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Land Acknowledgment 

In the Blackfoot language, Calgary is Moh’kin’stis; in Stoney Nakoda, Wiçispa Oyade; in Tsuut’ina, 
Gu’tsi’tsi and in Métis, it is Otoskwunee. For each of these Indigenous languages, the words translate 
to ‘Elbow,’ representing the confluence of the Bow and Elbow Rivers. This is where the story of 
Calgary begins as the confluence has been a trading hub for Indigenous peoples for millennia and 
the site where they celebrated natural abundance, ceremony, culture, and partnerships. 

This document acknowledges the traditional lands of the Treaty Seven Nations – the Blackfoot 
confederacy, (Siksika, Kainai, Piikani), the Tsuut’ina, the Îyâxe Nakoda Nations (Bearspaw, Chiniki, 
Wesley), the Métis Nation of Alberta, Region 3, and all people who have made Calgary their home. 
This document honours their long history and deep connections to this land.
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Calgary is Changing
Cities are changing rapidly 
Cities all over the world are facing enormous pressures and challenges. Planning plays an important role in ensuring 
that Calgary remains a great place to work, live and play.   

Population increase  
Calgary keeps attracting 
more people and is expected 
to reach a population 
of 2 million by 2050.
(Source: The City of Calgary, 2019  
Civic Census)

Rapidly changing 
trends in demo- 
graphics and house-
hold composition 
Calgary’s population is 
increasingly diverse and 
households are changing 
rapidly. While it was more 
common to see a 4-person 
household in the 1950s, we 
now see an average of 2 
people per household in a 
variety of configurations. As of 
2016, couples without children 
and 1-person households 
make up 47% of all households 
in Calgary. 

(Source: The City of Calgary, 2016: Calgary 
Profile – Chapter 2: Households, Families 
and Marital Status)

Housing affordability  
Over the past 30 years, the 
average cost of a home has 
increased almost twice as fast 
as the average income. Housing 
supply and affordability is a 
major consideration for city 
building in the next decades.  

(Source: The City of Calgary,  
Corporate Economics, 2019). 

Climate change  
The consequences of climate 
change are widespread and 
well known in Calgary, and 
include increasing frequency 
and magnitude of extreme 
weather events causing floods 
and outages. The inevitability 
of future climate change 
requires The City of Calgary  to 
integrate climate resiliency 
across the organization to 
maintain the level of services 
and minimize costs. 

(Source: The City of Calgary, 
Climate Resilience Strategy, 2018.)

Covid-19 pandemic 
In 2020, a global pandemic 
rapidly transformed the 
way Calgarians live, work 
and move. The struggles 
faced by people and 
communities have been 
exacerbated by this global 
crisis. The devastating 
and unpredictable 
impacts of the pandemic 
so far have highlighted 
the importance of city-
building that is resilient 
and adaptable to future 
unanticipated challenges.

2 m
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What is the Guide For Local Area Planning?
Planning policy for Calgary’s future
This Guide contains tools and standard policies for use in local area plans and provides guidance on how to integrate 
new development into a community’s existing urban fabric. Council policy, planning best practices and engagement with 
residents and stakeholders shaped the development of this document. The Guide for Local Area Planning was accepted as 
information by the Standing Policy Committee on Planning and Urban Development to be used by Administration in the 
development of local area plans.

A local area plan can use tools and policies from this Guide, along with unique policies developed during the planning 
process, to respond to the local context of a plan area. The policies in this Guide become part of a bylaw if they are 
embedded in a local area plan that is approved by Council. Best practices may evolve over time as local area plans are 
developed. Administration has been directed by the Standing Policy Committee on Planning and Urban Development to 
outline the lessons learned after each local area plan is completed using this Guide.

City planning processes that are updated, efficient and aligned
In the face of many challenges and a high degree of uncertainty, Calgary needs the tools that will allow it to become 
increasingly resilient. 

There are currently hundreds of planning policy documents for various parts of the city, some of which are nearly 50 years 
old. The Guide for Local Area Planning serves as a compilation of all the best practice policies that local area plans can use as 
a starting point. By using policies and tools contained in this Guide as a starting point, older plans can be efficiently updated 
and new ones can be created in a timely manner. The Guide for Local Area Planning aligns with the policies and targets of 
the Municipal Development Plan (MDP).

The Municipal 
Development Plan

Calgary’s Municipal 
Development Plan (MDP) is 
a statutory plan that lays out 
a vision for how the city will 
grow and develop over the 
next 30 to 60 years. Alberta’s 
Municipal Government Act 
(MGA) requires that the council 
of every municipality must adopt 
a Municipal Development Plan 
by bylaw.

Together with the Calgary 
Transportation Plan (CTP), the 
MDP sets a long-term strategy of 
a more sustainable city form for 
Calgary and its transportation 
networks. To do so, the MDP 
encourages growth within the 
city to make the best use of 
existing land, reduce the cost 
of City services, locate residents 
closer to where they work, shop 
and play, and support increased 
mobility options. The long-
range target set in the MDP is to 
accommodate 50% of Calgary’s 
future population growth to the 
Developed Areas over the next 60 
to 70 years, starting in 2009. 

(Source: The City of Calgary, Municipal 
Development Plan 2020).
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Planning for future growth and community changes
When a neighbourhood reaches an age and stage when revitalization and redevelopment starts to occur, a local area 
plan is a helpful tool to have in place. A local area plan, referred to as an area redevelopment plan under Section 
634 in the Municipal Government Act, outlines a future vision for a community and provides policies that residents, 
landowners, builders, developers, City planners, and Councillors use to evaluate development proposals. 

A local area plan supports communities experiencing redevelopment by outlining:

 ◾ An overarching vision and core ideas for the growth and change in the area.

 ◾ A future land use concept for where and how new development can be integrated into the neighbourhood over 
time (when development is proposed) in a way that respects and enhances the existing context of the area. 

 ◾ Development policies (common and unique) to guide local development.

 ◾ Information about future local investments to support the area as redevelopment occurs.

The Guide for Local Area Planning includes scale modifiers and development building blocks, called urban form 
categories, which guide built form in a community. Together these tools are used to create a future growth concept 
for the local area plan. Specific regulations that shape development outcomes like heights, setbacks and lot coverages 
are regulated by the Land Use Bylaw. Local area plans and this Guide do not change the process for land use 
redesignations (sometimes referred to as zoning), which requires Council approval. Although this Guide does not 
change land use on the ground, it sets clear expectations so that when planning applications are submitted, there is a 
common understanding and interpretation of planning policy.

What Is a Local Area Plan?
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A collaborative planning process 
The Guide for Local Area Planning provides common tools and policies as a starting point for developing a new local 
area plan. A common policy foundation ensures that all communities have access to a planning language to use to 
discuss future growth and development.

The City is committed to engaging key stakeholders and community-based groups, such as community associations 
and business improvement area representatives, prior to initiating a local area planning process. This includes 
discussing the plan area boundary, identifying stakeholders and determining how to best communicate with residents 
and stakeholders. A robust engagement strategy is created and customized to ensure a broad and diverse range of 
residents and stakeholders can participate in the local area planning process. 

The local area planning process generally takes between 18 to 24 months to complete. Engagement draws local 
knowledge and insights into the process so that a plan is tailored to the unique characteristics and context of the 
area. The input collected through engagement is considered alongside technical information, such as infrastructure 
capacity and demographic changes, and overarching City policy direction and goals. A completed local area plan is 
presented to Council for adoption as a statutory plan under Section 634 of the Municipal Government Act.

Policy Language Explained

The policies contained in this Guide use specific language to allow varying 
degrees of discretion. When a local area plan is being developed and approved, 
consideration must be given as to whether each policy uses flexible or strict 
language. 

Should: Policies that use the word “should” are to be applied in all situations, 
unless it can be clearly demonstrated to the satisfaction of The City that the policy 
is not reasonable, practical or feasible in a specific situation. Proposed alternatives 
with regards to design and performance standards should support the general 
policy intent.

Shall: Policies that use the words “shall” – “will” – “must” or “require” apply to 
all situations without exception, typically in relation to a statement of action, 
legislative direction or situations where a desired result is required. 

What is the Process to Complete a Local Area Plan?

What is a statutory plan? 

A statutory plan is a type of document authorized by provincial legislation 
(provincial statute). The Municipal Government Act of Alberta sets out a range 
of statutory plans that are available for use by municipalities in the province. 
Statutory plans must always follow the procedures prescribed by the provincial 
legislation and align with higher-order plans. A statutory plan must comply with 
requirements for public notification or engagement, and must be approved by 
bylaw, and only after a formal public hearing of Council. 

A local area plan is a statutory plan under this legislation and may incorporate 
policies from this Guide to implement them in the local context.
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How This Guide Fits in the Planning System 
The Guide for Local Area Planning provides a collection of best practice policies and tools for local area plans.

All of the documents in Figure 1 are considered when Administration reviews and makes a recommendation on land use, 
subdivision or development proposals. 

How is the Guide Amended Over Time? 
As local area plans are developed using this Guide, opportunities to improve the policies and tools may be identified. 
Through a sustainment program, opportunities for improvements, research and additional engagement will inform 
amendments that can be brought forward in a timely manner to Council. Administration has also been directed by the 
Standing Policy Committee on Planning and Urban Development to return with lessons learned after each local area 
plan is completed. Sustainment ensures the Guide for Local Area Planning can be responsive to changes in planning 
best practices and unpredictable challenges and new opportunities that may arise. 

Municipal Government Act: governs how 
municipalities operate and land use planning in 
Alberta. The Municipal Government Act requires 
that the council of every municipality must adopt 
a Municipal Development Plan by bylaw.

Municipal Development Plan – Volume 1 and Calgary 
Transportation Plan: provides long-term, city-wide 
direction on land use, urban form and transportation. 
The Municipal Development Plan is implemented 
alongside the Calgary Transportation Plan. 

Municipal Development Plan – Volume 2 Guidebooks: 
translate the policies and objectives of the Municipal 
Development Plan Volume 1 and Calgary Transportation 
Plan Volume 3 into implementation policy that applies 
to specific areas of the city. These Guidebooks only 
apply where a local area plan states they do.

Part 1  New Communities Planning Guidebook:  
sets development standards and provides a 
framework for new community design

Part 2 Centre City Guidebook: sets out a land use 
framework using building blocks and policies to guide 
growth and change in the Greater Downtown

Part 3  Developed Areas Guidebook: sets out a land use 
framework using building blocks and policies to guide 
growth and change in the Developed Areas. The Guide 
for Local Area Planning will be used by Administration 
in the development of local area plans going forward. 
The Developed Areas Guidebook will continue to 
apply in communities where it is already in use until a 
new local area plan is developed using this Guide.

Local area plan: includes a range of policy plans 
for community areas. Local area plans direct the 
development, preservation or rehabilitation of lands 
and buildings and future land use patterns.

Council approved policies:  influence and 
determine decisions, actions and other 
matters related to the City of Calgary.  

Land Use Bylaw: defines uses and land use districts. 
The Land Use Bylaw lists permitted and discretionary 
uses in each land use district and provides specific 
rules for development standards such as building 
setbacks, lot coverage and building heights.

Land Use, Subdivision or Development Proposal:  The 
legislative framework plans and policies guide the review 
of planning applications. These applications include: 

 ◾ land use amendments, which changes the designation 
(sometimes called zoning) of a parcel, 

 ◾ subdivision, which refers to the division of a property 
into smaller parcels and  

 ◾ development proposals, which include the design, 
location and use of a building or structure.



The Guide for Local Area Planning ix 

Municipal Government Act

PLANNING TOOLS AND POLICIESMunicipal Development Plan & 
Calgary Transportation Plan

Local Area Plan

Land Use Bylaw

Land Use, Subdivision or 
Development Proposal

  Guide for Local Area Planning

  Council approved policies

  Municipal Development Plan (Volume 2)

   –  Part 1 New Community Planning Guidebook

 – Part 2 Centre City Guidebook

 – Part 3 Developed Areas Guidebook

Figure 1: Policies that inform the creation of a local area plan.

informs, directs, guides

Each of these tools or policies informs, directs and/or guides local area 
plans depending on the context
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Alignment with the Municipal Development Plan
The Municipal Development Plan directs growth to typologies such as Main Streets and Activity Centres within 
communities. This Guide builds on the city-wide policies of the Municipal Development Plan and a local area plan 
determines how growth and development may be accommodated at a community level through the application 
of urban form categories. While more than one urban form category may be applicable to a typology, the following 
outlines how they relate to one another:

 ◾ Neighbourhood Commercial and Neighbourhood Flex are appropriate for Main Streets and Activity Centres.

 ◾ Commercial Centre and Commercial Corridor are appropriate for Activity Centres, as well as some Main Streets.

 ◾ Neighbourhood Connector and Neighbourhood Local are appropriate for residential typologies.

 ◾ Industrial General and Industrial Heavy are appropriate for industrial typologies.

Urban Form Category

A general built form outcome 
that gives direction for land 
use and site, building and 
landscape design. Urban form 
categories are organized into 
four groups based on the 
function they generally serve: 
Neighbourhood, Vehicle-
Oriented Commercial, Industrial, 
Parks, Civic and Recreation and 
Regional Campus.
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Figure 2: Policy Relationship Diagram

1

Within these typologies, 
a number of urban form 

categories from this Guide 
may be applicable.

The urban form categories are 
applied in a local area plan.

The Municipal Development 
Plan directs growth to 
typologies such as Main 
Streets and Activity Centres.

1

2

3
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Opportunity and Choice
Everyone has access to places to shop, learn, 
work, eat and play, and there are diverse housing 
and mobility options for many different people 
and household types.

Health and Wellness
Everyone has access to care, recreational 
opportunities and healthy food, and there are 
options to incorporate activity into how people 
get around. 

Social Interaction
There are a variety of places to gather, celebrate 
and interact with others.

Principles and Goals for Great Communities
The policies in the Guide for Local Area Planning build on the Municipal Development Plan and 
are based on the following principles and goals that are central to creating and maintaining great 
communities for everyone. Working towards these goals will improve life for everyone who lives 
here, now and in the future.

The Natural Environment
Natural areas are protected, restored and valued, 
and are accessible to everyone.

Economic Vitality
Everyone has access to diverse employment 
options and lives in a city that supports starting, 
operating and sustaining a business.

Identity and Place
Neighbourhoods are well-designed and create 
and enhance a sense of place that fosters 
community pride and identity.

Principles for Great Communities

2 Introducing Great Communities for Everyone The Guide for Local Area Planning
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Figure 3: Goals for Great Communities  

Planning, building and sustaining great communities begins with a conversation about the needs and wants 
of current and future residents, businesses and visitors to a community. What makes the community great for 
everyone? What is missing that would make it better, safer, more accessible, affordable and enjoyable? What 
kind of choices are there for housing, education, recreation, retail, restaurants, services and more? What are 
the most valued amenities in the community? How does a community meet the principles and goals for great 
communities? What opportunities and challenges do you recognize? 

1. Promote housing options that are 
varied, inclusive and affordable.

2. Provide opportunities to access goods, 
services and amenities close by.

3. Offer opportunities to gather and participate 
in civic, arts, cultural and entertainment 
activities, in both public and private spaces.

4. Provide varied and inclusive spaces 
and facilities for recreation, play and 
outdoor activities close by.

1

35

6

4

2

8

7

5. Provide spaces that foster and enhance a sense 
of place and are designed for everyone. 

6. Ensure natural areas, biodiversity and ecological 
functions are protected, restored and enjoyed.

Goals for Great Communities
7. Enable and support prosperity through 

diverse economic opportunities 
at a variety of scales.

8. Support the use of existing streets, 
services and buildings to reduce the 
need for new infrastructure.

3Introducing Great Communities for EveryoneThe Guide for Local Area Planning
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The Guide for Local Area Planning 
within the Planning System
This Guide is one of many tools in our planning system that work together to create 
great communities for everyone. Planning for communities includes making decisions 
to increase resiliency to future climate and economic changes. Climate and economic 
resiliency is a theme that stretches across all the goals for great communities. These 
tools are used to achieve desired outcomes as planning moves from a vision to what is 
built on the ground.

Vision
Calgary’s Municipal Development Plan is a 
long-term vision for how our city grows and how 
people will live and travel in the future.

This Guide sets the stage for implementing the goals 
of the Municipal Development Plan by providing 
planning principles to guide the growth and 
evolution of our communities.

The Land Use Bylaw works together with this 
Guide by regulating the built form outcomes for 
development.

How we get there
Local area plans bring together stakeholders 
and City staff to plan for the growth and 
evolution of a community using the principles 
and goals of this Guide.

Setting expectations

Outcome
It is all about building communities that reflect 
the principles and goals of this Guide and 
creating great communities for everyone.

1

3

4

2
Figure 4:  
The Planning System

4 Introducing Great Communities for Everyone The Guide for Local Area Planning
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Planning  
Great Communities  
for Everyone2
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We’ve lived in our community  
for the last few decades, and we’ve seen 

lots of growth and change throughout the 
years. It’s nice to be able to easily access 

the things we need  
and the places we love.



92 Planning Great Communities for EveryoneThe Guide for Local Area Planning

SCHOOL

SUPERMARKET

Planning a Great Community
The principles of the Guide for Local Area Planning focus on qualities that 
improve our lives as our communities evolve and grow. The goals offer 
community-level planning actions that support these principles, providing 
a map for building and sustaining a great community. These principles and 
goals can help to frame conversations about how our communities might 
grow and change over time.

A local area plan considers where a community is going and how it will 
evolve and grow to get there. This is a process of envisioning potential 
futures while considering the economic, social and environmental realities 
that we face. A great plan celebrates and enhances current strengths, 

responds to existing challenges and sets in motion actions that help a 
community realize opportunities and be resilient to future changes. A great 
community is inclusive, offers everyone choices and opportunities, supports 
healthy lifestyles, provides opportunities to meet and engage with other 
people, protects and works with the natural environment and supports 
economic activity. Great communities are diverse, vibrant and resilient and 
help people respond to changes in their lives and adapt to new or persistent 
environmental, social or economic conditions.

Thriving Communities
We need to ensure communities can maintain 
the population numbers needed to support local 
amenities and facilities such as schools, grocery 
stores, libraries, local shops and restaurants.

Maintaining Vibrancy, Identity and Sense of Place
Growth and development stimulates reinvestment into 
local places and spaces such as Main Streets, parks, urban 
plazas and open spaces.

Community vibrancy is maintained by ensuring new 
development contributes to community identity and 
respects historic resources.

Greening Our City
The need for growth and development must 

be balanced with the need to protect our 
natural environment, maintain and enhance 

existing parks and public green spaces and 
to enhance Calgary’s urban forest.

Transportation & Mobility Enhancements
Growth and development is focused in Activity Centres and 
Main Streets, near transit stations and areas of high activity.

City investment in roads, transit, cycling and pathway 
infrastructure is connected to growth and demand.

Changing Housing Preferences & Needs
Calgary’s population is diverse, with different  
housing preferences and needs.

We need to ensure a variety of housing options  
are available for people of all ages, incomes and  
lifestyles throughout all communities. 

Sustainability
We need to increase the resilience of 
our City to meet the challenges of a 

changing climate and consider  
our urban footprint.

Growth in built-out areas helps to 
reduce the need for new infrastructure, 
sustain existing City infrastructure and 
services and support economic vitality.

Figure 5: Why Do Communities Need to Grow and Evolve?
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As people come in and out of their 
homes, walk around, or connect to 

another destination, local residential 
streets are generally less active.

People gather, shop, eat and linger on 
Main Streets, generally making them 
more active. 

Parks, plazas and open spaces can be 
active depending on the time of day, 
surrounding uses and the season.

Community Growth
The Guide for Local Area Planning helps local area plans implement and 
refine the growth policies of the Municipal Development Plan by providing 
urban form categories that build upon city-wide typologies. The categories 
identify characteristics that define their role within the city. 

The personal journeys of people within their communities are the foundation 
of the categories, establishing what people do and how people may use these 
areas, now and in the future. High and low activity areas are defined by how 

many people use them. Higher activity may be found in areas such as Main 
Streets, while lower activity may be found on more local, residential streets. 
Activity level helps inform the application of urban form categories. 

This Guide does not replace policy regarding activity at a city-wide scale. 
Instead, it builds on the typologies in the Municipal Development Plan by 
providing policies to better understand how development occurs at a more 
granular level within communities.

Figure 6: Activity Levels

High Activity Low Activity
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2.1 Community Growth Policies
The following policies provide direction to implement the Municipal 
Development Plan and the goals of the Guide for Local Area Planning.

a. A local area plan should:

i. direct a greater share of growth and the highest intensities 
to Activity Centres, Main Streets, transit station areas 
and other areas of moderate to high activity;

ii.  support areas with high-quality transit service and 
infrastructure with higher intensity development, such 
as the core zone of a transit station area; 

iii. concentrate people and jobs at densities that support 
transit, commercial opportunities and other services;

iv. provide diverse housing and employment opportunities 
that are easily accessible by various modes of travel;

v. support locating housing opportunities and 
employment concentrations close to each other; 

vi. support development of a broad range of industrial opportunities 
and protect the integrity of existing industrial areas; 

vii. direct new development to locations that optimize 
public infrastructure, facilities and investment; and,

viii. consider opportunities for investment that 
contributes to community well-being.
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2.2 Local Area Plan Content Policies

Engagement

Throughout the local area planning process, 
efforts will be made to reach a broad and diverse 
range of residents and stakeholders to ensure an 
inclusive and accessible engagement process.

a. A local area planning process shall: 

i. seek to reach and involve a broad range of 
residents and stakeholders throughout the 
planning process; 

ii.  offer opportunities for residents and 
stakeholders to provide local knowledge 
and insight about a plan area;

iii. offer a range of accessible and inclusive 
engagement opportunities with 
consideration given to stakeholder interest 
levels, required time commitment, access 
to technology and experience with the 
planning process; and,

iv. provide opportunities for residents of a 
plan area and stakeholders to be broadly 
informed and educated about a proposed 
local area plan.

Chapter 1: Visualizing Growth

This chapter in a local area plan will provide 
the vision and set the foundation for further 
chapters by identifying existing conditions, 
amenities, opportunities, considerations and key 
historic elements. 

b. A local area plan should include a vision 
for the future of an area that aligns with the 
Municipal Development Plan and this Guide.

c. Local area plans should be informed by 
community characteristics and attributes, 
including, but not limited to:

i. neighbourhood structure, including 
streetscapes and historic block patterns;

ii. community demographics and trends, 
including population projections, and 
household and mobility data;

iii. geographic location in the city;

iv. ecological assets;

v. cultural and heritage assets, including 
Indigenous and archaeological sites 
and places;

vi. topography and development constraints;

vii. parks and open spaces;

viii. recreation and community facilities;

ix. significant view corridors;

x. significant healthy tree canopies;

xi. transit station areas; and,

xii. mobility infrastructure.

d. A local area plan should include the following 
to enhance the livability and health of 
communities as they grow and evolve:

i. a mix of employment, residential, 
institutional, and commercial uses 
to support the people who live in 
these communities;

Local Area Plans

Local area plans implement the Municipal Development Plan and the Guide for Local Area 
Planning by providing community-specific policies and strategies that build on city-wide policies. 

This section provides guidance for how a local area plan should be developed and structured. Local 
area plans bring together residents, businesses, developers, design professionals and City staff to 
work together to plan for the growth and evolution of their communities.
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ii. streets that support pedestrian and 
cycling infrastructure; 

iii. opportunity for diverse and inclusive 
housing forms, where appropriate, to meet 
the needs of current and future residents;

iv. protection and enhancement of natural 
areas and ecological function;

v. recreation, civic, arts and cultural 
opportunities; and,

vi. protection and enhancement of 
architectural, urban and natural features 
that contribute to a feeling of local identity 
and a sense of place.

Chapter 2: Enabling Growth

This chapter in a local area plan will include a 
future growth concept and community-specific 
policies. The development policies in this chapter 
implement the vision and should be specific to 
the local context and unique aspects of individual 
communities within the plan area.

Maps form the foundation of this chapter and may 
include the entire local area plan or specific areas 
of a community. These maps are based on Chapter 
2 of this Guide and should include urban form, 
scale and any additional maps as required by a 
local area plan. The application of the urban form 
categories is intended to guide how communities 
will grow and develop in the future and considers 
the existing context.

e. A local area plan should:

i. apply urban form categories and scales to 
the plan area through maps, as required; 

ii. contain community-specific policies 
and strategies for achieving the vision of 
the plan;

iii. explore and identify opportunities through 
the engagement process for future 
significant projects, studies or investments 
to be included in the local area plan;

iv. identify unique sites, such as landmark or 
gateway sites, and provide community-
specific policy to guide future development 
in these areas;

v. identify transit station areas, supported 
by appropriate urban form categories and 
scale modifiers;

vi. identify heritage guideline areas for areas 
with identified concentrations of heritage 
assets; 

vii. incorporate climate change policy that 
contributes to achieving and implementing 
Calgary’s Climate Resilience Strategy; and,

viii. incorporate policy to support the 
protection and enhancement of tree 
canopies to achieve and implement the 
Urban Tree Canopy policy of the Municipal 
Development Plan.

f. A local area plan may assign multiple urban 
form categories when a site has two or more 
significant functions. The local area plan 
should determine the appropriate boundaries 
for each urban form category based on 
local context and criteria, including, but not 
limited to, existing uses, existing amenities 
and programming, shared facilities, access 
and servicing, property boundaries, and 
natural features. 

g. A local area plan may: 

i. include density bonusing policies for 
specific areas;

ii. provide specific direction for areas of a 
community to support the integration of 
infill development that considers the local 
context and built form;

iii. identify opportunities for integrated civic 
facilities and sites;

iv. identify opportunities for sustainable 
building features and technologies in the 
plan area;

v. identify significant view corridors to 
be protected; 

vi. guide innovation to better implement 
the goals of this Guide and the vision 
and objectives of the Municipal 
Development Plan; 

vii. conduct a climate risk assessment and 
identify strategies to mitigate climate 
change; and,

viii. identify opportunities for enhancing 
the public realm through streetscape 
improvements, such as wide sidewalks and 
on-street parking, in key locations such as 
Main Streets and Activity Centres.

h. For areas identified for significant growth, 
local area plans are encouraged to conduct 
water and sanitary analyses to understand 
the impact of projected growth on the 
utility network.

Chapter 3: Supporting Growth

This chapter in a local area plan will include 
policies regarding current and future amenities 
and infrastructure and related investment 
strategies. The timing of these investments may 
be influenced by external factors, including 
service levels, identified priorities and the 
condition of existing assets. This chapter guides 
implementation to realize the vision in Chapter 1 
of the local area plan. 

City strategies, such as the Established Area 
Growth and Change Strategy, help to define 
an approach to support existing communities 
as they continue to grow and change. These 
strategies may identify funding for amenities and 
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improvements through The City budget process 
and may result in revisions to this chapter of a 
local area plan, and Chapter 4 of this Guide.  

i. A local area plan should identify:

i. potential investments to support the future 
growth concept and provide guidance to 
The City for future service plan and budget 
considerations and recommendations;

ii. the roles for different city builders in 
supporting implementation (The City, 
developers, residents and businesses); and,

iii. planning and funding tools that could 
support implementation.

j. Local area plans should be reviewed regularly 
as investment and actions are made towards 
achieving the goals in the plan.

Chapter 4: Implementation and Interpretation

This chapter in a local area plan will include 
policies regarding legal interpretation, status and 
limitations of the plan.

k. Amendments to a local area plan should only 
be considered to align with:

i. current planning principles; 

ii. new or updated higher-level policy that 
introduces conflict with the local area plan; 

iii. significant infrastructure investments 
that support a different built form than 
previously considered or outlined in the 
current plan; or,

iv. a planning application that still achieves 
the vision of the plan and the principles 
and goals of this Guide.

l. For any planning applications that may 
result in amendments to a local area plan, 
applicants are strongly encouraged to conduct 
community outreach.
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Urban Form Categories
There are thirteen urban form categories that direct built form in a community. During the local 
area plan process, communities apply these urban form categories after careful consideration of 
where growth should occur. The resulting local area plan will include a map that illustrates how 
the different areas of a community relate to, and support, each other. This section identifies the 
characteristics of each of the urban form categories. The policies of this section apply in conjunction 
with the policies contained in Chapter 3. 
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Scale Modifiers

Limited (</=3 storeys)

Low (</=6 storeys)

Mid (</=12 storeys)

High (</=26 storeys)

Highest (27+ storeys)

Urban Form Categories

Vehicle-Oriented Commercial

Industrial

Parks, Civic and Recreation

Regional Campus

Neighbourhood

Commercial Centre

Commercial Corridor

Industrial Heavy

Industrial General

Regional Campus

Neighbourhood Commercial

Neighbourhood Flex

Neighbourhood Connector

Neighbourhood Local

City Civic and Recreation

Parks and Open Space

Natural Areas

Private Institutional and Recreation

Additional Policy Guidance

Active Frontage

Industrial Transition

Industrial Transition

Industrial Transition

Industrial Transition

Special Policy Areas 

Comprehensive  
Planning Site

Applies to to the Neighbourhood and Vehicle-
Oriented Commercial urban form categories:

Only applies to an urban form  
category where noted: 

May overlay any urban form category:

Urban form sample map Scale sample map

Figure 7: Summary of Urban Form Categories, Additional Policy Guidance and Scale Modifiers
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Neighbourhood
Figure 8: Neighbourhood  
Urban Form Categories

Neighbourhood Commercial

Neighbourhood Flex

Neighbourhood Connector

Neighbourhood Local

There are four Neighbourhood urban form categories – 
Neighbourhood Commercial, Neighbourhood Flex, Neighbourhood 
Connector and Neighbourhood Local. These areas are characterized 
by smaller blocks where buildings are typically oriented to the 
street. Neighbourhood Commercial and Neighbourhood Flex are 
most likely in areas with a grid-like street pattern.

Neighbourhood Commercial areas support a range of commercial 
uses on the ground floor, with the most active areas requiring 
uses such as shops, services and restaurants. Neighbourhood Flex 
areas support a mix of uses on the ground floor. Neighbourhood 
Connector and Neighbourhood Local areas are primarily residential, 
with a strong delineation between the private and public 
realm. At all development scales, the pedestrian experience in 
Neighbourhood areas should be supported and enhanced by a 
range of uses with comfortable street wall heights and a public 
realm with features such as landscaping, sidewalks, public trees, 
cycling infrastructure and on-street parking.

Residential redevelopment will occur in all communities in a 
variety of housing forms, such as single-detached, semi-detached, 
rowhouse, multi-residential or mixed-use buildings. As scale 
increases, a larger range of unit types may be accommodated. At 
all scales, redevelopment should consider existing context, parcel 
layout, building massing, and landscaping to sensitively integrate 
into the community. Residential areas may also accommodate a 
range of commercial activities, including child care, small-scale 
manufacturing, and home-based businesses.
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Neighbourhood Commercial and Neighbourhood Flex

Neighbourhood Commercial and Neighbourhood Flex represent the more commercially-oriented 
areas of our communities, where people go to shop and gather. While people also live in these areas, 
the public realm and built form are designed to support frequent pedestrian interaction with the 
buildings and a moderate to high volume of pedestrian movement along the street. 

2.3 Neighbourhood Commercial and Neighbourhood Flex Policies

Land Use

a. Development in Neighbourhood Commercial 
and Neighbourhood Flex areas may include 
a range of uses in stand-alone or mixed-use 
buildings.

b. Vehicle-oriented uses are discouraged: 

i. in areas of high pedestrian activity; 

ii. within transit station areas; or, 

iii. where the use interferes with access to 
cycling infrastructure.

Site, Building and Landscape Design  

In addition to the policies in Chapter 3, the 
following policies apply to Neighbourhood 
Commercial and Neighbourhood Flex areas: 

c. Development in Neighbourhood Commercial 
and Neighbourhood Flex areas should: 

i.  be oriented towards the street; 

ii. not locate parking between a building and 
a higher activity street; 

iii. provide access to off-street parking 
and loading areas from the lane, where 
possible; 

iv. provide frequent entrances and windows 
that maximize views to and from the street; 

v. use building articulation to provide a 
well-defined, continuous street wall and 
improve the pedestrian experience using 
varied textures, high-quality building 
materials and setbacks; and, 

vi. accommodate small variations in the street 
wall to integrate amenity space.

d. Where vehicle-oriented uses are provided, 
development should be designed to: 

i. minimize the number of locations where 
vehicles cross the sidewalk; 

ii.  minimize driveway width or locate 
driveways on a lower activity street, where 
feasible; 

iii. incorporate landscaped areas; 

iv. provide well-defined pedestrian routes 
to transit stops and stations or adjacent 
residential areas; and, 

v. provide on-site pedestrian routes 
to minimize conflicts with vehicles, 
particularly near access and service areas.

e. Entrances or lobbies that provide shared 
access should be well-marked, be of a width 
that is consistent with other units along the 
same frontage and allow for clear sight lines to 
and from the building. 

f. The public realm should provide continuous, 
unobstructed pedestrian routes supported 
by high-quality landscaping for pedestrian 
comfort. 

g. Landscaped areas should be located to 
enhance and complement the interface 
between the building and the public realm. 

h. Where units are located on the ground 
floor along lower activity streets or lanes, 
development should be designed to: 

i. accommodate a range of uses; 

ii.  provide on-site pedestrian routes along 
lanes to minimize conflicts with vehicles, 
particularly near access and service areas; 
and, 

iii. provide windows with views to the street 
or lane.
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Neighbourhood Commercial
Neighbourhood Commercial areas are characterized by a range of 
commercial uses. Buildings are oriented to the street with units that support 
commercial uses on the ground floor facing the higher activity street with 
a range of uses integrated behind or located above.  Commercial frontages 
have frequent entrances and windows along the street to encourage 
pedestrian activity.  

Active Frontage indicates an area where the ground floor must contain active 
uses and should be applied in a strategic manner when a local area plan 
is developed.

There’s lots of people 
in this café, looks like a 

popular lunch spot. I think 
I’ll check it out!

Entrances, signs, windows and 
awnings support this building as a 
lively destination throughout the day.

Figure 9: Neighbourhood Commercial Urban Form Category
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Hey, there’s my friend  
from work!

Reading the paper and 
people watching in the 
sun. It doesn’t get much 

better than that!
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2.4 Neighbourhood Commercial Policies

Purpose 

a. A local area plan should identify 
Neighbourhood Commercial areas of a 
community with the following characteristics:

i. high concentrations of destinations, such 
as shops, services and gathering places;

ii. frequent transit service; and,

iii. moderate to high pedestrian activity along 
the street.

Land Use

b. Commercial uses on the ground floor should 
be located facing the higher activity street.

c. Residential uses on the ground floor should be 
located facing lower activity streets or lanes.

d. Vehicle-oriented uses are discouraged in 
Active Frontage areas.

e. A local area plan should identify Active 
Frontage areas for parcels adjacent to or facing 
a transit station. 

f. A local area plan may identify Active Frontage 
areas where active uses must be located 
on the ground floor. These areas should be 
applied in a strategic manner.

Site, Building and Landscape Design  

In addition to the policies in Chapter 3, the 
following policies apply to the Neighbourhood 
Commercial areas:

g. Development in Neighbourhood Commercial 
areas should:

i. integrate larger commercial or residential 
uses behind or above smaller units facing 
the street; and,

ii. provide well-marked primary entrances for 
ground floor units facing the street.

h. The public realm in Neighbourhood 
Commercial areas should be designed to 
support high volumes of pedestrians through 
features such as wide sidewalks, street 
furniture, and lighting.

i. Active Frontage areas should not provide 
access to off-street parking or loading from the 
higher activity street. 

j. Development in Active Frontage Areas should 
support active uses. This may include, but is 
not limited to:

i. frequent entrances and windows that 
maximize views to and from the street;

ii. setbacks to accommodate an extension 
of the use outside of the building, such as 
patios and display areas; and,

iii. a floor-to-ceiling height that supports a 
range of active uses.
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Figure 10: Neighbourhood Commercial Cross-Section

High concentration of shops 
on the ground level that 
generate lots of activity. 

Lots of windows that offer 
views from inside and outside.

Opportunities on upper 
floors for housing or 
work spaces.

Wide sidewalks to 
accommodate large 
volumes of people.

Street furniture and landscaping that 
supports high volumes of people of all 
abilities along the street. 
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Neighbourhood Flex
Neighbourhood Flex areas are characterized by a range of commercial and 
residential uses. Buildings are oriented to the street with units that may 
accommodate commercial uses, offices, personal services, institutional uses, 
recreation facilities and light industrial uses on the ground floor. Uses may be 
mixed horizontally or vertically within a building or a block. 

Industrial Transition may be identified near Industrial General areas to 
support the integration of a range of low-impact, light industrial and small-
scale manufacturing uses in Neighbourhood Flex areas.

Figure 11: Neighbourhood Flex Urban Form Category
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There is that quaint little 
bookstore Sandra was 

telling me about! I should 
pop in quickly before my 

bus arrives.
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I’m glad the appointment 
with the doctor went well. 

Now let’s get you to daycare 
so I can head to work! 

The homes and work spaces on this street ensure 
that there are enough people throughout the 
day to support the nearby shops and services. 

You can take your time 
picking out a book Shivanni, 
I’ve found a great spot to sit 

and read.
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2.5 Neighbourhood Flex Policies

Purpose 

a. A local area plan should identify 
Neighbourhood Flex areas of a community 
with the following characteristics: 

i. moderate to high concentrations of 
residential units and destinations, such as 
shops, services and gathering places;

ii. moderate to frequent transit service; and,

iii. moderate to high pedestrian activity along 
the street.

Land Use

b. Development in Neighbourhood Flex areas 
should support a range of uses on the ground 
floor facing the street.

c. A local area plan may identify Industrial 
Transition areas of a community that are near 
Industrial General areas to support a range 
of low-impact industrial and small-scale 
manufacturing uses on the ground floor.

d. Where Industrial Transition is identified in 
a Neighbourhood Flex area, development 
should be encouraged to:

i. combine compatible industrial working 
spaces with residential or commercial uses;

ii. enable work-live units;

iii. consider limited opportunities to provide 
areas for large or bulky goods and vehicles 
to be sold, leased or rented; and, 

iv. consider opportunities to accommodate an 
extension of complementary uses outside 
of a building, such as retail display areas.

Site, Building and Landscape Design

In addition to the policies in Chapter 3, the 
following policies apply to the Neighbourhood 
Flex areas:

e. The public realm in Neighbourhood Flex areas 
should be designed to support moderate to 
high volumes of pedestrians. 

f. Development in Industrial Transition 
areas should: 

i. fully enclose industrial activities in a 
building and limit off-site impacts, such 
as heat, odour, dust, vibration, light or 
waste impacts that are disruptive to 
adjacent uses;

ii. encourage industrial working spaces along 
the lane, where appropriate;

iii. provide well-marked primary entrances 
facing the street or lane;

iv. provide windows with views to and 
from the street, including views to 
production areas;

v. provide a transition from the public realm 
to a building using landscaped areas, 
amenity space or other design features; and,

vi. provide high-quality landscaping. 
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Figure 12: Neighbourhood Flex Cross-Section

A range of housing, shops, 
services, offices and gathering 
spaces are mixed along the street.

Street trees, furniture and 
lighting provide safe and 
comfortable places to linger.

Sidewalks accommodate 
moderate levels of 
pedestrian traffic.

There are opportunities on 
upper and ground floors for 
housing or work spaces.

N
ei

gh
bo

ur
ho

od
 

N
ei

gh
bo

ur
ho

od
 F

le
x 

Ve
hi

cl
e-

O
rie

nt
ed

 
Co

m
m

er
ci

al
In

du
st

ria
l

Pa
rk

s, 
Ci

vi
c 

an
d 

Re
cr

ea
tio

n
Re

gi
on

al
 

Ca
m

pu
s



28 2 Planning Great Communities for Everyone The Guide for Local Area Planning

Neighbourhood Connector and Neighbourhood Local

Neighbourhood Connector and Neighbourhood Local represent the more residentially-oriented 
areas of our communities. While some commercial and work-from-home opportunities exist here, 
the public realm is designed to support low to moderate volumes of pedestrian movement along 
the street and the built form typically supports privacy and separation for residential uses. 

Industrial Transition may be identified near Industrial General areas to support the integration 
of a range of low-impact, light industrial and small-scale manufacturing uses in Neighbourhood 
Connector and Neighbourhood Local areas.

2.6 Neighbourhood Connector and Neighbourhood Local Policies

Land Use

a. Development in Neighbourhood Connector 
and Neighbourhood Local areas of a 
community should:

i. be primarily residential uses; and,  

ii. support a broad range and mix of housing 
types, unit structures, and forms. 

b. Development in Neighbourhood Connector 
and Neighbourhood Local areas may 
include a range of live-work units or home-
based businesses.

c. A local area plan may identify Industrial 
Transition areas of a community that are near 
Industrial General areas to support a range of 
low-impact, light industrial and small-scale 
manufacturing uses.

d. Where Industrial Transition is identified in a 
Neighbourhood Connector or Neighbourhood 
Local area, development should be 
encouraged to:

i. combine compatible industrial working 
spaces with residential uses; and,

ii. enable work-live units.

Site, Building and Landscape Design

In addition to the policies in Chapter 3, the 
following policies apply to the Neighbourhood 
Connector and Neighbourhood Local areas:

e. Development in Neighbourhood Connector 
and Neighbourhood Local areas should:

i. consider the local built form context;

ii. be oriented towards the street;

iii. consider shadowing impacts on 
neighbouring properties; and,

iv. provide access to off-street parking and 
loading areas from the lane, where possible.

f. Entrances or lobbies that provide shared 
access should be well-marked, be of a width 
that is consistent with other units along the 
same frontage and allow for clear sight lines to 
and from the building.

g. Where units are located on the ground 
floor along lower activity streets or lanes, 
development should be designed to:

i. locate amenity spaces along the lane, 
where feasible; 
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ii. provide on-site pedestrian routes along lanes 
to minimize conflicts with vehicles, particularly 
near access and service areas; and,

iii. provide windows with views to the street or lane.

h. Development in Industrial Transition areas should: 

i. fully enclose industrial activities in a building 
and limit off-site impacts;

ii.  accommodate vehicular movement and loading 
on-site to minimize conflicts with pedestrians;

iii. encourage industrial working spaces along the 
lane, where appropriate;

iv. provide well-marked primary entrances facing 
the street or lane;

v.  provide a transition from the public realm to 
a building using landscaped space, design 
features or amenity space; and,

vi. provide high-quality landscaping.

It feels good to call this place 
home. I’m so glad we decided to 

rent a place on this street! It has a cool 
mix of houses and people, and there’s a 
bus stop nearby that takes us straight 

to the university.
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I’m glad I had time to 
grab a coffee before my 

next meeting!

Neighbourhood Connector
Neighbourhood Connector areas are characterized by a broad range of 
housing types along higher activity streets. These areas may accommodate 
small-scale commercial uses to meet residents’ daily needs and often provide 
connections to other communities. The public realm may include features 
such as wide sidewalks and cycling infrastructure. 

I love how this little 
coffee shop put some 

tables and benches out 
in this sunny spot!

Figure 13: Neighbourhood Connector Urban Form Category
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The many homes on this street help 
keep small businesses busy and 
animated throughout the day.

Let’s go grab a few things 
for supper at the new 

grocery store that opened a 
few blocks down. 

Wide sidewalks and cycling lanes 
help people connect to their 
destination in a variety of ways.
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2.7 Neighbourhood Connector Policies

Purpose 

a. A local area plan should identify 
Neighbourhood Connector areas of a 
community with the following characteristics:

i. low concentrations of commercial 
activity that are more likely to have a 
local catchment;

ii. moderate to frequent transit service; and,

iii. low to moderate pedestrian activity 
along public streets that connect to other 
communities and destinations.

Land Use

b. Development in Neighbourhood Connector 
areas should:

i. support a higher frequency of units and 
entrances facing the street;

ii. support higher density when located 
near commercial areas and transit station 
areas; and,

iii. support the development of local 
commercial uses to serve nearby residents.

c. Development in Neighbourhood 
Connector areas may include stand-alone 
or mixed-use buildings.

Site, Building and Landscape Design

In addition to the policies in Chapter 3, the 
following policies apply to the Neighbourhood 
Connector areas:

d. Non-residential development in 
Neighbourhood Connector should:

i. provide a built form and scale that 
considers the surrounding residential 
context; and,

ii. mitigate impacts, such as noise and vehicle 
circulation, on adjacent residential uses.
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Opportunities for small-scale 
retail that serves nearby 
residents are provided.

Outdoor seating and furniture 
help activate the space and 
make these small businesses 
feel welcoming.

Landscaping features help provide 
a transition from the public street to 
the private home. 

Figure 14: Neighbourhood Connector Cross-Section
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Neighbourhood Local
Neighbourhood Local areas are characterized by a range of housing types 
and home-based businesses. Neighbourhood Local areas have developed 
in a variety of ways with characteristics that shape how these areas change 
and grow, including when the community was built, existing heritage assets, 
established development pattern and access to parks, open space and 
other amenities. The public realm may include features such as landscaped 
boulevards and public street trees.

What a beautiful 
afternoon to get 

outside and explore the 
neighbourhood 

 together.

Figure 15: Neighbourhood Local Urban Form Category
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What a beautiful winter 
day. I love looking at the 
snow on the trees on my 

way to work.

Sniff sniff! Smells like 
lots of dogs have been 

walking this street today!

A variety of housing types ensures 
everyone has a place to stay and to 
grow in this neighbourhood. 



36 2 Planning Great Communities for Everyone The Guide for Local Area Planning

Landscaping features help provide 
a transition from the public street to 
the private home. 

Opportunities for home-
based businesses.

Soft landscaping and trees 
help manage stormwater. 

Figure 16: Neighbourhood Local Cross-Section
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2.8 Neighbourhood Local Policies

Purpose 

a. A local area plan should identify 
Neighbourhood Local areas of a community 
with the following characteristics:

i. residential buildings;

ii.  low to moderate transit service; and,

iii. low pedestrian activity along streets.

Limited Scale Policies

A variety of scales may be applied to 
Neighbourhood Local areas, but where the scale 
is three storeys or below (Limited Scale), a range 
of low density housing forms are appropriate. 
The age, layout and physical characteristics 
of communities may influence how and 
where development of low density housing 
forms occurs. 

The policies in this section only apply to 
Neighbourhood Local Areas that have the 
Limited Scale modifier. Limited Scale policies 
recognize that single-detached housing is, 
and will continue to be, a desirable housing 
form and may be developed anywhere within 
Neighbourhood Local, Limited Scale areas. 
Secondary suites will continue to be allowed 
where they are currently permitted by the Land 
Use Bylaw and do not form part of the unit count 
when considering the following policies. 

In addition to the policies in Chapter 3 
regarding built form (including site, building 
and landscape design), a local area plan may 
also consider limiting massing over two storeys, 
where appropriate, as outlined in Limited Scale 
policy 2.23(b).  
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b. Secondary suites are permitted where already 
allowed by the existing land use designation 
and are not considered a unit in the 
following policies.

c. Building forms that contain one or 
two residential units are supported in 
Neighbourhood Local, Limited Scale.

d. Building forms that contain two or more 
residential units in Neighbourhood Local, 
Limited Scale should not be located in areas 
identified as a Single-Detached Special 
Policy Area.

e. Building forms that contain three or more 
residential units should be supported in the 
following areas:

i. within transit station areas;

ii.  near or adjacent to an identified Main 
Street or Activity Centre;

iii. on higher activity streets, such as where 
there are adjacent regional pathways 
or higher volumes of private vehicle or 
pedestrian activity in a community; and,

iv. where the parcel has a lane and parking 
can be accommodated on site. 

f. Building forms that contain three or more 
residential units in Neighbourhood Local, 
Limited Scale should be designed to 
complement the surrounding context and 
consider the impacts of massing, lot coverage 
and setbacks on the following:

i. access to sunlight and shade on adjacent 
parcels; and,

ii. protection of existing, healthy trees 
or landscaping on the parcel, where 
appropriate.

Single-Detached Special Policy Area

There may be areas within a community where 
residents wish to limit all future development to 
a single-detached housing form. This tool may 
be considered during the local area plan process 
and a portion of a community may be identified 
as a Single-Detached Special Policy Area in 
the local area plan. The extent of the Single-
Detached Special Policy Area will be informed by 
City policies, the existing context and the future 
vision for the area. Secondary suites will continue 
to be allowed where they are currently permitted 
by the Land Use Bylaw.

g. A local area plan may identify that a portion 
of a community may be restricted to a 
single-detached building form through a 
Single-Detached Special Policy Area in 
Neighbourhood Local, Limited Scale.

h. A local area plan should not identify a Single-
Detached Special Policy Area:

i. within transit station areas;

ii. near or adjacent to an identified Main 
Street or Activity Centre; or,

iii. on higher activity streets, such as where 
there are adjacent regional pathways 
or higher volumes of private vehicle or 
pedestrian activity in a community.

i. A local area plan shall not use a Single-
Detached Special Policy Area to restrict uses 
already allowed by the existing land use 
designation, such as applying it to a parcel 
which already allows for a semi-detached 
building form.
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Vehicle-Oriented Commercial 
Figure 17: Vehicle-Oriented 
Commercial Urban Form Categories

Commercial Centre

Commercial Corridor

There are two Vehicle-Oriented Commercial 
urban form categories – Commercial Centre 
and Commercial Corridor. Vehicle-Oriented 
Commercial areas are characterized by larger 
blocks and parcels typically arranged in a 
non-grid street pattern. Vehicle-Oriented 
Commercial areas may accommodate a range 
of commercial uses, offices, personal services, 
institutional uses, recreation facilities and light 
industrial uses that may be oriented to the 
public street or internal publicly-accessible 
private streets or parking areas. 

Vehicle-Oriented Commercial areas are 
expected to evolve to support intensification 
and a comfortable pedestrian experience that 
improves connectivity to and within these 
sites. The incremental improvements policy 
in Chapter 3 guides discretion, where limited 
redevelopment is proposed.
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2.9 Vehicle-Oriented Commercial Policies

Land Use

a. Development in Vehicle-Oriented Commercial 
areas of a community should support 
commercial uses on the ground floor facing 
the public street, internal publicly-accessible 
private streets or parking areas.

b. Development in Vehicle-Oriented Commercial 
areas may:

i. include stand-alone or mixed-use 
buildings; and,

ii. accommodate low-impact industrial uses. 

c. Development in Vehicle-Oriented Commercial 
areas may include residential uses on sites that 
have the following characteristics:

i. access to moderate to frequent transit 
service;

ii. access to higher quality pedestrian routes 
and cycling infrastructure; or,

iii. proximity to a residential area.

d. Vehicle-oriented uses are discouraged: 

i.  in areas of high pedestrian activity; 

ii. within transit station areas; or, 

iii. where the use interferes with access to 
cycling infrastructure.

Site, Building and Landscape Design  

In addition to the policies in Chapter 3, the 
following policies apply to Vehicle-Oriented 
Commercial areas:

e. Development in Vehicle-Oriented Commercial 
areas should:

i. identify a hierarchy of pedestrian routes 
that connect destinations on the site;

ii.  locate commercial uses along higher 
activity public streets or internal publicly-
accessible private streets;

iii. position buildings to face public streets or 
internal publicly-accessible private streets;

iv. not locate parking between a building and 
a higher activity street;

v.  provide on-site pedestrian routes 
to minimize conflicts with vehicles, 
particularly near access and service areas;

vi. locate access and service areas away from 
public streets, and screen with landscaped 
areas where possible; 

vii. provide well-marked, individual entrances 
for units which face a public street or 
internal publicly-accessible private street;

viii. use building articulation to provide a 
well-defined, continuous street wall and 
improve the pedestrian experience using 
varied textures, high-quality building 
materials and setbacks; and,

ix. position landscaped areas to enhance and 
complement the interface between the 
building and pedestrian routes.

f. Industrial activities should be fully enclosed 
within a building.

g. Development that contains industrial uses 
should limit off-site impacts, such as heat, 
odour, dust, vibration, light or waste impacts 
that are disruptive to adjacent uses.

h. Developments with institutional, office or 
industrial uses located on the ground floor 
facing a public street or internal publicly-
accessible private street should provide:

i. windows with views to the street and 
access to natural light; 

ii. amenity space that could be used for daily 
activity or seasonal programming; and,

iii. lobbies that have well-marked entrances 
and allow for clear sight lines to and from 
the building.

i. Where vehicle-oriented uses are provided, 
development should be designed to:

i. minimize the number of locations where 
vehicles cross the sidewalk; 

ii. minimize driveway width or locate 
driveways on a lower activity street 
where feasible;

iii. incorporate landscaped areas;

iv. provide well-defined pedestrian routes 
to transit stops and stations or adjacent 
residential areas; and,

v. provide on-site pedestrian routes 
to minimize conflicts with vehicles, 
particularly near access and service areas.
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Commercial Centre
Commercial Centre areas are characterized by hubs and corridors 
that support regional commercial activity, typically arranged in 
larger blocks in a non-grid pattern. These locations are serviced by 
public transit and are defined by direct vehicular access and large 
parking areas. Pedestrian activity primarily occurs along internal, 
private pedestrian routes. As redevelopment occurs, these sites are 
intended to support intensification through new buildings that 
frame public and private streets, improve connectivity and provide 
a comfortable pedestrian experience. 

This new shopping 
area is pretty cool. I like 
visiting different stores 

while still enjoying a 
walk outside.

It’s so nice to grab lunch 
together! Are you staying 

at the hotel nearby?

Figure 18: Commercial Centre Urban Form Category

Co
m

m
er

ci
al

 C
en

tr
e

N
ei

gh
bo

ur
ho

od
 

Ve
hi

cl
e-

O
rie

nt
ed

 
Co

m
m

er
ci

al
In

du
st

ria
l

Pa
rk

s, 
Ci

vi
c 

an
d 

Re
cr

ea
tio

n
Re

gi
on

al
 

Ca
m

pu
s



412 Planning Great Communities for EveryoneThe Guide for Local Area Planning

N
ei

gh
bo

ur
ho

od
 

Co
m

m
er

ci
al

 C
en

tr
e 

Ve
hi

cl
e-

O
rie

nt
ed

 
Co

m
m

er
ci

al
In

du
st

ria
l

Pa
rk

s, 
Ci

vi
c 

an
d 

Re
cr

ea
tio

n
Re

gi
on

al
 

Ca
m

pu
s

This looks like a  
great place to find a 

birthday gift for  
my mom.

I just got a job last week 
in that store over there. 
I’ll show you before we 

catch the CTrain.

Raised pedestrian crossings, planters, 
bollards and wide sidewalks make it safe 
and comfortable to walk or drive.
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2.10 Commercial Centre Policies 

Purpose 

a. A local area plan should identify Commercial 
Centre areas of a community with the 
following characteristics:

i. moderate to high concentrations of 
commercial activity that is more likely have 
a regional catchment; 

ii. located near streets with a high volume of 
vehicular movement;

iii. large blocks and parcels;

iv. frequent transit service; and,

v.  moderate to high pedestrian activity 
internal to the site.

Land Use

b. Development in Commercial Centre 
areas should:

i.  support commercial uses on the ground 
floor facing a public street or internal 
publicly-accessible private street;

ii.  support residential uses on the ground 
floor or above commercial uses; and,

iii. accommodate stand-alone residential, 
office and institutional buildings on lower 
activity public streets or internal publicly-
accessible private streets.

Site, Building and Landscape Design

In addition to the policies in Chapter 3, the 
following policies apply to the Commercial 
Centre areas:

c. Development on higher activity public or 
internal publicly-accessible private streets 
should support a range of small- to medium-
scale commercial uses on the ground floor. This 
may include, but is not limited to:

i. frequent entrances and windows that 
maximize views to and from the street;

ii. setbacks to accommodate an extension 
of the use outside of the building, such as 
patios and display areas;

iii. larger commercial uses integrated behind, 
or located above, smaller commercial units 
facing a street; and,

iv. a floor-to-ceiling height that supports a 
range of uses.

d. Sites should provide low-barrier transitions 
between vehicle aisles and pedestrian routes 
using raised planters, bollards and light 
standards to improve safety and comfort along 
pedestrian routes.
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Frequent transit service allows 
lots of people to reach this 
regional destination. 

Patios and plazas offer room for 
activity to spill out and activate  
the spaces.

Buildings and activity are 
mostly facing internal streets 
or vehicle aisles.

Pedestrian routes and vehicle aisles are 
well-defined and ensure the safety and 
comfort of pedestrians. 

Commercial uses on the ground floor 
are located on the busiest streets. 

Figure 19: Commercial Centre Bird’s Eye View
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Grandpa, look! The bus 
is there! Does this mean 

we’ll have to wait in 
the bus shelter for the 

next one?

Commercial Corridor
Commercial Corridor areas are characterized by a range of commercial 
uses, typically concentrated at key nodes or along key corridors. Parcel 
size for Commercial Corridor areas are generally smaller and more 
fine-grained than Commercial Centre areas. Existing development may 
be vehicle-oriented, with parking areas between the building and the 
public street. As redevelopment occurs, the intent is that these sites 
will support intensification through new buildings that frame public 
and private streets, improve connectivity and provide a comfortable 
pedestrian experience. 

Industrial Transition may be identified near Industrial General areas to 
support the integration of a range of low-impact, light industrial and 
small-scale manufacturing uses in Commercial Corridor areas.

Figure 20: Commercial Corridor Urban Form Category
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I’m glad I was able to 
go for a walk during 

my break, the autumn 
colours are lovely!
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2.11 Commercial Corridor Policies

Purpose 

a. A local area plan should identify Commercial 
Corridor areas of a community with the 
following characteristics:

i. moderate to high concentrations of 
commercial activity that is more likely to 
have a local catchment; 

ii. located near streets with a moderate to 
high volume of vehicular movement;

iii. a range of block and parcel sizes;

iv. low to moderate transit service; and,

v. moderate pedestrian activity internal to 
the site.

Land Use

b. A local area plan may identify Industrial 
Transition areas of a community that are 
near Industrial General areas to support the 
integration of a range of low-impact industrial 
and small-scale manufacturing uses.

c. Where Industrial Transition is identified in 
a Commercial Corridor area, development 
should be encouraged to:

i. combine compatible industrial working 
spaces with housing or commercial space;

ii. consider opportunities to provide areas 
for large or bulky goods and vehicles to be 
sold, leased or rented; and,

iii. consider opportunities to accommodate 
activities outside of a building for storage 
or display.

Site, Building and Landscape Design

In addition to the policies in Chapter 3, the 
following policies apply to the Commercial 
Corridor areas:

d. Development in Commercial Corridor 
areas should:

i. support commercial uses on the ground 
floor facing a public street or internal 
publicly-accessible private street;

ii. establish a fine-grained block pattern 
through a hierarchy of internal vehicular 
and pedestrian routes;

iii. locate access and service areas off a lane, 
where possible; and,

iv. locate residential, office and institutional 
uses on the upper floors of buildings.

e. Development in Industrial Transition 
areas should: 

i. limit off-site impacts;

ii. accommodate vehicular movement 
and loading to minimize conflicts with 
pedestrians;

iii. encourage industrial working spaces along 
the lane, where appropriate;

iv. provide well-marked primary entrances 
facing the street or lane;

v. provide a transition from the public realm 
to a building using landscaped space, 
design features or amenity space; and, 

vi. provide high-quality landscaping.
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Buildings frame the street while 
parking areas are located behind 
the buildings. 

A hierarchy of pedestrian and 
vehicle routes define a fine-grain 
block pattern.

Residential, office and insitutional 
uses are located on the upper floors 
of buildings. 

Pedestrian routes and vehicle aisles are 
well-defined and ensure the safety and 
comfort of pedestrians. 

Figure 21: Commercial Corridor Bird’s Eye View
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Industrial
There are two Industrial urban form categories– 
Industrial General and Industrial Heavy. These 
areas primarily include a range of industrial 
uses with off-site impacts. Block patterns and 
site layouts will prioritize large vehicle and 
goods movement along public streets. 

Industrial areas are critical to supporting 
economic diversity and decisions regarding 
encroachment of other uses into these areas 
must be carefully considered to minimize 
impacts on the operational requirements of 
industrial areas.

Figure 22: Industrial Urban Form Categories

Industrial General

Industrial Heavy
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2.12 Industrial Policies
a. A local area plan should identify 

Industrial areas consistent with the 
Urban Structure Map of the Municipal 
Development Plan.

Land Use

b. Development in Industrial areas should: 

i. integrate a limited range of 
supporting office and commercial 
uses that support industrial activities, 
where appropriate; and,

ii. limit new, large-format commercial uses.

Site, Building and Landscape Design

In addition to the applicable policies in 
Chapter 3, the following policies apply to the 
Industrial areas:

c. Development in Industrial areas should:

i. accommodate a range of built forms  
that support industrial uses; 

ii. consider opportunities to limit off-
site impacts;

iii. provide pedestrian connections to 
adjacent transit stops; and,

iv. provide landscaped areas and 
amenity spaces.

d. Mobility infrastructure in Industrial areas 
should focus on large vehicle, equipment and 
goods movement.

e. Development is encouraged to incorporate 
sustainable building features and technologies, 
such as on-site renewable energy generation 
and waste-heat recovery.

f. When significant changes to a site are 
proposed, development should provide 
incremental improvements to support 
pedestrian safety, such as sidewalks and on-
site pedestrian routes.

I operate heavy machinery at 
work, and it’s important for our 

company to have a large outdoor 
area for operations, storage, and for 

shipping and receiving. 
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Industrial General 
Industrial General areas are characterized by a range of light and medium industrial uses and represent 
the city’s primary industrial land supply. These areas allow for a range of building sizes and industrial 
uses, some of which may include outdoor activities and storage. Industrial General areas are expected to 
support a safe pedestrian experience that improves connectivity to and within these sites and to public 
transit. These areas may have limited off-site impacts.
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2.13 Industrial General Policies

Purpose 

a. A local area plan should identify Industrial 
General areas of a community with the 
following characteristics:

i. a wide range of light and medium 
industrial uses;

ii. limited off-site impacts that can be 
mitigated; and,

iii. a range of parcel sizes.

Land Use

b. Complementary uses are encouraged to 
co-locate where mutual benefits could be 
achieved, such as in an eco-industrial park.

c. Development of large-scale food production 
and urban agriculture activities are 
encouraged in Industrial General areas.

Site, Building and Landscape Design

In addition to the applicable policies in Chapter 
3, the following policies apply to the Industrial 
General areas:

d. Development should explore opportunities for 
renewable energy.

e. Landscaped areas in Industrial General should:

i. use climate resilient plant material, 
including native and locally-adaptive 
species;

ii. avoid the use of invasive species;

iii. ensure sufficient soil volumes and 
adequate spacing to support healthy plant 
growth; and, 

iv. encourage the use of water conservation 
strategies such as, but not limited to:

A. the use of drought-tolerant or low 
water-use plants;

B. grouping plants into mulched planting 
beds; and,

C. redirecting surface runoff to 
landscaped areas, where appropriate. 

f. Development is encouraged to provide 
connections to adjacent mobility infrastructure, 
such as sidewalks and cycling routes.

Photos:  Examples of Industrial General
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Industrial General Special Policy Area

There is increasing pressure on many industrial 
areas of the city to convert to non-industrial uses. 
In certain contexts, Industrial General areas may 
be transitioning towards a mix of industrial and 
non-industrial uses. Encroachment of residential, 
commercial or office uses into Industrial General 
areas must be carefully considered to minimize 
impacts on the operational requirements of 
industrial uses. While still primarily low-impact 
light industrial uses, these areas may have 
unique constraints and contexts that contribute 
to the clustering of other uses. Industrial General 
Special Policy Areas may also be located within 
transit station areas. 

g. A local area plan may identify an Industrial 
General Special Policy Area where additional 
policy direction is needed. The following 
characteristics should be considered in 
identifying these areas:

i. small areas with minimal impacts to the 
operational requirements of surrounding 
industrial uses; and,

ii. existing non-industrial uses or clustering 
of non-industrial uses within the industrial 
area.

h. A local area plan may include additional 
policy direction for an Industrial General 
Special Policy Area to direct site, building and 
landscape design.

Photos:  Examples of Industrial General
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2.14 Industrial Heavy Policies

Purpose 

a. A local area plan should identify Industrial 
Heavy areas of a community with the 
following characteristics:

i. a range of heavy industrial uses, including 
extensive outdoor activities and features 
such as conveyor belts, cranes, piping or 
silos which may be difficult to screen; 

ii. buildings and structures that are generally 
purpose-built for industrial uses;

iii. parcels that are accessed by hazardous 
goods routes, railway lines, or other means 
of access suitable for the transportation of 
raw materials and goods;

iv. large parcel sizes;

v. off-site impacts on neighbouring 
parcels that may be difficult to mitigate 
completely; and,

vi. location next to Industrial General areas 
or in isolated locations where the off-site 
impacts of the industrial activities are 
compatible with adjacent activities.

Industrial Heavy
Industrial Heavy areas are characterized by a range of heavy industrial uses. A significant portion of 
industrial activities occur outdoors and may generate off-site impacts on neighbouring parcels such as 
noise, dust, vibration and odour. These activities generally require larger sites with buildings that may 
integrate heavy machinery. 

Photos:  Examples of Industrial Heavy

Land Use

b. Industrial Heavy areas should not contain 
residential or commercial uses.

Site, Building and Landscape Design

In addition to the applicable policies in Chapter 
3, the following policies apply to the Industrial 
Heavy areas:

c. Development in Industrial Heavy should:

i. appropriately mitigate off-site impacts;

ii. consider incorporating landscaped areas, 
where feasible; and,

iii. explore opportunities for renewable energy.
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Parks, Civic and Recreation
There are four Parks, Civic and Recreation urban 
form categories – Natural Areas, Parks and Open 
Space, City Civic and Recreation and Private 
Institutional and Recreation. These areas are 
centres of neighbourhood activity and provide 
a range of opportunities for people to play, 
relax, recreate and connect. These areas foster 
community cohesion and cultural vitality, and 
support individual health and well-being. These 
areas also support efforts to address climate 
change and enhance resiliency.

In some cases, Parks, Civic and Recreation areas 
provide varied or integrated functions, and 
may be appropriate for more than one urban 
form category. In these cases, a local area plan 
may delineate multiple urban form categories 
to better capture the anticipated function and 
outcome of a complex site. 

 

Figure 23: Parks, Civic and Recreation  
Urban Form Categories

Natural Areas

Parks and Open Space

City Civic and Recreation

Private Institutional and Recreation
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2.15 Parks, Civic and Recreation Policies

Site, Building and Landscape Design

In addition to the applicable policies in Chapter 
3, the following policies apply to the Parks, Civic 
and Recreation areas:

a. Developments within Parks, Civic and 
Recreation areas should:

i. connect to the community, including 
other parks and open spaces by active 
transportation and transit networks; 

ii. use climate resilient plant material that 
include native and locally-adaptive 
species; and,

iii. consider operations and maintenance 
requirements, such as snow clearing 
and storage.

b. Buildings and facilities within Parks, Civic and 
Recreation areas should:

i. be located to maximize accessibility;

ii. be oriented to minimize negative impacts, 
such as shadowing, on surrounding park or 
open space areas;

iii. be made of materials that complement 
surrounding parks or open space;

iv. provide shelter to allow for year-round use, 
where appropriate;

v. consider design that allows indoor spaces 
to open to the outdoors; and,

vi. identify opportunities to improve 
building performance, including reducing 
energy consumption and improving 
stormwater management.

c. Parks, Civic and Recreation areas should 
consider incremental site improvements to be 
assessed at the time of application, including, 
but not limited to:

i. providing additional services, 
programming or facilities;

ii. protecting or rehabilitating natural areas;

iii. improving accessibility;

iv. adding additional servicing, such as 
electrical and water service to allow for 
future facilities and capacity to support 
festival activities, where feasible; and,

v. providing public art or cultural spaces.
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Photos:  Examples of Natural Areas

Natural Areas 
Natural Areas in the city are characterized as areas that provide a range of ecological functions and 
benefits, from improving air and water quality to supporting biodiversity. These areas may include a 
range of amenities related to ecological features, such as pathways, river access points, washrooms, 
gathering spaces and interpretative features.

2.16 Natural Areas Policies 

Purpose 

a. A local area plan should identify Natural 
Areas in a community with the following 
characteristics: 

i. significant natural features and 
ecological functions;

ii. limited facilities and amenities; and,

iii. opportunities to access and connect 
with nature. 

Site, Building and Landscape Design

In addition to the applicable policies in 
Chapter 3, the following policies apply to the 
Natural Areas:

b. Natural Areas should:

i. support the protection, preservation and 
rehabilitation of ecological processes 
and functions;

ii. support the presence of wildlife and 
pollinators by connecting parks and open 
spaces with natural areas to support the 
ecological network and provide habitat 
and movement corridors; and,

iii. be accessible by pedestrian and cycling 
infrastructure in a manner that does not 
inhibit the overall ecological function of 
the space.

c. Pathways adjacent to Natural Areas should 
be designed and constructed to minimize 
disturbance to the Natural Area and create 
a buffer between the Natural Area and 
adjacent development.

d. Natural Areas may identify and integrate 
cultural landscapes in their design and layout.
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Parks and Open Space 
Parks and Open Space areas are characterized by publicly-accessible outdoor space and provide some 
ecosystem services. These areas may include amenities such as gathering places, urban plazas, sport 
fields, playgrounds, and off-leash areas. Parks and Open Space areas may contain civic uses, such as 
schools and community associations and also include significant publicly-accessible open space. Parks 
and Open Space areas may include significant historical, cultural, archaeological or Indigenous sites.

Where a civic use such as a school or community association is located in a park or open space, the local 
area plan should determine the appropriate urban form category based on the anticipated outcome. 
Multiple urban form categories may be applied on sites that fulfill both City Civic and Recreation and 
Parks and Open Space functions. Development in Parks and Open Space areas may also be regulated by 
other legislation or agreements, such as the Municipal Government Act or Joint Use Agreements.  

Photos: Examples of Parks and Open Space

2.17 Parks and Open Space Policies

Purpose 

a. A local area plan should identify Parks and 
Open Space areas of a community with the 
following characteristics:

i. publicly-accessible outdoor space, 
including supporting facilities; and,

ii. where some ecosystem services 
are provided.

Land Use

b. Parks and Open Space areas may 
accommodate:

i. a range of uses that support the primary 
function of the site, such as schools and 
community associations;

ii. educational, athletic, cultural, creative and 
social programming; 

iii. commercial services or pop-up and 
temporary uses that complement the 
primary function of the site, where 
possible; and,

iv. public education programming and 
interpretive information about local natural 
history and ecosystems.

Site, Building and Landscape Design

In addition to the applicable policies in Chapter 
3, the following policies apply to the Parks and 
Open Space areas:

c. Parks and Open Space areas should be 
designed to:

i. provide access to both sunlight and shade;

ii. protect existing trees and ensure 
adequate soil volume to support tree 
health and growth;

iii. explore opportunities to restore natural 
ecosystem structures, networks, functions 
and dynamics;

iv. use landscaped areas to delineate 
open space and property boundaries, 
where possible;

v. account for visibility within and around 
the site, including lighting where 
appropriate; and,
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vi. provide accessible connections 
within the site.

d. Parks and Open Space areas should support:

i. opportunities for activities for people 
in all seasons;

ii. adaptable spaces, such as urban 
plazas, which support a broad range of 
programming and amenities to meet the 
needs of an increasingly diverse city; and,

iii. winter-specific design and programming.

e. Plazas and other hardscaped parks or open 
space should be designed to consider and 
reflect their specific local context, consider 
maintenance and operational requirements, 
and provide year-round programming.

f. Regional, local and multi-use pathways should 
be integrated into Parks and Open Space areas 
to serve a recreational and mobility function.

g. Where appropriately sized and located, 
Parks and Open Space areas may support 
community gatherings, festivals, cultural 
activities and special events by providing 
adequate servicing, access, space and facilities 
based on the function of the site.

h. Buildings within Parks and Open Space 
areas may integrate a range of uses 
and programming. 

i. Parks and Open Space areas may identify and 
integrate cultural landscapes in their design 
and layout.

j. Parks and Open Space areas may encourage 
the provision and incorporation of space 
for local food production, processing, 
sales and programming on-site or within 
community facilities. 

Being close to  
parks and open space is really 

important to us as a family. Going to 
the park or the trails nearby  

gives us the opportunity to exercise, 
and it’s important for  

our mental health. 
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City Civic and Recreation
City Civic and Recreation areas are characterized by indoor and outdoor facilities located on public land. 
These areas may include a range of programmed spaces, such as athletic, arts and cultural amenities, or 
museums. Some schools and community association buildings may occur in these areas where there 
are no significant on-site park or open spaces. Schools or community association buildings that are co-
located or integrated with other civic uses, such as libraries and protective and emergency services are 
appropriate in this category. 

City Civic and Recreation areas may include amenities where membership or user fees are a requirement 
of access, such as golf courses. The private sector, public sector, non-profit agencies, charities and 
partnerships may play a role in the ownership, operation and development of these community assets. 

Photos: Examples of City Civic and Recreation

2.18 City Civic and Recreation Policies

Purpose 

a. A local area plan should identify City Civic 
and Recreation areas of a community with the 
following characteristics:

i. civic or recreation areas located on 
public land;

ii. school sites or community association 
buildings without significant publicly-
accessible outdoor space;

iii. indoor or outdoor programmed spaces, 
community facilities, or protective and 
emergency services on public land; and,

iv. various types of physical, creative, social 
and cultural activity programming.

Land Use 

b. City Civic and Recreation areas should support:

i. a range of recreation, civic, arts and cultural 
opportunities to meet the needs of an 
increasingly diverse city in all seasons; and,

ii. commercial services that complement the 
primary function of the site.

c. All types of care facilities and affordable 
housing are appropriate in this category 
and are encouraged to locate where there is 
convenient access to community services and 
amenities

d. City Civic and Recreation areas are appropriate 
in, or near, industrial areas where they support 
uses such as special events. Development on 
these sites will likely generate higher volumes 
of traffic and off-site impacts and should 
consider the following: 

i. pedestrian connections to adjacent 
transit stops; 

ii. provide on-site pedestrian routes 
to minimize conflicts with vehicles, 
particularly near access and service areas;

iii. location of parking areas to support 
activities on the site; and,

iv. screening from adjacent uses.
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Site, Building and Landscape Design

In addition to the applicable policies in Chapter 3, 
the following policies apply to the City Civic and 
Recreation areas:

e. City Civic and Recreation areas should:

i. support adaptable spaces and amenities 
designed to be multi-purpose and 
accommodate a range of uses that respond 
to diverse needs in the community;

ii. identify and integrate cultural landscapes 
in their design and layout;

iii. consider opportunities for publicly-
accessible drinking fountains, and 
washrooms; and,

iv. support community gatherings, festivals, 
cultural activities and special events by 
providing adequate servicing, access, space 
and facilities based on the size and function 
of the area.

f. City Civic and Recreation areas may support 
the presence of wildlife and pollinators by 
providing habitat.

g. The provision of space for local food 
production, processing, sales and 
programming is encouraged on-site or within 
community facilities.

I just started doing a ceramics 
class once a week after work at 

the arts centre. It’s so fun to learn 
a new skill! 
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Private Institutional and Recreation
Private Institutional and Recreation areas are characterized by indoor and outdoor facilities on private 
land. These areas may include a range of programmed spaces, such as athletic, arts and cultural amenities, 
recreation centres, private schools or colleges, or places of worship. These amenities may require 
membership or user fees for access. These privately-owned sites can be dynamic and may be subject to 
redevelopment.

Multiple urban form categories may be applicable when a use integrates into its local context. The 
assignment of another urban form category to these uses should be determined as part of the local 
area plan. For example, smaller recreation facilities or places of worship may be integrated into a larger 
development within a neighbourhood or industrial urban form category.

2.19 Private Institutional and Recreation Policies
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Photos:  Examples of Private Institutional and Recreation

Purpose 

a. A local area plan should identify Private 
Institutional and Recreation areas of a 
community that are privately-owned and 
operated on private land, typically on parcels 
greater than one hectare.

Land Use 

b. Development in Private Institutional and 
Recreation areas should allow for a range 
of uses, such as recreation, commercial, 
education, worship, culture and arts 
opportunities.

c. Private Institutional and Recreation areas are 
appropriate in, or near, industrial areas where 
they support uses such as special events. 
Development on these sites likely generate 
higher volumes of traffic and off-site impacts 
and should consider the following: 

i. pedestrian connections to adjacent 
transit stops; 

ii. provide on-site pedestrian routes 
to minimize conflicts with vehicles, 
particularly near access and service areas;

iii. location of parking areas to support 
activities on the site; and,

iv. screening from adjacent uses.

Site, Building and Landscape Design

d. In addition to the applicable policies in 
Chapter 3, Private Institutional and Recreation 
areas should support community gatherings, 
festivals, cultural activities and special events 
by providing adequate servicing, access, space 
and facilities based on the size and function of 
the area.
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Photos:  Examples of Regional Campus

Regional Campus 
The Regional Campus areas are characterized by large sites that 
are used for regional institutional or transportation functions 
regulated by the provincial or federal government. Regional 
Campus areas contain a concentration of uses that serve regional 
civic, institutional or transportation purposes, including airports, 
railyards, hospitals and post-secondary institutions. The sites are 
typically serviced by internal street networks and comprised of 
multiple buildings. 

2.20 Regional Campus Policies

Purpose 

a. A local area plan should identify Regional 
Campus areas of a community with the 
following characteristics: 

i. a concentration of uses that serve regional 
civic, institutional or transportation 
purposes;

ii. regulated by other jurisdictions, such as the 
provincial or federal government; and,

iii. large sites with internal street networks 
that connect multiple buildings.

Site, Building and Landscape Design

b. The local area plan process should identify 
opportunities to collaborate with other 
jurisdictions, where possible, to integrate 
Regional Campus into the surrounding context.

c. A local area plan should consider how 
Regional Campus sites integrate with adjacent 
development and pedestrian, cycling and 
transit infrastructure.
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Additional Policy Guidance
Through a local area plan process, additional policy guidance can be provided to 
respond to the local context in two ways: through applying a Special Policy Area or a 
Comprehensive Planning Site. These tools are optional policy components that are used 
to provide context-specific policy within a community.

Special Policy Area
A Special Policy Area may be used in a local area plan to identify places for 
specific policy guidance (e.g., warehouse district, arts incubator) where an 
area does not fit within an existing urban form category. A Special Policy 
Area may be applied over a portion of an urban form category in a local area 
plan to modify existing policy or to provide additional policy guidance to a 
specific area while still emphasizing the general function. Special Policy Areas 
will be unique to each local area plan. 

Policies for Industrial General Special Policy Areas is provided in Section 2.13. 

2.21 Special Policy Area Policies
a. A local area plan may identify a Special Policy Area where additional 

policy direction is needed. The following should be considered in 
identifying these areas:

i. where modifications are required to an urban form category to fit 
into an existing context; and,

ii. where specific direction or policy is needed to guide future 
development of an area.

b. A local area plan may include additional policy direction for a Special 
Policy Area to direct site, building and landscape design.

Comprehensive Planning Site
Comprehensive Planning Sites identify and provide direction for one or 
more parcels where additional planning or supplementary site design will 
be needed to support future planning applications.These sites may have 
private infrastructure, such as internal publicly-accessible private streets, 
that service the site. These sites are envisioned to redevelop over time and 
are expected to integrate with the surrounding community, where feasible. 
Examples of Comprehensive Planning Sites include large institutional uses or 
brownfield sites.

2.22 Comprehensive Planning Site Policies

Purpose 

a. A local area plan should identify Comprehensive Planning Sites for 
a parcel or parcels larger than one hectare, and where the future 
redevelopment plans of the site cannot be determined through the 
local area planning process.

b. A local area plan may identify urban form categories and apply a 
range of scales for a Comprehensive Planning Site and should consider 
the following:

i. existing servicing and infrastructure; 

ii. adjacent urban form categories in the plan area; and,

iii. adjacent scale in the plan area.
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c. Where urban form categories or scale modifiers have not been 
identified in a local area plan, an amendment to the plan will be 
required to apply the appropriate urban form category or scale 
modifiers at the planning application stage. 

Site, Building and Landscape Design

d. Comprehensive Planning Sites should undertake a master planning 
exercise prior to, or at the time of, a planning application and should:

i. identify an appropriate transition of use and scale to adjacent areas;

ii.  identify a hierarchy of streets and pedestrian routes that connect 
destinations on and to the site;

iii. identify phasing for future development, including how parking areas 
change over each phase;

iv. identify opportunities for comprehensive energy planning to address 
climate change and improve climate resiliency;

v.  use site design to activate edge conditions, including setbacks, lot 
patterns, building siting and landscaping; 

vi. identify the location of publicly-accessible open space;

vii. identify opportunities to create a sense of place;

viii. integrate transit infrastructure; and,

ix. identify utility connections.
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Scale Modifiers
Scale refers to the combination of height and building mass that influences the experience on 
the ground floor. Scale modifiers apply to the Neighbourhood and Vehicle-Oriented Commercial 
areas and are grouped by compatible built forms with similar design expectations to manage the 
experience of height and massing.

All buildings, regardless of scale, are expected to meet the standards of 
design excellence as articulated by the Urban Design Elements in the 
Municipal Development Plan. At every scale, it is important to establish 
an appropriate street wall to reduce building bulk, reduce wind impact, 
provide access to sunlight and create a sense of enclosure for the public 
realm. Stepbacks above the street wall should be at an appropriate height 
to respond to the existing street context and reduce shading on the public 
realm while ensuring a well-defined street wall. At higher scales, this will 
reduce the overall perception of mass and articulate the building to maximize 
sunlight penetration and create visual interest. 

The Land Use Bylaw will supplement building scale modifiers by regulating 
height, density and setbacks. The maximum height permitted by scale 
modifiers may be reduced by specifying a number of storeys in a local area 
plan. The rationale for reducing the number of stories must be developed 
through the local area plan process and informed by local site constraints, 
contexts, and impacts on the viability of the applied urban form category. 
General policies regarding site, building and landscape design can be found 
in Chapter 3.
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Limited 

 ◾ Buildings of three 
storeys or less.

 ◾ May limit building mass 
above the second storey 
in Neighbourhood 
Local areas.

 ◾ Typically characterized by 
single-detached, semi-
detached, and rowhouse 
residential development, 
and small stand-alone 
commercial or mixed-use 
buildings. 

Low

 ◾ Buildings of six storeys 
or less.

 ◾ Typically characterized 
by apartments, stacked 
townhouses, mixed-use 
and industrial buildings.

Mid 

 ◾ Buildings of twelve 
storeys or less.

 ◾ Focus on appropriate 
street wall height and 
public realm interface.

 ◾ Typically characterized by 
apartments, offices and 
mixed-use buildings.

High 

 ◾ Buildings of twenty-
six storeys or less. 

 ◾ Focus on site design 
and building massing.

 ◾ Typically 
characterized by 
tower and podium or 
point tower buildings.

Highest

 ◾ Buildings of twenty-
seven storeys or more.

 ◾ Focus on site design 
and building massing.

 ◾ Typically characterized 
by tower and 
podium or point 
tower buildings.
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Limited Scale
Limited Scale accommodates developments that are three storeys 
or less. This modifier includes a broad range of ground-oriented 
building forms, including single-detached, semi-detached, 
rowhouses, townhomes, stacked townhomes, mixed-use buildings, 
commercial and some industrial buildings. 

2.23 Limited Scale Policies 
a. Development in Limited Scale areas should be three storeys in 

height or less.

b. Development in Limited Scale areas may limit building mass 
above the second storey in Neighbourhood Local areas.

Massing is reduced above  
the second storey 

Most units have  
direct access to grade

Maximum 3 storeys

Figure 24: Illustration of Limited Scale Development
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Low Scale
Low Scale accommodates developments that are six storeys or 
less. This modifier includes forms such as apartments, stacked 
townhouses, mixed-use, office and industrial buildings.

2.24 Low Scale Policies 
a. Development in Low Scale areas should be six storeys or less 

in height. 

b. Development in Low Scale areas should:

i. be designed to reduce the impacts of wind at the ground floor 
and to optimize sunlight access to streets and open spaces; 
and,

ii. use variation in building heights, rooflines and massing to 
reduce building bulk, avoid long, uninterrupted building 
frontages and create architectural interest.

c. Development in Low Scale areas may limit building mass 
above the street wall to provide separation between adjacent 
developments and maximize exposure to natural light. Maximum 6 storeys

Street wall is defined by  
stepping back the massing

Ground floor units have 
direct access to grade

Figure 25:  Illustration of Low Scale Development
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Mid Scale
Mid Scale accommodates developments up to twelve storeys in 
height. This modifier includes forms such as apartments, offices, and 
mixed-use buildings in a variety of configurations.

2.25 Mid Scale Policies
a. Development in Mid Scale areas should be twelve storeys or 

less in height.

b. Development in Mid Scale areas should:

i. be designed to reduce the impacts of wind at the ground 
floor and to optimize sunlight access to streets and open 
spaces; and,

ii. use variation in building heights, rooflines and massing to 
reduce building bulk, avoid long, uninterrupted building 
frontages and create architectural interest.

c. Development in Mid Scale areas may limit building mass 
above the street wall to provide separation between adjacent 
developments and maximize exposure to natural light.

Figure 26: Illustration of Mid Scale Development

Ground floor units have 
direct access to grade

Maximum 12 storeys

Defined street wall

Building volume is stepped back to 
break up the building mass
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High Scale
High Scale accommodates developments up to twenty-six storeys

2.26 High Scale Policies
a. Development in High Scale areas should be twenty-six 

storeys or less in height.

b. Development in High Scale areas should:

i. be designed to reduce the impacts of wind at the ground 
floor and to optimize sunlight access to streets and open 
spaces; and,

ii. use variation in building heights, rooflines and massing to 
reduce building bulk, avoid long, uninterrupted building 
frontages and create architectural interest.

c. Development in High Scale areas may limit building mass 
above the street wall to provide separation between 
adjacent developments and maximize exposure to 
natural light.

d. Development with multiple towers on-site, or that is 
adjacent to a site that contains a tower, should provide 
appropriate tower separation to maximize exposure to 
natural light.

e. Development that contains a point tower should:

i. be designed to mitigate the impact of wind on the public 
realm; and,

ii. be designed to incorporate publicly-accessible amenity 
spaces at the ground level to enhance the public realm.

Defined street wall

Narrow tower and 
podium form

Maxiumum 26 storeys

Figure 27: Illustration of High Scale Development
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Highest Scale
Highest Scale accommodates developments twenty-seven 
storeys and higher. 

2.27 Highest Scale Policies
a. Development in Highest Scale areas should be twenty-

seven storeys or more in height.

b. Development in Highest Scale areas should:

i. be designed to reduce the impacts of wind at the 
ground floor and to optimize sunlight access to streets 
and open spaces; and,

ii.  use variation in building heights, rooflines and massing 
to reduce building bulk, avoid long, uninterrupted 
building frontages and create architectural interest.

c. Development in Highest Scale areas may limit building 
mass above the street wall to provide separation between 
adjacent developments and maximize exposure to 
natural light.

d. Development with multiple towers on-site, or that is 
adjacent to a site that contains a tower, should provide 
appropriate tower separation to maximize exposure to 
natural light.

e. Development that contains a point tower should:

i. be designed to mitigate the impact of wind on the 
public realm; and,

ii.  be designed to Incorporate publicly-accessible amenity 
spaces at the ground level to enhance the public realm.

f. Buildings above forty storeys should be located at a 
landmark or gateway sites or other key locations as 
identified in a local area plan.

Defined street wall

Publicly accessible  
open space 

Narrow tower and 
podium form

Figure 28:  Illustration of Highest Scale Development
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Scale Transition
When adjacent parcels have different scale modifiers, development in these 
areas should be designed to respect their neighbourhood context. This 
includes considering existing site context, parcel layout, building massing, 
and landscaping in the design of the development, while still achieving 
the future vision for where growth is accommodated in the community. 
Alternative methods may be explored and should be considered on their 
individual merits with consideration for site-specific characteristics, such 
as heritage.

2.28 Scale Transition Policies 
a. Development should provide transitions in building height and 

massing where different scale modifiers are located adjacent to each 
other in a local area plan. This may include, but is not limited to, the 
following strategies:

i. using similar street wall heights and building massing along a 
street; and,

ii. decreasing height incrementally through a block. 

  

Varying Building Scale
Development applications may need flexibility due to site constraints or 
to accommodate innovative designs. When this occurs, flexibility should 
be available to enable the best outcome, although these cases should be 
applied in a limited manner.

2.29 Varying Building Scale Policies
a. The maximum height within a scale modifier may be reduced by specifying 

a number of storeys in a local area plan. The rationale for reducing the 
number of storeys must be developed through the local area plan process 
and informed by local site constraints, contexts, and impacts on the 
viability of the applied urban form category.
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Street Wall
A street wall is the portion of a building façade at the base of a building 
facing a street. Street wall height requirements may vary depending on 
the desired built form and community context. In addition to the policies 
in Chapter 3 that provide general direction for street wall height and 
building mass, a local area plan may define street wall height to reflect the 
local context.

2.30 Street Wall Policies 
a. A local area plan may specify the minimum and/or maximum height of a 

street wall for specific locations in the plan area.

This is our favourite street to grab a 
coffee and browse the shops. It feels 
comfortable and safe and there is a 

lot to see and do.
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Building  
Great Communities  
for Everyone3



Places for people to 
linger and interact.

Public art adds colour  
and vibrancy. Built form supports a 

variety of active  
mobility choices.

Sheltered transit stops designed 
for year-round comfort. 

Canopies and awnings 
protect pedestrians against 
rain, sun, wind and snow.

Vertical elements create a building 
rhythm, contributing to an 

appealing pedestrian experience.

Wide sidewalks with trees, 
lighting and street furniture for 
pedestrian comfort.

Figure 30: Built Form Considerations

Built Form 
The following policies focus on the interface of the public realm with 
buildings. By focusing on this interface, we can support an area’s primary uses 
while promoting development that supports increased activity, comfort and 
safety. The design of buildings, sites and the public realm contribute to local 
identity and a sense of place.

The built form policies in 3.1 to 3.4 apply to Neighbourhood, Vehicle-
Oriented Commercial and Parks, Civic and Recreation urban form categories 
at all scales, including Industrial Transition areas within these categories. The 
built form policies do not apply to Industrial General and Industrial Heavy. 
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Landscaping features and low-
impact development support a 
healthy urban environment.

Numerous and diverse public 
gathering spaces support a 
variety of activities.

Frequent windows and doors 
on the ground level.

Street wall frames the 
street and creates a 
sense of enclosure.

Street wall height 
proportional to the 
street width.

Curb-cuts, ramps and  
at-grade entries allow everyone 

to enjoy the street.
A variety of ground-floor 

uses activates the street at 
all times of the day.

Buildings oriented to  
the street create a safe  

and comfortable  
pedestrian environment.
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Site Design
The following policies help guide the development of sites by considering the location of buildings, 
pedestrian routes, amenity spaces, and vehicular movement.

3.1 Site Design Policies 
a. Development should:

i. locate buildings to frame public streets;

ii. limit the area of a site that is dedicated to 
vehicular movement by minimizing drive 
aisles, driveway width and the number of 
locations where vehicles cross the sidewalk;

iii. locate access and service areas off a lane, 
where possible;

iv. provide well-defined pedestrian routes to 
nearby transit stops and stations;

v. identify a hierarchy of pedestrian routes 
that connect destinations within and to 
the site;

vi. provide on-site pedestrian routes that 
minimize conflicts with vehicles, particularly 
near access and service areas;

vii. position landscaped areas that enhance 
and complement the interface between the 
building and pedestrian routes;

viii. retain existing, healthy public trees 
and landscaping on, or adjacent to, 
development sites;

ix. retain existing, healthy private trees 
and landscaping on development sites, 
particularly in street-facing setback areas; 

x. design and locate infrastructure in a 
manner that minimizes disturbances to 
existing public trees; 

xi. consider design and site layouts that 
accommodate snow storage and 
removal; and,

xii. consider opportunities to provide 
permeable surfaces to improve the 
retention and infiltration of stormwater.

b. Where uses are located on the ground floor 
along a lane, development should be designed 
to accommodate on-site pedestrian routes to 
minimize conflicts with vehicles.

c. Pedestrian access and internal circulation for 
all new development with multiple buildings 
should be designed for universal accessibility, 
where possible.

d. Development should utilize slope-adaptive 
design solutions on sites with significant 
grade changes.

e. Development should support shared-mobility 
options in proximity to a transit station area, 
where appropriate. 

f. Development is encouraged to provide secure 
bicycle parking and other active transportation 
supportive amenities. 

g. Alternative solutions or innovative designs may 
be considered for:

i. pedestrian access and internal circulation, 
where challenging topography or other site 
constraints exist; and,

Photos: Site designs that consider mobility, access and amenity space.
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ii. accessing and servicing a development, 
where standard requirements cannot 
be met.

h. Development adjacent to or facing parks and 
open space, including interfaces separated by 
a lane or street, should:

i. activate the park and open space through 
site and building design;

ii. provide amenity space facing the park or 
open space; 

iii. provide views into the park and 
open space;

iv. minimize shadow impacts;

v. consider opportunities for commercial 
frontages facing the park and open space in 
commercial or mixed-use developments;

vi. consider integrating pedestrian routes to 
the park or open space;

vii. consider opportunities for residential units 
facing the park and open space; and,

viii. use landscaped areas to delineate 
open space and property boundaries, 
where possible.

i. A shadow study may be required at the 
planning application stage for development 
adjacent to parks and open space to 
ensure minimal daytime spring and fall 
shadow impacts.

Photo: Mature trees provide shade, protection and visual interest on 
this residential site.

Photo: A residential building that incorporates clear pedestrian routes 
and amenity space for the residents.
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Building Design 
Well-designed buildings contribute to a sense of place and a positive pedestrian experience. Building 
massing influences how we perceive the height and volume of a building. A consistent street wall rhythm 
and height creates a sense of enclosure and continuity that contributes to pedestrian comfort. The use 
of materials, colour and building features help to give a building character and visual interest. Buildings 
should be designed to create high-quality living and working environments and foster a vibrant and 
active public realm. 

Activity on the street is influenced by the design of the ground floor of a building and the interface 
with the public realm. Building frontage design will vary based on the uses in the building. Commercial 
uses on the ground floor should be accessible to the street with frequent entrances and windows to 
maximize views to and from the street and allow for opportunities to extend those uses into the public 
realm. Residential frontages should provide a transition from a home to the public realm, usually with 
landscaped areas. Lanes typically provide for servicing and access, but they also provide a unique 
opportunity in some circumstances to animate the lane through uses such as work-live units or light 
industrial activities.  

3.2 Building Design Policies
a. Development should be designed to:

i. provide a well-defined, continuous street 
wall of a height proportionate to the width 
of the street and appropriate to the scale 
and uses of the area to provide a sense 
of enclosure;

ii. use building articulation to define the 
street wall and improve the pedestrian 
experience using varied textures, change 
in building materials, façade articulation 
and setbacks;

iii. differentiate the street wall from upper 
portions of a building using varied textures, 
change in materials, façade articulation 
and setbacks;

iv. use variation in building heights, rooflines 
and massing to reduce building bulk, avoid 
long, uninterrupted building frontages and 
create architectural interest; 

v. reduce the impacts of wind at the ground 
floor and to optimize sunlight access 
to the public realm, open spaces and 
amenity spaces;

vi. consider impacts on view corridors 
identified in a local area plan; 

vii. integrate mechanical equipment as part of 
the overall design of the building; and,

viii. use durable and climate resilient 
building materials.

b. Development located outside of the Floodway 
or Flood Fringe but within the 1:100 Flood 
Inundation Area should be designed in 
accordance with Flood Fringe policies of the 
Municipal Development Plan. 

c. Building frontages should:

i. provide well-marked primary entrances 
that are barrier-free, where possible;

Photo: This residential frontage provides well-marked entrances for 
each unit, and wraps the materials and landscape features around the 
building corner.

Photo: A laneway frontage that supports activity and safe mobility by 
offering multiple entrances, windows and landscaping.

Photo: A building with a clearly defined base and distinct upper 
portions that reinforce the street wall.
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ii. provide entrances and windows that maximize 
views to and from the street; and,

iii. include building features that shelter 
pedestrians, provide weather protection and 
visual interest and support year-round activity.

d. Building frontages on corner parcels should:

i. provide well-marked primary entrances along 
the higher activity street or at the corner;

ii. provide entrances to uses on both 
street frontages;

iii. wrap building features and materials around a 
building corner; and,

iv. continue public or publicly-accessible amenity 
space around a building corner, where provided.

e. Residential frontages on the ground floor 
should provide: 

i. well-marked, individual entrances for units 
which face a public street or internal  
pedestrian route;

ii. windows with views to the street and access to 
natural light; and,

iii. setbacks that allow for a transition from 
the public realm to residential units that 
incorporate landscape and design elements or 
amenity spaces.

Photo: This local brewery incorporates roll-up doors, an outdoor seating 
area and bicycle parking space along its frontage.

Photo: : A commercial building frontage with frequent entrances and 
windows that maximize views to and from the street.
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3.3 Amenity Space Policies 
a. Publicly-accessible amenity spaces should 

be located and designed to enhance the 
public realm.

b. Where provided, shared private amenity 
spaces should be for the use of all occupants 
of a development and universally-accessible, 
where possible.

c. Building façades adjacent to publicly-
accessible or shared private amenity 
spaces should:

i. complement the space using high-quality 
materials;

ii. be of an appropriate scale to support user 
comfort; and,

iii. provide windows and entrances that offer 
views to and from the building where it is 
adjacent to shared or publicly-accessible 
interior space.

d. Publicly-accessible and shared private amenity 
spaces should:

i. be adequately sized to accommodate the 
anticipated number of users;

ii. be flexible and adaptable to a variety of 
activities and programming;

iii. include lighting and furniture;

iv. consider sunlight and shade access; and,

v. provide weather protection to support 
year-round use.

e. Private amenity spaces should:

i. be adequately sized to 
accommodate furniture;

ii. consider both sunlight and shade 
access; and,

iii. provide weather protection to support 
year-round use.

f. Publicly-accessible and shared private 
amenity spaces are encouraged to provide 
opportunities for urban agriculture.

Amenity Space
Amenity spaces provide opportunities for people to gather, socialize, play and relax. There are three types 
of amenity space: publicly-accessible, shared private and private. Shared private and private amenity 
spaces provide a place for people who live or work in a development to interact, recreate and relax, while 
public-accessible amenity spaces can by enjoyed by all.

Photo:  A shared private amenity space in a courtyard that offers 
building residents a place to gather, recreate and relax.

Photo:  A well-defined private amenity space that gives residents 
enough space for furniture so they can enjoy time outdoors.
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3.4 Landscape Design Policies
a. Landscaped areas should:

i. provide a transition from the public realm;

ii. enhance and complement the interface 
between the building and the public realm;

iii. incorporate existing, healthy trees and 
landscaping, where possible;

iv. delineate open space and property 
boundaries, where possible;

v. provide shade in areas of high sun 
exposure; and,

vi. identify site entrances and gateway sites 
with distinctive landscape design features.

b. Landscaped areas should:

i. use climate resilient plant material, 
including native and locally 
adaptive species;

ii. avoid the use of invasive species;

iii. ensure sufficient soil volumes and 
adequate spacing to support healthy plant 
growth; and,

iv. locate plants in areas suitable to their 
specific growing needs. 

c. Plant material selected for landscaped 
areas should:

i. incorporate a range of plant species to 
promote biodiversity;

ii. use plants that provide food for people 
or wildlife;

iii. use a range of tree species to contribute to 
the urban tree canopy;

iv. provide year-round visual interest; and,

v. be low maintenance, where possible.

d. Water conservation strategies are encouraged 
in landscaped areas. These may include, but are 
not limited to: 

i. the use of drought tolerant or low water 
use plants;

ii. grouping plants with similar maintenance 
needs together; 

iii. incorporating design features that collect 
and retain or infiltrate rainwater;

iv. the use of high-efficiency irrigation 
systems; and,

v. redirecting surface runoff to landscaped 
areas, where appropriate. 

Landscape Design
Landscaped areas have many benefits, including improving stormwater management, supporting urban 
wildlife, and offering a place for people to connect to nature. Landscaped areas can be incorporated into 
amenity spaces and provide green infrastructure. 

Photo:  High-quality landscaping that uses native and locally-adaptive 
species that provide visual interest in all seasons.

Photo:  Residential landscaped area that incorporates features that 
collect, retain and absorb rain water. 
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Photo: High Park in the Beltline demonstrates the innovative and 
creative re-purposing of an underutilized parking area to create new 
amenity space.

Additional Design Considerations 
The following policies provide additional design considerations to guide the use of discretion 
during planning applications, including the protection and identification of heritage resources and 
sustainable development. The policies in the following sections apply to all urban form categories.

Innovation and Creativity
Calgary is an innovative city that supports creativity by residents, communities, businesses and 
developers. Innovative approaches to development are encouraged where they achieve the goals of this 
Guide above what is standard or required.

3.5 Innovation and Creativity Policies
a. Discretion to allow relaxations to Land Use Bylaw regulations or alternative solutions to City standards 

are encouraged where the proposed solution implements outcomes consistent with the goals of this 
Guide and the vision and objectives of the Municipal Development Plan.

b. Regulatory changes are encouraged where they reduce or eliminate barriers to innovative and 
alternative design and planning.
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Photo:  Incremental improvement of a strip-mall style development to 
allow for a new patio along a Main Street.

Photo:  The East Village Experience Centre was designed as an evolving 
space to meet different needs as the community develops. 

Incremental Improvements
The built-out areas present challenges where existing developments no longer conform to current 
standards, objectives or desired design outcomes. To implement the principles and goals of this Guide on 
these sites, policies are needed that encourage incremental improvements within the constraints of an 
existing development.

3.6 Incremental Improvements Policies
a. Where limited or incremental redevelopment is proposed, improvements to the existing development 

should be considered and consistent with the scope of the application.

b. The use of discretion to allow relaxations to Land Use Bylaw regulations or alternative solutions to City 
standards should be considered to support incremental improvements.

Interim Development
Interim development may be temporary or part of a phased development. This type of development 
may be appropriate in areas anticipated to have significant development in the future, such as transit 
station areas or Main Streets, but where there is no short-term market demand to support the ultimate 
development outcomes.

3.7 Interim Development Policies
a. Interim development should:

i. contribute to the overall vision for the area and anticipated activity levels, without compromising the 
future viability of the site or broader area for full build out of the development;

ii. provide a high-quality interface that enhances the public realm; and,

iii. be designed to support flexible redevelopment or adaptation in the future.
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Heritage Resources
Heritage Resources are defining characteristics of communities and should be retained or protected 
while balancing the ability to redevelop. New development within the context of Heritage Resources 
should consider opportunities to balance both new and historic forms of development. The City of 
Calgary recognizes that there are Heritage Resources other than buildings that include archaeological 
and culturally significant areas. 

3.8 Heritage Resources Policies
a. Property owners are encouraged to retain 

and conserve Heritage Resources through 
adaptive reuse.

b. The Development Authority should support 
Land Use Bylaw relaxations to enable the 
retention of Heritage Resources.

c. Property owners are encouraged to designate 
Inventory properties as Municipal Historic 
Resources. 

d. The City may incentivize the designation of 
Municipal Historic Resources on a case by 
case basis through strategies such as allowing 
for additional development potential. 

e. An applicant shall provide photo 
documentation of Inventory properties to 
The City prior demolition or redevelopment. 
Interpretative or commemorative 
features should be incorporated into the 
new development.

f. Opportunities to mitigate or offset negative 
outcomes for heritage conservation should be 
explored at the time of a planning application, 
including, but not limited to:

i. retention and incorporation of the Heritage 
Resource into the new development; or,

ii. protection of another Heritage Resource 
within the surrounding area.

g. New development should be compatible with 
the context of abutting sites on the Inventory 
using setbacks, massing, street wall height and 
landscaping.

h. New development is encouraged to integrate 
contemporary interpretations of historical 
design, detail and materials and not directly 
copy the design of heritage buildings in 
the area.

i. New development is encouraged to conserve 
and integrate Heritage Resources, in 
accordance with the Standards and Guidelines 
for the Conservation of Historic Places in 
Canada (2010).

Photo:  The historic National Hotel following rehabilitation.

Photo:  Nose Hill Park, a significant cultural landscape and 
archaeological resource.
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Sustainable Development
Minimizing the environmental impacts of development is a critical part of sustainability. Efforts at both 
the building and community scale can assist in meeting Calgary’s greenhouse gas reduction objectives, 
reducing energy and water consumption, and contributing to economic development.

3.9 Sustainable Development Policies 
a. Development may be required to incorporate 

sustainable building features, technologies and 
operational approaches. This includes, but is 
not limited to: 

i. integrating on-site renewable energy 
generation;

ii. reducing waste production and energy 
consumption beyond energy code 
minimum requirements;

iii. reducing greenhouse gas emissions; and,

iv. integrating electric vehicle charging 
infrastructure. 

b. Development is encouraged to include 
renewable energy generation technologies 
on new buildings or major additions. 

c. Development is encouraged to reduce 
water consumption and improve 
stormwater management by incorporating 
green infrastructure.

d. Development is encouraged to adaptively 
reuse existing buildings and infrastructure.

e. Development is encouraged to consider 
opportunities to integrate fire protection 
measures to reduce fire flow needs.

f. A renewable and low carbon energy 
feasibility screening assessment may be 
required to support planning applications 
for proposed developments on sites greater 
than 1.0 hectare or with building(s) with a 
cumulative floor area greater than 30,000 
square metres.

g. A renewable and low carbon energy 
feasibility screening assessment may be 
considered for building(s) with a cumulative 
floor area smaller than 30,000 square metres.

h. Where a renewable and low carbon energy 
feasibility screening assessment has been 
submitted as part of a planning application, 
feasible sustainable building features and 
technologies should be incorporated into 
development.

Photo:  This neighbourhood housing development incorporates 
stormwater collection and filtration infrastructure.

Photo:  Solar panels to capture solar energy.
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Mobility 
People of all ages, genders, incomes and abilities should be able to safely and conveniently move 
around the city. A well-connected mobility network that includes options for walking, cycling, 
taking transit and using personal vehicles provides people with mobility choices to meet a variety 
of needs and preferences year-round. Winter travel preferences and needs are unique and should be 
accounted for to ensure a safe and accessible mobility network. The policies in this section provide 
direction for the development of mobility infrastructure that connect people to destinations. These 
policies guide the review of planning applications for developments that contribute publicly-
accessible amenities, infrastructure or facilities.

What do you think, sis? Should we 
take the school bus or do you feel 

like walking today?
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Pedestrian 
Pedestrian routes are a critical element of a well-connected mobility network. Both public and private 
pedestrian routes should be convenient, safe, comfortable and accessible, and provide connections 
within developments, communities and to the city-wide network. The design of pedestrian routes must 
accommodate people of all abilities in the volumes that are anticipated based on the function and use of 
the area.

3.10 Pedestrian Policies 
a. Pedestrian routes should:

i. be universally accessible;

ii. be wide enough for the anticipated volume 
of pedestrians based on the street function 
and context, and at minimum allow 
pedestrians to pass one another both on 
foot and using accessibility aids;

iii. provide continuous, unobstructed paths 
of travel;

iv. be well-lit; and,

v. be designed to accommodate year-round 
use and maintenance.

b. Pedestrian routes should be appropriately 
sized for the anticipated number of 
pedestrians. This includes, but is not limited to:

i. requiring increased building setbacks 
from a property line shared with a street, 
where portions of a building below grade 
or in upper storeys may project into the 
additional building setback area; or,

ii. increasing the width of the public realm 
within the road right-of-way.

c. New pedestrian crossings should be well-
defined, well-lit and designed in a manner that 
is convenient and safe to minimize conflicts 
with vehicles.

d. Pedestrian routes are encouraged to provide 
a buffer between the sidewalk and the road 
to enhance the comfort of all users, through 
strategies such as:

i. providing street furniture;

ii. landscaped boulevards;

iii. cycling infrastructure; and,

iv. on-street parking.

Photo:   Wide, barrier-free  and distinct pedestrian crossings that are 
convenient and safe.

Photo:  Pedestrian routes that support year-round use 
and maintenance. 
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Cycling 
Cycling routes are a critical element of a well-connected mobility network. Cycling infrastructure should 
be convenient, safe, comfortable, accessible and provide connections both to and within developments, 
communities and to the city-wide network. The design of cycling routes must accommodate people of all 
abilities in the volumes that are anticipated based on the function and use of the area.

 

3.11 Cycling Policies 
a. Cycling infrastructure should:

i. be wide enough for the anticipated volume 
of cyclists based on the street function 
and context;

ii. provide continuous, unobstructed 
paths of travel;

iii. be well lit;

iv. be designed to accommodate  
year-round use; and,

v. provide facilities to repair, maintain and 
securely store bicycles, where feasible.

b. Opportunities to improve the safety and 
convenience of cycling infrastructure should 
be explored, such as:

i. separated, raised or protected bike lanes 
and intersections; and,

ii. bicycle-specific traffic signals.

c. Secure bicycle storage is encouraged in transit 
station areas. 

d. Public bicycle parking facilities should be: 

i. incorporated into development and public 
infrastructure and covered to support year-
round and all-weather cycling; and,

ii. conveniently located, well-lit and 
prominent. 

e. Extensions to the regional pathway network 
should connect to the broader cycling network 
to serve a recreation and mobility function, 
where possible.

Photo:  A safe, convenient and accessible cycling route.

Photo:  A separated cycling route that supports bidirectional movement. 
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Transit 
Transit service is a critical element of a well-connected mobility network, connecting people to 
destinations across the city. A range of destinations helps make transit a convenient and attractive 
alternative to personal vehicles.

3.12 Transit Policies 
a. Transit connections should be direct 

and convenient.

b. Transit stops and infrastructure should be 
integrated with pedestrian and cycling 
infrastructure in a safe and convenient manner.

c. Transit stops should provide high-quality 
transit infrastructure that enhances comfort, 
safety, and predictability for transit users. 

d. New transit station design should consider 
opportunities to incorporate integrated civic 
facilities and plazas.

e. Development located adjacent to transit 
stops is encouraged to seamlessly integrate 
with these stops by providing on-site transit 
amenities or shelters. 

Photo:  Transit stops and infrastructure should be integrated with the 
sidewalk safely and conveniently.

Photo: Transit service complements great neighbourhoods, providing 
an important mobility option and connecting people to places within 
their community and the city.
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Parking 
The following parking policies support flexibility in how and where parking is provided to incentivize 
development in locations that support a range of mobility, housing and commercial options. Managing 
parking at a district scale, rather than site-by-site, may result in more efficient land use. Parking policies 
and regulations need to be adaptive to current needs while enabling communities to be more responsive 
to future trends.

3.13 Parking Policies 
a. Applications for new multi-family residential 

developments that propose no on-site 
parking, or significant reductions in on-site 
parking, may be considered by Administration 
when the criteria from the Calgary Parking 
Policies are met.

b. Parking requirements should be reduced or 
relaxed where development is located within 
one or more of the following:

i. Activity Centres, Main Streets or other 
areas of higher activity; 

ii. transit-oriented development areas and 
transit station areas; or,

iii. shared mobility operating areas.

c. Parking requirements should be reduced 
or relaxed for the following types of 
development: 

i. development that retains historic 
buildings on the Inventory of Evaluated 
Historic Resources; 

ii. development of affordable housing as 
defined and accepted by The City; 

iii. development of care facilities; and,

iv. development that incorporates significant 
sustainable building measures.

d. Parking requirements may be reduced or 
relaxed where development uses one or both 
of the following:

i. integrates transportation demand 
management measures; or,

ii. aligns with the principles and goals of 
this Guide. 

e. Parking regulations and user pricing should 
be used by Administration to support active 
modes of transportation and transit as viable 
and attractive mobility options.

f. Provision of vehicle parking infrastructure 
should not inhibit desired built form outcomes 
or the principles and goals of this Guide.

g. Development should provide transportation 
demand management measures to support 
the achievement of a desired built form 
outcome, including, but not limited to:

i. bicycle parking stalls beyond 
required minimums;

ii. bicycle lockers or higher quality designed 
bicycle storage facilities;

iii. bicycle repair facilities;

iv. dedicated vehicle parking stalls for car-
sharing services; and,

v. active transportation supportive amenities, 
such as showers and change facilities.

h. Surface parking should be discouraged. Where 
surface parking is provided, it should:

i. be located behind or at the side of 
a building;

ii. include pedestrian routes and landscaped 
areas to minimize visual and environmental 
impacts; and,

iii. support adaptive reuse or temporary use of 
space, such as parking for food trucks.

i. Above-grade parking structures should:

i. be integrated into developments to 
minimize their visual impacts on the street;

ii. identify opportunities to incorporate 
commercial, residential and office uses on 
the ground floor; and,

iii. consider designs that support future 
adaptive reuse through strategies such as 
flat decks and floor-to-ceiling heights that 
allow for a range of uses. 

j. Shared use of parking facilities between 
developments should be encouraged to 
maximize the use of existing parking facilities.
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Street Network
The street network is an important part of the public realm and should provide functional, safe and 
efficient connections throughout the city to support a range of mobility options.

3.14 Street Network Policies 
a. Streets in residential or commercial areas 

should be designed to be safe, accessible and 
inclusive of all mobility users by incorporating:

i. pedestrian routes;

ii. cycling infrastructure; and, 

iii. other improvements and upgrades, where 
identified by a local area plan or other 
applicable City policy or strategy.

b. New public or internal publicly-accessible 
private streets are encouraged where 
connections are missing in a community.

c. Street furniture and publicly-accessible 
amenity spaces, such as plazas, should 
be incorporated into the design of higher 
activity streets.

d. Streets in industrial areas should be designed 
to facilitate efficient large vehicle, equipment 
and goods movement and connections to 
regional corridors. 

Photo:  This street supports safe pedestrian, cycling and 
vehicular movement.

Photo:  A high activity street that provides street furniture and lighting 
for safety and comfort.
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Tools for  
Great Communities  
for Everyone4



We’re excited to get started on 
the local area planning process for 

our community! 
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Funding Tools and Investment Strategies 
for Communities
There are many potential tools and mechanisms for realizing new or expanded community 
amenities and infrastructure in established communities, such as the allocation of property taxes, 
heritage density transfer bonus, development levies, developer contributions, property taxes, utility 
rates and community funds. 

The application of any tool or mechanism should consider funding sources, 
investment tools, economic conditions and timelines to determine 
whether it can be successfully applied. The City is reviewing funding tools 
and investment strategies that will support evolution and change in our 
communities with the objective of creating a long-term, sustainable funding 
policy, which may result in amendments to this section. At such time, those 
funding tools and investment strategies applicable to local area plans will be 
incorporated into this Guide. 

Some communities may have moderate to high development pressures 
and viable market conditions that allow for funding tools and investment 
strategies, such as density bonusing. The appropriate tools should be 
identified through the development of a local area plan and evaluated to 
ensure that the tool can be successfully implemented in a community.  
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Considerations For Community Funding Tools and Investment Strategies

A local area plan may identify additional 
funding tools and investment strategies that can 
be implemented or considered. This includes 
evaluating whether the intensity of scale and 
uses can support these tools.

A local area plan should identify potential 
investments to support future growth and 
development of the area. These investments 
will vary by community and will be determined 
during the local area plan. The local area 
plan, along with other City initiatives and 
strategies, guide future City service plan and 
budget considerations for improvements in a 
community. Potential community investments 
can be envisioned with a local area plan; 
however, it will be critical to the success of such 
investments to align their timing to actual growth 

and redevelopment. Potential investment areas 
outlined in a local area plan may include, but are 
not limited to:

 ◾ streetscape improvements;

 ◾ public trees;

 ◾ new parks and open spaces; 

 ◾ improvements to existing parks and open 
spaces;

 ◾ affordable housing;

 ◾ care facilities;

 ◾ recreation facilities;

 ◾ cultural facilities;

 ◾ public art; and,

 ◾ heritage resources.

There are several tools to realize these potential 
investments. For example, a local area plan 
may apply a Special Policy Area to delineate 
specific areas of a community where additional 
scale and intensity, beyond what is outlined in a 
local area plan, may be supported in exchange 
for potential investments and contributions to 
community amenities.
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Heritage assets are privately-owned structures, 
typically constructed prior to 1945, that 
significantly retain the original form, scale, 
massing, window/door pattern, and architectural 
details or materials. Heritage assets may not 
warrant inclusion on the Inventory of Evaluated 
Historic Resources. 

Heritage guideline areas may be identified 
through a local area plan. This tool may be used 
in conjunction with incentives and other heritage 
tools that are applied through other mechanisms 
at The City. 

Heritage Guideline Area Tool for Communities
A heritage guideline area tool is used to provide policy to conserve and enhance neighbourhoods 
with a concentrated grouping of heritage assets, while allowing for contextually-appropriate growth 
and change. Heritage guideline areas contribute to sense of identity and place for communities. 

4.1 Heritage Guideline Area Tool
a. A local area plan should identify 

concentrations of heritage assets as heritage 
guideline areas.  

b. Heritage guideline areas should:

i. consist of block faces with 25 percent or 
greater of the structures identified as  
heritage assets;

ii.  exclude all block faces that contain two or 
fewer heritage assets;

iii. exclude all parcels near or adjacent to an 
identified Main Street; and, 

iv. consider the inclusion of adjacent blocks 
that do not meet the above criteria where 
they provide a logical continuation of the 
heritage guideline area. 

4.2 Heritage Guidelines
a. A local area plan should create heritage 

design guidelines for each specific heritage 
guideline area.

b. The heritage guideline area should be named in 
a manner that recognizes community history. 

c. New buildings that contain dwelling unit 
or backyard suite uses should be made 
discretionary within a land use district in  
heritage guideline areas.

d. Heritage design guidelines may identify 
character-defining elements that new 
developments should include, such as 
the following:

i. roof pitch or style;

ii. front-yard setbacks;

iii. window and/or door pattern; 

iv. front façade projections; 

v. site access or design; and, 

vi. general massing considerations. 

e. Heritage design guidelines may not include 
guidance regarding the following:

i. land use designation;

ii.  parcel size; and,

iii. number or size of dwelling units or suites.
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Transit Station Area 
Transit-oriented developments are compact, mixed-use and walkable areas of a community 
that combine residential, commercial, office, open space and civic uses. Transit station areas may 
support transit-oriented development. Transit station areas may be identified in a local area plan 
where future growth and development support transit use.

Transit Station Areas

4.3 Transit Station Area Policies
a. A local area plan may identify a transit 

station area where additional policy 
guidance is required. A transit station area 
consists of a core zone and transition zone.

b. Analysis completed with station area 
evaluations may support the local area 
plan process. 

c. A local area plan may identify additional 
funding tools and investment strategies to 
support transit-oriented development.

d. Affordable housing is strongly encouraged 
in transit station areas.

Core Zone
The core zone, the focus of transit-oriented 
development area, is typically within 200 to 300 
metres from a transit station. A local area plan 
determines the extent of the core zone and is 
informed by the Municipal Development Plan, 
the existing context of a transit station and the 
vision in the local area plan.

4.4 Core Zone Policies
a. Development in the core zone should:

i. integrate a range of neighbourhood 
urban form categories that support higher 
intensity of uses and scale than in the 
surrounding community;

ii. provide publicly-accessible amenity 
spaces; and,

iii. provide connections to support a 
comfortable and safe pedestrian and 
cycling experience and complete missing 
links to the transit station.

b. The Vehicle-Oriented Commercial urban form 
categories should not be used within the core 
zone of a transit station area. 

c. New stand-alone surface parking lots should 
not be supported within the core zone of a 
transit station area.

d. A local area plan may identify future mobility 
infrastructure upgrades, such as mid-block 
crossings and scramble crosswalks, wherever 
block lengths exceed 120 metres. 

e. The core zone may be larger in areas where 
higher intensity urban form categories or 
scales are warranted.

f. The core zone may be smaller in areas where:

i. significant physical barriers exist; or, 

ii. lower intensity urban form categories or 
scales are considered. 
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Transition Zone
The transition zone is the area in between the 
core zone and the surrounding community, 
typically within 300 metres from the edge of the 
core zone or 600 metres from a transit station. 

4.5 Transition Zone Policies
a. Development in the transition zone should:

i.  integrate a range of urban form categories 
that support a transition from higher 
to moderate intensity uses and scale 
from the core zone to the rest of the 
community; and,

ii. provide connections to adjacent mobility 
infrastructure to support a comfortable and 
safe pedestrian and cycling experience.

b. The Vehicle-Oriented Commercial urban 
form categories should be discouraged in 
the transition zone of a transit station area, 
where possible. 
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Authority, Application and Interpretation
The Guide for Local Area Planning is an Administrative guideline that was accepted as information by 
the Standing Policy Committee on Planning and Urban Development. Local area plans are prepared 
as statutory plans under S.635 of the Municipal Government Act, using this Guide as a reference 
for common and best practice policies that could guide where and how redevelopment occurs in 
communities. The Guide for Local Area Planning is aligned with the Government of Alberta’s South 
Saskatchewan Regional Plan, the Interim Growth Plan for the Calgary Regional Partnership and The 
City of Calgary’s Municipal Development Plan.

4.6 Authority, Application and Interpretation Policies

Application of the Guide

a. A local area plan may incorporate specific 
policies from this Guide and may modify those 
policies to fit a specific community context. 

b. This Guide and all appendices are to be used as 
supporting information in developing a local 
area plan.

Illustration and Photo Interpretation

c. All illustrations and photos are intended to 
illustrate concepts of what might occur when 
applying this Guide’s policies and guidelines, 
and are not an exact representation of any 
actual intended development.

Monitoring, Review and Amendments

d. New concepts and ideas may arise that are 
constrained by or contradictory to certain 
policies within this Guide. Where new concepts 
and ideas respond to and meet the intent of 
the principles and goals of this Guide, or offer 
a creative solution to an issue, alternative 
proposals may be supported. 

e. The policies within this Guide shall be 
monitored over time in relation to current 
planning practices and development to ensure 
they remain relevant. 

f. Where determined necessary by 
Administration, these policies shall be updated 
through the Guide for Local Area Planning 
sustainment process, either generally or in 
response to a specific issue. 

g. An amendment to this Guide may be 
considered as local area plans are completed. 
This may be informed by evolving best 
practices and lessons learned through the local 
area planning process. 

Policy Interpretation

h. This Guide uses language that is both general 
and specific. 

i. Where text is bolded in black, the word is 
defined in the glossary or refers to a statutory 
policy document. 

j. Where general direction is given, flexibility 
should be used in the interpretation of the 
policy. Where specific language is used, it 
is meant to give clear and unambiguous 
direction to both The City and the applicant.
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k. Where paragraph statements or objectives 
precede a policy, it is provided as information 
to illustrate the intent and enhance the 
understanding of the policy. If an inconsistency 
arises between the intent statement and a 
policy, the policy will take precedence.

l. Policies that use the word “should” are to be 
applied in all situations, unless it can be clearly 
demonstrated to the satisfaction of The City 
that the policy is not reasonable, practical 
or feasible in a specific situation. Proposed 
alternatives must be to the satisfaction of The 
City with regards to design and performance 
standards and should support the general 
policy intent. 

m. Policies that use the words “shall”- “will”- “must” 
or “require” apply to all situations without 
exception, typically in relation to a statement 
of action, legislative direction or situations 
where a desired result is required.

Guide for local Area Planning Limitations

n. Policies and guidelines in this Guide are not 
to be interpreted as an approval for a use on a 
specific site. No representation is made herein 
that any site is suitable for a particular purpose. 
The Guide for Local Area Planning is intended 
to guide the development of local area plans, 
which will provide more specific guidance 
for local sites. Detailed site conditions or 
constraints must be assessed on a case-by-case 
basis as part of a planning application.
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Glossary
Active Uses – commercial uses, such as retail and restaurants, on the main 
or ground floor of buildings adjacent to the sidewalk or street that generate 
frequent activity in and out of a building or business entrance.

Activity Centre – an urban typology as described in Section 2.2.1 of the 
Municipal Development Plan. 

Built-Out Areas – all communities that have gone through at least their first 
stage of development and are no longer actively developing as defined by 
The City’s Suburban Residential Growth report. 

Built Form – the engineered surroundings that provide the setting 
for human activity and includes buildings, streets and structures 
(including infrastructure).

Core Zone – the area typically within 200 to 300 metres of a transit station 
that is the focus of a transit station area. 

Ecosystem Services – the benefits people obtain from ecosystems, including 
provisioning services such as food and water; regulating services such as 
regulation of floods, drought, land degradation, and disease; supporting 
services such as soil formation and nutrient cycling; and cultural services such 
as recreational, spiritual, religious and other nonmaterial benefits.

Flood Fringe – lands abutting the floodway, the boundaries of which are 
indicated on the Floodway/Flood Fringe Maps that would be inundated by 
floodwaters of a magnitude likely to occur once in one hundred years.

Flood Inundation Area – parcels that are located within the 1:100 flood risk 
area, as identified by The City and Government of Alberta. Development 
should be flood resilient to the 1:100 flood elevation.

Floodway – The river channel and adjoining lands indicated on the 
Floodway/Flood Fringe Maps that would provide the pathway for flood 
waters in the event of a flood of a magnitude likely to occur once in one 
hundred years.

Gateway Sites – sites strategically located at key entrances to a community, 
such as major intersections and transit stations.

Heritage Guideline Area – a grouping of heritage assets in concentrations 
of 25% or greater that has been identified through a local area plan with 
associated discretionary heritage design guidelines.

Heritage Asset – privately-owned structure, typically constructed before 
1945, that significantly retains the original form, scale, massing, window/door 
pattern and architectural details or materials. Individual heritage assets may 
not warrant inclusion on the Inventory.

Heritage Resource – includes historic buildings, bridges, engineering works 
and other structures; cultural landscapes such as historic parks, gardens or 
streetscapes, culturally significant areas, indigenous traditional use areas 
and sites with archaeological or palaeontological resources. These can be 
managed by municipal, provincial or federal authorities. 

Infrastructure – the technical structures that support a society, including 
roads, transit, water supply, sewers, power grid, telecommunications, etc.

Inventory of Evaluated Historic Resources (Inventory) – a growing (non-
exhaustive) list of sites that have been assessed by the Heritage Calgary 
according to the Council-approved Historic Resource Evaluation System.

Land Use Bylaw – legislative document that regulates development and land 
use in Calgary and informs decisions regarding planning applications. 

Landmark Sites – prominent sites of high visual impact, where buildings are, 
or would be, prominent and contribute to wayfinding and placemaking for 
the community. Landmark sites are rare within a community, and may include 
hill-tops and terminating vistas.

Local Area Plan – plans that align with the Municipal Government Act 
regulations and are usually prepared at a community level. Examples include 
Area Redevelopment Plans and Area Structure Plans. 

Main Street – an urban typology as described in Section 2.2.1 of the 
Municipal Development Plan. 
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Municipal Historic Resource – sites that are legally protected in compliance 
with the Alberta Historical Resources Act, which includes a designation Bylaw 
passed by City Council.

Municipal Development Plan – the City of Calgary’s vision for how the city 
grows and develops over the next 30 to 60 years.

Pedestrians – the term often used for people walking on the street, but 
should be read inclusively for people with mobility challenges.

Prohibitive Parcel – parcels with shapes or sizes that can be demonstrated, to 
the satisfaction of the Development Authority, to prohibit the development 
of higher intensity residential housing forms.

Public Realm – the space between and within buildings that are publicly 
accessible, including streets, squares, parks and open spaces. These areas and 
settings support or facilitate public life and social interaction.

Retail – commercial uses that include a range of businesses that depend 
on public traffic, such as shops, personal services, eating and drinking 
establishments, or other uses that generate frequent activity in and out of a 
building or business entrance.

Shared Mobility Operating Area – the geographic area that an approved 
shared mobility service designates where customers area allowed to start or 
end a trip. Shared mobility services can include, but are not limited to, shared 
electric scooters, shared bikes and electric bikes, or shared car services.

Street Wall – the portion of a building façade at the base of a building 
facing a street. 

Transit-Oriented Development – a compact, mixed-use area of a community 
within walking distance of a transit station, that mixes residential, retail, 
office, open space and public uses in a way that makes it convenient to 
travel on foot or by public transportation instead of by car. Transit-oriented 
developments are often identified through the Municipal Development 
Plan as part of an Activity Centre or Main Street.

Transit Station Area – the area surrounding a transit station along a primary 
transit line, such as a Light Rail Transit or Bus Rapid Transit route, that includes 
enhanced amenities. 

Transition Zone – the area that extends from the outer edge of the core zone 
up to an additional 300 metres and provides a transition of form and activities 
between the core zone and the surrounding community. 

Transportation Demand Management (TDM) – programs, services and 
products to encourage a shift in travel behaviour from single-occupant 
automobiles to more sustainable modes of travel, including walking, 
cycling, transit, car sharing and carpooling. Examples of TDM measures 
include changing the time of day people travel, parking spaces allocated for 
carpooling or car sharing and enhanced bicycle stalls and facilities. 

View Corridors – defined and discrete views from one point to another point. 
These may include, for example, views of the Calgary Tower from Centre 
Street S. or views of the Rocky Mountains from Nose Hill.  

Work-Live Units – units designed to be used as a dwelling unit or commercial 
space concurrently or separately, offering flexibility and a more direct 
relationship to the public realm (e.g. sidewalks) than traditional dwelling 
units. These spaces are designed to be highly flexible and adaptable in 
design, and allow for a variety of professional and commercial uses such as 
markets, artists’ studios, instructional facilities, consulting firms, or artisanal 
production spaces.
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SCHOOL

SUPERMARKET

Appendix 1: Local Area Plans and  
The Guide for Local Area Planning
Local area plans bring together residents, businesses, developers, design professionals and City staff to work together 
to plan for the growth and evolution of a community using the principles and goals in this Guide.

These principles and goals are central to creating and maintaining great communities for everyone and should not be 
modified through a local area plan unless there are alternative measures being proposed that equally achieve their 
success. 

All local area plans should use the following chapters:

 ◾ Visualizing Growth

 ◾ Enabling Growth

 ◾ Supporting Growth

 ◾ Implementation and Interpretation 

The following information may be used to inform the development of a local area plan or supplementary 
material, such as an appendix: 

 ◾ historic and projected community demographics; 

 ◾ physical features, such as escarpments, parks and street networks; and,

 ◾ the history of communities, including Indigenous histories.  

 ◾ the built form of communities, which may have developed as a result of historic restrictive covenants.
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SCHOOL

SUPERMARKET

Vision

How We Get There
Local area plans bring together stakeholders 
and City staff to plan for the growth and 
evolution of a community using the principles 
and goals of this Guide.

Setting Expectations

Outcome

1

2

4

3

Figure 31:  
The Planning System

Local Area Plans within  
the Planning System
The Guide for Local Area Planning is one of many tools in our planning 
system. The next critical tool is the creation of a local area plan, which will 
guide the evolution of our communities. All of the tools work together with 
the goal of creating great communities for everyone.
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Local Area Plan Chapter 1: 
Visualizing Growth
This chapter provides the vision for growth and evolution for all communities 
identified within a local area plan.  This vision should build on the following 
principles and goals from Chapter 1 of the Guide for Local Area Planning:

Principles for Great Communities 

Opportunity and Choice
Everyone has access to places to shop, learn, work, eat and play, and 
there are diverse housing and mobility options for many different 
people and household types.

Health and Wellness
Everyone has access to care, recreational opportunities and healthy 
food, and there are options to incorporate activity into how people 
get around. 

Social Interaction
There are a variety of places to gather, celebrate and interact 
with others.

The Natural Environment
Natural areas are protected, restored and valued, and are 
accessible to everyone.

Economic Vitality
Everyone has access to diverse employment options and lives in a city 
that supports starting, operating and sustaining a business.

Identity and Place
Neighbourhoods are well-designed and create and enhance a sense of 
place that fosters community pride and identity.

Goals for Great Communities

1. Promote housing options that are varied, inclusive and affordable.

2. Provide opportunities to access goods, services and amenities close by.

3. Offer opportunities to gather and participate in civic, arts, cultural 
and entertainment activities, in both public and private spaces.

4. Provide varied and inclusive spaces and facilities for recreation, play and 
outdoor activities close by.

5. Provide spaces that foster and enhance a sense of place and are designed 
for everyone. 

6. Ensure natural areas, biodiversity and ecological functions are protected, 
restored and enjoyed.

7. Enable and support prosperity through diverse economic opportunities 
at a variety of scales.

8. Support the use of existing streets, services and buildings to reduce the 
need for new infrastructure.
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Local Area Plan Chapter 2: 
Enabling Growth
This chapter in a local area plan provides development policies to implement 
the vision described in Chapter 1. The policies in this chapter should be 
specific to the local context and reflect the unique aspects of the community, 
by supplementing the policies in Chapter 2 of the Guide for Local Area 
Planning. 

This chapter in the local area plan should:
 ◾ provide the future growth concept for the community; and,

 ◾ provide community-specific policy.

Maps
Maps form the foundation of this chapter and may include the entire 
local plan area or specific areas of a community. These maps are based on 
Chapter 2 of this Guide and should reflect the following information:

 ◾ urban form – created by using the urban form categories;

 ◾ scale – created by applying the scale modifiers to the 
various categories of the Urban Form Map; and,

 ◾ any additional maps as required by a local area plan.

Ways a local area plan can be modified for 
local context:

 ◾ provide specific direction for unique sites within a community;

 ◾ identify heritage guideline areas where there 
are concentrations of heritage assets;

 ◾ adjust the number of storeys to reflect the local context; and,

 ◾ identify future growth potential based on infrastructure 
capacity and investment in the community.

Ways a local area plan cannot be modified for 
local context:

 ◾ exclude built forms or uses that achieve the goals and 
principles of the Guide for Local Area Planning; and,

 ◾ exclude individual or specific demographics of 
Calgary’s current and future population.
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Local Area Plan Chapter 3: 
Supporting Growth 
This chapter in a local area plan includes policies regarding current and 
future amenities and infrastructure and related investment strategies. The 
timing of these investments may be influenced by external factors, including 
service levels, identified priorities and the condition of existing assets. This 
chapter guides implementation to realize the vision in Chapter 1 of the local 
area plan.

City projects, such as the Established Area Growth and Change Strategy, are 
helping to define an approach to supporting built-out areas as they continue 
to grow and change. The results of the work in these projects may result in 
revisions to this chapter of a local area plan, and Chapter 4 of the Guide for 
Local Area Planning. 

A local area plan should:  
 ◾ identify potential investments to support future growth 

and development;
 ◾ identify the roles for different city builders in supporting 

implementation (The City, developers, residents and businesses); and,
 ◾ identify planning and financial tools that could support 

implementation, where appropriate.

A local area plan should identify potential investment 
opportunities, such as:

 ◾ mobility infrastructure;
 ◾ utility infrastructure;
 ◾ streetscape improvements;
 ◾ public trees;
 ◾ new or enhanced public open space;
 ◾ affordable housing;
 ◾ community gathering spaces;
 ◾ community gardens and urban agriculture;
 ◾ care facilities;
 ◾ recreation facilities;
 ◾ cultural facilities;
 ◾ public art; and,
 ◾ heritage resources.

Local Area Plan Chapter 4: 
Implementation and 
Interpretation
This chapter in a local area plan will include policies regarding legal 
interpretation, status and limitations of the plan.



115AppendicesThe Guide for Local Area Planning


