public meetings were held by 
the applicant or Administration. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns.  

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment builds on the principles of the Interim Growth Plan by means of promoting 
efficient use of land, regional infrastructure, and establishing strong, sustainable communities.  
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Municipal Development Plan (Statutory - 2009) 

The subject site is located within the Planned Greenfield Area with Area Structure Plan as 
identified on the Urban Structure Map of the Municipal Development Plan. In these areas, the 
local community plan is recognized as having the appropriate policies to direct development. 
From a city-wide perspective, the Municipal Development Plan encourages employment 
opportunities, community services and local retail options in proximity to an Activity Centre and 
public transit investment. The creation of new community retail centres to service the community 
is seen as a priority. However, consideration should be given to ensure appropriate separation 
between local commercial areas and other larger retail centres to support the viability of the 
local retail. The residential proposal provides an appropriate transition of development intensity 
between more intensive multi-residential development and proposed commercial area. 

Symons Valley Community Plan (Statutory - 2001) 

The subject site is within the Transit Oriented Planning Area of Symons Valley Community Plan, 
and more specifically identified as a Higher Density Residential Area, as indicated in Attachment 
4. Medium density residential uses are intended to be the predominate land use in this area,
with office, institutional, recreational and local commercial uses allowed when deemed
appropriate. Commercial uses are intended to provide for the needs of local residents and be
small in scale. As the proposed commercial site is within the size requirements outlined in the
Symons Valley Community Plan, a policy amendment is not required to support this application.

The anticipated commercial development is envisioned to provide local retail and consumer 
services to the surrounding high density residential area. At 2.3 hectares, the size of the site 
pushes the boundary of what the Local Area Plan considers an appropriate scale for local 
commercial development. The Symons Valley Community Plan, identifies commercial sites of 
less than 2.4 hectares as a maximum size for local commercial areas before they are deemed 
to take on a more community serving function.  

In addition to the parcel size being under the threshold requiring an amendment to the Local 
Area Plan, the proposed development generally aligns with the commercial development 
policies of the Local Area Plan. It will also undergo a careful design review at the development 
permit stage ensuring: appropriate uses within the site; compatibility with adjacent uses; and 
visually appealing site and building design. 

Social, Environmental, Economic (External) 
The proposed land use redesignation promotes principles of sustainability, complete 
communities and a prosperous economy by providing employment opportunities, local retail and 
service options in proximity to multi-residential development. 
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Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are not growth management concerns at this time. 
Risk Assessment 

While it is seen as appropriate to provide local commercial services within the High Density 
Residential Area of Sage Hill, there is acknowledgement that commercial development within 
proximity to the Community Activity Centre could impact the adjacent Community Activity 
Centre, and Town Centre, thereby limiting the ability of that area to build out as envisioned in 
the Symons Valley Community Plan.  The proposed DC Direct Control District includes rules 
such as reduced maximum commercial area and minimum residential density requirements to 
help mitigate this risk. 

REASON(S) FOR RECOMMENDATION(S): 

This proposal is keeping with applicable policies including the Municipal Development Plan and 
the Symons Valley Community Plan, both of which promote multi-residential development and 
supportive services in proximity to Community Activity Centres and Bus Rapid Transit hubs. The 
proposed Multi-Residential – Low Profile (M-1d80) District will provide an appropriate transition 
between the proposed commercial area, multi-residential area and low density residential area.  

The DC District provides local services within the High Density Residential Area, and follows the 
provisions of approved local policy. The direction of the Calgary Planning Commission is 
achieved through the proposed DC Direct Control District as it reduces the amount of allowable 
commercial development area and potential auto-oriented design, and ensures a minimum 
residential density to support mixed-use development forms. 

ATTACHMENT(S) 
1. Revised Applicant’s Submission
2. Revised Development Concept
3. Proposed Bylaw 137D2019
4. Community Association Letters
5. CPC2019-0153 Original CPC Report and Attachments
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BYLAW NUMBER 137D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2017-0406/CPC2019-0551)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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SCHEDULE A 
 

 
 
 

DIRECT CONTROL DISTRICT 
 
Purpose  
1 This Direct Control District Bylaw is intended to:  

 
(b) restrict the maximum floor area ratio for commercial development uses; 
 
(c)  restrict the types of allowable auto-oriented uses; 
 
(c) require a minimum density of residential development in order to provide 

for mixed-use building forms; and 
 
(d) require a “Comprehensive Development Permit” to be submitted for all 

lands within the Direct Control District. 
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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 Bylaw.  
 
Reference to Bylaw 1P2007  
3  Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 
General Definitions 
4 In this Direct Control District: 
 

(1) Where this bylaw refers to “Comprehensive Development Permit”, it refers to 
a development permit that encompasses the entire Direct Control District. 
 

(2) Where this bylaw refers to “Commercial Uses”, it refers to the listed uses in 
sections 5 and 6, other than Addiction Treatment, Assisted Living, Custodial 
Care, Dwelling Unit, Live Work Unit and Residential Care. 

 
Permitted Uses  
5  The permitted uses of the Commercial – Community 1 (C-C1) District of Bylaw 1P2007 

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

(a) Vehicle Rental – Minor. 
 
Discretionary Uses  
6  The discretionary uses of the Commercial – Community 1 (C-C1) District of Bylaw 

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

(a) Car Wash – Single Vehicle;  
 
(b) Drive Through; 
 
(c) Parking Lot – Grade; and 
 
(d) Vehicle Sales – Minor. 

 
Bylaw 1P2007 District Rules  
7  Unless otherwise specified, the rules of the Commercial – Community 1 (C-C1) District 

of Bylaw 1P2007 apply in this Direct Control District.  
 
Minimum Residential Density 
8  The minimum density is 13 units per hectare. 
 
Maximum Use Area for Commercial Uses 
9  The maximum floor area ratio for commercial uses is 0.45. 
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Rules for Location of Uses within Buildings 
10 (1) Addiction Treatment, Assisted Living, Custodial Care, Dwelling Units and 

Residential Care must not be located on the ground floor of a building. 
 
 (2) “Commercial Uses” and Live Work Units: 
 

(a) may be located on the same floor as Addiction Treatment, Assisted 
Living, Custodial Care, Dwelling Units and Residential Care; and 
 

(b) must not share an internal hallway with Addiction Treatment, Assisted 
Living, Custodial Care, Dwelling Units or Residential Care. 

 
Building Height 
11  The maximum building height is 13 metres.  
 
Relaxations  
12  The Development Authority may consider relaxations of Section 10 of this Direct 

Control Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
 
Development Permit Regulations 
13  The first development permit for permanent buildings and uses must be a 

“Comprehensive Development Permit”. 
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EXECUTIVE SUMMARY  

This application was submitted by B&A Planning Group on behalf of the developer Pacific 
Investments & Developments Ltd and the various landowners on 2014 June 18. The land use 
redesignation consists of approximately 38.27 hectares (94.57 acres) of undeveloped greenfield 
area in the north community of Keystone Hills.  

The subject lands are currently designated Special Purpose – Future Urban Development  
(S-FUD) District. The proposal provides for a number of land uses to accommodate a range of 
industrial development and open space, including: 

 12.00 hectares ± (29.65 acres ±) of industrial development with support
commercial (I-C);

 12.00 hectares ± (29.65 acres ±) of industrial development intended for high quality
manufacturing, research and office developments (I-B);

 8.04 hectares ± (19.87 acres ±) of industrial development intended for light and medium
general industrial uses with limited commercial (I-G);

 2.96 hectares ± (7.31 acres ±) of Public Utility, in the form of a storm pond, maintenance
access road and servicing (S-CRI);

 2.17 hectares ± (5.36 acres ±) of Environmental Reserve, in the form of a drainage
channel and its required riparian buffer (S-UN); and

 1.10 hectares ± (2.72 acres ±) of Municipal Reserve, in the form of public open space
(S-SPR).

This application has been applied for with the support of a related outline plan application 
(CPC2019- 0718) to provide the future subdivision layout for the site’s development. Conditions 
have been incorporated in the outline plan to effectively address the site’s development. 

The proposed land use amendment application has been developed in accordance with the 
Industrial/ Employment Area policies as specified in the Keystone Hills Area Structure Plan. 
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ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommends that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed designation of 38.27 hectares ± (94.57 acres ±) located
at 13818 and 13920 – 15 Street NE (NW1/4, Section 36, Township 25, Range 1,
Meridian 5; Plan 6268FT, OT) from Special Purpose – Future Urban Development (S-
FUD) District to Industrial – Commercial (I-C) District, Industrial – Business f0.5h20 (I-B
f0.5h20) District, Industrial – General (I-G) District, Special Purpose – City and Regional
Infrastructure (S-CRI) District, Special Purpose – Urban Nature (S-UN) District, and
Special Purpose – School, Park and Community Reserve (S-SPR) District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 
 That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed designation of 38.27 hectares ± (94.57 acres ±) located
at 13818 and 13920 – 15 Street NE (NW1/4, Section 36, Township 25, Range 1,
Meridian 5; Plan 6268FT, OT) from Special Purpose – Future Urban Development (S-
FUD) District to Industrial – Commercial (I-C) District, Industrial – Business f0.5h20 (I-B
f0.5h20) District, Industrial – General (I-G) District, Special Purpose – City and Regional
Infrastructure (S-CRI) District, Special Purpose – Urban Nature (S-UN) District, and
Special Purpose – School, Park and Community Reserve (S-SPR) District; and

2. Give three readings to Proposed Bylaw 154D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

B&A Planning Group on behalf of Pacific Investments & Developments Ltd and the various 
landowners submitted the subject application to The City on 2014 June 18 and have provided a 
summary of their proposal in the Applicant’s Submission (Attachment 1).   

The application took a long period to process because it was initially put on hold for over a year, 
as an incomplete application, pending the submission of several requirements as outlined in the 
pre-application. Once the requirements were submitted and the application was under 
review, due to unfunded infrastructure, the land use redesignation could not advance 
until the growth management overlay was removed. On 2018 September 11, Council gave 
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three readings to Bylaw 68P2018 to amend the Keystone Hills Area Structure Plan to lift 
the growth management overlay for an area that included the subject lands. 

The subject lands were part of an annexation from Rocky View County in 1989 and 2007, which 
include the developing communities now known as Carrington and Livingston. Development in 
these communities and adjacent lands remain ongoing. 
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Site Context 

The subject lands, 13818 and 13920 – 15 Street NE, are situated in the northeast quadrant of 
the city in the developing community of Keystone Hills. The area is bound by 144 Avenue to the 
north, 15 Street to the west, the Stoney Trail Transportation Utility Corridor to the south, and the 
Canadian Pacific Railway tracks to the east.  

The subject land has minor topographical variations, with one notable drainage channel cutting 
diagonally across from the north to the southeast where it eventually connects with the Nose 
Creek watershed. The land is currently undeveloped and used as grazing pasture for livestock 
while also being cultivated for agriculture.  

Across 15 Street NE to the west are Melcor Developments and privately-owned lands within the 
Keystone Hills Area Structure Plan boundary. The outline plan and land use amendment 
applications for Melcor Developments (LOC2016-0234) directly to the west of the subject site, is 
currently under review by Administration. Those lands will also consist of a mix of industrial and 
office uses, with the addition of a regional retail centre. The subject lands along with Melcor’s 
conclude the lands identified for industrial and office uses within the community of Keystone 
Hills, with the remainder lands under Carrington and Livingston, primarily consisting of 
residential neighbourhoods. 

Outside of the ASP boundary, across 144 Avenue to the north, are lands that are also cultivated 
for agriculture, with a farmstead. Further to the east, is the Nose Creek watershed along with a 
provincially designated buffalo kill and processing campsite, known as the Balzac Site, 
northeast of the subject land, across from the Canadian Pacific Railway tracks.  

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This land use amendment, along with the associated outline plan application (Attachment 2), will 
facilitate the development of an industrial and employment neighbourhood that will contribute to 
the growth of the Keystone community as envisioned by the policies of the Municipal 
Development Plan and the Keystone Hills Area Structure Plan. 

The proposed package of land uses, which include Industrial – Commercial (I-C) District, 
Industrial – Business f0.5h20 (I-B f0.5h20) District, and Industrial – General (I-G) District, 
represent an opportunity to develop a comprehensive industrial employment area, adding to 
The City’s industrial land base and is strategically located to serve adjacent residents but also 
other population centres within the metropolitan area.  

Initially, the application was submitted with a combination of both industrial and commercial land 
uses that did not align with our statutory policies. Amendments throughout the review led to the 
removal of those commercial land uses to better align with the policies of the area. 
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Land Use 

The subject site is currently designated Special Purpose – Future Urban Development (S-FUD) 
District. To implement The Keystone Hills Area Structure Plan’s proposed office and industrial 
uses, the following land uses are proposed: 

 Industrial – Commercial (I-C) District;
 Industrial – Business f0.5h20 (I-B f0.5h20) District;
 Industrial – General (I-G) District;
 Special Purpose – City and Regional Infrastructure (S-CRI) District;
 Special Purpose – Urban Nature (S-UN) District; and
 Special Purpose – School, Park and Community Reserve (S-SPR) District.

The I-G District is intended for light and medium industrial development and forms the largest 
parcel at the northeast corner of the plan. The two I-C District parcels, with support commercial, 
are located closest to the intersection of Deerfoot Trail NE and Stoney Trail NE.  This is 
because the I-C District has setback and screening rules that lend itself best to this higher 
visibility location. The I-C District also ensures the proposed developments have controls to 
transition to the two adjacent I-B District parcels which is more geared towards providing high 
quality research and office developments. 

The Keystone Hills Area Structure Plan identified the subject site as an industrial employment 
area, consisting entirely of industrial based land uses with no residential population base. Based 
on this, Municipal Reserve (MR) has been provided within the subject site to only a marginal 
extent as a land dedication. This is dedicated under the S-SPR District, to compliment the 
industrial uses and buffer the south side of the drainage channel to facilitate active pathway 
linkages through the green corridor, as well as to create pockets of passive open space to 
accentuate the view shed and cater to employment-based site users that may utilize this open 
space for lunch and mid-day activity purposes. This totals to 0.94 hectares (2.32 acres), and 
accounts for 2.6 per cent of the required MR. The remaining area of 2.67 hectares (6.60 acres) 
will be provided as cash-in-lieu of reserve for the sum of 10 per cent S-SPR (MR) required by 
the Municipal Government Act and approved by the Joint Use Coordination Committee (JUCC). 
Under Section 7.6.4 Creditable Reserve Policies of the Keystone Hills Area Structure Plan cash-
in-lieu may be accepted in place of reserve lands for subdivision of land within industrial areas, 
subject to approval from the JUCC.  

The Special Purpose – Urban Nature (S-UN) District dedicates the drainage channel and 
accompanying setback buffers as Environmental Reserve, while a Special Purpose – City and 
Regional Infrastructure (S-CRI) District accommodates the storm pond with the maintenance 
access easements required to service it.   
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Density 

The variety of office and industrial uses proposed will provide for the non-retail jobs that do not 
compromise the viability of retail development within the greater Keystone Hills Area Structure 
Plan. 
The Municipal Development Plan requires that the general Developing- Future Greenfield area 
achieve a minimum intensity threshold of 60 people and jobs per gross developable hectare. 
The subject site is anticipating a minimum intensity of approximately 61 people and jobs per 
hectare and a maximum intensity of approximately 73 people and jobs per hectare.  

The Keystone Hills Area Structure Plan identifies an anticipated 5,600 job requirement for 
Community D with an area of 82 hectares. The subject lands are identified as Community D and 
comprise 36.12 developable hectares which means it needs to provide for 44 per cent of that 
total job requirement. This equates to 2,464 anticipated jobs. The subject site is anticipating a 
minimum of 1,281 jobs and a maximum of 1,540 jobs. 

Historical Resources 

The proposed application is located near sites of First Nations activity, east of the Canadian 
Pacific Railway tracks, with the subject site being identified as potential areas for historic 
resources.  A Statement of Justification for Historical Resources Act Requirements, a desktop 
study, prepared by Lifeways at the submission of the application, identified the First Nations site 
to be a provincial designated buffalo kill and processing camp. It further recorded a stone cairn 
back in 1981 within the project area.  

Due to the findings of the desktop study, revealing high potential for Palaeontological and 
Archaeological resource, a Historical Resource Impact Assessment was determined to be 
required by Alberta Culture and Tourism pursuant to the Historical Resources Act. This is 
provincially required ahead of any land surface disturbance activities.   

While the province is the authority for historical resources, The City may require a Historical 
Resource Impact Assessment at the outline plan and land use amendment stage, as outlined by 
the Keystone Hills Area Structure Plan.  This allows for the evaluation of the proposed land use 
and subdivision pattern to try to conserve any documented sites in addition to undertaking the 
protective and mitigating measures required by the province.  

In this instance, based on the agricultural cultivation of the lands since the recording of the 
stone cairn, Lifeways noted the likelihood of the identified stone cairn being disturbed or even 
destroyed today. The applicant will therefore be conducting the Historical Resource Impact 
Assessment for the subject lands ahead of any surface disturbance.  A condition has been 
incorporated in the outline plan to effectively address this. 
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Environmental 

A Phase I Environmental Site Assessment was completed and approved for the subject site. 
The recommendations within the report are required to be implemented, prior to endorsement of 
any tentative plan. 

The Biophysical Assessments conducted previously as part of the North Regional Context 
Study and the Keystone Hills Area Structure Plan identified environmental open space study 
areas within the subject site. A Biophysical Inventory Assessment (BIA) was submitted and 
approved as part of this application. The conclusions of the approved BIA identified a vegetated 
draw with an ephemeral drainage course traveling through the subject site in a north to 
southeast direction. This environmental feature links north into adjacent lands where it has also 
been identified as environmental open space study areas for future outline plans within the 
Nose Creek Area Structure Plan. Also, linking southeast into adjacent lands connecting to Nose 
Creek and its meander belt. Based on the findings of the BIA, hydrologic connectivity and 
contribution to a larger open space network, this vegetated draw containing an ephemeral 
drainage has been preserved up to the top of slope line, accounting for 2.15 hectares (5.31 
acres) of Environmental Reserve (ER) dedication through the S-UN District within the subject 
site. 

Transportation 

Streets and Access 

The subject site is bounded by 144 Avenue NE to the north, 15 Street to the west, Stoney Trail 
NE to the south, and by the Canadian Pacific Railway tracks to the east. Administration worked 
with the applicant to develop a transportation network of Arterial, Collector and Industrial 
standard streets that were refined to accommodate active modes, transit, and vehicular 
movement within the plan area, as well as connections to the regional transportation network.  
Keystone Boulevard NE, connecting to both 144 Avenue NE and 15 Street NE between the I-B 
District and I-C District lands, provides a continuous connection through the subject lands.  The 
I-G District lands located on the east side of the drainage channel will be accessed directly from
144 Avenue NE.

The plan area is well-connected to the regional transportation network and is in close proximity 
to both Stoney Trail NE and Deerfoot Trail NE / QEII Highway. To the west of the plan area, 144 
Avenue NE will connect to 11 Street NE, and by extension to the planned Stoney Trail NE 
interchange.  To the east of the plan area, 144 Avenue bends to run parallel to the Canadian 
Pacific Railway tracks to the east in a north-south direction, and then intersects with 160 
Avenue NE, and to the Deerfoot Trail NE / QEII Highway at the Crossiron Drive interchange. 

In support of the New Community Growth Strategy, The City of Calgary is advancing the 11 
Street NE full interchange with Stoney Trail in support of the Keystone Hills Area Structure Plan 
lands and captured within One Calgary. The interchange is anticipated to be constructed and 
opened by end-2022.  In conjunction with the advancement of the full interchange, construction 
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of 11 Street NE by the area developers is required to tie into the interchange, realizing the value 
of infrastructure investment made by The City in support of the Keystone Area Structure Plan 
area development. 

Transit 

This area is currently not served by any transit routes. Public transit is anticipated to be 
introduced in phases over time and is expected to include several bus routes running through 
the Keystone Hills Area Structure Plan lands, providing local and regional service through and 
around the plan area, and later phased to support the future Green Line extension and cross-
town bus services.  Transit service introduction to new communities is balanced with service 
increases in existing communities with ridership growth, including potential introduction of 
evening and weekend service. Construction of 144 Avenue NE along the north boundary of and 
to the west of the plan area by the Developer and by the neighbouring developers will enable 
the introduction and eventual enhancement of transit service as the community builds out.  

One-Hundred and Forty-Fourth Avenue NE, as well as the parallel collector network in the lands 
to the west of the plan area (approximate 140 Avenue NE alignment) will provide a connection 
for east Keystone Hills to the future Green Line station south of 144 Avenue and Centre Street 
N. 

Utilities and Servicing 

Water servicing will be provided by connecting to the existing 900 millimetre water feedermain 
at 144 Avenue NE located on the east side of the plan area, and by extending the existing 400 
millimetre watermain across Stoney Trail NE, through the adjacent lands to the west.  

Sanitary servicing will be provided by connecting to the existing 1050 sanitary trunk within the 
Transportation and Utility Corridor at the south-east of the plan area. 

Stormwater will be managed through a proposed stormwater facility adjacent to the existing 
ravine, then through a controlled discharge into Nose Creek. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online. 

There is no Community Association for the subject area and no letters from adjacent 
landowners were received. One letter from a general citizen was received requesting 
information on the status of review of the application.  

No public meetings were conducted by the applicant or Administration in direct relation to this 
outline plan application. 



Page 10 of 12 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission Revised CPC2019-0717 
2019 June 06 

Land Use Amendment in Keystone Hills (Ward 3) at 13818 and 13920 - 15 Street 
NE, LOC2014-0107 

Approval(s): T. Goldstein concurs with this report. Author: S. Kassa 
City Clerk’s:  G. Chaudhary 

Following Calgary Planning Commission, notifications for Public Hearing of Council, in relation 
to this land use amendment, will be posted on-site and mailed out to adjacent land owners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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). The site is located within the 
“City, Town” area as identified on Schedule C: South Saskatchewan Regional Plan Map in the 
SSRP. While the SSRP makes no specific reference to this site, the supporting application is 
consistent with the SSRP policies, including the Land Use Patterns strategies (subsection 8.14) 
within the Implementation Plan part of the document. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
application builds on the principles of the Interim Growth Plan by means of promoting efficient 
use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The Municipal Development Plan (MDP), Map 1: Urban Structure, identifies the subject lands as 
Developing- Future Greenfield. The MDP identifies that specific policies will be identified 
through the Keystone Hills Area Structure Plan. 

The proposed redesignation and associated outline plan meets the following Municipal 
Development Plan objectives (Section 3.6.2): 

 Retaining environmentally significant natural areas;
 Integrate natural features into the public open space and green networks;
 Achieve a minimum intensity of 60 people and jobs per gross developable hectare; and
 Creating a connected, multi-modal street network.

Keystone Hills Area Structure Plan (Statutory – 2012) 

The Keystone Hills Area Structure Plan provides more direction with detailed policies and 
guidelines for development. The subject lands are identified as Community D on Map 6: 
Community and Neighbourhood Concept, and as Industrial/Employment Area and depict 
portions of a regional pathway and a green corridor on Map 5: Land Use Concept. 

The proposed industrial area complies with the Industrial/Employment Area policies by providing 
for light industrial and industrial and employee-supportive uses.  
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Pedestrian and cycling connections from the surrounding areas are provided into the plan area 
in the form of a regional pathway along the block-based road network and a green corridor 
along the drainage channel and proposed storm pond. Recreation opportunities for employees 
are additionally provided for along that open space system. 

The proposed land use redesignation and associated outline plan is therefore consistent with 
the applicable policies of this plan.  

Improving Calgary’s Entranceways: A Guide for Development Adjacent to Entranceways 
(Non-statutory – 2012) 

These lands are subject to The City’s entranceway policies as contained in the Guide for 
Development Adjacent to Entranceways. The policies apply to all roads designated as 
Entranceway and Entranceway Routes which include Stoney Trail and Deerfoot Trail, north of 
Stoney Trail to the city limits. 

The land uses proposed adjacent or in areas immediately visible from entranceways need to 
provide for higher quality development opportunities. The proposed land uses are therefore 
consistent with the guidelines of this guide. 

Calgary International Airport Vicinity Protection Area Regulation (Statutory – 2009) 

The subject site is located within the 30-35 noise exposure forecast (NEF) contour of the Airport 
Vicinity Protection Area (AVPA) land use regulations. The recommended land use districts 
provide for a range of uses that are generally allowable within the 30-35 NEF contour area. 
However, future individual development permit applications will be circulated to YYC and 
reviewed in the context of applicable regulations to ensure further compliance.  

Social, Environmental, Economic (External) 

The proposed application will provide the first stock of industrial lands for the community of 
Keystone Hills. The development of this comprehensive industrial employment area will provide 
adjacent residents and population centers within the metropolitan area with job opportunities 
and amenities while enabling a more efficient use of land and infrastructure that will support 
surrounding undeveloped lands by being the first to develop amongst the adjacent parcels.  

Financial Capacity 

Current and Future Operating Budget 

There is no impact to the current operating budget as a result of this report. As development 
proceeds in this area and additional services come online, operating costs will be incurred 
related to services such as roads, parks, and transit. These costs have been incorporated into 
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the One Calgary 2019-2022 service plans and budgets. 

Current and Future Capital Budget 

There is no impact to the current capital budget as a result of this report. The capital investment 
required to construct and upgrade the required local infrastructure will be funded entirely by the 
developer. The capital investment required for the construction of the 11 Street NE/Stoney Trail 
ramps and interchange has been included in the One Calgary 2019-2022 service plans and 
budgets.  

Risk Assessment 

A risk associated with the subject application stems from the Historical Resource Impact 
Assessment not being conducted during the review of the land use and associating outline plan 
application. Since the agricultural cultivated land provided a lower probability for the survival of 
any significant Palaeontological and Archaeological resources, as deducted by Lifeways, the 
applicant team requested to proceed with the proposed application and deal with any provincial 
implications prior to surface disturbance.  

While the province is the authority for historical resources, findings by The City at the land use 
review stage could have further informed the evaluation of the proposed land use and 
subdivision pattern to try to conserve any documented sites. These will however, now be 
assessed prior to any site disturbances occurring, with appropriate mitigation measures 
included at that time – should any significant historical resources be identified. 

REASONS FOR RECOMMENDATIONS: 

The proposed land use amendment has been developed in accordance with the objectives of 
the Municipal Development Plan, and more specifically is in accordance with the policies 
specified in the Keystone Hills Area Structure Plan. The proposed land uses and their 
distribution facilitate the development of office and industrial land uses and provides the 
anticipated component to make the developing community of Keystone Hills a complete 
community. The industrial area also meets the required intensity targets as set out in the 
Municipal Development Plan and Keystone Hills Area Structure Plan. 

These land uses will be implemented through the supporting outline plan application that 
provides the subdivision layout and conditions to realize the site’s development.  

ATTACHMENTS 
1. Applicant’s Submission
2. Proposed Outline Plan
3. Proposed Bylaw 154D2019
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BYLAW NUMBER 154D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2014-0107/CPC2019-0717)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________
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EXECUTIVE SUMMARY 

This application was submitted by Inertia on 2018 July 30 on behalf of the land owner Donghui 
Xie. The application proposes to change the land use designation of the subject site from 
Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual 
Grade-Oriented (M-CG) District to allow for: 

 multi-residential development (e.g. townhouses, four-plexes);
 a maximum building height of 12 metres (an increase from the current maximum of

10 metres);
 a maximum of 6 dwelling units on this site (an increase from the current maximum of

2 dwelling units); and
 the uses listed in the M-CG District.

An amendment to the North Hill Area Redevelopment Plan (ARP) is required to accommodate 
the proposed land use amendment. The proposal aligns with the applicable policies of the 
Municipal Development Plan (MDP). 

A development permit application was submitted and is currently under review by 
Administration. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan
(Attachment 3); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located
at 1418 - 19 Avenue NW (Plan 3150P, Block 16, Lots 8 and 9) from Residential –
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan
(Attachment 3); and

2. Give three readings to Proposed Bylaw 53P2019.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located
at 1418 - 19 Avenue NW (Plan 3150P, Block 16, Lots 8 and 9) from Residential –
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and

4. Give three readings to Proposed Bylaw 149D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None 

BACKGROUND 

This land use amendment application was submitted Inertia on 2018 July 30 on behalf of the 
land owner Donghui Xie. The applicant’s submission (Attachment 1) indicates their intent to 
develop a two-storey multi-residential development with four grade-oriented units. A 
development permit application (DP2019-0741) was submitted by Inertia Corporation on 2019 
January 15 and is currently under review. The development permit application (Attachment 4) 
will be ready for approval by the Development Authority at the time of the Public Hearing on 
2019 July 22.   

The subject site, located in the community of Capitol Hill, is subject to the policies of the North 
Hill Area Redevelopment Plan (ARP).  Although a map amendment is required to the ARP to 
allow for the land use amendment, the redevelopment proposal aligns with the applicable 
policies of the MDP. 
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Location Maps 
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Site Context 

The community of Capitol Hill contains a mix of housing types ranging from single detached 
dwellings to low-profile multi-residential developments with some commercial uses along 
14 Street NW and 20 Avenue NW.  With 14 Street NW part of the Primary Transit Network and 
20 Avenue NW a collector road, the crossing of these two roads function as a major intersection 
in the community. The subject site, 1418 – 19 Avenue NW, is located mid-block between the 
commercial uses adjacent to this intersection and the residential uses along 19 Avenue NW 
further to the east. The subject site is approximately 15 metres wide and 36 metres deep.  

Surrounding uses consist of the following: 

North – commercial uses, and residential uses designated in the ARP for medium density 
mid-rise redevelopment; 

South – low density residential uses; 
West – parking and commercial uses designated for local commercial in the ARP; and 
East – low-density residential uses designated for row-house redevelopment in the ARP. 

The land use district of the parcel directly west of the subject site is a DC Direct Control District 
(Bylaw 5Z1986) allowing for parking to the commercial (office and medical clinics) uses along 
14 Street NW. No access is permitted to 19 Avenue NW where the subject site is located. 

Vehicular access to the subject site is from the lane only and connects with both 20 Avenue NW 
and 13 Street SW. 

As identified in Figure 1, the community of Capitol Hill has seen population growth over 
the last several years reaching its population peak in 2018. 

Figure 1: Community Peak Population 
Capitol Hill 
Peak Population Year 2018 
Peak Population 4,688 
2018 Current Population 4,688 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Capitol Hill community profile. 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Capitol-Hill-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposal represents a modest increase in density and allows for a building type that is 
compatible as a buffer use and density between the commercial uses to the west and the 
existing low-density residential uses to the east. 
The proposed M-CG District allows for up to six residential units at a maximum building height 
of 12 metres on the subject site; however, the development permit under review (DP2019-0741) 
is for a four-unit grade-oriented building with a height of no more than 10.5 metres. 

Although a minor map amendment to the ARP is required to accommodate this proposal, the 
ARP anticipates future rowhouse development adjacent to the subject site to the east along 
19 Avenue NW. The proposal is therefore compatible with both the existing and future 
anticipated residential uses and meets the objectives of applicable policies as discussed in the 
Strategic Alignment section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The existing Residential – Contextual One / Two Dwelling (R-C2) District allows for a 
low-density residential development with a maximum of two units with a building height of no 
more than 10 metres. The proposed Multi-Residential – Contextual Grade-Oriented (M-CG) 
District provides for a maximum density of 111 units per hectare, which would enable up to six 
dwelling units on the subject site with a building height of no more than 12 metres. 

The M-CG District contains rules for development which allows for varied building heights and 
front setbacks in a manner that reflects the residential context to the east of the subject site.  
These rules are being evaluated during the current development permit review at the discretion 
of the Development Authority. 

Development and Site Design 

Future development on this site will be evaluated against the rules of the proposed M-CG 
District to guide the built form in relation to use, height, massing and landscaping. Other key 
factors that will be important to address include: 

 ensuring an engaging built interface and grade orientation along 19 Avenue NW;
 emphasizing individual at-grade entrances;
 respecting the residential context and privacy of adjacent residential uses to the north

and east of the site;
 providing adequate on-site parking; and
 ensuring vehicular access and garbage pick-up is from the rear lane.
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The development permit under review (DP2019-0741) is for a four-unit grade-oriented building 
with a height of no more than 10.5 metres. 

Environmental 

There are no environmental concerns associated with the subject site or this proposal. 

Transportation 

A Transportation Impact Assessment and parking study was not required for this proposal. 
Vehicular access to the parcel is available from the rear lane. Street parking is regulated along 
19 Avenue NW with a two-hour parking restriction in front of the commercial development and a 
residential parking permit (Permit F) in front of the residential development. 

The area is well served by Calgary Transit bus service with several stops around the 
intersection of 14 Street NW and 20 Avenue NW, less than 200 metres from the subject site. 
Several bus routes run along both 14 Street NW and 20 Avenue NW. Bus stops for the MAX 
Orange Line is approximately 500 metres to the south of the site situated along 16 Avenue NW. 

Utilities and Servicing 

Water, sanitary and storm sewer mains are available to service the site.  The specific servicing 
arrangements and stormwater management will be reviewed and evaluated in detail as part of 
the development permit process. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practises, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised on-line. No public meetings were held by the applicant or 
administration in relation to this application. 

Administration received 2 letters of support and 2 letters of opposition to the application. 
Support is expressed for the proposed increase in density and redevelopment of the subject 
site, while opposition is expressed for the potential decrease in property values along 
19 Avenue NW and the lack of available on-street parking. 

The Capitol Hill Community Association was circulated on the land use amendment and 
development permit applications, who submitted a letter of support (Attachment 2) for the 
amendment to the ARP and the land use district.  

Administration considered relevant planning issues specific to the proposed land use 
amendment application and has determined that the proposal is appropriate with the height 
increase of 2 metres above the current allowable height and surrounding land uses. Compliance 
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with relevant policies and bylaws, as well as design, the compatibility of discretionary uses with 
the surrounding neighbourhood context, traffic, and access are currently being reviewed through 
the development permit process. 

Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners.  In addition, Planning Commission’s 
recommendation and the date of the Public Hearing will be advertised.     

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
policy and land use amendment build on the principles of the Interim Growth Plan by means of 
promoting efficient use of land, regional infrastructure, and establishing strong, sustainable 
communities. 

Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Developed Inner-City Residential Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment of inner-city communities that is similar in scale and built form to 
existing development, including a mix of housing. The MDP also calls for a moderate 
intensification of the inner city, an area serviced by existing infrastructure, public amenities and 
transit. 

The proposal is in keeping with relevant MDP policies as the rules of the M-CG District provide 
for a development form that is sensitive to existing residential development in terms of height, 
built form and density. 

North Hill Area Redevelopment Plan (Statutory – 2000) 

The North Hill Area Redevelopment Plan (ARP) supports residential intensification through 
renovation, redevelopment, conversion, and infill development that is sensitive to the existing 
neighbourhood. The plan encourages a variety of housing forms that accommodate different 
age groups, household types, and income levels.  The policies of the ARP encourage 
redevelopment that is contextually sensitive to the existing character of the community. 
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In the ARP, the subject site is identified as Low Density Rowhouse.  This land use typology is 
intended to provide for a range of low-density housing options such as single detached, semi-
detached and rowhousing. 

An amendment to Map 4: Future Land Use Policy – Capitol Hill in the ARP, from Low Density 
Rowhouse to Medium Density Low-Rise, is required to accommodate this land use amendment 
(Attachment 3). The Medium Density Low Rise policies are intended to provide for a range of 
housing options including low profile multi-unit residential development. The preferred built form 
should have a height of 2 to 3 storeys with direct access from grade for some units. 

The proposed land use amendment to M-CG District aligns with the Medium Density Low-Rise 
typology which allows for multi-residential development of up to three storeys.  Map 5: Maximum 
Building Heights in the ARP restricts building heights within this typology to 11 metres, unlike 
the M-CG District that caps the maximum building height at 12 metres.  Map 5 in the ARP is not 
amended as part of this application.    

Location Criteria for Multi-Residential Infill (2016) 

The proposed land use amendment meets most of the location criteria for Multi-Residential Infill 
Development, such as: 

 the subject site is situated within 250 metres of several transit stops;
 including transit stops on a primary transit route within 150 metres;
 the site is adjacent to non-residential uses which includes office and medical clinics;
 the site is in proximity to the 14 Streets NW and 20 Avenue NW corridors; and
 the subject site gains vehicular access by means of a rear lane.

While these criteria are not used as a checklist, they do provide a framework in which we 
evaluate a parcel’s appropriateness for intensification. These criteria together indicate that the 
subject site is an appropriate location for sensitive residential intensification.  

Social, Environmental, Economic (External) 

This proposal will allow for additional residential intensity which will facilitate a more compact 
urban form that makes efficient use of land and existing infrastructure. The proposed ARP 
amendment and land use district allows for a wider range of housing types and as such, the 
proposed changes may better accommodate the housing needs of different age groups, 
lifestyles and demographics. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets. 
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Current and Future Capital Budget 

The proposed amendments do not trigger capital infrastructure investment and therefore there 
are currently no growth management concerns. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASONS FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
North Hill Area Redevelopment Plan as amended. The proposed M-CG District is designed to 
be implemented in proximity to or directly adjacent to low-density residential development.  The 
proposal represents a modest density increase of an inner-city parcel of land and allows for 
development that can be compatible with the character of the existing neighbourhood.  

ATTACHMENTS 
1. Applicant’s Submission
2. Community Association Letter
3. Proposed Bylaw 53P2019
4. Development Permit (DP2019-0741) Summary
5. Proposed Bylaw 149D2019
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BYLAW NUMBER 53P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE NORTH HILL AREA

REDEVELOPMENT PLAN BYLAW 7P99
(LOC2018-0174/CPC2019-0720)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the North Hill Area Redevelopment Plan Bylaw
7P99, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as
amended, is hereby further amended as follows:

(a) Amend Map 4 entitled ‘Future Land Use Policy – Capitol Hill’, by changing
0.06 hectares ± (0.14 acres ±) located at 1418 - 19 Avenue NW (Plan 3150P,
Block 16, Lots 8 and 9) from ‘Low Density Rowhouse’ to ‘Medium Density Low-
Rise’ as generally illustrated in the sketch below:



 
BYLAW NUMBER 53P2019 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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A development permit application (DP2019-0741) has been submitted by Inertia Corporation on 2019 
February 15. The development permit application is for a two-storey, four-unit back-to-front residential 
development including four on-site motor vehicle stalls plus visitor parking. The following excerpts 
(Figures 1 & 2) from the development permit submission provide an overview of the proposal and are 
included for information purposes only. 

Administration’s review of the development permit will determine the ultimate building design, number of 
units and site layout details such as parking, landscaping and site access.  No decision will be made on 
the development permit application until council has made a decision on this land use redesignation. 

Figure 1: Rendering of Proposed Development Figure 2: Site Plan 
(View from 19 Avenue NW) 
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BYLAW NUMBER 149D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0174/CPC2019-0720)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0174/CPC2019-0720 
 BYLAW NUMBER 149D2019 
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Page 2 of 2 



Page 1 of 8 

Approval(s): T. Goldstein  concurs with this report.  Author: K. Cohen 
City Clerk’s:  G. Chaudhary 

Item # ___ 

Planning & Development Report to ISC:  UNRESTRICTED 
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2019 June 06  
 
Policy Amendment and Land Use Amendment in Capitol Hill (Ward 7) at 1516 – 21 
Avenue NW, LOC2019-0002 
 
EXECUTIVE SUMMARY   
 
This land use redesignation application was submitted by Kelvin Hamilton Architecture on behalf 
of the landowners, Di Lin Deng and Xue Lan Zhu on 2019 January 07. This application 
proposes to change the designation of a single parcel from the Residential – Contextual One / 
Two Dwelling (R-C2) District to the Multi-Residential – Contextual Grade-Oriented (M-CG) 
District to allow for: 
 

 multi-residential buildings (e.g. townhouses, four-plexes);  
 a maximum building height of 12 metres (an increase from the current maximum of 10 

metres);  
 a maximum of 6 dwelling units (an increase from the current maximum of 2 dwelling 

units); and  
 the uses listed in the M-CG District.  

 
An amendment to the North Hill Area Redevelopment Plan (ARP) is required to accommodate 
the proposed land use redesignation. The proposal conforms with the ARP as amended and is 
in keeping with applicable policies of the Municipal Development Plan.  
 
No development permit application has been submitted at this time. 
 

ADMINISTRATION RECOMMENDATION: 
 
That Calgary Planning Commission recommend that Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan 

(Attachment 3); and 
 

2. Give three readings to the proposed bylaw. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located 

at 1516 – 21 Avenue NW (Plan 2864AF, Block 6, Lots 7 and 8) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and 

 
4. Give three readings to the proposed bylaw. 
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 
 
That Council hold a Public Hearing; and  
 
1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan 

(Attachment 3); and 
 

2. Give three readings to Proposed Bylaw 54P2019. 
 
3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located 

at 1516 – 21 Avenue NW (Plan 2864AF, Block 6, Lots 7 and 8) from Residential – 
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and 
 

4. Give three readings to Proposed Bylaw 150D2019. 
 

 

PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 

 

BACKGROUND 
 
This land use redesignation application was submitted by Kelvin Hamilton Architecture on behalf 
of the landowners, Di Lin Deng and Xue Lan Zhu on 2019 January 07. No development permit 
has been submitted at this time. As indicated in the applicant submission, the applicant intends 
to pursue a multi-residential development on this site (Attachment 1). 
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Location Maps 
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Site Context 
 
The subject site is located in the community of Capitol Hill on the north side of 21 Avenue NW, 
between 15 Street NW and 14 Street NW. The site is approximately 0.06 hectares in size with 
approximate dimensions of 15 metres by 37 metres. A rear lane exists along the north end of 
the site. The property is currently developed with a one-storey single detached dwelling and a 
detached single-car garage accessed from 21 Avenue NW. 
 
The predominant land use in this area is Residential – Contextual One / Two Dwelling (R-C2) 
District and surrounding development is characterized by a mix of single and semi-detached 
dwellings. To the south across 21 Avenue NW is the Capitol Hill Community Association, a 1.2 
hectare site which includes a community hall, playground, baseball diamond, community garden 
and ample green space. Two parcels to the east of the site are designated as Commercial – 
Neighbourhood 1 (C-N1) District. 
 
As identified in Figure 1, the community of Capitol Hill reached peak population in 2018. 
 

Figure 1: Community Peak Population 
Capitol Hill 
Peak Population Year 2018 
Peak Population 4,688 
2018 Current Population 4,688 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 
 
Additional demographic and socio-economic information may be obtained online through the 
Capitol Hill community profile. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
This proposal allows for a range of building types that are compatible with the established built 
form for the neighbourhood. Subject to a minor amendment to the ARP, the proposal meets the 
objectives of applicable policies as discussed in the Strategic Alignment section of this report. 
 
Planning Considerations 
 
The following sections highlight the scope of technical planning and analysis conducted by 
Administration. 
 
Land Use 
 
The existing Residential – Contextual One / Two Dwelling (R-C2) District is a residential 
designation in developed areas that is primarily for single detached, semi-detached and duplex 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Capitol-Hill-Profile.aspx
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dwellings. Single detached dwellings may include a secondary suite. The R-C2 District allows 
for a maximum building height of 10 metres and a maximum of two dwelling units. 
The proposed Multi-Residential – Contextual Grade-Oriented (M-CG) District allows for three to 
four-storey (12 metres maximum height) multi-residential developments where ground floor 
units must have direct access to grade. Similar to other multi-residential districts, the proposed 
M-CG District requires on-site landscaping and amenity space. The district provides for a 
maximum density of 111 units per hectare which would enable up to six dwelling units on the 
subject site. In addition, the M-CG District allows for a range of other low-density housing forms 
such as single detached, semi-detached, duplex dwellings and secondary suites. 
 
Development and Site Design 
 
The rules of the proposed M-CG District will provide guidance for future site development 
including appropriate uses, building massing and height, amenity space, landscaping and 
parking. Given the specific context of this site, additional items that will be considered through 
the development permit process include, but are not limited to:  
 

 ensuring an engaging built interface along the 21 Avenue NW frontage;  
 improving pedestrian connections along 21 Avenue NW by ensuring vehicle access to 

the site is off the lane;  
 accommodation of parking; and 
 mitigation of overlooking and privacy concerns.  
 

Environmental 
 
An Environmental Site Assessment was not required as part of this application. There are no 
environmental concerns associated with the site or this proposal. 
 
Transportation 
 
Pedestrian access to the site is available from the existing sidewalk along 21 Avenue NW.  
Vehicular access is currently provided from an existing driveway on 21 Avenue NW, however, 
upon redevelopment vehicular access will be directed to the rear lane. Two-hour on-street 
parking is available on 21 Avenue NW.  
 
The site is serviced by Calgary Transit with local standard transit bus stops located 
approximately 120 metres (two-minute walking distance) east of the site along 14 Street NW 
and 190 metres (three-minute walking distance) south of the site along 20 Avenue NW. A 
Transportation Impact Assessment was not required as part of this application. 
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Utilities and Servicing 
 
Water and sanitary mains are available and can accommodate potential redevelopment of the 
subject site without the need for off-site improvements at this time. Individual servicing 
connections as well as appropriate stormwater management will be considered and reviewed as 
part of a development permit. 
 
Stakeholder Engagement, Research and Communication  
 
In keeping with Administration’s standard practices, this application was circulated to external 
stakeholders and notice posted on-site. Notification letters were sent to adjacent landowners 
and the application was advertised online.  
 
The Capitol Hill Community Association responded to the circulation saying that they do not 
support mid-block M-CG along residential streets and would prefer the site to be designated as 
R-CG in keeping with the current version of the ARP.  
 
Administration received seven citizen responses noting concerns related to the potential height 
and shadowing impacts of a new building in the M-CG District. In this regard, the M-CG District 
has a height chamfer rule to decrease building height/massing in proximity to a shared property 
line with a low density residential district. Additional design measures to limit potential massing 
and shadowing concerns can also be addressed as part of the development permit review 
process.  
 
Citizens were also concerned about the appropriateness of a multi-residential building in a low 
density residential area, and the possibility of increased vehicle traffic on the nearby roads and 
back lane.  
 
Kelvin Hamilton Architecture hosted an information meeting on 2019 April 24 which was 
attended by ten neighbours. This included a question and answer period and a questionnaire 
was circulated to the participants (Attachment 2). 
 
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 
 
Strategic Alignment 
 
South Saskatchewan Regional Plan (2014) 
 
The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the SSRP makes 
no specific reference to this site, the proposal is consistent with policies on Land Use Patterns. 
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Interim Growth Plan (2018) 
 
The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
policy amendment and land use amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
Municipal Development Plan (Statutory – 2009) 
 
The subject parcel is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities and transit. Such redevelopment is 
intended to occur in a form and nature that respects the scale and character of the 
neighbourhood context. 
 
The subject parcel is located within one block of 14 Street NW which is identified by the MDP as 
part of the Primary Transit Network. 
 
The proposal is in keeping with relevant MDP policies as the M-CG District provides for a 
modest increase in density in a form that is be sensitive to existing residential development in 
terms of height, scale and massing.  
 
North Hill Area Redevelopment Plan (Statutory – 2000) 
 
The North Hill Area Redevelopment Plan (ARP) encourages a variety of housing types that 
accommodate different age groups, household types, and income levels, and supports 
residential intensification which contributes to the renewal and vitality of the communities. 
 
The parcel is located within the Low Density Rowhouse area of the ARP, which is intended to 
allow for a modest increase in density with a greater variety of housing types, while still being in 
scale with the existing context. The ARP currently allows a maximum building height of 11 
metres on this site. 
 
A minor amendment to the North Hill ARP (Attachment 3) is required to support the land use 
redesignation application. The proposed amendments to Maps 4 and 5 of the ARP, which 
illustrate the land use plan and maximum building heights respectively, will change the subject 
site from Low Density Rowhouse with a maximum building height of 11 metres to Medium 
Density Low-Rise with a maximum building height of 12 metres.  
 
The Medium Density Low-Rise area is intended to allow for a low-rise built form which provides 
for a modest increase in density while not being out of context with the existing character of the 
area. This area allows for low-rise residential developments including townhouses and 
apartments. There are many policies within this plan that will apply at the development permit 
stage. 
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The North Hill ARP identifies the site directly east of the subject site as Medium Density Mid-
Rise, with a maximum height of 16 metres. Therefore, the proposed Medium Density Low-Rise 
area provides a reasonable transition from the Low Density Rowhouse sites on the west, to the 
Medium Density Mid-Rise site on the east. 

The North Hill ARP is currently under review by Administration. A full update to the local area 
plan is anticipated by Q4 2019. 

Social, Environmental, Economic (External) 

The recommended land use allows for a wider range of housing types than the existing district 
and as such, the proposed change may better accommodate the housing needs of different age 
groups, lifestyles and demographics. Further, the ability to develop up to six dwelling units will 
make more efficient use of existing infrastructure and services. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendments do not trigger capital infrastructure investment and there are no 
growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposal is in keeping with applicable policies of the North Hill Area Redevelopment Plan, 
as amended, and the Municipal Development Plan. The proposed M-CG District was designed 
to be implemented in proximity to or directly adjacent to low density residential development. 
The proposal represents a modest increase in density of an inner-city parcel of land and allows 
for development that has the ability to be compatible with the character of the existing 
neighbourhood. 

ATTACHMENT(S) 
1. Applicant Submission
2. Community Meeting Report
3. Proposed Bylaw 54P2019
4. Community Association Letter
5. Proposed Bylaw 150D2019
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BYLAW NUMBER 54P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE NORTH HILL AREA

REDEVELOPMENT PLAN BYLAW 7P99
(LOC2019-0002/CPC2019-0704)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the North Hill Area Redevelopment Plan Bylaw
7P99, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as
amended, is hereby further amended as follows:

(a) Amend Map 4 entitled ‘Future Land Use Policy – Capitol Hill’, by changing 0.06
hectares ± (0.14 acres ±) located at 1516 – 21 Avenue NW (Plan 2864AF, Block
6, Lots 7 and 8) from ‘Low Density Rowhouse’ to ‘Medium Density Low-Rise’ as
generally illustrated in the sketch below:



 
BYLAW NUMBER 54P2019 

 
 

(b) Amend Map 5 entitled ‘Maximum Building Heights – Capitol Hill’, by changing 
0.06 hectares ± (0.14 acres ±) located at 1516 – 21 Avenue NW (Plan 2864AF, 
Block 6, Lots 7 and 8) from ’11 m’ to ’12 m’ as generally illustrated in the sketch 
below: 
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2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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Community Association Letter 

The Capitol Hill Community Association 
1531 21 Avenue NW Cdlgary, AB T2M IL9 
Pho!le: 403289.0859 

Feb 19, 2019 

Circulation Control 
Planning, Development & Assessment 
P.O. Box 2100 Station M 
Calgary AB T2P 2M5 

Email: cpag,clrc@calgary.ca 
Attention: Kelsey Cohen, File Manager 
Email: Kelsey.cohen@ca1gary.ca 

Dear Ms. Cohen, 

RE: Request toe Comment on Loc2019-00O2 (1516 21 AVE NW) 

Capitol Hill Community Association (CHCA) is pleased to provide comment on the Land Use 
Amendment application noted above. CHCA would like to provide the following comments. 

First off, we appreciate the applicants willingness to discuss the proposal with us prior to the 
Land Use application. We raised some of the immediate concerns we had during that meeting 
and appreciate that the applicant made changes to the proposal to address our concerns. 

We did request that the applicant hold an open house to engage the neighbours and be 
available for any questions they may have but unfortunately that did not take place. We have 
heard from some of the neighbours that the applicant was somewhat evasive in answering their 
questions. 

At our last Development Committee meeting we reviewed the current proposal and after a 
lengthy discussion offer the following comments. 

The current proposal is an improvement from the original proposal being the height has been 
lowered. Without a site plan however, it was difficult for us to review how much site coverage 
there is and how much wall will face the neighboring properties. We would hope that the 
exposed building face of the building proper and garage be similar to that of a typical town home 
development. As mentioned at our initial meeting, the CA's vision of this site was to be a 
maximum of an RC-G. 
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Community Association Letter 

The Capitol Hi.ll Community Association 
15'.H 21 Avenue NWCalgary,ABT2M IL9 
Phone: 403 289.0859 

The idea was to have higher density for the 1st 100' in from 14th Street with the building mass 
tapering down to a rowhouse type massing or at maximum MC-G for the next 50'. The subject 
site you are proposing starts at the 200' in mark from 14th Street. As such, we still have 
reservations to this proposal. We made our vision very clear to the COC personnel and 
community members during the ARP revision process. The COC staff seemed to be on the 
same page with this vision. The following is an example of what we envisioned: 

Savoy (corner of Kensington Road and 19th Street NW} 

We should also point out that the Savoy development is on a 100' site, so at the 150' point the 
building is near a rowhouse massing already, plus there is a lane separating this development 
from the adjacent single and semi-detached dwelling buildings. 

Even though an M-CG development should provide some street facing entries at grade, the 
overall feel of the building w ill more reflect an apartment style with single walkway and single 
point of entry. The vision of the ARP for mid block sites past 150' in from 14th street was to 

have townhome type buildings rather than apartment style, much like seen on right side of the 
image above. 
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Community Association Letter 

The Capitol Hill Community Association 
1531 21 Avenue NW Calgary, All T2M !L9 
Phone: 403.289.0859 

Another example of the vision for these mid blocks: 

"O@e a fri~l/~ . .. 
:~ 

In summary, we believe a mid block site such as this should remain at R-CG. In general, we do 
not want to see MC-G sites popping up mid block on residential roads that are not collectors or 

greater in traffic volume. The only reason this particular site was suggested as RC-G rather than 
remaining as RC-2 was because of the public park space across the street. 

Feel free to reach out if you have any questions or want to discuss further. 

We trust the Planning department will consider these comments when rendering their decision. 

Sincerely, 

Cam Collingwood 
On behalf of the capitol Hill Community Association Planning committee. 

cc: Jessica Lajoie, CHCA President 
Druh Farrell, Ward 7 Councillor 
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CPC2019-0704 
ATTACHMENT 5

BYLAW NUMBER 150D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0002/CPC2019-0704)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
AMENDMENT LOC2019-0002/CPC2019-0704 

BYLAW NUMBER 150D2019 
 
 

SCHEDULE A 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0596 
2019 May 16 

Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 738 - 
19 Avenue NW, LOC2018-0230 

EXECUTIVE SUMMARY  

This application was submitted by Kelvin Hamilton Architecture on 2018 October 22 on behalf of 
the landowner Dennis Leung. The application proposes to change the designation of the subject 
site from Residential – Contextual One / Two Dwelling (R-C2) District to Multi-Residential – 
Contextual Grade-Oriented (M-CG) District to allow for: 

 multi-residential development;
 a maximum building height of 12 metres (an increase from the current maximum of 10

metres);
 a maximum of 6 dwelling units on this site (an increase from the current maximum of 2

dwelling units); and
 other listed uses in the M-CG District.

The proposal requires an amendment to the North Hill Area Redevelopment Plan and aligns 
with the applicable policies of the Municipal Development Plan.  

No development permit has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 

That Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan
(Attachment 3); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 738 19 Avenue NW (Plan 2934O, Block 18, Lots 19 and 20) from the Residential –
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendment to the North Hill Area Redevelopment Plan
(Attachment 3); and

2. Give three readings to Proposed Bylaw 48P2019.

3. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± (0.15 acres ±) located
at 738 19 Avenue NW (Plan 2934O, Block 18, Lots 19 and 20) from the Residential –
Contextual One / Two Dwelling (R-C2) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District; and

4. Give three readings to Proposed Bylaw 136D2019.

Excerpt from the Minutes of the 2019 May 16 Regular Meeting of the Calgary Planning 
Commission: 

“A Revised Attachment 3 was distributed with respect to Report CPC2019-0596”. 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This redesignation application was submitted by Kelvin Hamilton Architecture on 2018 October 
22 on behalf of Dennis Leung. While no development permit has been submitted at this time, 
the applicant’s submission (Attachment 1) has indicated their intent to develop a small multi-
residential development, with four grade-oriented townhouse units facing 7 Street NW with two 
units above them.  



Page 3 of 8 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0596 
2019 May 16 

Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 738 - 
19 Avenue NW, LOC2018-0230 

Approval(s): T. Goldstein concurs with this report. Author: B. Bevill 
City Clerk’s:  G. Chaudhary 

Location Maps 



Page 4 of 8 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0596 
2019 May 16 

Policy Amendment and Land Use Amendment in Mount Pleasant (Ward 7) at 738 - 
19 Avenue NW, LOC2018-0230 

Approval(s): T. Goldstein concurs with this report. Author: B. Bevill 
City Clerk’s:  G. Chaudhary 

Site Context 

Mount Pleasant is a community with a mix of housing types ranging from single detached 
dwellings to low-profile multi-residential developments. The subject site, 738 – 19 Avenue NW, 
is located along 7 Street NW – a collector street as identified in the Calgary Transportation Plan 
(CPT), and slightly south of the intersection with another collector street – 20 Street NW. 
Directly to the north of the site is the Multi-Residential – Contextual Low Profile (M-C1) District 
site of the Scandinavian Centre. Immediately to the east of the site is an original single 
detached dwelling, with single detached dwellings also located to the south and west of the site. 
As identified in Figure 1, the community of Mount Pleasant has seen an increase in population, 
with its peak population in 2018.  

Figure 1: Community Peak Population 
Mount Pleasant 
Peak Population Year 2018 
Peak Population 6,001 
2018 Current Population 6,001 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

 Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Mount Pleasant community profile.  

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The application was originally made for the current land use district of M-CG. Throughout the 
review of this application, Administration also explored other potential land use districts such as 
the Residential – Grade-Oriented Infill (R-CG) District which would also be appropriate for the 
site. After discussions with the applicant and the desired built form, the decision was made to 
maintain the application for the M-CG District for the reasons discussed in the strategic 
alignment sections of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Mount-Pleasant.aspx
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Land Use 

The existing Residential – Contextual One / Two Dwelling (R-C2) District allows for low density 
residential development with a maximum of two units. The proposed Multi-Residential – 
Contextual Grade-Oriented (M-CG) District is intended to allow for a maximum of 6 multi-
residential units on the site to a maximum height of 12 metres and at least half of the units 
oriented to grade. 

The M-CG District contains rules for development which allow for varied building height and 
front setbacks in a manner that reflects the immediate context. These rules would be evaluated 
at the development permit stage at the discretion of the development authority. 

Development and Site Design 

No development permit application has been submitted at this time. The proposed land use 
district would allow for the development of up to 6 units on the subject parcel. At the 
development permit stage, key factors that will be important to address include:  

 grade orientation along 19 Avenue NW as well as 7 Street NW;
 respecting the context and privacy of adjacent residential uses;
 providing adequate parking; and
 ensuring vehicular access is from the rear lane.

Environmental 

An Environmental Site Assessment was not required as part of this application. There are no 
known environmental concerns on the parcel or in the immediate area.  

Transportation 

A Transportation Impact Assessment and parking study was not required. Vehicular access to 
the parcel is available and anticipated via the rear lane. The area is well served by Calgary 
Transit bus service with stops located approximately 250 metres from the subject site on 20 
Avenue NW. Additionally, the parcel is located 500 metres from the Max Orange BRT Primary 
Transit stop located to the south east at 16 Avenue NW and 4 Street NW. 

The parcel is located along 7 Street NW which is classified as a Collector Street in the Calgary 
Transportation Plan. On-street parking is restricted on 7 Street NW, and 19 Avenue NW, under 
residential parking zone adjacent to the subject parcel. Through the development permit review 
process, access and parking will be reviewed to ensure it is adequate to accommodate future 
redevelopment of the site. 
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Utilities and Servicing 

Water, sanitary and storm sewer mains are available to service the site. The specific servicing 
arrangements and stormwater management will be reviewed and evaluated in detail through the 
development permit process.   

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised on-line. No public meetings were held by the applicant or 
administration in association with this application.  

Administration received 19 letters from nearby residents in opposition to the application. These 
residents expressed issues with the height, over developing the area, parking, and the loss of 
neighbourhood character.  

The Mount Pleasant Community Association submitted a letter of opposition identifying their 
concern is that density should be focused on their main streets, such as 20 Avenue NW. They 
also expressed concern that the higher density would be out of place at this location and would 
negatively affect the local area.   

Administration considered relevant planning issues specific to the proposed redesignation and 
has determined the proposal to be appropriate with the height increase of 2 metres above the 
current allowable height and surrounding land uses. Compliance with relevant policies and 
bylaws, as well as design, the compatibility of discretionary uses with the surrounding 
neighbourhood context, traffic, and access will be reviewed at the development permit stage. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and date of Public Hearing will be advertised.    

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land.  
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Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
policy and land use amendment builds on the principles of the Interim Growth Plan by means of 
promoting efficient use of land, regional infrastructure, and establishing strong, sustainable 
communities.  

Municipal Development Plan (Statutory – 2009) 

The subject parcel is located within the Developed Inner City Residential Area of the Municipal 
Development Plan (MDP). The Developed Inner City Residential Area is supportive of moderate 
intensification in a form and nature that respects the scale and character of the neighbourhood. 
In general, the MDP policies encourage redevelopment in the inner city areas that is similar in 
scale and built form to existing development, and that contributes to a greater housing mix 
overall.  The proposed policy and land use amendment complies with the policies of the MDP.  

North Hill Area Redevelopment Plan (Statutory – 2000) 

The North Hill Area Redevelopment Plan (ARP) supports residential intensification through 
renovation, redevelopment, conversion, and infill that is sensitive to the existing neighbourhood. 
The plan encourages a variety of housing forms that accommodate different age groups, 
household types, and income levels. The policies of the ARP encourage redevelopment that is 
contextually sensitive to the existing character of the community.  

In the ARP, the subject site is identified as Low Density Residential. The Low Density 
Residential policies are intended to provide for a range of low density housing options such as 
single detached dwellings and semi-detached dwellings.  

An amendment to Map 2 of the ARP from Low Density Residential to Medium Density 
Residential is required to accommodate this land use redesignation (Attachment 3). The 
Medium Density Multi Dwelling policies are intended to provide for a range of housing options 
including low profile multi-unit development. The preferred building form should have a height of 
three stories, and direct access from grade.  

The proposed M-CG land use designation aligns with the Medium Density Multi Dwelling 
typology which allows for multi-residential development of up to three storeys.  

The North Hill Area Redevelopment Plan is currently under review by Administration. A full 
update to the local area plan is anticipated by Q4 2019.  

Location Criteria for Multi-Residential Infill (2016) 

The proposed land use amendment meets the majority of the Location Criteria Multi-Residential 
Infill guidelines. The subject site is located on a corner parcel, 300 metres from transit and 500 
metres from primary transit. The parcel fronts onto 7 Street NW which is identified as a collector 
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level road in the Calgary Transportation Plan. Immediately adjacent to the site to the north is the 
Scandinavian Centre which is used as a community gathering space and is designated the 
Multi-Residential – Contextual Low Profile (M-C1) District. Finally, the site is served by a rear 
lane for vehicle access.   

While these criteria are not used as a checklist, they do provide for a framework in which we 
evaluate a parcel’s appropriateness for intensification. These criteria together indicate that the 
proposed site is an appropriate location for sensitive residential intensification. 

Social, Environmental, Economic (External) 

This proposal will allow for additional residential intensity which will facilitate a more compact 
urban form that makes efficient use of land and existing infrastructure. The proposed land use 
and policy amendment also encourages creating housing diversity and housing options for the 
citizens of Calgary.  

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets. 

Current and Future Capital Budget 

The proposed amendments do not trigger capital infrastructure investment and there are no 
growth management concerns at this time.  

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 
The proposal is in keeping with applicable policies of the Municipal Development Plan and the 
North Hill Area Redevelopment Plan as amended. The proposal allows for a wider range of 
housing types in the inner city while still respecting the low density context immediately adjacent 
to the site. 

ATTACHMENT(S) 
1. Applicant Submission
2. Mount Pleasant Community Association Response
3. Proposed Bylaw 48P2019
4. Proposed Bylaw 136D2019
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BYLAW NUMBER 48P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE NORTH HILL AREA

REDEVELOPMENT PLAN BYLAW 7P99
(LOC2018-0230/CPC2019-0596)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the North Hill Area Redevelopment Plan Bylaw
7P99, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as
amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Future Land Use Policy – Mount Pleasant & Tuxedo’, by
changing 0.06 hectares ± (0.14 acres ±) located at 738 - 19 Avenue NW (Plan
2934O, Block 18, Lots 19 and 20) from ‘Low Density Residential’ to ‘Medium
Density Multi Dwelling’ as generally illustrated in the sketch below:



 
BYLAW NUMBER 48P2019 

 
 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 136D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0230 /CPC2019-0596)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0230 /CPC2019-0596 
 BYLAW NUMBER 136D2019 

 
 

SCHEDULE A 
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EXECUTIVE SUMMARY  

This application was submitted by Rick Balbi Architect on 2019 January 03 on behalf of the 
landowner, Studio Development Inc (1872282 Alberta Ltd). The application proposes to change 
the designation of this parcel from Residential – Contextual One / Two Dwelling (R-C2) District 
to Mixed Use - General (MU-1f4.0h23) District to allow for: 

 a mix of residential and commercial uses in the same building;
 a maximum building height of 23 metres (an increase from the current maximum of 10

metres);
 a maximum building floor area of approximately 1,950 square metres, (an increase from

the current maximum of 2 dwelling units), based on a building floor to parcel area ratio
(FAR) of 4.0; and

 the uses listed in the MU-1 District.

The proposed MU-1f4.0h23 District is a mixed use designation intended to accommodate 
commercial and residential uses in street-oriented buildings. The district allows both commercial 
uses and residential uses at street level. 

A minor map and textual amendment to the North Hill Area Redevelopment Plan (ARP) is 
required to accommodate the proposed land use redesignation. The proposal is in conformance 
with the ARP, as amended, and with the applicable policies of the Municipal Development Plan. 

No development permit has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the North Hill Area Redevelopment
Plan (Attachment 2); and

2. Give three readings to the proposed bylaw.

3. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± (0.12 acres ±) located
at 3216 Centre Street NE (Plan 2617AG, Block 65, Lots 23 and 24) from Residential –
Contextual One / Two Dwelling (R-C2) District to Mixed Use - General (MU-1f4.0h23)
District; and

4. Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed amendments to the North Hill Area Redevelopment
Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 55P2019.

3. ADOPT, by bylaw, the proposed redesignation of 0.05 hectares ± (0.12 acres ±) located
at 3216 Centre Street NE (Plan 2617AG, Block 65, Lots 23 and 24) from Residential –
Contextual One / Two Dwelling (R-C2) District to Mixed Use - General (MU-1f4.0h23)
District; and

4. Give three readings to Proposed Bylaw 153D2019.

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This land use amendment application was submitted by Rick Balbi Architect on behalf of the 
landowner, Studio Development Inc (1872282 Alberta Ltd) on 2019 January 03. While no 
development permit application has been submitted at this time, the future intent of the 
landowners is to explore redevelopment of the site in the form of a six-storey mixed use 
development, as noted in the Applicant’s Submission (Attachment 1). 
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Location Maps 
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Site Context 

The subject site is located on the east side of Centre Street at 32 Avenue NE. The site is within 
400 metres of the future Green Line LRT Station at 28 Avenue and Centre Street N and high 
frequency transit currently serves the area. Low density residential developments surround the 
subject site. Directly north of the site, a direct control district is in place to allow for a shoe repair 
business in addition to a residence. Centre Street, north of 32 Avenue N, is predominantly 
designated Multi-Residential – Contextual Low Profile (M-C1) District which is a multi-residential 
designation that is primarily for 3 to 4 storey apartment buildings and townhouses. The site’s 
total area is approximately 0.05 hectares (0.12 acres) in size, and it is predominantly flat. The 
parcel is roughly 15 metres by 32 metres and has rear lane access. 

As identified in Figure 1, the community of Tuxedo Park reached peak population in 2018. 

Figure 1: Community Peak Population 
Tuxedo Park 
Peak Population Year 2018 
Peak Population 5,165 
2018 Current Population 5,165 
Difference in Population (Number) 0 
Difference in Population (Percent) 0% 

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Tuxedo Park community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The proposed MU-1 District would provide for a mix of commercial and residential uses, while 
allowing for increased density that more efficiently utilizes the land. Further analysis on how this 
proposal aligns with applicable City policies is provided in the following the Strategic Alignment 
section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The current land use designation for the site is Residential – Contextual One / Two Dwelling 
(R-C2) District. The R-C2 District is a residential designation in developed areas that is primarily 
for single detached, semi-detached and duplex dwellings. This district allows for a maximum of 
two dwelling units and a maximum building height of 10.0 metres. 

http://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/Tuxedo-Park-Profile.aspx
http://www.calgary.ca/PDA/pd/Pages/Calgary-Land-Use-bylaw-1P2007/Land-Use-Bylaw-Land-Use-Districts.aspx
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The proposed Mixed Use - General (MU-1f4.0h23) District is intended to accommodate 
commercial and residential uses in street-oriented buildings. The district, as proposed, allows 
both commercial and residential uses at street level. This district allows for a maximum height of 
23 metres, with contextually sensitive rules that further restrict building height within proximity of 
low density residential districts and public streets. 

Development within the MU-1 District is intended to respond to local area context by 
establishing maximum building height and density for individual parcels and includes rules 
regarding the interface with lower density residential districts. The proposed height increase is 
limited by the required step backs from low density residential lands allowing a transitional 
building height to low density residential districts. The proposed land use district, and increase 
in floor area ratio and height, is appropriate as it recognizes the site context and intensifies land 
uses along the Centre Street Main Street and the future Green Line Station at 28 Avenue NE. 

Development and Site Design 

No development permit application has been submitted at this time. Due to the proposed land 
use district only affecting a single lot, providing adequate vehicular parking and adhering to all of 
the required height chamfers may be a challenge and will be evaluated during the development 
permit process. The MU-1 District requires grade orientation along Centre Street and will have 
to respect the context and privacy of adjacent residential uses.  

Environmental 

No environmental issues were identified for the subject site. 

Transportation 

The site is located along Centre Street, approximately 400 metres from the future 28 Avenue 
North Green Line Light Rail Transit station. Currently, Bus Rapid Transit services the area with 
the nearest stop less than 50 metres away. No improvements to the street network are required 
until the Green Line is being implemented. However, the existing right of way needs to be 
widened to allow for Green Line infrastructure. This will be addressed during the development 
permit process.     

Utilities and Servicing 

Water, sanitary and storm sewer mains are available to service the site, but the specific 
servicing arrangements will be discussed and reviewed in detail through the development permit 
process.  The developer will be required to provide a Sanitary Servicing Study and a Required 
Fire Flow (RFF) calculation in conjunction with the development permit application. 
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Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
external stakeholders and notice was posted on-site. Notification letters were sent to adjacent 
landowners and the application was advertised online.   

The Tuxedo Park Community Association provided a letter of opposition to the land use 
amendment application due to the change in height.  No public comments were received by the 
report submission date.  

Following this Calgary Planning Commission meeting, notifications for Public Hearing of Council 
will be posted on-site and mailed out to adjacent land owners. In addition, the Commission’s 
recommendation and the date of the Public Hearing will be advertised.  No public meetings 
were held by the Applicant or Administration. 

Strategic Alignment 

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 which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land.  

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The Municipal Development Plan aims to shape a more compact urban form and directs a 
greater share of new growth to be focused in Activity Centres and Main Streets in a manner 
that:  

 creates a compact, mixed-use, high-quality urban development;
 concentrates jobs and people in areas well served by primary transit service;
 provides a mix of employment, residential, retail and service uses that support the needs

of adjacent communities;
 creates an urban environment and streets that promote walkability and local

connectivity; and
 ensures transitions in development intensity between low density residential areas and

more intensive multi-unit residential or commercial areas.
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The subject site is also located within the Urban Main Street typology as identified on Map 1 of 
the Municipal Development Plan. Urban Main Streets should contain a broad range of 
employment, commercial and retail uses as well as housing to accommodate a diverse range of 
population. Urban Main Streets emphasize a walkable pedestrian environment fronted by a mix 
of higher intensity residential and business uses. The application supports the overarching 
objectives of the MDP and is in keeping with applicable MDP policies.  

North Hill Area Redevelopment Plan (Statutory – 2000) 

The North Hill Area Redevelopment Plan (ARP) identifies Centre Street N as the ‘Main Street’ 
for the Tuxedo Community, serving as the center of commercial activity and providing area 
residents with a wide variety of goods and services. The ARP outlines appropriate land use 
intensification along Centre Street that supports a more compact, mixed use environment. A 
wide variety of residential, commercial and transit supportive uses are encouraged while 
ensuring a form and character compatible with adjacent development.  

The ARP identifies that parcels between 30 and 32 Avenues should retain their residential 
character under the existing zoning. The ARP was approved prior to adoption of the Municipal 
Development Plan and identification of Centre Street as an Urban Main Street. However, it does 
contain policy for intensification at suitable locations. An amendment to the ARP is required to 
facilitate this application. The existing Low Density Residential classification does not allow for 
mixed use developments. The Medium Density Multi Dwelling and/or Local Commercial is more 
appropriate and includes relevant guidance for mixed use developments along Centre Street. A 
minor textual amendment is proposed to facilitate commercial development on the site. Also, 
two minor map amendments are proposed as shown in Attachment 2.  

The North Hill ARP is currently under review by Administration. A full update to the local area 
plan is anticipated by Q4 2019. A draft land use plan is not available at this time and as such, 
this application was reviewed against existing policies including the Municipal Development 
Plan and Transit Oriented Development Guidelines. 

Transit Oriented Development Guidelines (Non-statutory – 2005) 

The subject site is within a 600-metre radius of the future 28 Avenue North Green Line Station 
and is considered part of a station planning area. This land use proposal is consistent with the 
guidelines on transit supportive land uses, optimizing density around stations, minimizing the 
impacts of density and ensuring the built form complements the local context.  

Social, Environmental, Economic (External) 

The proposed land use allows for a wider range of housing types than the existing R-C2 District 
and as such, the proposed change may better accommodate the housing needs of different age 
groups, lifestyles and demographics in Tuxedo Park.  
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Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 

The proposed land use redesignation and minor policy amendments to the North Hill Area 
Redevelopment Plan conforms to the policies of the Municipal Development Plan regarding land 
use intensification along the Centre Street Urban Main Street. In addition, the height and 
intensity of the proposed land use district provide for development that has the ability to meet 
the objectives of the North Hill Area Redevelopment Plan, as amended, and that appropriately 
responds to its context within the neighbourhood. 

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 55P2019
3. Proposed Bylaw 153D2019
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BYLAW NUMBER 55P2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE NORTH HILL AREA

REDEVELOPMENT PLAN BYLAW 7P99
(LOC2019-0001/CPC2019-0705)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the North Hill Area Redevelopment Plan Bylaw
7P99, as amended;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26, as amended:

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The North Hill Area Redevelopment Plan attached to and forming part of Bylaw 7P99, as
amended, is hereby further amended as follows:

(a) Amend Map 2 entitled ‘Future Land Use Policy – Mount Pleasant & Tuxedo’, by
changing 0.05 hectares ± (0.12 acres ±) located at 3216 Centre Street NE (Plan
2617AG, Block 65, Lots 23 and 24) from ‘Low Density Residential’ to ‘Medium
Density Multi Dwelling and/or Local Commercial’; as generally illustrated in the
sketch below:



 
BYLAW NUMBER 55P2019 

 
(b) Amend Map 6 entitled ‘Commercial Areas’, to identify 0.05 hectares ± (0.12 acres 

±) located at 3216 Centre Street NE (Plan 2617AG, Block 65, Lots 23 and 24) as 
‘Centre Street’; as generally illustrated in the sketch below: 

 

 
 
 

(c) Under Section 4.4.3 Policies, under Policy 24, replace the second sentence with 
the following text:  

 
“Expansion of commercial uses north of 30 Avenue is strongly discouraged, 
with the exception of the existing DC designation on 32 Avenue as well as the 
site at 3216 Centre Street NE.” 
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BYLAW NUMBER 55P2019 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 
 _________________________________________ 
 MAYOR 
 
 
 SIGNED ON  ______________________________ 
 
 
 _________________________________________ 
 CITY CLERK 
 
 
 SIGNED ON  ______________________________ 
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BYLAW NUMBER 153D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0001/CPC2019-0705)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0001/CPC2019-0705 
 BYLAW NUMBER 153D2019 

 
 

SCHEDULE A 
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EXECUTIVE SUMMARY  

This land use redesignation application was submitted by one of the landowners, Jacqueline 
Steeveson, on behalf of herself and Roberval DaSilva on 2018 March 01. The application 
proposes to change the designation of the parcel from Residential – Contextual One / Two 
Dwelling (R-C2) District to Commercial – Neighbourhood One (C-N1) District with the intent to 
allow for the use of child care service. The C-N1 District also allows for:  

 small scale commercial developments;
 opportunities for residential uses to occur on upper floors of buildings that contain

commercial uses;
 a maximum building floor area of 300 square metres (based on a floor area ratio of 1.0);
 maximum building height of 10 metres (no change proposed); and
 the uses listed in the C-N1 District.

The proposal is in keeping with the Municipal Development Plan and the Hillhurst/Sunnyside 
Area Redevelopment Plan. 

No development permit application has been submitted at this time. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 0.03 hectares ± (0.09 acres ±) located
at 628 - 15 Street NW (Plan 6219, Block 2, Lots 82 and 83) from Residential –
Contextual One / Two Dwelling (R-C2) District to Commercial – Neighbourhood 1 (C-N1)
District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and   

1. ADOPT, by bylaw, the proposed redesignation of 0.03 hectares ± (0.09 acres ±)
located at 628 - 15 Street NW (Plan 6219, Block 2, Lots 82 and 83) from Residential –
Contextual One / Two Dwelling (R-C2) District to Commercial – Neighbourhood 1 (C-
N1) District; and

2. Give three readings to Proposed Bylaw 148D2019.
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PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

The land use amendment was submitted by one of the landowners, Jacqueline Steeveson, on 
behalf of herself and Roberval DaSilva on 2018 March 01. No development permit has been 
submitted at this time.  As noted in the Applicant’s Submission (Attachment 1), the applicant is 
intending to develop a child care service on the site.   

The parcel is currently developed with a one-and-a-half-storey dwelling. 
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Location Maps 
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Site Context 

The subject site is residential and located in the community of Hillhurst. It is located one parcel 
in from the corner of 6 Avenue and 15 Street NW. Six Avenue NW is classified as a Collector 
Street and 15 Street is a Residential Street.  

The surrounding development includes residential properties (designated R-C2 District) to the 
north and west, and commercial development (designated C-COR2 f2.8h20 District) to the 
south and east along 14 Street NW. The commercial development across the rear lane fronts on 
14 Street NW, an Urban Main Street where significant mixed use intensification has taken place. 
The site to the south functions as an art retail space. There is currently a development permit 
under review for that site to allow for an art studio. The parcel to the north is residential with a 
home occupation. There is also a church located west of the subject site, on the southwest 
corner of 15 Street NW and 6 Avenue NW.   

As identified in Figure 1, Hillhurst has experienced a population decrease from its peak in 2015. 

Figure 1 
Hillhurst 
Peak Population Year 2015 
Peak Population 6,737 
2018 Current Population 6,616 
Difference in Population (Number) -121
Difference in Population (Percent) -2%

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Hillhurst community profile.  

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

The application proposes to redesignate the lands to accommodate the intended use of child 
care. This child care facility would operate within the existing one and half storey dwelling and is 
in keeping with the applicable legislation as identified in the Strategic Alignment section of this 
report. 

The review of the application considered the C-COR2 District to keep in alignment with the 
adjacent parcel to the south and east. The applicant approached her neighbours to propose a 
joint application with the two adjacent parcels, allowing for a comprehensive redevelopment of 
the sites. This would have allowed for a more efficient parking strategy; however, the adjacent 
neighbours were not interested.  

Keeping the site as R-C2 District was also considered due to parking restrictions. This would 
allow up to ten children; however, the applicant was not able to make her business plan work off 
this number of children.  

https://www.calgary.ca/CSPS/CNS/Documents/community_social_statistics/community-profiles/hillhurst.pdf
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A DC Direct Control District with the Residential – Contextual One / Two Dwelling (R-C2) District 
as the base district was also considered; however, the applicant did not see value added in 
pursuing a DC District to achieve what she envisions for the site. 

Planning Considerations 

The primary planning consideration in evaluation of this application was determining whether a 
C-N1 District is appropriate for the subject site.

Land Use 

The subject site is currently designated Residential – Contextual One / Two Dwelling (R-C2) 
District.  The R-C2 designation allows for low density residential development in the form of 
single detached dwellings, semi-detached dwellings, and duplex dwellings.  The District also 
provides for two forms of home based child care for up to ten children (Home Based Child Care 
– Class 1 and 2).

The proposed land use district is the Commercial – Neighbourhood One (C-N1) District. The 
proposed district is intended to:  

 allow for small scale commercial developments;
 development that has limited use sizes and types;
 buildings that are in keeping with the scale of nearby residential areas; and
 opportunities for residential uses to occur on the upper floors of buildings that contain

commercial uses.

The C-N1 District will allow for the operation of the proposed child care facility and enable some 
opportunity for future redevelopment with small scale commercial uses that fit with the scale and 
character of the surrounding community. 

Development and Site Design 

A discretionary use development permit application will be required and will determine the 
number of children permitted, number of on-site parking stalls, location of pick-up and drop-off 
stalls, and location of outdoor play areas. The operator of the child care service will require 
provincial licensing and will be evaluated by the Calgary Region Child and Family Services 
Authority. 

Environmental 

There are no existing environmental conditions on these residential parcels. An environmental 
site assessment was not required for this application. 
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Transportation 

Pedestrian and vehicular access to the site is available from 15 Street NW, as well as the rear 
lane. It is in close proximity to both a Collector Street (6 Avenue NW) and an Urban Boulevard 
(14 Street NW). The area is served by Calgary Transit bus service with stops located within 50 
metres of the site on 14 Street NW. 

A Transportation Impact Assessment was not required as part of this application. 

Utilities and Servicing 

Water, sanitary and storm sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Individual servicing connections as well as appropriate stormwater management will be 
considered and reviewed at development permit stage. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site.  Notification letters were sent to adjacent land owners 
and the application has been advertised online.  No public meetings were held by the applicant 
or Administration. The applicant has indicated they have consulted with neighbours.  

At the time of this report, no comments were received by Administration from the Community 
Association or adjacent neighbours.   

Following Calgary Planning Commission, notifications for the Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners.  In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

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) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land.  

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use amendment and policy amendment builds on the principles of the Interim Growth Plan 
by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
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Municipal Development Plan (Statutory – 2009) 

This parcel is located in the Residential Development Inner City Area of the Developed 
Communities as identified on Map 1: Urban Structure in the Municipal Development Plan.  

The Municipal Development Plan recognizes that a diversity of uses are an integral part of 
‘complete communities’ and should be accommodated within neighbourhoods as appropriate.  
This application would allow one to apply for a Development Permit for a new child care service 
and other uses in the Hillhurst Community. Additionally, the location of the site, near an Urban 
Main Street and collector street, adds to the convenience this service provides for parents in the 
area.   

Hillhurst/Sunnyside Area Redevelopment Plan (Statutory – 1988) 

The site is located within the Hillhurst/Sunnyside Area Redevelopment Plan (ARP). It is 
identified as Residential Character Area 5 which speaks to height restrictions due to the sloping 
sites. Section 2.4 of the ARP states the intent is “to encourage the maintenance of the existing 
low density, family-oriented flavour of much of the Hillhurst/Sunnyside area”, however the policy 
does not preclude these uses, and the proposed district would be consistent with some of the 
existing, adjacent uses.  

Child Care Service Policy and Development Guidelines (Non-statutory – 2009) 

The application conforms to several of the site selection criteria listed in the Child Care Service 
Policy and Development Guidelines. The following location criteria were consistent with the 
guidelines:  

 the site is located near a local commercial area;
 the site is large enough to accommodate some parking;
 the site is buffered from neighbouring low density residential to south and east; and
 the site is large enough to accommodate an outdoor play area.

The site does not meet the following location criteria guidelines: 

 the site is not located on a collector, but is one house in from one; and
 the site is not located on a corner parcel.

Social, Environmental, Economic (External) 

The recommended land use allows for small scale commercial developments with opportunities 
for residential on the upper floors. As such, the proposed change may better accommodate the 
business needs of a small business, while providing a community amenity to neighbours.  
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Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment and 
therefore there are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 

REASON(S) FOR RECOMMENDATION(S): 
The proposal is consistent with the applicable polices of the Municipal Development Plan as 
well as the Hillhurst/Sunnyside Area Redevelopment Plan.  The proposed C-N1 District allows 
for a small scale of development that is compatible with the surrounding uses and contributes to 
the goal of establishing complete communities through providing important related uses and 
community amenities.  

ATTACHMENT(S) 
1. Applicant’s Submission
2. Proposed Bylaw 148D2019
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ATTACHMENT 2

BYLAW NUMBER 148D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0048/CPC2019-0712)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0048/CPC2019-0712 
 BYLAW NUMBER 148D2019 

 
 

SCHEDULE A 
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0015 

EXECUTIVE SUMMARY  

This application was submitted by CivicWorks Planning + Design on 2019 February 01 on 
behalf of Eagle Crest Homes Ltd and Hillhurst Manor Ltd. This land use redesignation 
application proposes to change the designation of these properties from Residential – 
Contextual One / Two Dwelling (R-C2) District to Mixed Use - General (MU-1f3.3h19) District to 
allow for: 

 a mixed-use development intending to incorporate commercial uses at-grade and
residential on floors above;

 a maximum building height of 19 metres (an increase from the current maximum of 10
metres);

 a maximum building floor area of approximately 7,600 square metres (based on a floor
area ratio of 3.3); and

 the uses listed in the M-U1 District.

A development permit has been submitted for a mixed-use development for the three northern 
parcels within the site, consisting of a five-storey building with commercial uses at grade and 51 
residential units on upper storeys, and is under review. 

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission recommend that Council hold a Public Hearing; and 

1. ADOPT by bylaw the proposed redesignation of 0.23 hectares ± (0.56 acres ±) located
at 218, 222, 226 and 230 - 19 Street NW (Plan 8942GB, Block 19, Lots 1 to 4) from
Residential – Contextual One / Two Dwelling (R-C2) District to Mixed Use – General
(MU-1f3.3h19) District; and

2. Give three readings to the proposed bylaw.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 6: 

That Council hold a Public Hearing; and 

1. ADOPT by bylaw the proposed redesignation of 0.23 hectares ± (0.56 acres ±) located at
218, 222, 226 and 230 - 19 Street NW (Plan 8942GB, Block 19, Lots 1 to 4) from
Residential – Contextual One / Two Dwelling (R-C2) District to Mixed Use – General
(MU-1f3.3h19) District; and

2. Give three readings to Proposed Bylaw 152D2019.
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PREVIOUS COUNCIL DIRECTION / POLICY 

None. 

BACKGROUND 

This application was submitted by CivicWorks Planning + Design on 2019 February 01 on 
behalf of Eagle Crest Homes Ltd and Hillhurst Manor Ltd (Attachment 1). A development permit 
for a 51 unit, five-storey mixed use building with a floor area ratio of 3.24 and a height of 17 
metres has been submitted by FAAS architecture on 2019 March 01 and is under review. 
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Site Context 

The subject site is located in the northwest community of West Hillhurst. The subject site is 
comprised of four parcels of land (218, 222, 226 and 230 – 19 Street NW) totalling 
approximately 0.23 hectares (0.56 acres) of land. Existing development on the site is comprised 
of four bungalow dwellings. The site is bounded by 19 Street NW on the west, 2 Avenue NW on 
the north, a rear lane on the east and low-density residential development on the south. 
Surrounding development consists of street-oriented commercial development fronting onto the 
west side of 19 Street NW, stretching from Kensington Road NW to 3 Avenue NW, with building 
heights ranging from one-storey to four-storeys. Currently, commercial development on 19 
Street NW is only found on the west side of the street. The proposed development would 
facilitate the addition of commercial uses on the ground floor on the east side of 19 Street NW, 
potentially making the street a two-sided commercial corridor. The site is approximately 
50 metres wide by 40 metres deep 

Additional commercial development is located adjacent to Kensington Road NW, to the south of 
the site, in the form of a two-storey strip mall style development on northeast corner of 19 Street 
NW and Kensington Road NW, and the recently built four-storey Kensington Legion 
development on Kensington Road NW and 18A Street NW. The second phase of the 
Kensington Legion redevelopment is located to the southeast of the site at Kensington Road 
NW and 18 Street NW. Residential land uses surrounding the site generally consist of single 
detached and semi-detached dwellings, with multi-residential development found to the 
southeast of the site and to the west of the site, along 2 Avenue NW. A four-storey mixed use 
development was recently approved on 2018 September 26 on the west side of 19 Street NW 
immediately to the north of 1 Avenue NW. 

As identified in Figure 1, the community of West Hillhurst reached its peak population in 1969. 
Recent growth has recovered some of the population loss since the peak population, but the 
community has not reached the previous peak population yet. 

Figure 1: West Hillhurst Peak Population 
Community Name 
Peak Population Year 1969 
Peak Population 6,871 
2018 Current Population 6,507 
Difference in Population (Number) -364
Difference in Population (Percent) -5.3%

Source: The City of Calgary 2018 Civic Census 

Additional demographic and socio-economic information may be obtained on the West Hillhurst 
Community Profile online page. 

https://www.calgary.ca/CSPS/CNS/Pages/Social-research-policy-and-resources/Community-profiles/West-Hillhurst-Profile.aspx
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INVESTIGATION: ALTERNATIVES AND ANALYSIS 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration. 

Land Use 

The proposed land use amendment would redesignate the subject site from Residential – 
Contextual One / Two Dwelling (R-C2) District to Mixed Use - General (MU-1f3.3h19) District to 
allow for mixed-use developments with a maximum height of 19 metres and a floor area ratio of 
3.3. 

The existing land use generally allows for the development of single detached dwellings, semi-
detached dwellings and secondary suites. The existing land use has a maximum height of 10 
metres and would allow up to eight dwelling units on the site. 

The proposed land use will accommodate an intensification of the site and provide opportunities 
for additional commercial amenities in the neighbourhood. The Mixed Use - General (MU-1) 
District provides for a broad range of commercial uses in a building that is oriented to the street 
while also allowing dwelling units at grade. The district is intended to provide for mixed use 
buildings between four and six storeys in height, street-oriented building design, a defined street 
wall, multiple uses and frequent entries at grade, residential development compatible with active 
street-oriented commercial uses, and appropriate transitions to adjacent residential areas. This 
land use is an appropriate district to strengthen and reinforce the neighbourhood commercial 
character of 19 Street, by facilitating a mixed-use development that will add new neighbours and 
businesses to the neighbourhood. Additionally, providing commercial uses on the east side of 
19 Street will strengthen the commercial viability of the street, as two-sided commercial streets 
tend to be more successful than ones with commercial only on one side. Should commercial 
uses not be viable throughout the entire ground floor, residential uses are allowed and can be 
incorporated under the MU-1 District provisions. Setback, height and other design 
considerations, such as prominent ground floor window treatments in the district reinforce the 
neighbourhood commercial and pedestrian orientation of development on the street. This land 
use will help the evolution of 19 Street, continuing its commercial function while adding new 
residents to the neighbourhood. 

Development and Site Design 

The proposed height and floor area ratio allow for a sensitive transition to adjacent residential 
areas. As part of the land use application submission, the applicant provided detailed shadow 
studies (Attachment 3) for the proposed development. These studies demonstrate that during 
standard dates and times (March 21 and September 21 at 10:00 am, 1:00 pm and 4:00 pm) as 
well as dates and times outside the typical evaluation periods (March and September 21 at 
6:00pm and December 21 at 10:00 am, 1:00 pm and 4:00 pm) that no shadows were cast on 
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adjacent residential amenity spaces (back yards). The applicant took considerable care in 
designing the building and choosing a proposed height and floor area ratio to address these 
impacts. A development for a five-storey, mixed use development was submitted for the site on 
2019 March 01 and is under review. It should be noted that the associated development permit 
only comprises the three northern parcels on the subject site, and does not cover the fourth, 
southern parcel. This property may be subject to a future development permit or may be 
incorporated into a further consolidation with properties to the south, should they be similarly 
redesignated. 

Environmental 

No environmental issues have been identified at this time. 

Transportation 

The subject sites are located along 19 Street NW, south of 2 Avenue NW. Parking for residents 
and visitors is intended to be provided underground, while commercial parking will be provided 
along the lane at grade. All vehicular access is to be from the rear lane along the east side of 
the site (accessed from 2 Avenue NW) while the commercial building entrances and residential 
lobby access will be from 19 Street NW and 2 Avenue NW. Unrestricted public on-street parking 
is available adjacent to the site on 1 Avenue NW, 2 Avenue NW and 3 Avenue NW. Residential 
permit parking currently exists along 19 ST NW fronting the site, however upon development will 
likely become publicly accessible parking. The site is located approximately 200 metres from a 
transit stop (BRT 305) on the Primary Transit Network located on Kensington Road NW. A 
shared bike lane exists in both the northbound and southbound directions of 19 Street NW. The 
bike lanes connect to the 5 Avenue NW bike lanes as well as the regional pathway along Bow 
River.  

A Traffic Impact Assessment (TIA) was submitted in support of the Application which included a 
parking study component. The TIA and parking study were reviewed to the satisfaction of 
Administration. 

Utilities and Servicing 

Water, storm and sanitary sewer mains are available and can accommodate the potential 
redevelopment of the subject site without the need for off-site improvements at this time. 
Servicing connections, as well as appropriate storm, will be considered and reviewed at the 
development permit stage. 

Stakeholder Engagement, Research and Communication 

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site. Notification letters were sent to adjacent land owners 
and the application was advertised online.  
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Additionally, administration met with the community association and the applicant on 2018 
September 17, attended an applicant-led information session on 2018 October 15, and attended 
a meeting with the community association and interested residents on 2018 November 26.   
Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent land owners. In addition, Commission’s 
recommendation and the date of the Public Hearing will be advertised. 

The West Hillhurst Community Association has provided comments on the application, which 
are included in Attachment 2. 

Forty-eight letters were received in response to the application, in additional to a response 
received by an organized group of residents (called “Discuss 19th”), representing 192 residents 
in 62 dwellings. Overlap between resident responses and the residents represented by the 
group may have occurred. Key themes that emerged from the comments from letters received 
as well as the submission from the residents’ group are as follows: 

 Concerns over the proposed height and massing not being compatible with adjacent
development, as well as being precedent setting for the street;

 A preference for a rowhouse-style development instead of the proposed mid-rise mixed
use development on the site;

 A preference for new development to be in keeping with the current 10m maximum
height of the R-C2 District;

 Concerns over the proposed density (number of new residents), and associated traffic
impacts

 Concerns regarding shadowing impacts from the development on nearby residential
properties;

 A desire for a comprehensive planning process or policy to be undertaken for the area
prior to approval of any land use applications, specifically with regards to the 19 Street
corridor

 A concern regarding proposed commercial uses on 2 Avenue NW and their impact on
the residential nature of that street;

 General support for the application, specially with respect to additional commercial
space and amenity in the community;

 General support for increased density, “build up, not out”;
 A desire for development of this type to act as a catalyst for more mixed-use

development in the area;
 A concern that the development would exacerbate current on-street parking conditions;
 Concerns regarding pedestrian safety due to increased traffic, especially considering

the number of students walking through the area to get to Queen Elizabeth,
Elementary, Junior High and High School;

 Specific concerns regarding additional vehicle traffic in the rear lane and additional
points of conflict with pedestrians arising from such increase in traffic; and

 Concerns of over-supply of commercial space within the area considering multiple
properties currently for lease.
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The applicant undertook a significant outreach and engagement process for the application. The 
applicant engagement process began in 2018, September prior to the submission of the land 
use application. As part of their engagement plan the applicant informed residents of the area 
through a postcard drop to residents within a two-block radius of the development, provided 
detailed on-site signage starting from 2018 September 12 and continuing throughout the 
application duration, and through a notice in the community newsletter.  

Resident feedback to the applicant was facilitated through a project website, email, and phone 
correspondence. The applicant additionally held an information session in the community on 
2018 October 15 and held a meeting with the community association on 2018 September 17. 
The applicant provided a “What We Heard Report” to administration on the findings of the 
engagement, including verbatim feedback received online through email or website forms, and 
included applicant responses to each submission. The themes identified by the applicant from 
the feedback they received were: 

 height and density;
 privacy, shadowing and overlooking impacts on neighbours;
 commercial retail units;
 traffic, road network and pedestrian safety;
 parking; and
 19 Street NW as a Main Street.

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the ‘City, Town’ area as identified on Schedule C: South 
Saskatchewan Regional Plan Map in the South Saskatchewan Regional Plan (SSRP). While the 
SSRP makes no specific reference to this site, the proposal is consistent with policies on Land 
Use Patterns. 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan. The proposed 
land use builds on the principles of the Interim Growth Plan by means of promoting efficient use 
of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

The subject site is located within the Inner City area of the Developed Residential Land Use 
Typology as identified on Map 1 of the Municipal Development Plan. The following policies 
within the Inner City area are relevant to the proposed application: 
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 3.5.2(b) A range of intensification strategies should be employed to modestly intensify
the Inner City Area, from parcel-by-parcel intensification to larger more comprehensive
approaches at the block level or larger area.

 3.5.2(c) Maintain and expand, where warranted by increased population, local
commercial development that provides retail and service uses in close proximity to
residents, especially in the highest density locations.

 3.5.2(d) Buildings should maximize front door access to the street and principal public
areas to encourage pedestrian activity.

The proposed development achieves the goals of the above policies by allowing for 
intensification, providing increased retail and services in close proximity to residents and 
maximizing front door access with commercial uses facing the sidewalk. 

The Council approved Main Streets Implementation Plan (PUD2017-0241 and PUD2018-0347) 
provides an action plan for Planning, Investment and Innovation in all of Calgary’s main streets.  
Phase 1 of the Main Streets initiative was stakeholder discussion and public engagement. 
Following this public engagement phase, Local Viewpoint Maps were created for most main 
street areas, including the Kensington Road Main Street area. In 2015, public engagement for 
the Kensington Road Main Street area identified that the 19 Street NW commercial area was an 
important part of the community and should be included for consideration of new commercial 
and housing opportunities and an enhanced public realm. As with other main street areas, a 
detailed public engagement process defines area of change and public realm improvements, 
this process has not occurred for the Kensington Road NW main street area.  

Some policies regarding Main Streets that would apply to the site, should it be determined to be 
included within the Main Street area would be as follows: 

 3.4.1(c) Commercial development along the Main Street should be oriented to the transit
street and public sidewalk.

 3.4.1(d) Develop an active street environment by encouraging retail and service uses at-
grade with residential and office uses on upper floors along the Main Street core areas,
with grade oriented residential uses in other areas.

 3.4.3(f) An appropriate transition between the Neighbourhood Main Street and the
adjacent residential areas is required. Transition should generally occur at a rear lane or
public street. These transitions should be sensitive to the scale, form and character of
surrounding areas, while still creating opportunities to enhance the connectivity with the
community.
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The proposed land use achieves the above policies by facilitating commercial development 
facing 19 Street NW, while also allowing for flexibility with residential uses at grade, where 
appropriate. Additionally, the proposed land use district facilitates street-orientation of 
commercial units through decreased setbacks. Appropriate transitions to adjacent residential 
areas are provided by height rules within the M-U1 District, which decrease allowable heights 
toward adjacent residential districts as well as demonstrated through the provided shadow 
studies. 

Social, Environmental, Economic (External) 

Development enabled by this application has the potential to allow more Calgarians the freedom 
to choose to live, work, and meet their day-to-day needs in a location well served by existing 
infrastructure close to services and transit. Increased development of the subject site has the 
potential to allow for population and employment growth with comparatively lower vehicle use 
relative to other sites elsewhere in Calgary and support the economic health of the 19 Street 
business area. West Hillhurst has one of the highest bike and walk mode of transportation to 
work shares in Calgary at 11 percent and 10 percent respectively (compared to 2 percent and 5 
percent for the City as a whole), providing more residents the opportunity to bike or walk to 
work. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed amendment does not trigger capital infrastructure investment and therefore there 
are no growth management concerns at this time. 

Risk Assessment 

There are no significant risks associated with this proposal. 



Page 11 of 11 
Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0709 
2019 June 20 

Land Use Amendment in West Hillhurst (Ward 7) at multiple addresses, LOC2019-
0015 

Approval(s): T. Goldstein concurs with this report. Author: P Schryvers 
City Clerk’s:  G. Chaudhary 

REASON(S) FOR RECOMMENDATION(S): 

Administration recommends approval of this application as the proposed land use redesignation 
reinforces and strengthens an existing commercial street by adding the potential for commercial 
uses on the east side of 19 Street. The proposed development facilitated by this land use 
redesignation will bring additional residents to the neighbourhood while mitigating impacts of 
shadowing on adjacent properties through the deliberate consideration of shadowing impacts on 
building design, allowable heights and proposed floor area ratios 

The proposed application helps achieve the Municipal Development Plan goals of intensifying 
inner-city areas and providing additional commercial opportunities for existing residents. 
Additionally, the application process reflects a comprehensive engagement strategy on the part 
of the applicant.  

ATTACHMENT(S) 
1. Applicant’s Submission
2. West Hillhurst Community Association Comments
3. Shadow Study
4. Development Permit Summary
5. Proposed Bylaw 152D2019
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April 30, 2019 
 
The proposed Land Use Redesignation (LOC) subject site and project, 19+2, is situated 
at the corner of 19 ST NW and 2 AV NW in the community of West Hillhurst. The land 
assembly is comprised of four parcels, with a total site area of 0.23 hectares. The 
project team will undertake a concurrent application process, with a Phase 1 concurrent 
Development Permit (DP) submission for the 19+2 project (at 222, 226, and 230 19 ST 
NW) shortly following this Land Use Redesignation submission that applies to the entire 
four parcel assembly, inclusive of 218, 222, 226, and 230 19 ST NW. The fourth parcel 
at 218 19 ST NW will allow for a future Phase 2 Development Permit or become part of 
a future land assembly. The concurrent process is preferred by the project team as it 
ensures a high quality bricks and mortar design outcome that aligns with the proposed 
land use change.  
 
19+2 will be composed of 51 multi-residential dwellings as a mix of one and two 
bedroom dwelling units over five storeys (with a maximum height of 19m and maximum 
FAR of 3.3) with commercial-retail units at grade. There is no Local Plan in West 
Hillhurst. In the absence of a Local Area Plan, the Municipal Development Plan (MDP) 
and Developed Areas Guidebook (DAG) provides primary guidance. The MDP and 
DAG outline that The City of Calgary aims to accommodate 33% of population growth 
within developed areas by 2039. This will be achieved by supporting greater housing 
choice that reinforces more complete and resilient neighbourhoods that attract 
Calgarians to live, work, shop, and socialize in Established Inner-City Areas like West 
Hillhurst. Further supporting the proposed intensity is the site’s proximity to the Primary 
Transit Network and high frequency service that connects users to the greater city and 
Calgary’s downtown, which is located less than 2 kilometres from the subject site.  
 
The subject site is located within the Kensington RD NW Main Street Study Area amidst 
a context of eclectic, mixed-use and neighbourhood scaled commercial-retail use along 
19 ST NW. An opportunity exists to continue the incremental transformation of 19 ST 
NW corridor into a livable, pedestrian-friendly street. Existing buildings here are 
predominantly original post-war housing stock. A Phase 1 concurrent Development 
Permit submission for the 19+2 project (at 222, 226, and 230 19 ST NW) will introduce 
commercial retail units at grade and residential dwelling units above. Eagle Crest will 
eventually develop the fourth lot of its assembly at 218 19 ST NW and is aware of a 
privately owned three parcel assembly immediately south of the 19+2 land assembly at 
206, 210, and 214 19 ST NW. It is assumed that the redevelopment of these parcels will 
follow a similar land use pattern to 19+2 and host commercial retail units at grade, 
further progressing 19 ST NW’s evolution into a thriving Main Street corridor. 
 
The 19+2 development proposal is sited in a context of growth and change within a two 
block radius of the site in West Hillhurst. Its use mix, scale, and height is similar to and 
fits within the established and planned neighbourhood context, which includes buildings 
like the Legion No. 264 Phase 1, the Legion No. 264 Phase 2, and Savoy. The 
remainder of the 19+2 assembly will fit within this growing group of approved and 
recently constructed buildings in West Hillhurst.    
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The 19+2 project team has undertaken a best practice engagement process with 
stakeholders in West Hillhurst. The engagement process has provided opportunities 
across a variety of in-person and online platforms for stakeholders to learn about the 
vision and to share their comments in a respectful and transparent manner. The 
updated Vision Brief 3.0 submitted in May 2019 includes a What We Heard Report, 
which summarizes the project team's engagement process since the public launch of 
19+2 in September 2018 to the completion of the formal report in May 2019 when 
formal feedback on the proposed land use redesignation concluded. 
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March 4, 2019 

 

Appropriate, successful, and vibrant redevelopment of the east side of 19th Street between 

Kensington Road and 5th Ave NW is critical to the community of West Hillhurst.  The WHPC 

supports change and quality redevelopment in this location but objects to the 19+2 proposal in its 

current form.  

 

While we may not have a formal plan for how this stretch of 19th Street will evolve, it is 

certainly not 14th Street NW or Kensington Road. 19th Street is special to residents and has so 

much potential to exemplify the heart of our dynamic community.  

 

In the absence of a plan, proponents regularly suggest that their projects fit what such a plan 

would be, selectively stretching the intent of the Municipal Development Plan or other policy 

initiatives such as Main Streets. Not only does the committee object to this notion, we sincerely 

fear that this precedent would preclude the desired form for the remainder of this street. A small 

number of high density projects is likely to exhaust the market for condo and retail units in West 

Hillhurst, hindering the much needed redevelopment of the two-block stretch of 19th Street from 

Kensington Road to 2nd Avenue NW. Improved streetscape, increased density along 19th Street, 

more diverse housing options, and expanded services can better be achieved with multiple 

unique and smaller-scale developments rather than the submitted 19+2 mega-project. Attention 

should focus on the entire redevelopable stretch of 19th Street, not one isolated parcel. What may 

be rational for the developer of this parcel may well be counter-productive to the needed 

intensification of 19th Street as a whole.  

 

The current proposal fails to meet our expectations in two major aspects:  

 The height and density are simply not appropriate for this street and do not align with 

existing mixed-use development on the west side nor what would be desirable for the 

length of the east side.  

 Unacceptable impact to adjacent residents in terms of height and shadow, privacy, and 

traffic in all forms.  

As with recent applications that have been accepted on the west side of 19th St., the committee 

would support re-designation and increased density in forms that are intended to make a positive 

contribution to this scale of streetscape. We fear the current application would be a detriment to 

the future of 19th street for the community as a whole and unduly impact adjacent residents in 

the process.   
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A development permit application (2019-0979) has been submitted by Formed Alliance Architecture Studio on 2019 March 1. The development permit application is for a five-storey, fifty-one unit mixed-use development 
including 56 on-site motor vehicle stalls. Commercial units are located on the ground floor, with residential units above. Commercial parking is located at grade along the rear lane and residential parking is located in an 
underground parkade. A courtyard on the second storey provides amenity space for residents.The following excerpts (Figure 1 & 2) from the development permit submission provide an overview of the proposal and are 
included for information purposes only.   
 
Administration’s review of the development permit will determine the ultimate building design, number of units and site layout details such as parking, landscaping and site access.  No decision will be made on the 
development permit application until council has made a decision on this land use redesignation.  
 

Figure 1: Rendering looking from the northwest toward the proposed development.     
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Figure 2: Rendering looking from the southeast across the lane toward the proposed development. 
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BYLAW NUMBER 152D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2019-0015/CPC2019-0709)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2019-0015/CPC2019-0709 
 BYLAW NUMBER 152D2019 

 
 

SCHEDULE A 
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EXECUTIVE SUMMARY  

This application has been submitted by B&A Planning Group on behalf of The City of Calgary 
(Facility Management). This application proposes a land use amendment to provide for the 
development of 2.82 hectares (6.97 acres) of land in the northwest community of Sage Hill. This 
proposal provides for: 

 a comprehensively planned civic and mixed use development;
 two parcels intended for civic facilities (including a public library, arts and culture spaces,

approximately 48 units of affordable housing) and public partner facilities (including
opportunities for educational services, and health services);

 two parcels intended for mixed use development in the form of 6 to 10 storey buildings
and anticipating a total of 132 dwelling units;

 one parcel intended initially for a transit rider Park & Ride Facility that will develop over
time;

 a minimum of 3,720 square metres of commercial floor space; and
 approximately 0.4 hectares for a multi-use plaza to be used for formal and informal

public activities.

This proposed land use amendment serves to implement the policies of the statutory Symons 
Valley Community Plan and Municipal Development Plan for this site, and are supported by a 
Master Concept Plan that provides additional non-statutory guidance for the development.  

ADMINISTRATION RECOMMENDATION: 

That Calgary Planning Commission:  

1. Direct this report (CPC2019-0714) to the 2019 July 22 Combined Meeting of Council to
the Public Hearing portion of the Agenda;

2. Recommend that Council hold a Public Hearing; and

a) ADOPT, by bylaw, the proposed redesignation of 2.82 hectares ± (6.97 acres ±)
located at 251 Sage Hill Boulevard NW (Plan 1213664, Block 5, Lot1) from
Commercial – Regional 3 (C-R3 f6.5h95) District to DC Direct Control District to
accommodate integrated civic and mixed use development, with guidelines
(Attachment 3); and

b) Give three readings to the proposed bylaw.
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RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 June 20: 

That Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 2.82 hectares ± (6.97 acres ±) located
at 251 Sage Hill Boulevard NW (Plan 1213664, Block 5, Lot1) from Commercial –
Regional 3 (C-R3 f6.5h95) District to DC Direct Control District to accommodate
integrated civic and mixed use development, with guidelines (Attachment 3); and

2. Give three readings to Proposed Bylaw 155D2019.

Excerpt from the Minutes of the 2019 June 6 Regular Meeting of the Calgary Planning 
Commission: 

“A clerical correction was noted on the Cover Report CPC2019-0714, page 1, Executive 
Summary, to replace the owner name “The City of Calgary (Real Estate and Development 
Services)” with the owner name “The City of Calgary (Facility Management)”.” 

PREVIOUS COUNCIL DIRECTION / POLICY 

None. 
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BACKGROUND 

The subject lands are part of an area annexed to The City of Calgary in 1989. The Symons 
Valley Community Plan was drafted and adopted in 2001. The plan envisioned a predominantly 
residential area with five distinct communities with over 54,000 residents. 

In 2008, along with land use approvals, Council approved amendments to Symons Valley 
Community Plan to establish a future bus rapid transit (BRT) hub on the subject site. This BRT 
hub was to be surrounded by a broader Transit Oriented Planning Area and implemented 
through policies enabling high density residential, regional commercial land uses, and significant 
suburban office development.  

In 2009, the Municipal Development Plan (MDP) confirmed this direction by identifying the 
subject lands and much of surrounding area as a Community Activity Centre. Development of 
portions of the Community Activity Centre was completed based on the 2008 vision, including 
the commercial area south of the site, construction of most of the roads and the roundabouts 
that are currently in place (with portions of Sage Hill Boulevard NW remaining unfinished).  

Nevertheless, nine years later much of the area had yet to realize development. This prompted 
policy amendments approved by Council in 2017 September (Bylaw 55P2017). The Symons 
Valley Community Plan was amended modifying the vision to more closely align with current 
development potential as supported by market studies, and to more closely reflect community 
service and facility needs.  

Amendments were made to the policies affecting the subject site to reflect the much-reduced 
potential for significant office and employment uses, and to instead reflect the intent for civic 
facilities and mixed residential and commercial uses be developed.  
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Site Context 

Located in the developing community of Sage Hill, the subject site is west of 37 Street (Sage Hill 
Drive NW), north of Sage Hill Gate NW, and East of Sage Hill Boulevard NW. This undeveloped 
site is approximately 2.32 hectares (6.97 acres) in size and has been graded in preparation for 
development. The site slopes from west to east with a change in elevation of approximately 9.5 
metres over 215 metres; an average slope of approximately 4.5 percent.   

Directly south of the site is an existing regional commercial centre (Sage Hill Crossing) offering 
a mix of large and medium format retail uses anchored at by a Walmart. To the east across 37 
Street is multi-residential is building-out development in keeping with the transit oriented policies 
of the Symons Valley Community Plan. Of note are several seniors-oriented developments that 
are either under construction or have recently been completed.  

A small ravine, designated Special Purpose – Urban Nature (S-UN) District, is located north of 
the parcel across Sage Hill Link NW. It is part of a larger coulee and ravine system in the area. 
North of the ravine are lands currently being developed with the first phases of a mixed-use 
development.   

To the northwest of the parcel are lands that are currently vacant. These lands are anticipated 
for residential development and are subject to an outline plan and land use application currently 
under review (LOC2017-0404).   

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This land use application, will facilitate development of an area of civic uses and mixed-use 
multi-residential development that will meet the policies of the Municipal Development Plan and 
intensities required for a Community Activity Centre. This future development will also meet the 
intent of the Civic and Mixed Use Area policies of the Symons Valley Community Plan. A Master 
Concept Plan (Attachment 5) has been submitted in support of the application, which at a non-
statutory level, provides information on how the site is expected to be developed in a 
comprehensive and integrated manner.   

Planning Considerations 

As part of the review of this application, Administration considered several factors described in 
the following section of the report in order to implement the policies Symons Valley Community 
Plan. These considerations also ensure strategic alignment with the South Saskatchewan 
Regional Plan, the Interim Growth Plan, Municipal Development Plan. 
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Subdivision Design 

The outline plan (Attachment 4) proposes a future subdivision which will create a new internal 
street extending from the existing commercial intersection on Sage Hill Gate NW, north to Sage 
Hill Link NW. Five separate parcels will be created adjacent to this internal street: two will be 
west of the new Sage Hill Walk NW, and three east of the road. The parcels range between 
0.23 hectares and 1.07 hectares in size and are generally rectangular in shape. The subdivision 
pattern creates a framework for street facing residential and mixed-use development, effectively 
manages elevation changes, and provides for the long term comprehensive development of the 
overall site.  

The outline plan shows three sites that mirror the proposed DC Direct Control District.  Site 1 
includes two parcels of 0.54 and 0.39 hectares. Site 1, Parcel 1 is larger and will accommodate 
an integrated civic facility including a public library, arts and culture facilities, a multi-use plaza, 
and affordable housing units. These uses will be vertically integrated with small scale retail and 
consumer services along the new activity centre street. Development of this parcel is expected 
within 2 to 3 years.  

Site 1, Parcel 2 will provide for complementary civic uses with a preference for educational, 
health, and cultural uses. Small scale retail and consumer services will also be used to animate 
the activity centre street frontage. Development of this parcel is expected within 2 to 5 years.  

Site 2 includes two parcels of 0.23 and 0.25 hectares designed to accommodate street-oriented 
mixed use development. Development on these two parcels is expected to frame the east side 
of the new north/south street and contribute to its vibrancy. Vehicular access to these two 
parcels will be from the easement area shared with Site 3. Development of these parcels is also 
expected within 2 to 5 years. 

Site 3, Parcel 1 is the largest of the parcels within the proposed outline plan at 1.07 hectares. 
This will be the location of a future Calgary Transit Park & Ride facility anticipated to be 
completed within the 10 year horizon, depending on prioritization and capital funding. Initial 
development will provide for approximately 250 surface parking stalls that are anticipated to 
meet the parking needs of transit users and provide opportunities for shared parking benefitting 
other uses on the site. This site will also be able to accommodate interim and temporary civic 
and recreational activities when appropriate. The parcel will have direct access from 37 Street 
NW, and a shared access easement area (private street) will create an east/west multi-modal 
corridor, providing connection to the new, north/south activity centre street. This subdivision 
framework is adaptable over time, and provides opportunity for further intensification of the 
lands. A structured Park & Ride facility may be integrated with future redevelopment. This final 
phase of development on this parcel is long term and is only expected within a 20 to 30 year 
horizon.  

It is important to note that outline plans provide a tentative layout of future subdivision 
boundaries. However, through future detailed subdivision design and development permit 
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reviews, some variations are permitted to the general layout as provided in the outline plan, 
subject to administrative review. 
Land Use 

The existing land use district on the subject site is Commercial – Regional 3 (C-R3 f6.5h95) 
District. This district is intended for large commercial development on the boundary of several 
communities and does not provide for the integrated, civic and mixed use development now 
planned. 

The proposed DC Direct Control District divides the land into three sites consistent with the 
configuration of sites identified in the outline plan. The DC Direct Control District provides a land 
use framework to realize the objectives for these lands described in the Symons Valley 
Community Plan and further detailed in the Master Concept Plan (Attachment 5).  

The uses and use rules for Sites 1 and 2 are based on the Mixed Use - General (MU-1) District, 
which provides for development located along commercial streets, where both residential and 
commercial uses are supported at grade, and where both residential and commercial uses are 
accommodated within the same building. Specific additional uses have been included for both 
sites in addition to those in the Mixed Use - General (MU-1) District. The additional uses aim to 
deliver on the civic and community service objectives of individual sites, or aim to provide for 
interim uses in advance of ultimate development. The uses in Site 1 provide for integrated civic 
facilities, and creates the opportunity for complementary educational, health, cultural uses. 
Small scale retail and consumer service uses are standard features of the Mixed Use - General 
(MU-1) District and will ensure vibrancy of the new activity centre street. Site 2 uses provides for 
complementary mixed residential and commercial development anticipated to be delivered by 
private developers.  

The uses and use rules for Site 3 are based on the Multi-Residential - High Density Medium 
Rise (M-H2) District, which provides for residential development in a variety of forms, is 
characterized by taller residential development with higher numbers of dwelling units, and is 
located on strategic parcels including landmark locations. The Multi-Residential - High Density 
Medium Rise (M-H2) District provides for the long-term development of Site 3.  Additional uses 
have been included in the DC Direct Control District to provide for potential civic and community 
service uses on Site 3 in the interim or near-term, and to provide for the planned Park & Ride 
facility. 

Buildings in this DC Direct Control District are expected to be of moderate height, generally not 
exceeding eleven or twelve storeys. Early phase development on Sites 1 and 2 is expected to 
be five to six-storeys. The proposed height rules allow for higher buildings to recognize the 
strategic location of these lands and to recognize the investment in civic facilities in this location. 
The height rules also provide some flexibility given the longer-term development horizon for the 
overall site.  

The DC Direct Control District also provides rules to allow parking to be provided on separate 
parcels within the DC Direct Control District and to be shared between uses. The objective of 
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these rules is to optimize and minimize overall land area used for parking. Site 3 is expected to 
provide the best opportunities to implement innovative parking approaches. Parking associated 
with dwelling units is excluded from this flexible framework and must be provided on the parcel 
where the dwelling unit is located.  

Density 

This area is identified as a Community Activity Centre in Map 1 - Urban Structure of the 
Municipal Development Plan.  Community Activity Centres must achieve a minimum intensity of 
150 people and jobs per hectare. While to be confirmed through future development permits, 
this application generally contemplates near term development of four buildings, between five 
and seven storey.  Civic and mixed-use buildings are anticipated to accommodate 
approximately 189 dwelling units and 3,720 square metres of commercial space. Together, this 
will provide an estimated intensity of 232 people and jobs per hectare thus exceeding the 
minimum requirements of 150 people and jobs per hectare specified in the Municipal 
Development Plan. These calculations do not include additional residential and commercial 
intensities possible through redevelopment of Site 3 over the long-term.  

Master Concept Plan and Design Review 

A Master Concept Plan (Attachment 5) was submitted in support of this outline plan and land 
use amendment application as required by the Symons Valley Community Plan.  The purpose 
of the Master Concept Plan is to ensure the proposed land use districts and associated outline 
plan provide a comprehensive design approach to integrate civic uses and complementary 
public and private development as envisioned in the area structure plan. The design objectives 
of the Master Concept Plan envision the site as: 

1. a compact, transit-supportive Activity Centre within northwest Calgary;
2. a slope-adaptive development that will work with the existing site conditions to create

active edges and reduce the need for any backsloping or retention features;
3. a walkable place that incorporates multi-modal connections through the site and

beyond to adjacent parcels;
4. a lively environment that is animated by a mix of civic and private development and a

high-quality public realm; and
5. designed for climate and sustainable infrastructure to support comfortable year-

round use of facilities.

This Master Concept Plan has no official approval status; however, is fully intended to be 
referenced during future discretionary development permit applications, with the aforementioned 
objectives being further reviewed and implemented at these future development stages. 

A central feature of the Master Concept Plan is public plaza or community commons. The full 
details of the plaza design, layout and materiality will be finalized at detailed design stage when 
budgetary parameters are more established. As part of the outline plan, the concept developed 
for the plaza incorporated numerous urban design features identified from engagement with 
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civic and community stakeholders during the ASP and design charrette process. These features 
include the opportunity for seamless integration of at grade patio space with the adjacent built 
form, a central multi-functional green space, feature planting with both summer and winter 
interest, streetscape elements, creative slope adaptive design, bench and cluster seating 
options, integrated surface treatments and textures, universal accessibility and the opportunity 
for inclusion of a public art feature.  

The proposed Master Concept Plan was reviewed by the Urban Design Review Panel (UDRP) 
at the pre-application stage while master planning and programming were being refined. 
General comments complimented the thoughtfulness and responsiveness of the overall 
scheme. UDRP comments regarding site circulation were integrated into the Master Concept 
Plan. In particular, the urban design approach to the plaza and the new activity centre street 
were influenced by their comments to create a strong and legible public realm, while managing 
slopes and site topography.  UDRP will be engaged again to review the more detailed 
development permit submissions. 

Environmental 

A Phase I Environmental Site Assessment was completed for the subject site. The study 
determined there were no on-site sources that might have potential to cause environmental 
impairment from either historical or current land uses.  

Transportation 

The outline plan includes a new activity centre street (Sage Hill Walk NW) connecting Sage Hill 
Gate NW to Sage Hill Link NW. This new activity centre street will provide pedestrian access to 
the adjacent parcels to the west, and provide both pedestrian and vehicular access to the 
parcels to the east.   

This new roadway will include parking lanes on both sides of the street. The outline plan shows 
a pedestrian crossing that will provide an east/west link between the future plaza of the 
proposed integrated civic facility, and the private road connection to the Park & Ride. The curb 
extensions and parking restriction will improve visibility and increase awareness of proposed 
pedestrian crossing. An additional pedestrian crossing will be established at the north end of the 
new activity centre street where it intersects Sage Hill Link NW. This crossing will align with 
pedestrian and public pathway connection to Environmental Reserve and Municipal Reserve 
lands to the north.  

The site includes the Sage Hill transit hub. Although still in its early stages of development, the 
transit hub currently provides access to several routes including Route 82 (service to Brentwood 
Light Rail Transit (LRT) Station and the University), Route 115 (service to Tuscany LRT 
Station), Route 123 (service to North Pointe, Bus Rapid Transit (BRT) Route 301, future Green 
Line), and Route 129 (service to Dalhousie LRT Station). As Sage Hill, Kincora, Nolan Hill, and 
the Glacier Ridge Area Structure Plan areas build out, the transit hub is planned to facilitate 
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access to enhanced transit service and high frequency buses, including one BRT service 
connecting the transit hub itself to Brentwood/University. 

A Transportation Impact Assessment submitted with this application was reviewed and 
accepted by Administration. 
Utilities and Servicing 

Services for the subject site are available from both Sage Hill Gate NW and Sage Hill Link NW.  
Main extensions for sanitary and storm along the new Sage Hill Walk NW will be required at the 
relevant tentative plan/development permit stage. 

Stakeholder Engagement, Research and Communication 

Various City business units and civic partners were engaged by the applicant as integrated civic 
facilities are proposed. The applicant team used a mix of workshops, questionnaires and 
stakeholder interviews throughout 2017/18 to determine the functional programming and 
schematic design for the overall site. The core group of business units and civic partners 
involved as stakeholders included: Calgary Transit, Calgary Neighbourhoods, Calgary Housing, 
Facility Management, Calgary Recreation, and the Calgary Public Library. This group 
collaborated to ensure the proposal will deliver on Council direction to build integrated civic 
facilities.   

Two public open houses were held at the Symons Valley United Church to share information, 
collect feedback and answer citizen’s questions about the project. In total 85 people attended 
the open houses held on 2018 April 24 and 2018 April 28. Feedback from these events reflected 
strong support for the proposed services and facilities.  

In keeping with Administration’s standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site.  Notification letters were sent to adjacent land owners 
and the application was advertised online. Notification and online advertising prompted a variety 
of comments received through the online portal that reflected: 

 concern regarding building height and additional multi-residential development;
 concern/non-support for affordable/subsidized housing;
 support for amenities like BRT and a public library;
 support for affordable housing;
 desire for recreational amenities; and
 concern for condition of road infrastructure.

To respond to comments received through the online portal and information circulating on social 
media, the applicant held meetings with the community association to clarify issues related to 
the design of the affordable housing component of the development. The applicant responded 
to concerns regarding design of the building (height and number of units), construction 
standards and finishing materials, ongoing management, maintenance and operations. A letter 
from the Sage Hill Community Association is attached detailing their initial concerns and 
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reflecting an appreciation for the applicant responses. The community association letter 
indicates a neutral position (neither support, nor opposition) for the affordable housing 
development, noting a need for this type of development in Calgary and offering ongoing 
dialogue with the applicant team through detailed design and implementation.  

The community association also requested more recreational amenities and facilities to serve 
the areas. The proposed DC Direct Control District provides for several uses that would allow 
both outdoor and indoor recreation facilities to be located on site, either as permanent or 
temporary/interim features.  

Following Calgary Planning Commission, notification for Public Hearing of Council will be posted 
on-site and mailed out to adjacent land owners.  In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 

Strategic Alignment 

South Saskatchewan Regional Plan (2014) 

The site is located within the City, Town area as identified on Schedule C: South Saskatchewan 
Regional Plan Map in the South Saskatchewan Regional Plan (SSRP).  The SSRP makes no 
specific reference to this site.  The land use proposal is consistent with the SSRP policies 
including the Land Use Patterns policies (subsection 8.14). 

Interim Growth Plan (2018) 

The recommendation aligns with the policy direction of the Interim Growth Plan.  The proposed 
outline plan builds on the principles of the Interim Growth Plan by means of promoting efficient 
use of land, regional infrastructure, and establishing strong, sustainable communities. 

Municipal Development Plan (Statutory – 2009) 

Map 1: Urban Structure of the Municipal Development Plan identifies the subject lands as part 
of the Residential – Developing - Planned Greenfield Area subject to an Area Structure plan.  
Additionally, it is located within a Community Activity Centre. 

Community Activity Centres should be locations for a mix of medium and higher density 
employment, residential and community service uses. They should contain a broad range of 
housing and a mix of housing tenure and affordability levels to accommodate a diverse range of 
the population (section 3.3.3(e)). Intensities in the Community Activity Centre should be a 
minimum of 150 people and jobs per hectare (Table 3-1).  

Municipal Development Plan policies regarding community services and facilities (section 2.3.6) 
direct provision of public services and facilities be integrated, multi-purpose, flexible and 
adaptable. Furthermore, policies regarding housing (section 2.3.1) recognize affordable housing 
as an integral part of complete communities.  
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The proposed outline plan and associated land use districts deliver on the above noted 
Municipal Development Plan policies.  
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Symons Valley Community Plan (Statutory – 2001) 

The subject site is located in the Transit Oriented Planning Area as identified in Map 3 Land Use 
Concept of the Symons Valley Community Plan. Within the Transit Oriented Planning Area, the 
subject parcel is identified as the Civic and Mixed Use Area. Development within this area is to 
accommodate a variety of civic uses and facilities including a public library and other community 
services. The Civic and Mixed Use Area is also to serve as a transit hub providing BRT services 
along with Park & Ride facilities.   

Policy 5.13.2(1) confirms other public and private uses, including but not limited to employment-
related uses, multi-residential, recreational or institutional uses will be allowed within the Civic 
and Mixed Use Area where the uses are determined to be complementary to the Civic uses on 
the site, consistent with the purpose of this area; and supportive of the vitality of the Community 
Activity Centre. 

The development program proposed in this application is fully in alignment with these policies. 

Policy 5.13.2(3) regarding design of the Civic and Mixed Use Area states the requirement for a 
well-defined outdoor public area or community gathering place such as a plaza and/or main 
street to provide a focal point within the area. The proposal addresses both of these policy 
requirements. The public space that will form the heart of Site 1 will provide for the seamless 
integration of at grade plaza space with the adjacent built form in a central multi-functional green 
space. It will feature plantings with both summer and winter interest, creative slope adaptive 
design, bench and cluster seating options, integrated surface treatments and textures, universal 
accessibility, and opportunities to include a public art feature. 

A Master Concept Plan was submitted in support of the proposed outline plan and land use 
amendment as required in section 5.13.2(3)(b). This allowed the application review to consider 
the proposed mix of uses, details of the anticipated built form and massing, alignment design 
oriented policy and guidelines, and conformity with MDP policies regarding development 
intensity. 

Future development permit applications will need to demonstrate compliance with the Design 
Guidelines in Appendix 1 of the Symons Valley Community Plan and the Master Concept Plan 
developed in support of this outline plan and land use amendment. The Design Guidelines 
provide flexible guidance for design features in the Transit Oriented Planning Area.  Provisions 
qualitatively address building form, pedestrian connectivity, building setbacks, and amenity 
space. 

Social, Environmental, Economic (External) 

The proposal will provide for important and much needed citizen serving facilities such as 
affordable housing and a public library addressing the social objectives of the triple bottom line.  
The recommended land use framework provides a mix and intensity of uses that supports active 
modes of transportation and makes an efficient use of land and infrastructure. The development 
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area anticipates an intensity of 283 people and jobs per hectare, which exceeds the minimum 
target under the Municipal Development Plan. These intensities will further support utilization 
and expansion of transit infrastructure at this transit hub location. The applicant has also 
committed to implementation of sustainability measures that aim to lower operating costs for 
energy and reduce greenhouse gas (GHG) emissions. A commitment to pursue innovative 
storm water management is also mentioned in the Master Concept Plan.  

In addition to the social and environmental benefits noted earlier in this report; from an 
economic perspective, the proposed land use and associated outline plan will lead to additional 
population and jobs in this area. This is expected to catalyse new business activity and further 
support established businesses with additional nearby customers.   

Financial Capacity 

Current and Future Operating Budget 

Current and future operating budget requirements will be the responsibilities of the business 
units providing programming or services. These have been determined through City Budget and 
Business planning processes. 

Current and Future Capital Budget 

The capital budget for Phase 1A (including the library, arts and culture spaces, affordable 
housing, and necessary infrastructure to service the facility) was approved by Council as part of 
the OneCalgary budget and business plan process. Capital to support later phases of 
development (including the Park & Ride) will be proposed through subsequent budget and 
business planning processes. 

Risk Assessment 

No risks were identified with this development that were not mitigated and addressed through 
the process to develop the Master Concept Plan. Development of these lands represents a 
strategic opportunity to provide necessary public services and facilities for the Symons Valley 
neighbourhoods. The proposed civic services are expected to be a catalyst for additional 
residential and commercial development on nearby undeveloped sites. Changes or delay of this 
project potentially puts at risk the timely delivery of public services and puts at risk the catalytic 
effects of the public investments represented by this proposal.  
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REASON(S) FOR RECOMMENDATION(S): 

The proposed land use amendment will facilitate comprehensive and integrated development 
that meets the objectives and policies of the Municipal Development Plan which supports the 
efficient utilization of land and infrastructure and directs delivery of necessary community 
infrastructure, services and programming to citizens. The proposed land use amendment also 
delivers on the Symons Valley Community Plan objectives to create a vibrant focal point for the 
community in this location.    

ATTACHMENT(S) 
1. Applicant Statement
2. Community Association Letter
3. Proposed Bylaw 155D2019
4. Proposed Outline Plan
5. Master Concept Plan

 



 



  
 CPC2019-0714 
 Attachment 1 
  

Applicant Statement 
 

CPC2019-0714 - Attach 1  Page 1 of 1 
ISC:  UNRESTRICTED 

Symons Valley Centre - Land Use Redesignation & Outline Plan 
251 Sage Hill Boulevard NW 
 
On behalf of the City of Calgary’s Facility Management Business Unit, B&A Planning Group have 
respectfully submitted a proposed Land Use Redesignation & Outline Plan supported by a Master 
Concept Plan, to enable the redevelopment of a + 2.82 hectare (+ 6.97 acre) City owned site in 
the NW community of Sage Hill. The intent of the application is to accommodate an integrated 
civic and mixed use development that will encourage the co-location of community services 
including a public library, BRT Park & Ride, community gathering spaces, arts and culture spaces, 
affordable housing, opportunities for market housing and complementary retail and commercial 
uses.  
 
The site is centrally located within five developing communities contained in the Symons Valley 
Community Plan (SVCP). It is bounded by Sage Hill Link NW and future mixed use (Anderson 
Project) to the north, 37th Street NW and future multi-residential development to the east, Sage 
Hill Gate NW and existing regional commercial development to the south and Sage Hill Boulevard 
and the future Town Centre to the west. The subject land was previously stripped and graded and 
is gently sloping from west to east. 
 
The Municipal Development Plan (MDP) identifies the subject land as being within a Community 
Activity Centre (CAC). CACs aim to provide compact, mixed-use development that achieves a 
minimum intensity of 150 people and jobs per hectare. The SVCP identifies the site as a Civic 
and Mixed Use Area and contains policies on intent & composition as well as general design 
guidelines. The proposed land use outline plan & conceptual site plan have carefully considered 
& incorporated the policies of the MDP, Community Plan as well as feedback from stakeholders. 
 
The Community Plan also stipulates that a Master Concept Plan be submitted in support of the 
initial Land Use / Outline Plan. A Master Concept Plan has been included with the application and 
provides an overall vision, design principles and guidelines, 3D massing and cross-sections. The 
associated Outline Plan includes the delineation of future parcels, location and design of the Main 
Street and BRT Park & Ride derived from the design of the Master Concept Plan. 
 
Similarly, and in order to realize the vision for the site, a land use redesignation has been 
submitted proposing to redesignate the subject land from a regional commercial land use district, 
C-R3 f6.5h95 to a Direct Control based on the Mixed Use District (M-U1) and a High Density 
Multi-Residential (M-H2) District. The DC (M-U1) District will frame the future Main Street and 
accommodate the civic multiservice integrated facility, a possible site partner facility as well as 
two mixed use parcels. The DC (M-H2) District will accommodate the BRT Park & Ride as well 
any long term opportunities for redevelopment. 
 
This integrated mixed use project; known as the Symons Valley Centre, is predicated on providing 
compact, sustainable and high quality development and a new way of delivering civic services. 
We look forward to the support of Administration, Calgary Planning Commission & Council on this 
exciting new integrated, mixed use and multi-service facility in Calgary’s NW. 
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CPC2019-0714 
ATTACHMENT 3

BYLAW NUMBER 155D2019

BEING A BYLAW OF THE CITY OF CALGARY
TO AMEND THE LAND USE BYLAW 1P2007

(LAND USE AMENDMENT
LOC2018-0157/CPC2019-0714)

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the
land use designation of certain lands within the City of Calgary;

AND WHEREAS Council has held a public hearing as required by Section 692 of the
Municipal Government Act, R.S.A. 2000, c.M-26 as amended;

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS
FOLLOWS:

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
amending that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw, including any land use designation, or specific land uses and development
guidelines contained in the said Schedule “A”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________

READ A SECOND TIME ON ___________________________________

READ A THIRD TIME ON ___________________________________

_________________________________________
MAYOR

SIGNED ON  ______________________________

_________________________________________
CITY CLERK

SIGNED ON  ______________________________



 
 AMENDMENT LOC2018-0157/CPC2019-0714 
 BYLAW NUMBER 155D2019 

 
 

SCHEDULE A 
 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for the integration of civic, cultural, institutional, residential and 
commercial uses in the same building or in multiple buildings on Sites 1, 2 
and 3; 

 
(b) accommodate civic and mixed-use development that conforms to the 

Civic and Mixed Use Area Policies of the Symons Valley Community 
Plan;  

 
(c) to support a vibrant public realm that includes an activity street and a 

multi-use plaza for informal and formal public activities on Site 1; 
 

(d) accommodate mixed use development on Site 2; 

Page 2 of 9 



 
 AMENDMENT LOC2018-0157/CPC2019-0714 
 BYLAW NUMBER 155D2019 
 

(e) allow for parking stalls to be shared and to be provided on separate 
parcels within the Direct Control District to support strategies that 
optimize and minimize overall land area used for parking;  
 

(f) provide parking on Site 3 for Calgary Transit users and accommodate 
parking from other Sites within this Direct Control District; and 
 

(g) accommodate development that allows individual parcels to develop over 
time in a comprehensive manner.  

 
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 Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 
General Definitions  
4 In this Direct Control District Bylaw: 
 

(a) “activity street” means the north south street that divides Site 1 and Site 2. 
 

Defined Uses 
5 In this Direct Control District Bylaw: 

 
(a) “Cultural Support Space” means a use: 

 
(i) where support functions necessary for a cultural organization’s day-to-day 

operations are provided and which may include, but is not limited to, 
administrative support, meeting rooms, storage, set production and 
rehearsal space; and 

 
(ii) where the primary cultural objective of the organization, which is intended 

for public viewing or sale, is not located in the same use area. 
 

(b) “At Grade Parking Lot” means a use:  
 
(iii) where motor vehicles are parked for a short duration;  
 
(iv) where motor vehicles are parked at grade; and  
 
(v) where motor vehicle and bicycle parking facilities are provided for users 

of public transit, notwithstanding Section 270.1 of Bylaw 1P2007. 
 

Floor Area Ratio 
6 The maximum floor area ratio is 4.0. 
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Building Height 
7 The maximum building height is 40.0 metres. 

 
Motor Vehicle Parking Requirement  
8 (1) Unless otherwise referenced in subsections (2), (3), (4) and (5) the minimum 

required motor vehicle parking stalls referenced in Part 14, Division 1 of Bylaw 
1P2007 is the minimum requirement in this Direct Control District. 

  
(2)  Notwithstanding Section 116 of Bylaw 1P2007, motor vehicle parking stalls, 

visitor parking stalls, bicycle parking stalls and loading stalls required for a 
use  may be located on a separate parcel within this Direct Control District from 
the use if supported by a parking study and included on the same development 
permit.  

 
(3) Notwithstanding subsection (2) motor vehicle parking stalls required for a 

Dwelling Unit or Multi-Residential Development must be provided on the 
parcel where the Dwelling Unit or Multi-Residential Development is located. 

 
(4) Motor vehicle parking stalls, visitor parking stalls, bicycle parking stalls 

and loading stalls required for a use may be shared with another use within this 
Direct Control District when supported by a parking study.  

 
(5) Cultural Support Space does not require motor vehicle parking stalls or 

bicycle parking stalls – class 1 or class 2. 
 

Relaxations 
9 The Development Authority may relax the rules of this Direct Control District Bylaw in 

accordance with Sections 31 and 36 of Bylaw 1P2007. 
 

Site 1 (± 0.93 ha) 
 
10 The provisions in sections 11 through 17 apply only to Site 1.  
 
Permitted Uses  
11 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
 
Discretionary Uses  
12 The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the discretionary uses in this Direct Control District: 
 

(a) with the addition of: 
  

(i) Conference and Event Facility; 
(ii) Cultural Support Space; 
(iii) Food Kiosk; 
(iv) Health Services Laboratory – without clients; 
(v) Hospital;  

Page 4 of 9 



 
 AMENDMENT LOC2018-0157/CPC2019-0714 
 BYLAW NUMBER 155D2019 

(vi) Museum; 

(vii) Outdoor Recreation Area;  
(viii) Performing Arts Centre; 

(ix) Parking Lot – Grade (temporary); 
(x) School – Private;  
(xi) School Authority – School; 
(xii) School Authority Purpose – Major; 
(xiii) School Authority Purpose – Minor; 
(xiv) Sign – Class F; and 
(xv) Sign – Class G. 

 
Bylaw 1P2007 District Rules  
13 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 

Building Orientation 
14 Units and individual uses located at grade with an exterior wall facing the “activity 

street” must provide: 
  

(a) individual, separate, direct access to grade; and 
 
(b) an entrance that is visible from the “activity street”.  

 
Ground Floor Height  
15 The minimum height of the ground floor of a building is 3.5 metres as measured 

vertically from the floor to the ceiling. 
 
Rules for Façades Facing a Street 
16 (1) The length of the building façade that faces the “activity street” or a 

commercial street must be a minimum of 80.0 per cent of the length of the 
property line it faces. 
 

(2) In calculating the length of the building façade, the depth of any required 
setback areas or dimension of any publicly accessible plaza will not be included 
as part of the length of the property line. 

 
(3) Lobbies or entrances for upper floor uses must not occupy more than 20 per 

cent of the at grade façade facing the “activity street” or street.  
 
(4) For laneless parcels, portions of the façades dedicated to underground parking 

and loading entrances must not be included as part of the at grade façade for the 
purposes of this rule.  
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Façade Width for Uses Facing a Street 
17 (1)  The maximum façade width is 25.0 metres for the following uses when located 

on the ground floor of a building facing the “activity street”:    
 

(i) Child Care Service; 

(ii) Community Recreation Facility; 

(iii) Conference and Event Facility; 

(iv) Hotel; 
(v) Hospital;  
(vi) Indoor Recreation Facility;  
(vii) Instructional Facility; 

(viii) Library; 

(ix) Market; 
(x) Performing Arts Centre; 

(xi) Post-secondary Learning Institution; 

(xii) School – Private;  
(xiii) School Authority – School; and  
(xiv) Supermarket. 

 
(2) In all other cases, the maximum façade width is 15.0 metres for a use when 

located on the ground floor of a building facing the “activity street”.   
 

Site 2 (± 0.48 ha) 
 
18 The provisions in sections 19 through 25 apply only to Site 2.  
 
Permitted Uses  
19 The permitted uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
 

Discretionary Uses  
20 The discretionary uses of the Mixed Use - General (MU-1) District of Bylaw 1P2007 

are the discretionary uses in this Direct Control District: 
 

(a) with the addition of: 
  

(i) Cultural Support Space; 

(ii) Food Kiosk; 

(iii) Performing Arts Centre; 

(iv) Outdoor Recreation Area;  
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(v) Parking Lot – Grade (temporary); 
(vi) Sign – Class F;  

(vii) Sign – Class G; and 

(viii) Temporary Residential Sales Centre. 
 

Bylaw 1P2007 District Rules  
21 Unless otherwise specified, the rules of the Mixed Use - General (MU-1) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Building Orientation 
22 Units and individual uses located at grade with an exterior wall facing the “activity 

street” must provide: 
 

(a) Individual, separate, direct access to grade; and 
 

(b) an entrance that is visible from the street. 
 

 
Ground Floor Height  
23 The minimum height of the ground floor of a building is 3.5 metres as measured 

vertically from the floor to the ceiling. 
 
Rules for Façades Facing the Activity Street 
24 (1) The length of the building façade that faces the “activity street” must be a 

minimum of 80.0 per cent of the length of the property line it faces. 
 

(2) In calculating the length of the building façade, the depth of any required 
setback or dimension of any publicly accessible plaza will not be included as part 
of the length of the property line.  

 
(3) Lobbies or entrances for upper floor uses must not occupy more than 20 per 

cent of the at grade façade facing the “activity street”.  
  
(4)  For laneless parcels, portions of the façades dedicated to underground parking 

and loading entrances must not be included as part of the at grade façade for the 
purposes of this rule.  

 
Façade Width for Uses Facing the Activity Street 
25 (1)  The maximum façade width is 25.0 metres for the following uses when located 

on the ground floor of a building facing the “activity street”:    
 

(i) Child Care Service; 

(ii) Community Recreation Facility; 

(iii) Hotel; 
(iv) Indoor Recreation Facility;  
(v) Instructional Facility; 
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(vi) Market; 
(vii) Post-secondary Learning Institution; and 

(viii) Supermarket.  
 

(2) In all other cases, the maximum façade width is 15.0 metres for a use when 
located on the ground floor of a building facing the “activity street”.   

   
Site 3 (± 1.07 ha) 
 
26 The provisions in sections 27 through 30 apply only to Site 3. 
 
Permitted Uses  
27 The permitted uses of the Multi-Residential – High Density Residential (M-H2) District 

of Bylaw 1P2007 are the permitted uses in this Direct Control District: 
 

(a) with the addition of: 
 
 (i) At Grade Parking Lot. 
 

Discretionary Uses  
28 The discretionary uses of the Multi-Residential – High Density Residential (M-H2) 

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

(a) with the addition of: 
  

(i) Community Recreation Facility; 
(ii) Food Kiosk; 

(iii) Market; 
(iv) Outdoor Recreation Area; 

(v) Parking Lot – Structure; 

(vi) Parking Lot – Grade (Temporary);  
(vii) Performing Arts Centre;  

(viii) Sign – Class F; and 

(ix) Sign – Class G. 

 
Bylaw 1P2007 District Rules  
29 Unless otherwise specified, the rules of the Multi-Residential – High Density Medium 

Rise (M-H2) District of Bylaw 1P2007 apply in this Direct Control District. 
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Rules for At Grade Parking Lot 
30 An At Grade Parking Lot: 

 
(a) must provide landscaping in accordance with Section 694 of Bylaw 1P2007;  
 
(b) requires a minimum number of bicycle parking stalls – class 1 and class 2 

based on 2.5 per cent of the number of motor vehicle parking stalls provided; 
and 

 
(c) may accommodate motor vehicle parking stalls from Site 1 and Site 2 within 

this Direct Control District.  
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Approval(s): T. Goldstein  concurs with this report.  Author: V. Barr 
City Clerk’s:  G. Chaudhary 

Item # ___ 

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2019-0594 
2019 May 16  
 
Proposed Street Name in West Springs (Ward 6), SN2018-0014 
 
EXECUTIVE SUMMARY   
 
This application is for a proposed street name in the southwest community of West Springs.  
The proposed street name is Welcome.  The name complies with the Municipal Naming, 
Sponsorship and Naming Rights Policy. 
 
ADMINISTRATION RECOMMENDATION: 
 
Recommend that Council APPROVE the street name: Welcome. 
 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2019 May 16: 
That the Administration Recommendation contained in Report CPC2019-0594 be adopted. 

 
 
PREVIOUS COUNCIL DIRECTION / POLICY 
 
None. 
 
BACKGROUND 
 
In conjunction with an outline plan (LOC2017-0188), the applicant is proposing the new street 
name of “Welcome” for use in the area west of 85 Street SW and north of Bow Trail SW. Please 
refer to the applicant’s submission in Attachment 1 for further information. 
 
Location Maps 
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Planning & Development Report to  ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2019-0594 
2019 May 16   
 
Proposed Street Name in West Springs (Ward 6), SN2018-0014 
 

 Approval(s): T. Goldstein concurs with this report. Author: V. Barr 
City Clerk’s:  G. Chaudhary 

 
SITE CONTEXT: 
 
The outline plan associated with the proposed street name is located in the developed 
community of West Springs. The site is an irregular rectangle in shape and is bounded by 
existing low-density residential development to the north, 85 Street SW to the east, Bow Trail 
SW the south and the future West Ring Road extension of the Stoney Trail Transportation and 
Utility corridor to the west. 
 
INVESTIGATION: ALTERNATIVES AND ANALYSIS 
 
Stakeholder Engagement, Research and Communication  
 
The proposed street name was circulated to various City of Calgary business units and related 
agencies, as well as the ward councillor and the West Springs/Cougar Ridge Community 
Association.  No objections were received. 
 
Strategic Alignment 
 
The street name complies with the Municipal Naming, Sponsorship and Naming Rights Policy. 
 
Social, Environmental, Economic (External) 
 
Not applicable.  
 
Financial Capacity 
 
Current and Future Operating Budget 
 
Not applicable. 
 
Current and Future Capital Budget 
 
Not applicable. 
 
Risk Assessment 
 
No risk. 
 
REASON FOR RECOMMENDATION:  The proposed street name complies with the Municipal 
Naming, Sponsorship and Naming Rights Policy.  
 
ATTACHMENT(S) 
1. Applicant’s Submission 
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