
CITY OF CALGARY  
NOTICE OF 2025 JULY 15 

PUBLIC HEARING ON 
PLANNING MATTERS 

 
Members of the public wishing to address 
Council, on any public hearing matter on 

this Agenda, may participate remotely and 
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THE CITY OF CALGARY 
NOTICE OF PUBLIC HEARING 
OF CALGARY CITY COUNCIL 

PLANNING MATTERS 
 
To be held at the Council Chamber, Calgary Municipal Building, 800 Macleod Trail SE, on 
Tuesday, 2025 July 15, commencing at 9:30 a.m.  
 
A copy of the proposed bylaws and documents relating to these items are available on the City 
of Calgary website www.calgary.ca/planningmatters. The information available on the website 
is not provided as an official record but is made available online as a public service for the 
public's convenience. The City of Calgary assumes no liability for any inaccurate, delayed or 
incomplete information provided on the website. In case of any discrepancies between the 
documents and materials on this website and the official documents and materials at the Office 
of the City Clerk, the official documents and materials at the Office of the City Clerk shall prevail. 
Please contact 403-268-5311 as soon as possible if you notice any errors or omissions in the 
documents and materials. 
 
Persons wishing to submit a letter, public opinion poll or other communication concerning these 
matters you may do so electronically or by paper, and include the name of the writer, mailing 
address, e-mail address (as applicable) and must focus on the application and its planning 
merits. Submissions with defamatory content and/or offensive language will be filed by the City 
Clerk and not published in the Council Agenda or shared with Members of Council. Only those 
submissions received by the City Clerk before 12:00 p.m. (noon), Tuesday, 2025 July 8, will 
be included in the Agenda of Council.  
 
Submissions submitted by hand delivery or mail must be addressed to Office of the City Clerk, 
The City of Calgary 700 Macleod Trail SE P.O. Box 2100, Postal Station 'M' Calgary, Alberta 
T2P 2M5. 
 
Submissions may be hand delivered, mailed, faxed to 403-268-2362, or submitted online at 
Calgary.ca/PublicSubmissions. 
 
Personal information provided in submissions relating to matters before Council or Council 
Committees is collected under the authority of Bylaw 35M2017, Section 33(c) of the Freedom of 
Information and Protection of Privacy (FOIP) Act of Alberta, and/or the Municipal Government 
Act Sections 216.4 and 606, for the purpose of receiving public participation in municipal 
decision-making. Your name and comments will be made publicly available in the Council 
agenda. If you have questions regarding the collection and use of your personal information, 
please contact the City Clerk's Office Legislative Coordinator by email at 
PublicSubmissions@calgary.ca, or by phone at 403-268-5861, or by mail at Mail Code 8007, 
P.O. Box 2100, Postal Station “M”, Calgary, Alberta T2P 2M5. 
 
Submissions received by the published deadline will be included in the Council Agenda, and will 
only be used for City Council’s consideration of the issue before them.  
 
Any person who wishes to address Council on any planning matter mentioned herein 
may do so for a period of FIVE MINUTES. The five (5) minutes will not include any time 
required to answer questions. Persons addressing Council must limit their comments to the 
matter contained in the report and the recommendations being discussed. 

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


 
To participate remotely, please pre-register by contacting the City Clerk's Office 
electronically at www.calgary.ca/publicsubmissions.  
 
Anyone wishing to distribute additional material at the meeting must supply the City Clerk's 
Office with an electronic copy online at: Calgary.ca/PublicSubmissions, or a paper copy at the 
meeting. It should be noted that such additional material will require approval of the Chair of the 
meeting before distribution to Members of Council. 
 
 
The uses and rules that apply to different land use designations are found in the Land 
Use Bylaw 1P2007 www.calgary.ca/landusebylaw, except Direct Control Districts which 
are available from Planning & Development.  
 
Please direct questions with regard to the matters mentioned herein to 403-268-5311. 
 
 
 

file://coc/pd/cp/Legislative%20Services/Council/Planning%20Matters/Feb%208/www.calgary.ca/publicsubmissions
http://www.calgary.ca/PublicSubmissions
http://www.calgary.ca/landusebylaw


 
 
 

INDEX OF ADVERTISED PLANNING ITEMS 
 

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

Tuesday, 2025 July 15 at 9:30 a.m. 
 

* * * * * * * 
 

PLANNING MATTERS FOR PUBLIC HEARING 
 
Item 1 Land Use Amendment in Fairview (Ward 11) at 8003 Fairmount Drive SE, 

LOC2024-0168, CPC2025-0356 
 Proposed Bylaw 98D2025 
 
Item 2 Land Use Amendment in Shepard Industrial (Ward 12) at 2787 – 86 Avenue 

SE, LOC2025-0022, CPC2025-0574 
 Proposed Bylaw 110D2025 
 
Item 3 Land Use Amendment in Mckenzie Towne (Ward 12) at 48 Elgin Terrace SE, 

LOC2025-0029, CPC2025-0590 
 Proposed Bylaw 108D2025 
 
Item 4 Land Use Amendment in Bowness (Ward 1) at 8620 – 48 Avenue NW, 

LOC2025-0030, CPC2025-0464 
 Proposed Bylaw 121D2025 
 
Item 5 Land Use Amendment in Harvest Hills (Ward 3) at 108 Harvest Hills Drive 

NE, LOC2024-0316, CPC2025-0482 
 Proposed Bylaw 104D2025 
 
Item 6 Road Closure and Land Use Amendment in Highland Park (Ward 4) at 

multiple addresses, LOC2024-0139, CPC2025-0570 
 Proposed Bylaws 10C2025 & 125D2025 
 
Item 7 Land Use Amendment in Martindale (Ward 5) at 43 Martindale Drive NE, 

LOC2024-0209, CPC2025-0151 
 Proposed Bylaw 126D2025 
 
Item 8 Land Use Amendment in Martindale (Ward 5) at 61 Martindale Drive NE, 

LOC2024-0210, CPC2025-0158 
 Proposed Bylaw 127D2025 
 
Item 9 Outline Plan and Land Use Amendment in Saddle Ridge (Ward 5) at 4515 – 

84 Avenue NE, LOC2024-0267, CPC2025-0349 
 Proposed Bylaw 132D2025 
 
Item 10 Land Use Amendment in Saddle Ridge (Ward 5) at #2000, 4715 – 88 Avenue 

NE, LOC2024-0295, CPC2025-0532 
 Proposed Bylaw 123D2025 
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Item 11 Policy and Land Use Amendment in Saddle Ridge Industrial (Ward 5) at 8604 
– 38 Street NE, LOC2024-0288, CPC2025-0263 

 Proposed Bylaws 56P2025 & 131D2025 
 
Item 12 Policy and Land Use Amendment in West Springs (Ward 6) at multiple 

addresses, LOC2024-0283, CPC2025-0454 
 Proposed Bylaws54P2025 & 122D2025 
 
Item 13 Policy and Land Use Amendment in Springbank Hill (Ward 6) at multiple 

addresses, LOC2024-0153, CPC2025-0513 
 Proposed Bylaws 53P2025 & 111D2025 
 
Item 14 Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1831 and 

1835 – 13 Avenue NW, LOC2024-0268, CPC2025-0439 
 Proposed Bylaw 122D2025 
 
Item 15 Land Use Amendment in Hillhurst (Ward 7) at 1706 Westmount Boulevard 

NW, LOC2023-0203, CPC2025-0512 
 Proposed Bylaw 128D2025 
 
Item 16 Land Use Amendment in Downtown Commercial Core (Ward 7) at 311 and 

311R – 8 Street SW, LOC2025-0047, CPC2025-0558 
 Proposed Bylaw 119D2025 
 
Item 17 Road Closure and Land Use Amendment in the Downtown Commercial Core 

(Ward 7) at 201 and 215 – 8 Avenue SE, LOC2024-0255, CPC2025-0361 
 Proposed Bylaws 8C2025 & 120D2025 
 
Item 18 Policy and Land Use Amendment in Beltline (Ward 8) at multiple addresses, 

LOC2024-0047, CPC2024-0914 
 Proposed Bylaws 51P2025 & 101D2025 
 
Item 19 Land Use Amendment in Shaganappi (Ward 8) at 1408 – 33 Street SW, 

LOC2024-0278, CPC2025-0470 
 Proposed Bylaw 106D2025 
 
Item 20 Land Use Amendment in Bankview (Ward 8) at multiple addresses, 

LOC2024-0144, CPC2025-0500 
 Proposed Bylaw 117D2025 
 
Item 21 Land Use Amendment in South Calgary (Ward 8) at multiple addresses, 

LOC2024-0265, CPC2025-0553 
 Proposed Bylaw 129D2025 
 
Item 22 Land Use Amendment in Richmond (Ward 8) at 2822 – 25 Street SW, 

LOC2024-0292, CPC2025-0530 
 Proposed Bylaw 112D2025 
 
Item 23 and Use Amendment in Richmond (Ward 8) at 2604 and 2608 – 24 Street 

SW, LOC2024-0264, CPC2025-0091 
 Proposed Bylaw 118D2025 
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Item 24 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3209 – 28 Street 
SW, LOC2025-0021, CPC2025-0383 

 Proposed Bylaw 103D2025 
 
Item 25 Land Use Amendment in Killarney/Glengarry (Ward 8) at 3027 – 34 Street 

SW, LOC2025-0043, CPC2025-0564 
 Proposed Bylaw 109D2025 
 
Item 26 Road Closure and Land Use Amendment in Renfrew (Ward 9) at 956 Radnor 

Avenue NE, LOC2024-0259, CPC2025-0544 
 Proposed Bylaws 9C2025 & 124D2025 
 
Item 27 Policy Amendment in Ramsay (Ward 9) at 1910 Alexander Street SE, 

LOC2024-0304, CPC2025-0435 
 Proposed Bylaw 49P2025 
 
Item 28 Policy and Land Use Amendment in Ramsay (Ward 9) at 706 and 710 Burns 

Avenue SE, LOC2024-0260, CPC2025-0461 
 Proposed Bylaws 50P2025 & 100D2025 
 
Item 29 Policy and Land Use Amendment in Ramsay (Ward 9) at multiple addresses, 

LOC2025-0019, CPC2025-0589 
 Proposed Bylaws 55P2025 & 116D2025 
 
Item 30 Land Use Amendment in Manchester Industrial (Ward 9) at multiple 

addresses, LOC2024-0271, CPC2025-0446 
 Proposed Bylaw 105D2025 
 
Item 31 Land Use Amendment in Manchester Industrial (Ward 9) at 6100 Macleod 

Trail SW, LOC2024-0319, CPC2025-0462 
 Proposed Bylaw 114D2025 
 
Item 32 Land Use Amendment in Manchester (Ward 9) at 4336 and 4344 Macleod 

Trail SW, LOC2024-0235, CPC2025-0389 
 Proposed Bylaw 99D2025 
 
Item 33 Policy Amendment in Ogden (Ward 9) at 7414 Ogden Road SE, LOC2025-

0074, CPC2025-0480 
 Proposed Bylaw 52P2025 
 
Item 34 Land Use Amendment in Dover (Ward 9) at 2805 – 28 Avenue SE, 

LOC2025-0015, CPC2025-0443 
 Proposed Bylaw 102D2025 
 
Item 35 Land Use Amendment in Southview (Ward 9) at multiple addresses, 

LOC2024-0174, CPC2025-0290 
 Proposed Bylaw 107D2025 
 
Item 36 Outline Plan and Land Use Amendment in Belvedere (Residual Ward 9) at 

2498 – 100 Street SE, LOC2022-0232, CPC2025-0571 
 Proposed Bylaw 113D2025 
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Item 37 Outline Plan and Land Use Amendment in Belvedere (Ward 9) at 2313 and 
2313R - 84 Street SE, LOC2024-0321, CPC2025-0559 

 Proposed Bylaw 130D2025 
 
 
OTHER REPORTS FOR PUBLIC HEARING  
(including non-statutory) 
 
Item 38 Targeted Amendments to the Municipal Development Plan, IP2025-0471 
 Proposed Bylaw 57P2025 



Approval: S. Lockwood  concurs with this report.  Author: J. Gu 

City Clerks: A. Adegunwa / K. Picketts 

Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0356 

2025 May 08 Page 1 of 3 

Land Use Amendment in Fairview (Ward 11) at 8003 Fairmount Drive SE, 
LOC2024-0168 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares ± (0.18 
acres ±) located at 8003 Fairmount Drive SE (Plan 3323HR, Block 10, Lot 16) from Housing 
– Grade Oriented (H-GO) District to Direct Control (DC) District to accommodate a Child
Care Service, with guidelines (Attachment 2).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council give three readings to Proposed Bylaw 98D2025 for the redesignation of 0.07 
hectares ± (0.18 acres ±) located at 8003 Fairmount Drive SE (Plan 3323HR, Block 10, Lot 16) 
from Housing – Grade Oriented (H-GO) District to Direct Control (DC) District to accommodate 
a Child Care Service, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for the expansion of an
existing Child Care Service use.

 The proposal aligns with policies of the Municipal Development Plan (MDP) and the
Heritage Communities Local Area Plan (LAP).

 What does it mean for Calgarians? The proposed Direct Control (DC) District would
allow for an additional use that is an important service and a community amenity.

 Why does this matter? The proposal would provide for a Child Care Service option that
is essential for the local community.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, located in the southeast community of Fairview, was submitted by Manu 
Chugh Architect on behalf of the landowner, 2445338 Alberta Ltd. (Ranjit Brar), on 2024 June 
25. No development permit has been submitted at this time; however, as noted in the Applicant
Submission (Attachment 4), the intent is to expand the capacity of the existing child care service
to approximately 80 children. The existing child care service is currently operating at a
maximum capacity of 45 children.

The subject site is approximately 0.07 hectares and is located at the southwest corner of 
Fairmount Drive SE and 78 Avenue SE. The site is currently developed with a single storey 
child care service directly across from the Fairview School to the east and the Fairview 
Southeast Mosque to the north. The site is well served by public transit, and is close to several 
bus stops, local parks, schools and neighbourhood commercial and retail stores.  

The proposed DC District seeks to allow Child Care Service as a discretionary use while 
maintaining the Housing – Grade Oriented (H-GO) District as the base district. It would still allow 
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for residential uses consistent with surrounding development if the Child Care Service use is 
discontinued in the future. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant attended an online meeting with the Fairview Community Association (CA) to 
discuss the application. A postcard was delivered to neighbours within 100 metres of the site. In 
addition, an open house was held to collect input from the community on 2025 January 23. The 
Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. Administration received 18 letters of opposition from the public. The 
letters of opposition included the following areas of concern:  

 increased number of children attending the facility;

 increased traffic congestion, especially during school drop-off and pick-up periods;

 risk to the safety of pedestrians and children crossing roads;

 lack of parking potential on site and along streets;

 maximum building height does not align with existing neighbourhood characteristics; and

 increased noise disturbance onto adjoining residences.

The Fairview CA replied to Administration’s standard circulation form and indicated support 
because the proposal would allow for expansion of the existing Child Care Service on the site to 
increase supply of this essential amenity in the community (Attachment 5). 

Administration considered the relevant planning issues raised in the submissions and 
determined the matters of concern are to be reviewed and deliberated on at the future 
development permit stage. The applicant would be required to comply with the relevant 
provincial licensing requirements under the Early Learning and Child Care Act, and the interior 
layouts, outdoor play areas, number of children and location of parking stalls would be 
determined at the development permit stage.   

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

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=LOC2024-0168
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IMPLICATIONS 

Social 
The proposal will allow for the inclusion of a Child Care Service to be established, serving the 
needs of the local community. Child care is essential for complete communities, supporting 
parents and caregivers.  

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development permit stages. 

Economic 
The proposed redesignation would allow for a new Child Care Service. Child care is an 
essential service that allows parents and caregivers to more effectively participate in the labour 
force and provides employment opportunities within the community.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no anticipated risks associated with the proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 98D2025
3. Applicant Outreach Summary
4. Applicant Submission
5. Community Association Response

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
The subject site is located in the southeast community of Fairview at the southwest corner of 
Fairmount Drive SE and 78 Avenue SE. The site is approximately 0.07 hectares in size and is 
18 metres wide by 39 metres deep. It is currently developed with a single storey Child Care 
Service and is operating at a maximum capacity of 45 children. The subject site was amended 
to Housing – Grade Oriented (H-GO) District by the city-wide Rezoning for Housing initiative, 
which does not allow the Child Care Service use. The applicant’s intent is to expand the 
capacity of the existing Child Care Service to 80 children, which requires a land use 
redesignation. The proposal would provide for a Child Care Service option that is essential for 
the local community, supporting parents and caregivers. 
 
The site is well served by public transit, and is close to several bus stops, local parks, schools, 
and neighbourhood commercial and retail stores. A bus stop serving Calgary Transit Route 10 
(City Hall/Southcentre) is located immediately to the east of the site on Fairmount Drive SE. 
Fairview School is located approximately 60 metres (a one-minute walk) to the east and the 
Fairview Southeast Mosque is located approximately 60 metres (a one-minute walk) to the north 
of the site. A neighbourhood plaza providing daily amenities is located approximately 200 
metres (a four-minute walk) to the northeast.  
 
Surrounding development is primarily characterized by single detached dwellings on parcels 
designated as the H-GO District along Fairmount Drive SE and as the Residential – Grade-
Oriented Infill (R-CG) District to the west.  
 

Community Peak Population Table 
 
As identified below, the community of Fairview reached its peak population in 1968. 
  

Fairview 

Peak Population Year 1968 

Peak Population 6,425 

2019 Current Population 3,646 

Difference in Population (Number) - 2,779 

Difference in Population (Percent) - 43.25% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/fairview.html
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Location Maps  
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing H-GO District allows for a range of grade-oriented building forms that can be 
contextually appropriate in low-density areas. The H-GO District provides: 
 

 a maximum floor area ratio of 1.5; 

 a maximum building height of 12 metres; and 

 a minimum of 0.5 parking stalls per unit and per suite. 
 
The proposed Direct Control (DC) District is based on the existing H-GO District, maintaining all 
the existing uses, rules and regulation in the district. The proposed DC District includes Child 
Care Service as a discretionary use, though it would still allow for residential uses consistent 
with surrounding development if a Child Care Service use is discontinued in the future. The DC 
District does not limit the maximum number of allowable children. The number of children 
allowed in a Child Care Service is determined at the development permit stage along with 
provincial licensing requirements.   
 
The use of Child Care Service requires one parking stall for pick-up and drop-off for every ten 
children. No specific rate of staff parking is included in the use rules and would be evaluated as 
part of the development permit.  
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Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration, and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of the Child Care 
Service use within the residential context. This proposal allows for a commercial Child Care 
Service to operate, while maintaining the H-GO District. The same result could not be achieved 
through the use of a standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that would allow the Development Authority to relax 
Section 6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC District does not provide for specific regulation. In a standard district, 
many of these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The 
intent of this DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC District can also be relaxed in the 
same way that they would be in a standard district. 
 
Development and Site Design 
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for the future redevelopment of the site. 
The proposed DC District would enforce the rules of the H-GO District to guide potential future 
redevelopment of the site. The proposed DC District would facilitate a Child Care Service as a 
discretionary use, that could be either accommodated within the existing building or through 
construction of a new commercial Child Care Service facility.  
 
The rules and requirements of the Land Use Bylaw and the Early Learning and Child Care Act 
would determine the most appropriate development form for a future Child Care Service use 
over the site. By definition, the Child Care Service use accommodates more than six children, 
with the exact number of children being determined by the type of licensing sought by the 
applicant under the Early Learning and Child Care Act. Consequently, the interior design, 
outdoor play areas and location of parking stalls would be determined at a future development 
permit stage.  
 
The ultimate number of children, on-site parking stalls, location of pick-up and drop-off stalls and 
outdoor play areas would be confirmed through the development permit process. The maximum 
number of children will be managed by balancing provincial licensing requirements for staff and 
outdoor play space, and visitor pick-up and drop-off stalls. Other considerations, including 
appropriate measures to screen outdoor play areas, improve amenity and potential signage, are 
to be determined through a future development permit application.    
 
Transportation 
Pedestrian access to the site is available from Fairmount Drive SE as well as 78 Avenue SE. 
There are no cycling facilities immediately adjacent to the site though one is recommended as 
per the Always Available for All Ages and Abilities (5A) Network on Fairmount Drive SE. The 
area is served by Calgary Transit Route 10 (City Hall/Southcentre) immediately to the east of 
the site on Fairmount Drive SE. Thirty-minute, on-street parking is available on 78 Avenue SE 
but is restricted on Fairmount Drive SE due the presence of a bus stop. Parking is unrestricted 
south of the bus zone. Direct vehicular access to the site is available from the lane. 
 
A Transportation Impact Assessment / Parking Study was submitted and approved for this 
application. 
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Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal. 
 
Utilities and Servicing 
Public water and sanitary mains exist within the adjacent public lane right-of-way. No public 
storm utilities are immediately available adjacent to the development site, within the adjacent 
road rights-of-way. 
 
Future redevelopment may require the developer to extend the public storm infrastructure to 
adequately service the development. If required, the developer will be responsible for the full 
expense, subject to the terms and conditions of a long form Indemnification Agreement. The 
servicing requirements will be further determined at the time of development permit. 

 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the “Developed Residential – Established” area as identified on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). The established area 
supports moderate intensification in a form and nature that respects the scale and character of 
the neighborhood. The applicable policies in the MDP encourage childcare services in 
residential and mixed-use communities where located along suitable road corridors, including 
collector roads such as Fairmount Drive SE. 

 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
permit stages.  
 
Heritage Communities Local Area Plan (Statutory– 2023) 
The subject site is located within the “Neighbourhood Connector” with a “Limited Scale” up to 
three storeys as identified on Map 3: Urban Form and Map 4: Building Scale in the Heritage 
Communities Local Area Plan (LAP). Neighbourhood Connector is characterized by a broad 
range of housing types along higher-activity streets and may accommodate small-scale 
commercial uses to meet residents’ daily needs. The proposal is consistent with the applicable 
policies in the LAP as it allows the existing Child Care Service to expand capacity to meet 
residents’ needs for child care.  
 
Child Care Service Policy and Development Guidelines (Non-statutory – 2009)  
This application has been reviewed in accordance to the Child Care Service Policy and 
Development Guidelines, which guides the development of Child Care Services. The objective 
of this policy is to effectively manage the impacts of Child Care Service in low-density residential 
districts.   
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=HTKscgqAqeU&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=HTKscgqAqeU&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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Land use amendments with the proposed use of Child Care Service are reviewed against the 
site selection criteria and development guidelines. The subject parcel, along with its proposed 
DC District, aligns with all the applicable site selection criteria identified in the guidelines.   
 
The development guidelines are in place to ensure that there are opportunities to develop 
accessible child care services of different sizes in a variety of land use districts and to provide 
guidelines to be reviewed at the development permit stage to manage the impact of these 
services in residential areas. This includes parking, orientation of access/activities within the 
parcel and building, window placement and privacy considerations, orientation and enclosure of 
any outdoor play areas, and signage. A preliminary review indicates the site’s characteristics 
would allow for these development guidelines to be applied. 



 
 CPC2025-0356 
  ATTACHMENT 2 

BYLAW NUMBER 98D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0168/CPC2025-0356) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for the additional use of child care 

service.  
 

Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 
Permitted Uses 
4 The permitted uses of the Housing – Grade Oriented (H-GO) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Housing – Grade Oriented (H-GO) District of Bylaw 

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

(a) Child Care Service. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Housing – Grade Oriented (H-GO) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Relaxations 
7 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
 
 



CPC2025-0356 

Attachment 3 

CPC2025-0356 Attachment 3  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
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Applicant Submission 
 

2025 January 31 
 
We, Manu Chugh Architect Ltd, respectfully submit our Land Use Amendment application to 
redesignate the property as described below from its current designation, Grade Oriented 
(H-GO) District to a Direct control grade oriented (H-GO) district to allow the development of a 
childcare facility as an additional use.   
 
Legal Description: Lot 16 Block 10 Plan 3323 HR  
 
Municipal Address: 8003 Fairmount Drive SE Calgary, Alberta  
 
The site is approximately 0.07 Hectares and is developed with a single family (single storey) 
and is currently being used as a childcare and operating for over 18 plus years under different 
ownerships.  
 
It's our understanding that the existing use was approved under an old Land Use Bylaw.  
 
The current owners have been operating the childcare facility for over 25 plus years and their 
license is limited to 45 children and are interested in increasing the number of children to about 
80 plus. Thus, the need for the proposed Direct Control (DC) District.  
 
The proposed city of Calgary initiated H-GO Land Use district unfortunately does not include 
childcare either as permitted or discretionary and thus the request for Direct Control (DC) 
District with additional use of a childcare facility. 
 
As part of the community outreach, we have been in contact with the community association 
and the process is ongoing and in response to their concern, we have proposed and are 
committed to the following:  
 
Parking and traffic concerns: To mitigate the parking and traffic concerns raised by the 
community, we are proposing a shuttle bus service. This service will pick up and drop off 
children and their parents, minimizing the need for additional parking and reducing traffic 
congestion. This solution is viable as our client operates two other daycare facilities on 
Fairmount Drive, making the shuttle service an efficient and practical option.   
 
Redevelopment plans: The proposed Child Care Service will operate within the existing 
structure. There will be no demolition of the building; however, we plan to make minor 
modifications to part of the existing building to meet the needs of the increased childcare 
capacity.  
 
Based on the above and in conclusion, we respectfully request planning and development, 
Calgary Planning Commission and city council's support and approval for the proposed Land 
Use Amendment. 
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Community Association Response 
 

 
We support this application; Daycare space is short in the city so sustaining existing spaces and 
possibly expanding this daycare adjacent to the schools is a must.  We look forward to hearing 
more about the expansion plans and design changes once they move into the Development 
Permit stage. 
 
Fairview Community Association 
 
2024-07-16 
 
 
 



Approval: S. Lockwood  concurs with this report.  Author: B. Seymour 
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Calgary Planning Commission CPC2025-0574 

2025 June 05 Page 1 of 3 

Land Use Amendment in Shepard Industrial (Ward 12) at 2787 – 86 Avenue SE, 
LOC2025-0022 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.01 hectares ± (0.03 
acres ±) located at 2787 – 86 Avenue SE (Plan 0112703, Block 1, Lot 1 ) from Mixed Use – 
General (MU-1f3.5h50) District and Special Purpose – School, Park and Community 
Reserve (S-SPR) District to Special Purpose – School, Park and Community Reserve (S-
SPR) District and Mixed Use – General (MU-1f3.5h50) District.  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 110D2025 for the redesignation of 0.01 
hectares ± (0.03 acres ±) located at 2787 – 86 Avenue SE (Plan 0112703, Block 1, Lot 1 ) from 
Mixed Use – General (MU-1f3.5h50) District and Special Purpose – School, Park and 
Community Reserve (S-SPR) District to Special Purpose – School, Park and Community 
Reserve (S-SPR) District and Mixed Use – General (MU-1f3.5h50) District.  

HIGHLIGHTS 

 This application proposes to change the designation of a small portion (140 square
metres) of this property to allow for the minor realignment of the boundary line between
the portions of the property already designated as Mixed Use – General (MU-1f3.5h50)
District and Special Purpose – School, Park and Community Reserve (S-SPR) District.

 The boundary realignment will create a more efficient use of the land for each of these
land uses and the proposal is in alignment with the Municipal Development Plan (MDP)
and Millican-Ogden Community Revitalization Plan (ARP).

 What does this mean to Calgarians? Given that the existing land use boundary lines
between the MU-1 and S-SPR land use areas indents in a zig-zag manner, the proposal
would better provide for the efficient delivery of residential and mixed use development
near a future Green Line light rail transit (LRT) station. It would also allow for a more
efficient future park space.

 Why does this matter? The landowners wish to leverage the planned infrastructure
investment of the Green Line, while developing the site in the most efficient manner
possible.

 A development permit for 328 residential units has been submitted and is under review.

 There is no previous Council direction related to this proposal.
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DISCUSSION  
This land use amendment application in the southeast community of Shepard Industrial was 
submitted by Carlisle Group on behalf of the landowner, City Vibe Developments Inc. on 2025 
February 11. The overall property is approximately 4.15 hectares (10.28 acres) in size and is 
currently developed with a mobile home park. On 2021 September 13, Council approved the 
redesignation of the property to MU-1f3.5h50 and S-SPR Districts. The site has not yet been 
subdivided. 

As indicated in the Applicant Submission (Attachment 2), the purpose of this land use 
amendment application is to adjust the boundary line between the two existing land uses on the 
property, which will result in an equal redistribution of land area for both land uses. This includes 
the slight relocation of 66 square metres (710 square feet) of land area designated for future 
park use (S-SPR District) space and the slight relocation of 66 square metres (710 square feet) 
of land area designated for mixed use residential/commercial use (MU-1 District). This will better 
realign the current boundary which indents into the MU-1 land use area in a triangle, zigzag 
pattern. The outcome will result in an equal swap of land between both land uses. 

A development permit (DP2025-02706) for a six-storey residential development with 328 units 
across two buildings was submitted on 2025 May 8 and is under review. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☐ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. They 
determined that no outreach would be undertaken. Please refer to the Applicant Outreach 
Summary (Attachment 3) for rationale why outreach was not conducted. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received two letters of opposition from the public. The letters of opposition 
included concerns that the existing mobile home residents will be displaced. 

There is no community association for the subject area. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate given that the application is a minor adjustment to the 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0022
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boundary lines of both existing MU-1 and S-SPR land use districts that Council previously 
approved in 2021. The building and site design, number of units and on-site parking is being 
reviewed and will be determined as part of the associated development permit. 

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

IMPLICATIONS 

Social 
The development of these lands may enable a more efficient use of land and infrastructure and 
support surrounding uses and amenities while introducing the location of additional amenities 
for the community and greater area. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies is being explored and encouraged as part of the 
associated development permit. 

Economic 
Redevelopment of the site could capitalize on the investment of the nearby future Green Line 
LRT station by adding hundreds of homes in the area. Future residents and commercial 
opportunities could further support the local economy while providing additional opportunities for 
local small businesses to grow. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 110D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast community of Shepard Industrial, adjacent to 86 
Avenue SE and approximately 150 metres (a two-minute walk) southwest of the future South 
Hill Green Line Light Rail Transit (LRT) Station. The overall parcel size is approximately 4.15 
hectares (10.28 acres) and is currently developed with the Caravan Mobile Home Park. 
However, a much smaller 140 square metres (0.03 acres) of the overall site is subject to this 
land use amendment proposal. 
 
The southern portion of the parcel is gently sloping land while the majority of the site is 
predominantly flat at the top of the slope. An industrial development is to the southeast of the 
site and the South Hill Mobile Home Park to the southwest. The remainder of the immediate 
area has recently gone through significant transportation infrastructure re-alignment and 
upgrades which required the expropriation of many sites, and as such the area is currently 
largely undeveloped. The future South Hill Green Line LRT Station is currently planned and 
funded as part of the ongoing Green Line LRT project. 
 

Community Peak Population Table 
 
There is no community population data for the industrial community of Shepard Industrial. 
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The subject site is currently designated as Mixed Use – General (MU-1f3.5h50) District and 
Special Purpose – School, Park and Community Reserve (S-SPR) District. The MU-1f3.5h50 
District is intended to accommodate mixed-use development with flexibility to provide 
commercial uses within the building. The district allows for street-oriented building design with 
facades that have multiple uses and frequent entries at-grade facing the street. The maximum 
floor area ratio (FAR) allowed is 3.5 and the maximum building height is allowed is 50.0 metres 
(approximately 15 storeys). 
 
The S-SPR District is intended to provide for schools, parks, open space and recreation 
facilities. This land use district is only applied to land dedicated as Reserve (MR) or other 
reserve dedications pursuant to the Municipal Government Act. 
 
As indicated in the cover report, the intent of this application is to realign the small portions of 
boundary between these two existing land use areas, resulting in more rational parcel shapes 
achieved through an equal swap of land use area (approximately 140 square metres). The 
proposed S-SPR District portion will facilitate the development of future MR on the subject site 
triggered by a future subdivision of the parcel. 
 
An outline plan is normally required for redesignation applications which include a subdivision to 
lay out the land use framework, road network and public utility infrastructure. However, due to 
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there being no public roads or utility infrastructure on this site and the very small size of the 
affected land area, an outline plan was not required as part of this current application, nor the 
previously approved land use application (LOC2020-0108), which established the M-U1f3.5h50 
District and the S-SPR District on the site. 
 
Development and Site Design  
If this application is approved by Council, the subject site will be more optimally configured to 
provide transit-oriented development in conjunction with associated public open space. The 
rules of the proposed M-U1f3.5h50 District will provide guidance for site development including 
appropriate uses, height, building setbacks, parking, and landscaping and are being taken into 
account as part of the review of the associated development permit.  
 
Transportation  
A Transportation Impact Assessment was submitted in support of the previous approved 
application, LOC2020-0108, and is sufficient for the proposed minor land use changes. 
 
Environmental Site Considerations  
A Phase I Environmental Site Assessment report was submitted in support of the previous 
approved application (LOC2020-0108), and based on the findings, no further assessment was 
required. The site is within the non-operating Ogden Dry Waste Landfill 300 metre setback 
boundary. The development restrictions detailed in Section 13 of the Subdivision and 
Development Regulation (AR 43/2002) are applicable in this area. The proposed land use 
districts comply with the Subdivision and Development Regulation.  
 
Utilities and Servicing  
A Sanitary Servicing Study was prepared in support of LOC2020-0108. The existing sanitary 
network can support the proposed land use amendment without the need for upgrades. There 
are existing public water and sanitary mains that run through the site, and the developer will be 
responsible for relocating these mains upon redevelopment. A servicing memo that reviewed 
options for site stormwater management was prepared for LOC2020-0108, and an update to the 
area Stormwater Management Report will be required with the associated development permit 
or tentative plan, along with an updated Water Network Plan.   
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 

Regional Plan, which directs population growth in the region to cities and towns, and promotes 

the efficient use of land. 

 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within a Community Activity Centre as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). The proposed land use amendment is in 
keeping with the MDP policies for Community Activity Centres requiring a minimum 150 jobs 
and population intensity per hectare. 
 
Given that the site forms part of a larger overall development, the proposal meets the MDP 
policies by:  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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 shaping a compact urban form by implementing a mixed-use development within close 
proximity to a future primary transit network;  

 increasing transit ridership by facilitating transit-oriented development in close proximity 
to the future South Hill Green Line Station;  

 linking land use direction with transit and optimizing infrastructure; and  

 concentrating jobs and people in well-connected locations. 
 
Transit Oriented Development Policy Guidelines (2004)  
The subject site is situated within a 150 metre radius (two-minute walk) of the future South Hill 
Green Line LRT Station. The Transit Oriented Policy Guidelines seeks to implement a 
sustainable approach to urban planning and land use with social, environmental, and economic 
objectives. The proposed land use districts support transit-oriented development in close 
proximity to The City’s Primary Transit Network.  
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Subdivision and Development Regulations (Alberta Regulation – 2002)  
The site is within a legislated setback from the landfill and is governed by Section 13 of the 
Province of Alberta Subdivision and Development Regulation (AR 43/2002). These regulations 
limit certain uses (residences, food establishments, schools, hospitals, etc.) from locating within 
the prescribed setback (within 300 metres of the disposal area) through the subdivision and 
development permit process.  A variance to this prohibition may be granted if it can be 
demonstrated that Provincial requirements have been met. These matters will be addressed at 
the development permit stage of development.  
 
Millican-Ogden Community Revitalization Plan (Statutory – 1999)  
The subject site is identified as Policy Review on Map 7: Proposed Land Use Policies in the 
Millican-Ogden Community Revitalization Plan, which includes the statutory area redevelopment 
plan. The plan indicates that the property is appropriate for mixed-use development of a height 
of up to 15 storeys. The application is therefore in alignment with policy. 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqyrrKsX&msgAction=Download
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Applicant Submission 
 

2025 February 11 
 

 
 

Carlisle Group 
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Applicant Outreach Summary 
 

2025 February 11 
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BYLAW NUMBER 110D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0022/CPC2025-0574) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Land Use Amendment in Mckenzie Towne (Ward 12) at 48 Elgin Terrace SE, 
LOC2025-0029 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.04 hectares ± (0.09 
acres ±) located at 48 Elgin Terrace SE (Plan 0713338, Block 44, Lot 2) from Direct Control 
(DC) District to Residential – Low Density Mixed Housing (R-G) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 108D2025 for the redesignation of 0.04 
hectares ± (0.09 acres ±) located at 48 Elgin Terrace SE (Plan 0713338, Block 44, Lot 2) from 
Direct Control (DC) District to Residential – Low Density Mixed Housing (R-G) District.  

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented
development in a range of housing forms at a scale consistent with low density
residential districts.

 The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP) and the
East McKenzie Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposed land use amendment would allow for
greater housing choices within the community and more efficient use of existing
infrastructure and amenities in the community.

 Why does this matter? The proposed Residential – Low Density Mixed Housing (R-G)
District would allow for more housing options that may better accommodate the evolving
needs of different age groups, lifestyles and demographics.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use amendment in the southeast community of McKenzie Towne was submitted on 
2025 February 13 by the applicant, Cecilia Urate on behalf of the landowner, Junaid Malik. No 
development permit application has been submitted at this time. As noted in the Applicant 
Submission (Attachment 2), their intent is to develop a secondary suite on the property.  

The existing Direct Control (DC) District is based on the R-2 Residential – Low Density District 
of the previous Land Use Bylaw 2P80, which does not include secondary suite as a listed use. 
The proposed R-G District would provide for the secondary suite use and support the 
applicant’s development intentions.  

The mid-block parcel is approximately 0.04 hectares (0.09 acres) in size and currently 
developed with a single detached dwelling with lane access. The proposed R-G District would 
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allow for secondary suites, in addition to rowhouses, cottage housing, semi-detached, single 
detached and duplex dwellings.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant spoke to the immediate neighbours in person. The Applicant Outreach Summary 
can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  

Administration did not receive any public comments.  No comments from the McKenzie Town 
Community Association (CA) were received. Administration contacted the CA to follow up and 
no response was received.  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. 

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

IMPLICATIONS 

Social 
The development of this site enables a more efficient use of land and infrastructure and allows 
for a diversity of grade-oriented housing that may better accommodate the needs of different 
age groups, lifestyles and demographics. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies will be explored and encouraged at the subsequent 
development approval stages. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0029
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Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services, and provide more compact housing in the community.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 108D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the southeast community of Mckenzie Towne, on the southside of Elgin 
Terrace SE. The size of the subject site is approximately 0.04 hectares (0.09 acres) and is 
approximately 11 metres wide by 33 metres deep. The existing development on site is a single 
detached dwelling and a three-car garage with rear lane access. The homeowner intends to 
develop a secondary suite in the existing house.  
 
Surrounding development is characterized by single detached dwellings designated as Direct 
Control (DC) District in the immediate vicinity along with Residential – Low Density Mixed 
Housing (R-G) District parcels.  
 
Amenities are available within 1.2 kilometres (a 15-minute walk) from the subject site. These 
include Dragon Park (a two- minute walk), Elgin Hill Park (a 13-minute walk), Mckenzie Towne 
Park (a five- minute walk), and Mckenzie Highlands School (a 15-minute walk, grades four to 
nine).  
 

Community Peak Population Table 
 
As identified below, the community of McKenzie Towne reached its peak population in 2019. 
 

Mckenzie Towne 

Peak Population Year 2019 

Peak Population 18,283 

2019 Current Population 18,283 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/mckenzie-towne.pdf
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Location Maps  
 

 
  

 

Subject Site 
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use  
The existing DC District (Bylaw 104Z2003) is based on the R-2 Residential Low Density District 
of Land Use Bylaw 2P80. This DC District is intended to accommodate a maximum of two 
dwelling units in the form of single detached, semi-detached and duplex dwellings with the 
additional permitted use of studio suite, which is equivalent to a backyard suite in the 1P2007 
Land Use Bylaw. The DC District also includes specific minimum lot width and lot area 
requirements and includes a maximum building height rule of 9.0 metres. Secondary suites are 
not a listed use in this DC District.  
 
The proposed R-G District allows for a broader range of low-density housing forms such as 
single detached, semi-detached, duplex dwellings, cottage housing clusters and rowhouse 
buildings. The R-G District allows for a maximum building height of 12.0 metres and a minimum 
parcel area of 150.0 square metres per dwelling unit.  Secondary suites (one backyard suite and 
one secondary suite per dwelling unit) are also allowed in the R-G District and do not count 
towards allowable density. The parcel would require 1.0 parking stall per dwelling unit and 
secondary suite. 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2003/2003z104.pdf
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Development and Site Design  
If this redesignation is approved by Council, the rules of the proposed R-G District would 
provide guidance for the future redevelopment of the site including appropriate uses, building 
height and massing, landscaping and parking. Given the specific context of this subject site, 
additional items that will be considered through the development permit process include, but are 
not limited to:  
 

 the layout and configuration of the dwelling unit and secondary suite; and  

 lane access and parking provision.  
 
Transportation 
Vehicular access to the site is from the adjacent residential lane. The area is served by Routes 
92 (Anderson Station), 117 (City Centre), 714 (Beaverbrook, Mckenzie Twin, Prestwick) and 
892 (St Isabella Mckenzie Towne). The bus stops are located 300 metres (a three-minute walk) 
on Mckenzie Towne Drive SE to the north.  
 
A Transportation Impact Analysis was not required to support the land use redesignation 
application 
 
Environmental Site Considerations 
No environmental concerns were identified.  
 
Utilities and Servicing  
Water, sanitary and storm services exist adjacent to the site. Any additional servicing 
requirements will be further determined at the time of development. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developing Residential - Planned Greenfield with Area 
Structure Plan (ASP) area as identified on Map 1: Urban Structure of the Municipal 
Development Plan (MDP). The applicable MDP policies indicate that the local policy document, 
the East McKenzie Area Structure Plan (ASP) provides specific direction for development of 
these subject lands. The proposal is in alignment with the MDP.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary  
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site  
with applicable climate strategies will be explored and encouraged at subsequent development  
approval stages. 
 
East McKenzie Area Structure Plan (Statutory – 2001)  
The East McKenzie Area Structure Plan (ASP) identifies the subject site as Residential (Map 3: 
Land Use Concept). Residential policies of the ASP note that the predominate use of the land 
should be low and medium density residential development. The applicable policies also 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=VTTrAcssseW&msgAction=Download
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support a diversity of housing forms that meet the needs of various income groups and 
lifestyles. The proposed R-G District is listed under low density residential districts of Land Use 
Bylaw 1P2007 and will enable diversity of housing options in the community, therefore, it 
conforms to the policies of ASP. 
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Applicant’s Submission 
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Applicant Outreach Summary 
 
2025 February 13 
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 CPC2025-0590 
  ATTACHMENT 4 

BYLAW NUMBER 108D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0029/CPC2025-0590) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Approval: M. Sklar  concurs with this report.  Author: D. Osachuk 
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Land Use Amendment in Bowness (Ward 1) at 8620 – 48 Avenue NW, LOC2025-0030 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.19 hectares ± (0.47 
acres ±) located at 8620 – 48 Avenue NW (Plan 5565AH, Block 39, a portion of Lot 17) from 
Direct Control (DC) District to Direct Control (DC) District to accommodate the additional 
uses of child care service and health care service, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 121D2025 for the redesignation of 0.19 
hectares ± (0.47 acres ±) located at 8620 – 48 Avenue NW (Plan 5565AH, Block 39, a portion 
of Lot 17) from Direct Control (DC) District to Direct Control (DC) District to accommodate the 
additional uses of child care service and health care service, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This application seeks to redesignate the subject property to allow for Child Care Service
and Health Care Service, in addition to the uses already allowed in the Residential –
Grade-Oriented Infill (R-CG) District.

 The proposal allows for development that is compatible with the character of the
neighbourhood and is in keeping with the applicable policies of the Municipal
Development Plan (MDP) and the Bowness Area Redevelopment Plan (ARP).

 What does this mean to Calgarians? The proposed land use would allow for additional
uses that meet the daily need of area residents and provide local employment
opportunities.

 Why does this matter? The proposed Direct Control (DC) District would provide
additional flexibility for the use of the existing building, increasing the services available
to nearby residents in a form that is consistent with adjacent development.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the northwest community of Bowness, was submitted by O2 Planning and 
Design on behalf of the landowner, Renfrew Educational Services Society, on 2025 February 
14. No development permit application has been submitted at this time; however, as noted in
the Application Submission (Attachment 3), their intent is to further enable speech-language
pathology, physiotherapy and outpatient medical services within the existing building.

The approximately 0.19 hectare (0.47 acre) site is located on the north side of 48 Avenue NW 
and sits atop the lagoon at Bowness Park. It is currently developed with a residential building 
operating as a child care facility. Surrounding development includes single detached dwellings 
to the west and south, a multi-residential condominium building to the immediate east and a 
neighbourhood commercial building to the southeast on 85 Avenue NW. 
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the Community Association was appropriate. In response, the 
applicant advertised the application on-site, delivered postcards to adjacent buildings, and 
communicated with the Bowness Community Association and Ward 1 Office. The Applicant 
Outreach Summary can be found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received one letter of opposition from the public concerning parking and traffic 
congestion in the area. 

The Bowness Community Association replied to Administration’s standard circulation and 
indicated neither support nor opposition to this application. The Community Association did not 
provide an additional response. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The site design, including the parking layout and 
provision of required parking stalls, will be reviewed and determined at the development permit 
stage. 

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

IMPLICATIONS 

Social 
The proposed DC District would enable additional services, allowing area residents to better 
meet their daily needs. Child care and health care services are essential to creating complete 
communities. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0030
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on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed redesignation would allow for Child Care Service and Health Care Service. 
Having these services within the neighbourhood would allow parents and caregivers to more 
effectively participate in the labour force and provide employment opportunities within the 
community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 121D2025
3. Applicant Submission
4. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Bowness on the north side of 48 Avenue NW 
and west of 85 Street NW. The site is approximately 0.19 hectares (0.47 acres) in size and is 
approximately 22 metres wide by 85 metres deep. It is currently developed with a child care 
facility and does not have rear lane access. The site is located adjacent to the Bow River and 
overlooks Bowness Park. 
 
Lands to the west and south are designated Residential – Grade-Oriented Infill (R-CG) District 
and are characterized by single detached dwellings. Lands to the immediate east are 
designated Community – Corridor 2 (C-COR2f3.0h46) District and are developed with a 
10-storey multi-residential building. Lands to the southeast on 85 Street NW are designated 
Mixed Use – Active Frontage (MU-2f3.0h16) District and are characterized by a range of 
neighbourhood commercial and low-density residential uses. Lands to the immediate north of 
the site are designated Special Purpose – Recreation (S-R) District and includes Bowness Park. 
 
Belvedere Parkway School is located approximately 300 metres (a five-minute walk) south of 
the site on 85 Street NW and the main entrance to Bowness Park is located approximately 250 
metres (a four-minute walk) west on 48 Avenue NW. 
 

Community Peak Population Table 
 
As identified below, the community of Bowness reached its peak population in 1982. 
 

Bowness 

Peak Population Year 1982 

Peak Population 13,134 

2019 Current Population 11,150 

Difference in Population (Number) -1,984 

Difference in Population (Percent) -15.11% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/communities/profiles/bowness.html
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Direct Control (DC) District (Bylaw 77Z99) is based on the R-1 Residential Single-
Detached District of Land Use Bylaw 2P80 and enables a child care facility as a permitted use. 
The R-1 District is intended to provide for residential development in the form of single-detached 
housing and allows for a maximum building height of 10 metres. The existing DC District also 
establishes several development guidelines related to the number of children permitted, parking 
and loading, slope stability, outdoor activity and play space, fencing and landscaping. 
 
The proposed DC District is based on the Residential – Grade-Oriented Infill (R-CG) District with 
the additional discretionary uses of Child Care Service and Health Care Service. The R-CG 
District allows for a range of low-density housing forms such as single detached, semi-
detached, duplex dwellings, townhouses and rowhouses. The R-CG District also allows for a 
maximum building height of 11 metres and a maximum density of 75 dwelling units per hectare. 
Based on the subject site parcel area, this would allow up to 14 dwelling units.  
 
The proposed DC District does not retain the above-noted development guidelines of the 
existing DC District, so Child Care Service and Health Care Service are proposed as 
discretionary uses to maintain Development Authority discretion in applying the rules of the 
Land Use Bylaw. All existing rules and regulations of the R-CG District would otherwise be 
maintained in the proposed DC District. Should the Child Care Service or Health Care Service 
uses not commence or are discontinued in the future, the proposed DC District would allow for 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1999/1999z77.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1999/1999z77.pdf
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future redevelopment consistent with surrounding development and in accordance with the 
area’s residential character. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of providing Child 
Care Service and Health Care Service within an existing residential-oriented building. This 
proposal allows for these additional uses while maintaining the R-CG District base to 
accommodate future residential development. The same result could not be achieved through 
the use of a standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. 
 
Development and Site Design 
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for future redevelopment of the site.  
 
A discretionary use development permit is required to enable the Health Care Service and Child 
Care Service uses at this location. The number of children, location and number of pick-up and 
drop-off stalls and provision of outdoor play areas would be confirmed through the development 
permit process. The maximum number of children will be managed by balancing provincial 
licensing requirements for pick-up and dropoff stalls, number of staff and outdoor play space. 
 
The Child Care Service operator will require provincial licensing and will be evaluated under the 
Early Learning and Child Care Act. 
 
Transportation 
Pedestrian access to the site is provided by a public sidewalk on 48 Avenue NW. A pathway 
providing access to Bowness Park and forming part of the Always Available for All Ages and 
Abilities (5A) Network is located to the east of the site on 48 Avenue NW at 85 Street NW. An 
on-street bikeway forming part of the 5A Network is also located on 48 Avenue NW. 
 
The site is approximately 20 metres (a one-minute walk) west of a transit stop on 48 Avenue 
NW which is served by Route 1 (Bowness/Forest Lawn). A transit stop serving Route 1 
(Bowness/Forest Lawn), Route 26 (Sarcee Trail Crosstown), Route 40 (Crowfoot Station/North 
Hill) and Route 724 (Bowness/Tuscany North) is located approximately 100 metres (a two-
minute walk) to the southeast on 85 Street NW. 
 
Future vehicle access to the site will be from 48 Avenue NW and will be confirmed at the time of 
the development permit. On-street parking is not permitted on the north side of 48 Avenue NW 
but is available on the south side of 48 Avenue NW. 
 
A Transportation Impact Assessment was not required as part of this application but a parking 
memo providing a breakdown of the parking provisions relative to the proposed uses on the site 
has been submitted and accepted by Administration. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://kings-printer.alberta.ca/1266.cfm?page=E00p1.cfm&leg_type=Acts&isbncln=9780779822249
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Environmental Site Considerations 
No environmental concerns were identified; however, the site is located adjacent to the Bow 
River overlooking Bowness Park. The proposed DC District requires all development be set 
back a minimum of six metres from the top of bank of the Bow River and all vegetation below 
the top of bank must be left in a natural state. 
 
An Environmental Site Assessment was not required for this application.  
 
Utilities and Servicing 
Water and sanitary sewer mains are available to service the subject site. Details of site servicing 
and stormwater management will be considered and reviewed at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Rocky View County/City of Calgary Intermunicipal Development Plan (2012) 
These lands are subject to the Rocky View County/City of Calgary Intermunicipal Development 
Plan (IDP) and this application was circulated to Rocky View County for comment in accordance 
with the requirements of the IDP, however, no response was received. The proposed land use 
amendment is in keeping with the overall policy objectives of the IDP. 
 
Municipal Development Plan (Statutory – 2009) 
The site is within the Developed Residential – Inner City Area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). These areas are comprised of residential 
communities that were primarily subdivided and developed prior to the 1950s. 
 
The proposed DC District allows for development that is sensitive to the existing residential 
development in terms of height, scale and massing while also encouraging complete 
communities by allowing for Child Care Service and Health Care Service within a residential 
area. The proposal is in keeping with the overall policy objectives of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development with 
applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Bowness Area Redevelopment Plan (Statutory – 2019) 
The site is subject to the Bowness Area Redevelopment Plan (ARP) and is within the 
Residential: Low Density, Conservation & Infill area as identified on Map 2: Land Use Policy 
Areas. These areas are intended to maintain Bowness as a low-density, family-oriented 
community. 
 
Residential land use objectives of the ARP include enhancing Bowness as a unique community, 
enhancing its viability, safety, livability and quality-of-life, promoting land use stability while 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=TTTrAcrTqAN&msgAction=Download
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accommodating compatible renovations and infill, encouraging an attractive residential 
environment with new developments and maintaining a variety of housing types for various age 
groups, household types and income levels. 
 
Sensitive infill development is encouraged where compatible with the scale and form of existing 
and adjacent homes and where quality façade and landscaping treatment is provided. The 
proposal is in keeping with the overall policy objectives of the ARP. 
 
Child Care Service Policy and Development Guidelines (Non-Statutory – 2009) 
This application has been reviewed against the Child Care Service Policy and Development 
Guidelines, a non-statutory framework designed to guide the development of Child Care 
Services. 
 
The primary objective of this policy is to effectively manage the impacts of Child Care Service in 
low-density residential districts. Land use amendments to enable Child Care Service are 
reviewed against the site selection criteria and development guidelines. The site aligns with 6 of 
the 7 applicable site selection criteria as identified in the guidelines. 
 
The development guidelines are intended to inform more specific site and building design 
details at the development permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window placement and privacy considerations, 
orientation and enclosure of any outdoor play areas, and signage. A preliminary review 
indicates the site’s characteristics would allow for these development guidelines to be applied 
as intended. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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  ATTACHMENT 2 

BYLAW NUMBER 121D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0030/CPC2025-0464) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to allow for the additional uses of child care 

service and health care service. 
 

Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
   
Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses 
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

 
(a) Child Care Service; and 
(b) Health Care Service. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill (R-CG) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Riparian Integrity 
7 (1) A building must not be located within 6.0 metres of the top of bank on the south 

side of the Bow River. 
 

 (2) The existing trees and vegetation below the top of bank shall be left in a natural 
state. 

 
Relaxations 
8 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 
2025 February 14 
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Applicant Outreach Summary 
2025 May 13 
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Approval: M. Sklar  concurs with this report.  Author: F. Shahraki 

City Clerks: A. Adegunwa / K. Picketts 

Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0482 

2025 May 22 Page 1 of 4 

Land Use Amendment in Harvest Hills (Ward 3) at 108 Harvest Hills Drive NE, 
LOC2024-0316 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.15 
acres ±) located at 108 Harvest Hills Drive NE (Plan 9011877, Block 7, Lot 1) from 
Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to 
accommodate a Child Care Service, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 22: 

That Council give three readings to Proposed Bylaw 104D2025 for the redesignation of 0.06 
hectares ± (0.15 acres ±) located at 108 Harvest Hills Drive NE (Plan 9011877, Block 7, Lot 1) 
from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to 
accommodate a Child Care Service, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This application proposes to redesignate the parcel to a Direct Control (DC) District to
allow for the additional discretionary use of Child Care Service in addition to the uses
already allowed (primarily rowhouses and townhouses but also single detached, semi-
detached, duplex dwellings and secondary suites).

 The proposal allows for development that may be compatible with the character of the
existing neighbourhood and is in keeping with the applicable policies of the Municipal
Development Plan (MDP) and the Calgary North Area Structure Plan Phase 1 (ASP).

 What does this mean to Calgarians? The proposed DC District would allow for an
additional use that is an essential service and a community amenity.

 Why does this matter? Integrating child care services within communities leads to more
convenient lives for Calgarians and supports positive social and economic outcomes.

 A development permit for a new Child Care Service within the existing building has been
submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the northeast community of Harvest Hills, was submitted by Jessica Zhang 
on behalf of the landowner Bei Li, on 2024 December 17. A development permit (DP2025-
00850) for a new Child Care Service proposing care for 56 children within the existing building 
was also submitted on 2025 February 14 and is currently under review. The applicant 
submission can be found in Attachment 3.  

The approximately 0.06 hectare (0.15 acre) site is located at the corner of Harvest Hills Drive 
and Harvest Wood Road NE. It is currently developed with a single detached dwelling that 
includes a front-attached garage, as well as an additional detached garage accessed from the 
rear lane. The proposed DC District would allow for Child Care Service as an additional 
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discretionary use. The site is within walking distance of a K-9 school and several community 
park spaces to the south and east.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant reached out to 20 nearby residents within a one-block radius to introduce the 
proposal. During a second round of community engagement, the applicant went door-to-door 
and had direct conversations with seven neighbours. The Applicant Outreach Summary can be 
found in Attachment 4.  

City-Led Outreach 
In keeping with administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  

Administration received 18 letters of opposition, one letter of support and one general inquiry 
from the public. The letters of opposition included the following areas of concern: 

 increased traffic and parking issues;

 increased noise;

 safety concerns;

 use of a residential property for commercial purposes;

 impact on neighbouring property values;

 impact on community character;

 environmental concerns including increased waste production, higher energy
consumption and vehicle emissions; and

 potential strain on existing infrastructure.

The letter of support indicates general agreement with the proposal to operate a child care 
service within the existing home. Administration also received a petition against the proposed 
redesignation with 42 signatures.  

No comments from the Northern Hills Community Association (CA) were received. 
Administration contacted the CA to follow up and no response was received.  

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://arcg.is/1i8G1e0
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of children, 
outdoor play areas and on-site parking will be reviewed and determined through the 
development permit.  

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

IMPLICATIONS 

Social 
The proposed land use would allow for Child Care Service within a residential community at a 
scale that will be compatible with the neighbourhood. Child care is essential to the creation of a 
complete community and should accommodate the needs of parents and caregivers by being 
embedded within residential neighbourhoods. 

Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
Child care is an essential service that allows parents and caregivers to more effectively 
participate in the labour force, and it also provides employment opportunities within the 
community.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 

1. Background and Planning Evaluation
2. Proposed Bylaw 104D2025
3. Application Submission
4. Application Outreach Summary
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Background and Planning Evaluation 

Background and Site Context 

The subject site is in the northeast community of Harvest Hills, located at the northwest corner 
of Harvest Wood Road NE and Harvest Hills Drive NE. The parcel is approximately 0.06 
hectares (0.15 acres) in size and is approximately 17 metres wide by 36 metres deep. The site 
is currently developed with a single detached dwelling that includes a front attached garage, as 
well as an additional detached garage accessed from the rear lane.  

Surrounding development is characterized predominantly by single detached dwellings, 
designated as Residential – Grade-Oriented Infill (R-CG) District. Semi-detached dwellings are 
located further east and south of Harvest Hills Drive NE. A small-scale commercial area is 
located at the corner of Harvest Hills Drive NE and Harvest Lake Way NE, approximately 230 
metres (a four-minute walk) from the subject property.  

The site is located near parks, schools and community amenities. Directly south, across Harvest 
Hills Drive NE, is a park with a playground that connects to Harvest Hills Lake and a pathway 
system leading to Harvest Hills Park, community gardens, a baseball diamond, and a seasonal 
outdoor rink. Ascension of Our Lord School (kindergarten to grade 9) is located approximately 
one kilometre (a 17-minute walk) southwest of the site.  

Community Peak Population Table 

As identified below, the community of Harvest Hills reached its peak population in 2014. 

Harvest Hills 

Peak Population Year 2014 

Peak Population 7,594 

2019 Current Population 7,420 

Difference in Population (Number) - 174

Difference in Population (Percent) - 2.3%

Source: The City of Calgary 2019 Civic Census

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

https://www.calgary.ca/communities/profiles/harvest-hills.html
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Location Maps  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 units per 
hectare. Secondary suites are permitted in the R-CG District. Based on the size of the subject 
parcel, the R-CG District allows for up to four dwelling units and secondary suites.  
 
The proposed Direct Control (DC) District is based on the existing R-CG District with the 
additional discretionary use of Child Care Service. The proposed DC District would allow for 
residential uses consistent with surrounding development if the Child Care Service use is not 
commenced or is discontinued in the future. The DC district does not limit the maximum number 
of allowable children. The number of children allowed in a Child Care Service is determined at 
the development permit stage in accordance with Provincial licensing requirements.  
 
The Child Care Service use requires one parking stall for pick-up and drop-off for every ten 
children. No specific rate of staff parking is included in the use rules and would be evaluated as 
part of the development permit.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the unique characteristics of providing for the 
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Child Care Service use within an existing building in this residential and policy context. The 
proposal allows for a Child Care Service to operate while maintaining the R-CG District base. 
The same result could not be achieved through the use of a standard land use district in the 
Land Use Bylaw.   
 
The proposed DC District includes a rule that would allow the Development Authority to relax 
Section 6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC District does not provide for specific regulation. In a standard district, 
many of these rules can be relaxed if they meet the test of relaxation of Bylaw 1P2007. The 
intent of this DC District rule is to ensure that the rules of Bylaw 1P2007 that regulate aspects of 
development that are not specifically regulated in this DC district can also be relaxed in the 
same way that they would be in a standard district.  
 
Development and Site Design  
If approved by Council, the rules of the proposed DC District and the Child Care Service Policy 
and Development Guidelines would provide guidance for future redevelopment of the site.  
 
A discretionary use development permit is required to approve a Child Care Service at this 
location. The number of children, location and number of pick-up and drop-off stalls and outdoor 
play area would be confirmed through the development permit process. The maximum number 
of children will be managed by balancing Provincial licensing requirements for pick-up and drop-
off stalls, number of staff and outdoor play space. Further issues to be addressed through the 
development permit review include screening for play areas, waste and recycling management 
and privacy mitigation for adjacent residential dwellings.  
 
The Child Care Service operator will require Provincial licensing and will be evaluated under the 
Early Learning and Child Care Act.  
 
Transportation  
Pedestrian access to the site is available from the existing sidewalks along Harvest Hills Drive 
NE and Harvest Wood Road NE. A pathway located directly across the street to the south, 
connects cyclists through Harvest Hills Park NE to Harvest Hills Boulevard NE to the west. An 
existing on-street bikeway along Harvest Hills Drive NE connects riders north to Country Hills 
Boulevard and west to Harvest Hills Boulevard N. Future bikeways and pathways are planned 
along Harvest Wood Road NE, Country Hills Boulevard NE, and Harvest Hills Boulevard N, 
under the Always Available for All Ages and Abilities (5A) Network plan. 
 
The site is approximately 60 metres (a one-minute walk) from the transit stop located on 
Harvest Hills Drive NE, served by Route 88 (Harvest Hills). The nearest transit stop on Country 
Hills Boulevard to the north, is approximately 370 metres (a six-minute walk) from the subject 
property. This stop hosts Route 86 (Coventry Hills), Route 100 (North Pointe/Airport/McKnight 
Stn) and Route 157(Saddletowne/Stoney Industrial).  
 
Unrestricted on-street parking is available along Harvest Wood Road NE and Harvest Hills Drive 
NE. Future vehicle access to the site will be from the rear lane and existing front driveway.  
 
A Transportation Impact Assessment (TIA) was not required as part of this application.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
 

https://kings-printer.alberta.ca/1266.cfm?page=E00p1.cfm&leg_type=Acts&isbncln=9780779822249
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Utilities and Servicing  
Water, storm and sanitary sewer mains are available to service the subject site. Details of site 
servicing and waste and recycling management are being reviewed as part of the development 
permit application.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Established Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The Established Areas are 
characterized as primarily residential communities containing a mix of low and medium density 
housing with support retail in relatively close proximity. The proposed land use amendment is in 
keeping with MDP policies that encourage childcare services in residential, mixed-use, 
commercial areas, activity centres, and main streets. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged through the development 
permit review.  
 
Calgary North Area Structure Plan Phase 1 (Statutory– 1980)  
The subject site is located within the Residential area as identified on Map 7: Land Use Plan in 
the Calgary North Area Structure Plan Phase 1. The residential policies of the Area Structure 
Plan do not provide specific guidance for Child Care Services.  
 
Child Care Service Policy and Development Guidelines (Non-Statutory – 2011)  
The assessment of this application has been reviewed in accordance with the Child Care 
Service Policy and Development Guidelines, a non-statutory framework designed to guide the 
development of Child Care Services. The primary objective of this policy is to effectively 
manage the impacts of Child Care Services in low-density residential districts.  
 
Land use amendments with the proposed Child Care Service use are reviewed against the site 
selection criteria and development guidelines. The subject parcel meets the following site 
selection criteria:  
 

 located in relationship to activity focused areas such as schools, community centres, 
recreation facilities, parks and local commercial areas; 

 located on a site that can provide sufficient staff parking and pick-up and drop-off 
parking;  

 on sites that can accommodate outdoor play area;  

 on a collector street; 

 located on a corner parcel (preferred) or a parcel sharing a side property line with a lane; 
and 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=RTTrAcsqgeX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ZTTrqKKgKTP&msgAction=Download
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 concentration of Child Care Services in an area should be avoided. 
 

The development guidelines are intended to inform more specific site and building design 
details at the development permit review stage. This includes parking, orientation of 
access/activities within the parcel and building, window placement and privacy considerations, 
orientation and enclosure of any outdoor play areas, and signage. A preliminary review 
indicates the site’s characteristics would allow for these development guidelines to be applied 
as intended.  
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  ATTACHMENT 2 

BYLAW NUMBER 104D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0316/CPC2025-0482) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to accommodate the additional use of child 

care service. 
 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 

Permitted Uses  
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
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Discretionary Uses  
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

 
(a) Child Care Service. 

 
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill (R-CG) 

District of Bylaw 1P2007 apply in this Direct Control District. 
 
Relaxations  
7 The Development Authority may relax the rules contained in Sections 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
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Applicant Submission 
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Applicant Outreach Summary 
 
2025 February 24 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0570 

2025 June 05 Page 1 of 4 

Road Closure and Land Use Amendment in Highland Park (Ward 4) at multiple 
addresses, LOC2024-0139 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed closure of 0.12 hectares ± (0.29 acres ±) of road
(Plan 2510791, Area ‘A’), adjacent to 3624 Centre A Street NE and 3703 – 1 Street NE,
with conditions (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 0.43 hectares ± (1.06
acres ±) located at 3703 and 3707 – 1 Street NE and 3620, 3624 and 3704 Centre A
Street NE (Plan 7330HA, Block 17, Lots 1, 2, 23 and 24; Plan 3674S, Block 16, Lots 10
and 11) and the closed road (Plan 2510791, Area ‘A’) from Residential – Grade-Oriented
Infill (R-CG) District and Undesignated Road Right-of-Way to Residential – Grade-
Oriented Infill (R-CG) District, Multi-Residential – Contextual Grade-Oriented (M-CG)
District and Multi-Residential – High Density Low Rise (M-H1) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council: 

1. Refuse and Abandon Proposed Bylaw 10C2025 for the closure of 0.12 hectares ± (0.29
acres ±) of road (Plan 2510791, Area ‘A’), adjacent to 3624 Centre A Street NE and 3703 –
1 Street NE, with conditions (Attachment 2); and

2. Refuse and Abandon Proposed Bylaw 125D2025 for the redesignation of 0.43 hectares ±
(1.06 acres ±) located at 3703 and 3707 – 1 Street NE and 3620, 3624 and 3704 Centre A
Street NE (Plan 7330HA, Block 17, Lots 1, 2, 23 and 24; Plan 3674S, Block 16, Lots 10 and
11) and the closed road (Plan 2510791, Area ‘A’) from Residential – Grade-Oriented Infill
(R-CG) District and Undesignated Road Right-of-Way to Residential – Grade-Oriented Infill
(R-CG) District, Multi-Residential – Contextual Grade-Oriented (MCG) District and Multi-
Residential – High Density Low Rise (M-H1) District.

Opposition to Recommendations: Commissioner Hawryluk, Commissioner Small, Commissioner 
Campbell-Walters, and Commissioner Remtulla 

HIGHLIGHTS 

 This application seeks to close a portion of road right-of-way and designate that portion
of land and adjacent parcels to allow for rowhouses, townhouses and multi-residential
development up to six storeys in height.

 The proposal would allow for an appropriate level of density in close proximity to an
Urban Main Street and the Primary Transit Network and is in keeping with the applicable
policies of the Municipal Development Plan (MDP) and the North Hill Communities Local
Area Plan (LAP).

 What does this mean to Calgarians? An undeveloped portion of road right-or-way and
adjacent lands would be made available for development. The proposed Residential –
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Grade-Oriented Infill (R-CG) District, Multi-Residential – Contextual Grade-Oriented 
(M-CG) District and Multi-Residential – High Density Low Rise (M-H1) District would 
allow for increased housing choice within the community and more efficient use of 
existing infrastructure in close proximity to a planned LRT station.  

 Why does this matter? This proposal would enable development of land that is no longer
needed for roads and provide more housing options that may better accommodate the
evolving needs of different age groups, lifestyles and demographics.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This road closure and land use amendment application in the northeast community of Highland 
Park was submitted on 2024 May 17 by S+Co Planning+Design on behalf of the landowner, 
Robert Krebes. Real Estate and Development Services allowed for the inclusion of land owned 
by The City of Calgary to be reviewed for this land use amendment application including 3620, 
3624 and 3704 Centre A Street NE and the adjacent road right-of-way. The approximately 0.43 
hectare (1.06 acre) site is located between Centre A Street NE and 1 Street NE, and includes 
parcels to the north and south of the 36 Avenue NE road right-of-way as well as a portion of 
road right-of-way. It is situated approximately 100 metres (a two-minute walk) east of Centre 
Street N, an Urban Main Street and part of the Primary Transit Network. 

As per the Applicant Submission (Attachment 3), the intent of the application is to close a 
portion of road right-of-way (Attachment 4) and redesignate the closed road, as well as the 
adjacent parcels to enable low density and multi-residential development.  

No development permit application has been made at this time. A detailed planning evaluation 
of the application, including location maps and site context, is provided in the Background and 
Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties was appropriate. In response, the applicant door-knocked at adjacent 
properties and discussed the application at meetings with the Highland Park Community 
Association and the Greenview Industrial Business Improvement Area (BIA). The Applicant 
Outreach Summary can be found in Attachment 5.  

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners.  

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0139
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Administration received four letters of opposition and one letter neither in support nor opposition 
from the public. The letters included the following areas of concern: 

 loss of the existing pedestrian desire line path up the hill from 1 Street NE to Centre A
Street NE;

 loss of the ability to take advantage of a flashing crosswalk at 36 Avenue NE and Centre
Street N. The crosswalks at 34 and 38 Street NE lack flashing lights;

 loss of nature and habitat for existing birds, squirrels, skunks and a badger;

 loss of views to the east;

 increased noise, privacy concerns and light pollution;

 increased traffic and parking issues;

 height and density are out of character with the community; and

 overburdened infrastructure.

The Highland Park Community Association (CA) provided a letter neither supporting nor 
opposing the application. The CA indicated that they believe a geotechnical study, traffic study, 
market study and environmental impact analysis should be done before redesignating to the 
M-H1 District. They would also like to see a public stairway/pathway connecting the top of the
slope down to 1 Street NE. The letter is available as Attachment 6.

Administration considered the relevant planning issues specific to the application and 
determined the proposal to be appropriate given its location in proximity to existing BRT routes 
and a future LRT station, as well as supportive LAP policy. The building and site design, number 
of units, height and privacy concerns, traffic and off-site impacts would be reviewed and 
determined at a future development permit stage.  

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

IMPLICATIONS 

Social 
This application meets the vision of the MDP and LAP. It would allow for additional housing 
options which may better accommodate the housing needs of different age groups, lifestyles 
and demographics towards fostering an inclusive community.  

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies would be explored and encouraged at subsequent 
development permit stages.  

Economic 
The ability to develop a variety of residential forms would contribute to Calgary’s overall 
economic health by providing housing for residents and employment opportunities. It may also 
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help to increase ridership and create a viable transit-oriented node around the future 40 Avenue 
N Green Line LRT Station.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Road Closure Conditions of Approval
3. Applicant Submission
4. Registered Road Closure Plan
5. Applicant Outreach Summary
6. Community Association Response
7. Proposed Bylaw 10C2025
8. Proposed Bylaw 125D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Highland Park in the northeast quadrant of the 
city, one block east of Centre Street N. The site consists of three parcels which are vacant, two 
parcels which each have a single detached dwelling, and an undeveloped road right-of-way. 
The portion of road right-of-way that is approximately 20 metres wide and 58 metres in length 
has not been developed due to the sloped conditions. The total site is approximately 87 metres 
wide and 58 metres in length. This application proposes to close the 0.12 hectares (0.29 acres) 
portion of road right-of-way and redesignate it and the adjacent 0.31 hectares (0.77 acres) of 
land to create a total area of 0.43 hectares (1.06 acres) for low density and multi-residential 
development. The site is accessed mainly from 1 Street NE with the potential for access from 
Centre A Street NE in the future. The site does not have a lane.  
 
Surrounding development to the north, south and west of this proposal are low density single 
and semi-detached housing under the Residential – Grade-Oriented Infill (R-CG) District. To the 
east is an Industrial – Edge (I-E) District including the Calgary Transit Access Garage and 
parking area. There is also one parcel under the Direct Control District (Bylaw 38D2023) which 
was based on the I-E District but allows for the additional uses of auto body and paint shop and 
vehicle sales.  
 
This site is ideally located near public transit, an industrial employment area, schools, recreation 
and retail areas. The Greenview Industrial Area is immediately adjacent to the east of the site 
and features auto, construction, fitness, food and beverage, retail and professional services. 
The Centre Street N Main Street and 40 Avenue pop-up park are located approximately 400 
metres (a six-minute walk) to the northwest of the site at 40 Avenue NW and Centre Street N. 
This intersection is also the location of Bus Rapid Transit (BRT) stops and the future 40 Avenue 
N Green Line LRT Station. Buchanan Elementary School is located 450 metres (a seven-minute 
walk), and James Fowler High School is 700 metres (an 11-minute walk) to the west of the site. 
The Highland Park Community Association is 800 metres (a 13-minute walk) west of the site. 
 

Community Peak Population Table 
 
As identified below, the community of Highland Park reached its peak population in 1969. 
 

Highland Park 

Peak Population Year 1969 

Peak Population 4,875 

2019 Current Population 3,838 

Difference in Population (Number) -1,037 

Difference in Population (Percent) -21.3 % 

Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2023/38d2023.pdf
https://www.calgary.ca/communities/profiles/highland-park.html
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Location Maps  
 

 

 

Road Closure Map Land Use Amendment Map 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Road Closure 
This application proposes to close 0.12 hectares (0.29 acres) of the original 36 Avenue NE road 
right-of-way. This road right-of-way is undeveloped due to the sloped conditions in the area. The 
road closure will be subject to the conditions of approval contained in Attachment 2.  
 
Land Use  
The subject site is made up of five parcels currently designated R-CG District and an 
undesignated road right-of-way. The existing and proposed R-CG District allows for a range of 
low-density housing forms such as single detached, semi-detached, duplex dwellings, 
townhouses and rowhouses. The R-CG District allows for a maximum building height of 11 
metres and a maximum density of 75 dwelling units per hectare. Secondary suites (one 
backyard suite or one secondary suite per dwelling unit) are also allowed in the R-CG District 
and do not count towards allowable density. The parcel would require 0.5 parking stalls per 
dwelling unit and per secondary suite.  
 
A portion of the road closure area is proposed to be redesignated to the R-CG District to 
accommodate access from Centre A Street NE to the existing R-CG site to the west of the 
proposed M-CG District area. The existing R-CG area to remain is not part of the scope of this 
land use amendment application however it is anticipated to be part of a future development 



CPC2025-0570 
Attachment 1 

 

CPC2025-0570 Attachment 1  Page 4 of 6 
ISC:UNRESTRICTED 

permit. The combined area of the existing and proposed R-CG District areas may allow up to 
eight dwelling units. 
 
The proposed Multi-Residential – Contextual Grade-Oriented (M-CG) District allows for primarily 
townhouses and rowhouses and is intended to be in close proximity or adjacent to low density 
development. The M-CG District allows for a maximum building height of 12 metres. The 
maximum density is 111 units per hectare (maximum 11 dwelling units).  
 
A portion of the road closure and the northern parcels are proposed to be redesignated to Multi-
Residential – High Density Low Rise (M-H1) District which would allow for high density multi-
residential development including stacked townhouses and apartment buildings. The M-H1 
District allows for a maximum building height of 26 metres, a minimum density of 150 units per 
hectare (minimum 43 units) and does not have a maximum density. 
 
The M-H1 District has rules regarding street wall step-backs and building separation to respond 
to the immediate urban context as well as requirements for landscaping and amenity space. 
Both multi-residential districts would require 0.625 parking stalls per dwelling unit and per 
secondary suite with the potential for a reduction for transit supportive multi-residential 
development since the site is within 400 metres of an existing BRT station.  
 
Development and Site Design  
The rules of the proposed R-CG, M-CG and M-H1 Districts would provide guidance for the 
future redevelopment of the site including appropriate uses, building height and massing, 
landscaping and parking. It is anticipated that this project will be referred to the Urban Design 
Review Panel at the development permit stage. Given the specific context of this site, additional 
items that will be considered through the development permit process include, but are not 
limited to: 
 

 mitigating shadowing, privacy and overlooking impacts; 

 ensuring an engaging built interface between the development and the public realm 
along both Centre A Street NE and 1 Street NE; 

 careful consideration of how the proposed amenity spaces are accessed and function 
from a pedestrian perspective; and 

 slope adaptive design and use of Crime Prevention Through Environmental Design 
(CPTED) to achieve desired design outcomes. 

 
Transportation  
The site is accessible via existing sidewalks on Centre A Street NE and 1 Street NE. Centre A 
Street NE terminates north of 36 Avenue NE, due to the sloped conditions. An existing 
pedestrian desire line path cuts across the site from the southeast to northwest and this location 
has been identified as a recommended pathway in the Always Available for All Ages and 
Abilities (5A) network. Administration worked with the applicant and internal Public Spaces 
Project Development, Pathways and Trails, Mobility Maintenance and Public Spaces Delivery 
Teams to determine if a functional design could include a stair and pathway connection. 
Unfortunately, a public pathway project was determined to not be viable due to the steep sloped 
conditions which means that a public pathway would require stairs and would therefore not meet 
5A compliant specifications for accessibility. 
 
A public access easement agreement to enable the creation of a future pathway was ultimately 

not required as part of this road closure and land use amendment application review.  
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Regarding the City’s 5A cycling network, an existing on-street bikeway is located along 1 Street 
NE. West of the site, Centre Street North is identified as a recommended on-street bikeway. 
The R-CG, M-CG and M-H1 rules require bicycle parking facilities which will be reviewed as part 
of a future development permit application.  
 
The site is well served by Calgary Transit. Route 3 (Sandstone / Elbow Drive) is located on 
Centre Street and 36 Avenue N, approximately 100 metres west from the site. Due to the 
existing topography, access to the stop via sidewalks along Centre A Street NE is 500 metres 
(an eight-minute walk) away. Additional Transit route stops at Centre Street and 40 Avenue NE 
are available approximately 350 metres (a five-minute walk) northwest of the site. This stop 
includes Bus Rapid Transit (BRT) Route 300 (Airport / City Centre) and BRT Route 301 (North / 
City Centre). The future 40 Avenue N Green Line LRT Station is planned approximately 400 
metres (a six-minute walk) to the northwest.  
 
Vehicular access is proposed to be from both 1 Street NE and Centre A Street NE. Multi-family 
sites with over 100 dwelling units require a secondary access. A Transportation Impact 
Assessment may be required at the development permit stage. This would likely include 
confirmation of proposed unit counts, location and number of vehicular driveways, proposed 
motor vehicle parking supply and proposed loading facilities and waste and recycling retrieval 
facilities. A City standard turnaround bulb will be required at the south terminus of Centre A 
Street NE, with some land from the subject site required.  
 
Environmental Site Considerations 
No environmental concerns were noted for this site.  
 
Utilities and Servicing  
Water and sanitary sewers are available to service this subject site, with separate service 
connections required for each proposed lot. A sanitary servicing study will be required with a 
future development permit application to determine the impact to the downstream capacity in 
the local sanitary mains. A storm extension upgrade is required for future development. 
 
At the development permit stage, a Slope Stability Report prepared by a qualified Geotechnical 
Engineer will be required. If required, a Development and Geotechnical Covenant may be 
registered against the affected lot(s), prohibiting the development of the lot(s) except in strict 
accordance with the development restriction recommendations in the Slope Stability Report.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The City of Calgary Municipal Development Plan (MDP) identifies this site as part of the 
Developed Residential – Inner City area as identified in Map 1: Urban Structure. Policy indicates 
sites within the Inner City area may intensify, particularly in transition zones adjacent to areas 
designated for higher density (i.e., Neighbourhood Main Street). The site is approximately 100 
metres from Centre Street N, which is a Main Street. The proposed R-CG, M-CG and M-H1 
Districts recognize the predominantly residential nature within the community and supports 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download


CPC2025-0570 
Attachment 1 

 

CPC2025-0570 Attachment 1  Page 6 of 6 
ISC:UNRESTRICTED 

intensification that respects the scale and character of the neighbourhood. This application is in 
keeping with relevant policies in the MDP. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
North Hill Communities Local Area Plan (Statutory – 2021) 
Policies within the North Hill Communities Local Area Plan (LAP) support redevelopment in 
transit supportive areas. The site is identified for higher density and scale residential uses as 
part of the “Neighbourhood Local” Urban Form policy area. The Neighbourhood Local Urban 
Form represents more residentially oriented areas of the North Hill Communities. The eastern 
half of the site is also within the Industrial Transition area where compatible industrial working 
spaces and work-live units may be encouraged. The site is located in a “Low - Limited” Building 
Scale (up to three storeys) on the southern portion and a “Low” Building Scale (up to six 
storeys) on the northern portion. The site is also located within the 40 Avenue Station Area and 
the northern portion of the site is within the 40 Avenue N Transition Zone. The proposed land 
use districts are in alignment with the applicable policies of the LAP.  
 
 
 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Proposed Road Closure Conditions of Approval 
 

1. All existing utilities within the road closure area shall be protected by easement or 
relocated at the developer’s expense.  

 
2. The developer is responsible for all costs associated with the closure including all 

necessary physical construction, removal, rehabilitation, utility relocation, etc.  
 

3. The closed road right-of-way is to be consolidated with the adjacent lands. 
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Applicant Submission 
Received 2024 October 30 
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Registered Road Closure Plan 
Received 2025 May 6 
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Applicant Outreach Summary 
Received 2025 February 5 
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Community Association Response 
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BYLAW NUMBER 10C2025 
 

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

(PLAN 2510791, AREA ‘A’)  
(CLOSURE LOC2024-0139/CPC2025-0570) 

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

 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2510791 
 AREA ‘A’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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BYLAW NUMBER 125D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0139/CPC2025-0570) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Land Use Amendment in Martindale (Ward 5) at 43 Martindale Drive NE, LOC2024-0209 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.55 hectares ± (1.35 
acres ±) located at 43 Martindale Drive NE (Plan 8711334, Block 10, Lot 18) from the 
Special Purpose – Community Institution (S-CI) District to Multi-Residential – High Density 
Low Rise (M-H1) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 126D2025 for the redesignation of 0.55 
hectares ± (1.35 acres ±) located at 43 Martindale Drive NE (Plan 8711334, Block 10, Lot 18) 
from the Special Purpose – Community Institution (S-CI) District to Multi-Residential – High 
Density Low Rise (M-H1) District. 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to Multi-Residential – High Density
Low Rise (M-H1) District to enable the development of six storey multi-residential
development.

 The proposal is in keeping with the relevant policies of the Municipal Development Plan
(MDP) and Saddle Ridge Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposed M-H1 District would allow for
increased housing choice within the community and more efficient use of existing
infrastructure, public amenities and transit.

 Why does this matter? The proposal will facilitate the development of a Residential Care
and Assisted Living development.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use application, in the northeast community of Martindale, was submitted by Olympia 
Planning on behalf of the landowner Dashmesh Culture Centre (DCC) on 2024 August 20. The 
0.55 hectare site is currently vacant and under the control of the DCC which also owns and 
operates the Sikh temple that is located on the adjacent parcel at 135 Martindale Boulevard NE. 
Built in 1987, the temple has served as a major cultural and social hub for the Sikh community 
based in the Calgary metropolitan region. Administration is currently reviewing an additional 
land use amendment (LOC2024-0210) for the parcel located at 61 Martindale Drive, that will 
facilitate the development of 24 transitional housing units which will be utilized by distressed 
families and visiting clergy who have been invited for an extended stay by the DCC. The 
applications were both submitted as a part of an overall plan that is intended to facilitate a 
comprehensive development that along with the existing temple site will transform the area into 
a cultural and social hub for the local Sikh community.  
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No development permit application has been submitted at this time, however, as noted in the 
Applicant Submission (Attachment 2), the applicant intends to build a 6 storey multi-residential 
development that will be used as both a Residential Care and Assisted Living development. The 
DCC intends to allocate 50 percent of the 92 proposed units towards full time care, 30 percent 
towards assisted living and 20 percent towards independent living residences, all of which will 
be provided at below market rents. The development will be jointly funded by private donations 
and the Province of Alberta. 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit   to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant held a virtual meeting with the Ward 5 Councillor and Martindale Community 
Association (CA) on 2025 February 28. Additionally, they held an engagement session during 
Vaisakhi celebrations on 2025 May 11, at Prairie Winds Park in NE Calgary to discuss the 
application with members of the temple congregation. The Applicant Outreach Report can be 
found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site, published online and notification letters were sent to adjacent 
landowners. 

The Martindale CA did not provide any comments to the initial circulation. The CA was 
contacted prior to the completion of this report and no comments have been received to date. 

Administration received seven responses in opposition from the public. The comments are 
summarized below: 

 height, including shadowing and loss of sunlight;

 increase in density;

 parking and traffic impacts; and

 loss of privacy.

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposed development is in alignment with 
relevant MDP policies that are applicable for the subject site. The future building and site 
design, including landscaping and parking will be reviewed and determined through review of 
the development permit. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0209
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised.   

IMPLICATIONS 

Social 
The proposed land use district would allow for high density residential development. The 
proposed change will better accommodate the housing needs of different age groups, lifestyles 
and demographics. It will also help to facilitate the creation of a social and cultural hub for the 
community as the development will be integrated with the existing temple located north of the 
site and proposed social organization directly to the east. 

Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development permit stages. 

Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services, and provide more compact housing in community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 126D2025
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Background and Planning Evaluation 

Background  
The subject site is located in the northeast community of Martindale, on the corner of Martinview 
Road NE and Martindale Drive NE, adjacent to the Dashmesh Culture Centre and Ecole la 
Mosaique school respectively. The site is approximately 0.55 hectares in size (1.35 acres) and 
is approximately 100 metres wide by 55 metres deep. The site fronts onto Martindale Drive NE 
with primary vehicular access taking place from the street via a shared driveway.  
 
Surrounding development is characterized by a mix of low-density residential development and 
institutional uses which includes Ecole la Mosaique, a French immersion school, to the west and 
places of worship to the east and north respectively. The site has two transit stops located in 
close vicinity which provides a direct connection to the Saddletowne LRT Station and the overall 
Primary Transit Network. Commercial development is limited within the area, but a small multi-
tenant commercial complex is located approximately 300 metres (a five-minute walk) from the 
subject site. The main concentration of commercial uses within this area are located in the 
McKnight-Westwinds area which is located two kilometres to the southwest. 
 
Martindale was established in 1983 on land that was annexed by the City of Calgary in 1961. 
There are approximately 4000 households within the area and is one of the most ethnically 
diverse neighbourhoods in Calgary. The Punjabi community has a large presence in the area as 
a significant number of households in the area have been identified as being a part of this ethnic 
cohort. Redevelopment in Martindale has been limited. This application represents one of the 
first major redevelopment projects since the community was first developed.  
 

Community Peak Population Table  

 
As identified below, the community of Martindale reached its peak population in 2019. 
  

Martindale 

Peak Population Year 2019 

Peak Population 14,905 

2019 Current Population 14,905 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/communities/profiles/martindale.html
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Location Maps 

 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 

Land Use 
The existing Special Purpose – Community Institution (S-CI) District is intended to allow for the 
development of a large scale cultural, place of worship, education, health and treatment 
facilities. There is no limitation to building height for development on this parcel when it shares a 
property line with a non-residential land use district. The landowner of the subject site intends to 
develop an assisted living and multi-residential development. The current uses provided under 
the S-CI District do not allow for the proposed uses, thus making the development vision 
unachievable for the site under its current designation. 
 
The proposed Multi-Residential – High Density Low Rise (MH-1) District is intended to provide 
Multi-Residential Development in a variety of forms. The maximum height allowable in MH-1 is 
26 metres, with restrictions on height and step-backs from the property line shared with special 
purpose districts. The minimum density in the M-H1 District is 150 units per hectare. This 
equates to a minimum density of 82 dwelling units. There is no maximum density provision 
within the district as proposed in this land use redesignation application. No development permit 
has been submitted at this time. However, the applicant has indicated they will be pursuing 
assisted living and multi-residential development that will consist of a total of 92 dwelling units. 
 
Development and Site Design  
The rules of the proposed M-H1 District would provide the framework for future development of 
the site including appropriate uses, building height and massing, landscaping and parking. 
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Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 providing an engaging building design and interface along Martindale Drive NE;  

 addressing the interface with the Dashmesh Culture Centre, including creating a strong 
pedestrian connection between the temple, and the proposed development on the 
adjacent parcel and subject site; and 

 mitigating, shadowing, overlooking privacy concerns. 
 
Transportation  
Pedestrian access to the site is available via the existing sidewalk along Martindale Drive NE. 
Future vehicular access to the site is expected to be from the existing shared driveway that is 
accessible from Martindale Drive NE. 
 
The site is well served by Calgary Transit with stops available on Martindale Boulevard NE. 
These stops are located less than 250 metres from the subject site (a four-minute walk) and are 
serviced by the Route 60 (Taradale) and Route 61 Martindale (Martindale) and provides feeder 
route service for residents of Martindale and Taradale to connect to Saddletowne LRT station 
and the greater Primary Transit Network.  
 
The Always Available for All Ages and Abilities (5A) Network indicates a future proposed multi-
use pathway and on street bike network that will run along Martindale Boulevard NE and 
connect to 64 Avenue NE and Métis Trail NE.  
 
A Transportation Impact Assessment was not required as a part of this application.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary and storm services are available to service future development of the site. 
Details of site servicing, as well as appropriate stormwater management will be considered and 
reviewed as part of a future development permit. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within the Residential-Developed-Established area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification in established communities to occur in a 
form and nature that respects the scale and character of the neighbourhood context. New 
development in established areas should incorporate appropriate densities, a mix of land uses 
and a pedestrian-friendly environment to support an enhanced Base or Primary Transit 
Network. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The MDP encourages a wide variety and choice of housing forms, tenures, and affordability 
throughout the city to accommodate the needs of current and future Calgarians. In order to 
establish a Complete Community, the policy speaks to accommodating special care facilities 
within residential and mixed-use communities to provide for a broad range of specialized 
accommodation to meet a diverse array of city-wide and community needs, including nursing 
homes. 
 
The proposal aligns with applicable policy directives of the Municipal Development Plan. The 
MH-1 District will facilitate the construction of an Assisted Living housing facility within an 
established community that will be developed in a manner that is sensitive to the existing 
context of the area. The proposed development will be in close vicinity to an array of small scale 
commercial uses, open space amenities and a place of worship that will help to facilitate the 
creation of a cultural and social hub within the community. Transit is located adjacent to the site 
and provides a direct connection the large transit network and major commercial uses located in 
the McKnight-Westwinds area. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Saddle Ridge Area Structure Plan (2007) 
The subject site is located within the Saddle Ridge Area Structure Plan (ASP). The site is 
located within Residential Cell A of the ASP. The communities of Martindale and Taradale were 
included within the policy as the development pattern in these neighbourhoods were expected 
to extend north into Saddle Ridge. 
 
Martindale was originally envisioned as a community that would primarily accommodate single 
family detached homes with ancillary land uses that would support residential development in 
the area. However, the ASP speaks to residential development within the greater plan area 
consisting of both low to medium density residential development that includes a mix of housing 
types and tenures.  
 
The proposal is consistent with the applicable policies of the ASP as the proposed land use 
represents medium scale multi residential development that will complement existing 
development in the area and help facilitate the creation of a community hub anchored by the 
temple located on the adjacent parcel. 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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Applicant Submission 
2024 August 20 
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Applicant Outreach Summary 
2025 August 20 
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 CPC2025-0151 
  ATTACHMENT 4 

BYLAW NUMBER 126D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0209/CPC2025-0151) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Land Use Amendment in Martindale (Ward 5) at 61 Martindale Drive NE, LOC2024-0210 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.15 hectares ± (0.37 
acres ±) located at 61 Martindale Drive NE (Plan 8711334, Block 10, Lot 17) from the 
Special Purpose – Community Institution (S-CI) District to Direct Control (DC) District to 
accommodate a multi-residential development and social organization use, with guidelines 
(Attachment 4). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 127D2025 for the redesignation of 0.15 
hectares ± (0.37 acres ±) located at 61 Martindale Drive NE (Plan 8711334, Block 10, Lot 17) 
from the Special Purpose – Community Institution (S-CI) District to Direct Control (DC) District 
to accommodate a multi-residential development and social organization use, with guidelines 
(Attachment 4). 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to a Direct Control District based
off the Multi-Residential – High Density Low Rise (M-H1) District to enable the
development of a four storey multi-residential development. Additionally, a portion of the
building will be utilized as a Social Organization that will be operated by the Dashmesh
Culture Centre (DCC).

 The proposal is in keeping with the relevant policies of the Municipal Development Plan
(MDP) and Saddle Ridge Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposed M-H1 District would allow for
increased housing choice within the community and more efficient use of existing
infrastructure, public amenities and transit.

 Why does this matter? The proposal will create 24 housing units (in a variety of formats)
in the community of Martindale as well as help to facilitate the creation of a cultural and
social hub in the community.

 A Development Permit application has been submitted and is currently under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use application, in the northeast community of Martindale, was submitted by Olympia 
Planning on behalf of the landowner Dashmesh Culture Centre (DCC) on 2024 August 20. The 
0.15 hectare site is currently developed with a single detached dwelling that is utilized by the 
DCC which also owns and operates the Sikh temple that is located on the adjacent parcel at 
135 Martindale Boulevard NE. Built in 1987, the temple has served as a major cultural and 
social hub for the Sikh community based in the Calgary metropolitan region. The proposed 
development is intended to be a part of a comprehensive development that would be 
incorporated with the existing temple site and with the intent to transform the area into a cultural 
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hub. Administration is currently reviewing a land use amendment (LOC2024-0209) for the parcel 
located at 43 Martindale Drive NE that will facilitate the development of a six storey transitional 
housing development that will consist of approximately 92 dwelling units that will be used as 
both Residential Care and Assisted Living. 

At present, there is no stock land use district in the land use bylaw (1P2007) that allows for both 
Multi-Residential Development and a Social – Organization use to co-exist under the same 
designation. As a result, a Direct Control (DC) District (Attachment 4) is required due to the 
unique circumstance where a non-profit organization intends to build both a multi-unit affordable 
housing project and create a formal gathering place for members of the DCC congregation to 
assemble for social and cultural activities and have offices allocated for use by the committee 
that administers the temple.  

A development permit application (DP2025-00256) for a four storey multi-residential 
development has been submitted and is currently under review. As indicated in the Applicant’s 
Submission (Attachment 2), the future development will contain a total of 24 transitional housing 
units that will be used for short term tenures for both families seeking temporary shelter and 
travelling members of the clergy associated with the DCC. For the purposes of this report, 
transitional housing units refers to Multi-Residential Development, including Assisted Living, and 
Residential Care, or a combination thereof, provided as affordable housing units. The ground 
floor of the development will be utilized by the DCC for a Social Organization use that is directly 
tied to the DCC.  The development will be jointly funded by private donations and the Province 
of Alberta.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant held a virtual meeting with the Ward 5 Councillor and Martindale Community 
Association (CA) on 2025 February 28. Additionally, they held an engagement session on 2025 
May 11 at Prairie Winds Park during Vaisakhi celebrations to discuss the application with 
members of the temple congregation. The Applicant Outreach Report can be found in 
Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site, published online and notification letters were sent to adjacent 
landowners. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0210
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No comments from the Martindale Community Association (CA) were received. Administration 
contacted the CA to follow up and no response was received. 
No public comments were received at the time of writing this report. 
Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposed development is in alignment with 
relevant MDP policies that are applicable for the subject site. The future building and site 
design, including landscaping and parking will be reviewed and determined at the development 
permit stage. 

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

IMPLICATIONS 

Social 
The proposed land use district would allow for high density residential development. The 
proposed change will better accommodate the housing needs of different age groups, lifestyles 
and demographics. It will also help to facilitate the creation of a social and cultural hub for the 
community. 

Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are being explored and encouraged at the 
development permit stage. 

Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services, and provide more compact housing in the community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 
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Background and Planning Evaluation 

Background 

The subject site is located in the northeast community of Martindale, mid-block on the north side 
of Martindale Drive NE, adjacent to the Dashmesh Culture Centre and Ecole la Mosaique 
school respectively. The site is approximately 0.15 hectares in size (0.37 acres) and is 
approximately 37 metres wide by 36 metres deep. The site fronts onto Martindale Drive NE with 
primary vehicular access from the street via a shared driveway.  

Surrounding development is characterized by a mix of low-density residential development and 
institutional uses which include Ecole la Mosaique, a French immersion school located 300 
metres (a five-minute walk) to the west, and places of worship to the east and north of the 
subject site. The site has two transit stops located in close vicinity which provides a direct 
connection to the Saddletowne LRT Station and the overall Primary Transit Network. 
Commercial development is limited within the area, however, a small multi-tenant commercial 
complex is located approximately 275 metres (a five-minute walk) from the subject site. The 
main concentration of commercial uses within this area are located in the McKnight-Westwinds 
area which is located two kilometres to the southwest. 

Martindale was established in 1983 on land that was annexed by the City of Calgary in 1961. 
There are approximately 4000 households within the area and is one of the most ethnically 
diverse neighbourhoods in Calgary. The Punjabi community has a large presence in the area as 
several households in the area identify as being a part of this ethnic cohort. Redevelopment in 
Martindale has been limited. This application represents one of the first major redevelopment 
projects since the community was first developed.  

Community Peak Population Table 

As identified below, the community of Martindale reached its peak population in 2019. 

Martindale 

Peak Population Year 2019 

Peak Population 14,905 

2019 Current Population 14,905 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/communities/profiles/martindale.html
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 

Land Use 
The existing Special Purpose – Community Institution (S-CI) District is intended to allow for the 
development of large scale cultural, place of worship, education, and health and treatment 
facilities. There is no limitation to building height for development on this parcel when it shares a 
property line with a non-residential land use district. The landowner of the subject site intends to 
develop a multi-residential development with a Social Organization use located within the 
principal building. The current land uses provided under the S-CI District do allow for a Social 
Organization use. However, a Multi-Residential use within a new development is not allowed 
under the current district, thus making the development vision for transitional housing 
unachievable for the site under its current land use designation. 
 
The proposed Direct Control (DC) District is based on the Multi-Residential – High Density Low 
Rise (MH-1) District with the added discretionary use of Social Organization. The maximum 
height allowable in the MH-1 District is 26 metres, with restrictions on height and step-backs 
from the property line shared with special purpose districts. The minimum density in the M-H1 
District is 150 units per hectare. This equates to a minimum density of 22 dwelling units. There 
is no maximum density provision within the district. A Development Permit application for a 
transitional housing development consisting of a total of 24 dwelling units as well as a Social 
Organization use on the ground floor has been submitted and is currently under review by 
Administration.  
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Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary. The DC 
District provides for the applicant’s proposed development with consideration of a unique 
circumstance where a Multi-Residential use is proposed in conjunction with a Social 
Organization use within the same building. The same result could not be achieved using a 
standard land use district in the Land Use Bylaw 1P2007. The rules of the Multi-Residential – 
High Density Low Rise (M-H1) District will be used to evaluate all future development on the site 
in terms of height, density, setbacks, landscaping and parking. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District. Section 6 incorporates the rules of the base district in Bylaw 1P2007 where 
the DC does not provide for specific regulation. In a standard district, many of these rules can 
be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this DC rule is to 
ensure that rules regulating aspects of development that are not specifically regulated by the 
DC can also be relaxed in the same way that they would be in a standard district. 
 
Development and Site Design  
The rules of the proposed DC District would provide guidance for the future redevelopment of 
the site including appropriate uses, building height and massing, landscaping and parking. 
Given the specific context of this site, additional items being considered through the 
development permit process include, but are not limited to: 
 

 providing an engaging building design and interface along Martindale Drive NE; 

 addressing the interface with the Dashmesh Culture Centre, and creating a strong 
pedestrian connection between the temple and the proposed development on the 
adjacent parcel and subject site; and 

 mitigating shadowing and overlooking privacy concerns. 
 
Transportation  
Pedestrian access to the site is available via the existing sidewalk along Martindale Drive NE. 
Future vehicular access to the site is expected to be from the existing shared driveway that is 
accessible from Martindale Drive NE. 
 
The site is well served by Calgary Transit with stops available on Martindale Boulevard NE. 
These stops are located less than 150 metres from the subject site (a two-minute walk) and are 
serviced by Route 60 (Taradale) and Route 61 (Martindale) and provides feeder route service 
for residents of Martindale and Taradale to connect to Saddletowne LRT Station and the greater 
Primary Transit Network. 
 
The Always Available for All Ages and Abilities (5A) Network indicates a future proposed multi-
use pathway and on-street bike network that will run along Martindale Boulevard NE and 
connect to 64 Avenue NE and Métis Trail NE.  
 
A Transportation Impact Assessment was not required as a part of this application.  
 
Environmental Site Considerations  
No environmental concerns were identified. 
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Utilities and Servicing  
Water, sanitary and storm services are available to service future development of the site. 
Details of site servicing, as well as appropriate stormwater management will be considered and 
reviewed as part of a future development permit. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  

Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject parcel is located within the Residential-Developed-Established area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification in established communities to occur in a 
form and nature that respects the scale and character of the neighbourhood context. New 
development in established areas should incorporate appropriate densities, a mix of land uses 
and a pedestrian-friendly environment to support an enhanced Base or Primary Transit 
Network. 
 
The MDP encourages a wide variety and choice of housing forms, tenures, and affordability 
throughout the city to accommodate the needs of current and future Calgarians. In order to 
establish a complete community, the policy speaks to accommodating special care facilities 
within residential and mixed-use communities to provide for a broad range of specialized 
accommodation to meet a diverse array of city-wide and community needs, including nursing 
homes. 
 
The proposal aligns with applicable policy directives of the Municipal Development Plan. The 
Direct Control (DC) District will facilitate the construction of 24 transitional housing units that will 
be located within a small scale multi-residential building as well as ground floor space for a 
social organization that is directly tied to the Dashmesh Culture Centre. The proposed 
development will be in close vicinity to an array of small-scale commercial uses and open space 
amenities. Transit is located adjacent to the site and provides a direct connection the large 
transit network and major commercial uses located in the McKnight-Westwinds area. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Saddle Ridge Area Structure Plan (2007) 
The subject site is located within the Saddle Ridge Area Structure Plan (ASP). The site is 
located within Residential Cell A of the ASP. The communities of Martindale and Taradale were 
included within the policy as the development pattern in these neighbourhoods were expected 
to extend north into Saddle Ridge. 
 
Martindale was originally envisioned as a community that would primarily accommodate single 
detached homes with ancillary land uses that would support residential development in the area.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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However, the ASP speaks to residential development within the greater plan area consisting of 
both low to medium density residential development that includes a mix of housing types and 
tenures.  
 
The proposal is consistent with the applicable policies of the ASP as the proposed land use 
represents medium scale multi-residential development that will complement existing 
development in the area and help facilitate the creation of a community hub anchored by the 
temple located on the adjacent parcel. 
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Applicant Submission 
2024 August 20 
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Applicant Outreach Summary 
2024 August 20 
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  ATTACHMENT 4 

BYLAW NUMBER 127D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0210/CPC2025-0158) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to allow for the additional use of social 

organization. 
 

Compliance with Bylaw 1P2007  
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 

Permitted Uses 
4 The permitted uses of the Multi-Residential – High Density Low Rise (M-H1) District of 

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

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

 
(a) Social Organization. 

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

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Relaxations  
7 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007.  
 
 



Approval: M Sklar  concurs with this report.  Author: A. Singh 

City Clerks: C. Doi / J. Palaschuk 
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2025 June 19 Page 1 of 3 

Outline Plan and Land Use Amendment in Saddle Ridge (Ward 5) at 4515 – 84 
Avenue NE, LOC2024-0267 

RECOMMENDATIONS: 

That Calgary Planning Commission: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 4515 – 84 Avenue NE (Plan 6778AW, Block 17) to subdivide 1.36 hectares ±
(3.35 acres ±) with conditions (Attachment 2);

2. Forward this report (CPC2025-0349) to the 2025 July 15 Public Hearing of Council; and

That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the redesignation of 1.36 hectares ± (3.35
acres ±) located at 4515 – 84 Avenue NE (Plan 6778AW, Block 17) from Special
Purpose – Future Urban Development (S-FUD) District to Residential – Low Density
Mixed Housing District (R-G) District, Residential – Low Density Mixed Housing District
(R-Gm) District and Special Purpose – School, Park and Community Reserve (S-SPR)
District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 19: 

That Council give three readings to Proposed Bylaw 132D2025 for the redesignation of 1.36 
hectares ± (3.35 acres ±) located at 4515 – 84 Avenue NE (Plan 6778AW, Block 17) from 
Special Purpose – Future Urban Development (S-FUD) District to Residential – Low Density 
Mixed Housing District (R-G) District, Residential – Low Density Mixed Housing District (R-Gm) 
District and Special Purpose – School, Park and Community Reserve (S-SPR) District. 

HIGHLIGHTS 

 This application seeks to establish a subdivision framework and redesignate lands in the
community of Saddle Ridge to allow for residential development, open spaces, roadways
and for the extension of servicing infrastructure onto adjacent lands.

 The proposal is in keeping with the applicable policies of the Municipal Development
Plan (MDP) and Saddle Ridge Area Structure Plan (ASP).

 What does this mean to Calgarians? This proposal would allow for the development and
servicing of lands surrounded by existing and developing communities, working towards
the completion of this neighbourhood in Saddle Ridge.

 Why does this matter? The proposed outline plan establishes a servicing strategy, road
network and open spaces that would allow for logical development and intensification of
small holdings lands to contribute towards a complete community in northeast Calgary
with infrastructure planned and designed to be extended as needed to allow for the
development of surrounding lands.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this application.
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DISCUSSION  
This outline plan and land use amendment application in the northeast community of Saddle 
Ridge was submitted on 2024 October 29 by B&A Studios on behalf of landowners Gurdev, 
Harmendeep, Harminder and Parmendeep Gill. The subject parcel is currently developed as a 
1.36 hectare (3.35 acre) residential lot and is a part of a larger rural residential area comprised 
of 16 lots that are similar in size and bound by 80 Avenue NE to the south, 84 Avenue NE to the 
north, Métis Trail NE to the west and 52 Street NE to the east. Surrounding lands are comprised 
of other rural residential lots, low density residential areas, and developing cultural and 
institutional uses. The lands located northeast of the subject site have received land use and 
are currently developed with low density residential developments. 

As referenced in the Applicant Submission (Attachment 3), the proposal seeks to obtain outline 
plan and land use approvals to accommodate low density residential development along with 
associated open spaces, servicing and mobility infrastructure (Attachment 4). The proposed 
Outline Plan (Attachment 5) anticipates a density of 29 units per hectare (12 units per acre) and 
a development intensity of 40 people and jobs per hectare as shown in the Proposed Outline 
Plan Data Sheet (Attachment 6), which meets both the MDP and ASP minimums of 20.0 units 
per hectare (8.0 units per acre) for new communities.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed outline plan and land use amendment application, the 
applicant was encouraged to use the Applicant Outreach Toolkit to assess which level of 
outreach with the public/interested parties was appropriate. In response, the applicant reached 
out to the Saddle Ridge Community Association (CA), the Ward 5 Councillor’s Office and 
individual landowners to discuss the application. The Applicant Outreach Summary can be 
found in Attachment 7. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. 

The CA was circulated a copy of the application but did not provide any comments. 
Administration made attempts to contact the CA but did not receive a response. 

No letters from interested members of the public were received in response to the circulations 
and notice postings on site. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0267
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
policy and land use amendment will be posted on site and mailed out to adjacent landowners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposal would allow for a variety of housing choices in low density residential building 
forms, providing for a range of housing opportunities. The proposal would also provide for new 
pedestrian infrastructure in the area. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align development on 
this site with applicable climate strategies will be explored and implemented at future 
development permit stages. 

Economic 
Development and servicing of this area supports Calgary’s overall economic health by housing 
new residents within Calgary’s established areas and supports more residential areas in 
proximity to major employment areas like the Calgary International Airport and nearby business 
and industrial lands.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Approved Outline Plan Conditions of Approval
3. Applicant Submission
4. Proposed Land Use Amendment Map
5. Approved Outline Plan
6. Approved Outline Plan Data Sheet
7. Applicant Outreach Summary
8. Proposed Bylaw 132D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the northeast community of Saddle Ridge. The site is within Cell D 
of the Saddle Ridge Area Structure Plan (ASP). The subject site and other lands of Cell D are a 
developing area that was originally subdivided and developed as country residential acreages 
before being annexed into the City of Calgary in 1961. Redevelopment and servicing of the Cell 
D lands has proceeded slowly due to the fragmented land ownership pattern in the area. The 
overall size of this parcel is slightly smaller than others in Cell D due to a portion of it being 
reserved as right-of-way to accommodate the future expansion of Métis Trail NE. This 
dedication limits the type of development that can take place on the parcel due to less 
developable land being available. 
 
Development north of 84 Avenue NE has been ongoing and is comprised of a mix of residential, 
commercial and open space uses that are in varying stages of development and use. A private 
school, Gobind Sarvar High School, is located 250 metres (a four-minute walk) northeast of the 
subject parcel. The development vision for this area is comprised of a variety of uses that are 
supported by the necessary infrastructure to ensure its long-term viability. This includes 
appropriate servicing for developing parcels and a street and pedestrian network that provides 
connectivity both within Cell D and to the entire community as a whole.  
 
To the north, east and south of Cell D is the community of Saddle Ridge which includes several 
established services and amenities including the Saddletowne LRT Station, Genesis Centre and 
Saddletowne Crossing commercial area.  
 
In terms of active applications in the area, an outline plan for 5.63 hectares (13.91 acres) 
(LOC2024-0127) was recently approved for lands located at 5029 and 5119 – 84 Avenue NE 
and 5220 – 80 Avenue NE. To the southeast are undeveloped residential lands that are a part 
of a larger outline plan (LOC2017-0382) that is under review by Administration. The larger 
outline plan was presented to Calgary Planning Commission (CPC) on 2024 January 24, where 
Commission recommended further amendments to the application. A future CPC date will 
scheduled once more work is complete on that outline plan. 
 
The subject outline plan area is approximately 1.36 hectares (3.35 acres) and is composed of 
one parcel. Small portions of the site are planned to be used for road right-of-way and utility 
easements. They are included in the outline plan but are not part of the proposed land use 
amendment.  
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Community Peak Population Table  
 
As identified below, the community of Saddle Ridge reached its peak population in 2019, 
however, the area continues to experience ongoing development. 
 

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

Difference in Population (Number) 0 

Difference in Population (Percent) 0.0% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/saddle-ridge.html
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Location Maps 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The existing land use is the Special Purpose – Future Urban Development (S-FUD) District, 
which is intended for lands awaiting urban development and utility servicing.  
 
The proposed Residential – Low Density Mixed Housing (R-G) District is intended to support a 
variety of low-density residential building forms including single and semi-detached dwellings, 
duplex dwellings and rowhouse buildings, along with secondary suites and backyard suites. The 
maximum building height in this district is 12.0 metres. The R-G District sites comprise 
approximately 0.60 hectares (1.48 acres) of the proposed redesignation area. Parcels 
designated as R-Gm are intended to accommodate rowhouse buildings, semi-detached 
dwellings, duplex dwellings and cottage housing clusters. The application is proposing an R-Gm 
District in the northeast portion of the block and is intended to limit the amount of single 
detached dwellings that will be ultimately built in the plan area. 
 
The proposed S-SPR District is intended to provide for schools, parks, open spaces and 
recreational facilities. This District is only applied to lands that will be dedicated as municipal 
school reserve or municipal reserve (MR) pursuant to the Municipal Government Act. 
Throughout the Cell D outline plans to date, small neighbourhood parks are provided that serve 
varying functions and recreational opportunities. The required 10 percent MR dedication is 
provided as an approximately 0.14 hectares (0.34 acres) dedication of land in the southeast 
portion of the outline plan area. This location was deemed appropriate for a park location as it 
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provides the best opportunity to combine with the future park space that will be required when 
the landowners for the adjacent block pursue development on their parcel. 
 
Subdivision Design  
The proposed outline plan is intended to establish the framework for a grid street network in the 
area, integrating with streets that have been planned or completed on adjacent lands. Although 
design options are limited as the application consists of a single narrowly shaped parcel, it will 
unlock future development on adjacent blocks due to its location and key contributions in terms 
of road dedication and development of servicing infrastructure.  
 
Access to the site will be from a new north-south residential street, Saddle Ranch Street NE, 
that adds connectivity between Saddle Ranch Boulevard NE and 84 Avenue NE.  
Other features of the proposal include: 
 

 establishment of a development block that will allow for an array of low density 
residential development; 

 development of park space that will be programmed to meet the needs of future 
residents; 

 development of new roadways in the plan area, such as the construction of Saddle 
Ranch Street NE, which will provide a continuous connection with the neighbourhoods to 
the north and south;  

 implementing improved pedestrian pathways in the area such as the provision of a 
north-south walkway that originates from 84 Avenue NE and terminates at Saddle Ranch 
Boulevard NE, which will provide an internal multi-modal connection that will allow 
residents to have a direct connection with future residential and open space amenities 
within the plan area; and 

 the provision of a north-south Regional Pathway along Métis Trail NE which will connect 
another pathway on 84 Avenue NE ultimately connecting to 52 Street NE to the east. 

 
The proposed outline plan also provides shadow planning for adjacent lands that provides a 
conceptual layout for how future development may occur on adjacent blocks, specifically Block 
18. The design is tentative and future work will be needed to evaluate the viability of these 
concepts at the time those applications are submitted for review by Administration. 
 
Open Space 
The MGA provides the legislative authority for municipalities to require land dedication of 
municipal reserves for park space and other related uses. It indicates that up to 10 per cent of 
the gross area of the lands may be dedicated for MR (a cash-in-lieu of land dedication may also 
be provided instead of a land dedication in some limited scenarios).  
 
A park space of 0.14 hectares (0.34 acres) has been strategically located to take advantage of 
future adjacent subdivision to the east to ensure sufficient size and programable public spaces 
for future residents. The park space will be designed in accordance with City parks design 
standards. Local pathways within the park space are intended to help connect it with future 
development to the east.  
 
Density and Intensity  
At build-out, the proposed plan area is expected to have an anticipated 40 residential units. The 
proposed development is anticipated to achieve a residential density of 29 units per hectare 
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(11 units per acre). The anticipated intensity of the proposed development is 95 people and jobs 
per gross developable hectare.  
 
The Municipal Development Plan (MDP) sets out minimum density and intensity targets for new 
communities at a density of 20 units per gross developable hectare (8 units per acre) and an 
intensity of 60 people and/or jobs per gross developable hectare. The ASP sets out the same 
density and intensity targets as the MDP. Based on the anticipated residential density and 
intensity, the proposed development meets the targets of both the MDP and ASP. 
 
Transportation 
Access to the site will be provided by a new Residential Standard roadway anticipated to be 
named Saddle Ranch Street NE, which connects to 84 Avenue NE. The regional transportation 
network consists of 84 Avenue NE along the north boundary and Saddle Ranch Boulevard NE 
along the south boundary. Saddle Ranch Boulevard NE and 84 Avenue NE are classified as 
Collector Standard roadways per the Calgary Transportation Plan. The site is adjacent to Métis 
Trail NE but has no direct vehicular connection to it. 
 
The proposed internal road network builds on the grid of the existing subdivision pattern, 
establishing a contiguous mobility network that can be extended into adjacent properties to the 
east when they are ready for redevelopment. Access to some internal sites will be from a front 
driveway and may initially be served by temporary designs, which will evolve into a permanent 
design as the adjacent community and street network develops. The primary access to the 
community will be provided via Saddle Ranch Street NE which connects from 84 Avenue NE on 
the north side and Saddle Ranch Boulevard NE on the south side of the site. 
 
Internal street cross sections will accommodate transit and multi-modal transportation needs. 80 
Avenue NE will include a 3.0 metre multi-use pathway. The inclusion of the 3.0 metre multi-use 
pathway on 80 Avenue NE would establish a direct pedestrian and bicycle connection from the 
plan area to the Saddletowne LRT Station and connect the greater Always Available for All 
Ages and Abilities (5A) Network. To the west of the site, a 3.0 metre pathway will be constructed 
along the east boulevard of Métis Trail that will also serve the plan area.  The developer will be 
responsible to construct their portion of the extension of the pathway from 84 Avenue NE to 88 
Avenue NE when the owners of 8608 Métis Trail NE (Block 16) develop their lands. At present, 
the pathway terminates north of the intersection at 88 Avenue NE and Métis Trail NE. 
 
Transit service within the community will be provided along Saddle Ranch Boulevard NE, 84 
Avenue NE, 80 Avenue NE and 52 Street NE. Transit bus service will take riders to a variety of 
destinations, including the Saddletowne LRT Station. Route 59 (Savana) is located along 52 
Street to the east of the site. Routes 119 (Freeport), 128 (Cornerstone/Redstone), 136 (Corner 
Meadows/Cornerbrook), 145 (Skyview/Redstone) and 157 (Stoney /Northpointe) are located 
along 80 Avenue NE to the south of the site. 
 
A Transportation Impact Assessment (TIA) was prepared to inform the road network of the 
proposed outline plan. The TIA was reviewed and accepted in relation to internal street 
classifications and cross-sections, as well as intersection configurations.  
 
Environmental Site Considerations  
The site topography is relatively flat with no remaining major environmentally significant areas. 
The Biophysical Impact Assessment conducted a historical air photo review identifying wetlands 
on this site and noted significant changes to the hydrology beginning in the 1970s. At this time, 
the hydrology of the surrounding area was impacted, which in turn impacted the water flowing 
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into the wetland basins. Field surveys confirmed that over time, a slow decline of the wetlands 
on the site took place rendering them to be wetlands that no longer qualify for environmental 
reserve protection. An application for Water Act approval has been requested as a condition of 
approval of this outline plan to document the removal of these wetlands.   
 
There are no known environmental concerns. 
 
Utilities and Servicing  
 
Stormwater Servicing 
The proposed development conforms with the Saddle Ridge Cell D South Land Master 
Drainage Plan. Storm water is planned to flow westerly through developer constructed storm 
sewers and transported to the Saddle Ridge Cell D stormwater pond on the west side of Métis 
Trail NE.  
 
Sanitary Servicing 
The developer-constructed sanitary system will connect to the existing mains on 80 Avenue NE. 
There are no sanitary capacity concerns for this development. 
 
Water Servicing 
The developer constructed water network will make connections to the existing City mains on 84 
Avenue NE. There are no concerns with water network capacity for this development. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject parcel is considered to be Developing Residential - Planned Greenfield with Area 
Structure Plan as identified on Map 1: Urban Structure in the Municipal Development Plan 
(MDP). This application proposes integrating a mix of dwelling types and land uses within a 
neighbourhood, uses a grid-based pattern of complete streets in the subdivision design that 
allows for integration by future developments and meets minimum intensity and density targets. 
This application aligns with applicable MDP policies. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
permit stages. 
 
Saddle Ridge Area Structure Plan (Statutory – 2007)  
The subject site is located within the Saddle Ridge Area Structure Plan (ASP). The ASP 
identifies the subject lands as part of the Cell D residential area. Given the challenges 
associated with developing lands with split ownership, policies in the area are focused on 
encouraging collaboration between landowners and establishing a logical and comprehensive 
planning, servicing and mobility network in the area. The ASP speaks to residential 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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development that contains low to medium density residential development including a mix of 
housing types. There are specific policies for design of the Cell D neighbourhood, including 
policies on building form, design and site servicing that will be implemented through future 
development permits. The policy also speaks to future development being facilitated by a block-
based road network comprised of walkable streets fronted by street-oriented development. 
 
In summary, this application fulfills the policy objectives for this area by providing a range of 
land uses that support the establishment of a complete community. It also establishes a 
subdivision pattern and land for road dedication and servicing installation that allows for future 
development of adjacent lands to easily integrate and extend services into. The proposed road 
network fulfills the ASP’s vision for a road network that is comprised of walkable streets. This 
application aligns with applicable ASP policies. 
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Approved Outline Plan Conditions of Approval 
 

These conditions relate to Recommendation 1 for the Outline Plan where Calgary 
Planning Commission is the Approving Authority. Attachment for Council’s reference 
only. 
 
The following Conditions of Approval shall apply: 
 
 1. Compensation for dedication of reserves in excess of 10% is deemed to be 

$1.00. 
 
 2. The standard City of Calgary Party Wall Agreement regarding the creation of the 

separate parcels for semi-detached dwellings shall be executed and registered 
against the titles concurrently with the registration of the legal plan of subdivision.  

 
 3. With each tentative plan of subdivision, the developer shall submit a density 

phasing plan indicating the intended phasing of subdivision within the outline plan 
area and the projected number of dwelling units within each phase, 
demonstrating compliance with the minimum required densities. 

 
 4. Prior to approval of the affected tentative plan of subdivision, the proposed 

community and street names shall be submitted to the City for review and 
approval by City Council.  

   
  A street naming application would be required for the proposed name of Saddle 

Ranch Street NE. This is not an approved Street name for use within the 
Saddleridge community. 

    
 5. If future subdivisions of the outline plan area are to be phased, deferred 

municipal reserve caveats in the amount of 0.14 ha for the combined titled parcel 
areas, shall be registered on the respective titles concurrent with the final 
instrument. 

 
 6. Construct all regional pathway routes within and along the boundaries of the plan 

area according to Calgary Parks Development Guidelines and Standard 
Specifications: Landscape Construction (current version), including setback 
requirements, to the satisfaction of the Director, Calgary Parks.  

 
 7. Plant all public trees in compliance with the approved Landscape Construction 

Drawing for Boulevard and Median Tree Line Assignment. 
 
 8. Prior to approval of the tentative plan of subdivision, landscape concepts 

prepared at the outline plan stage shall be refined to add: 
 
  - A site plan showing general conformance to outline plan landscape concepts, 

intended park program, site layout, and preliminary planting. 
  - Grading plans that are coordinated with engineering to show updated 

perimeter grades to confirm slope percentage and details of any other 
features, including (but not limited to) retaining structures, utility rights-of way, 
green infrastructure, trap lows, drainage from private lots, etc. 
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  - Storm-related infrastructure details above and below ground, including (but 
not limited to) access roads with required vehicle turning radii, inlets, outlets, 
retaining walls, control structures, oil grit separators, etc. 

 
 9. Prior to approval of the first tentative plan or stripping and grading (whichever 

comes first), it shall be confirmed that grading of the development site will match 
the grades of existing adjacent parks and open space (Municipal Reserve (MR) 
and/or Environmental Reserve (ER)) or proposed ER, with all grading confined to 
the private property, unless otherwise approved by Parks.   

 
 10. Prior to endorsement of the tentative plan of subdivision, landscape construction 

drawings that are reflective of the subject tentative plan of subdivision for the 
proposed Municipal Reserve lands are to be submitted to the Coordinator, 
Landscape Construction Approvals (parksapprovals@calgary.ca) for review and 
approval. 

   
 11. All proposed parks (Municipal Reserve/Environmental Reserve) and 

Regional/Local Pathways and Trails must comply with the Calgary Parks and 
Open Spaces DGSS - Development Guidelines and Standard Specifications: 
Landscape Construction (current edition). 

   
 12. Calgary Parks and Open Spaces does not support point source drainage 

directed towards Municipal Reserve (MR). All drainage and storm related 
infrastructure catering to private property shall be entirely clear of MR areas. 

 
 13. All shallow utility alignments, including street light cables, shall be set back 1.5 

metres from the street tree alignment on all road cross sections in accordance 
with Section 4.1.3 of Calgary Parks and Open Spaces Development Guidelines 
and Standard Specifications: Landscape Construction (current edition). 

 
 14. The developer, at its sole cost and expense, shall be responsible for the 

construction of the Municipal Reserve (MR) parcels within the boundaries of the 
plan area according to the approved Landscape Construction Drawings and the 
Calgary Parks and Open Spaces Development Guidelines and Standard 
Specifications: Landscape Construction (current version). 

 
Utility Engineering 
 
 15. Servicing arrangements shall be to the satisfaction of the Manager, Development 

Engineering. 
 
 16. Prior to first tentative plan: 
   
  Water Network and plan (Figure 1) will need to be updated to reflect any changes 

required by the proposed development.  
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  Figure 1: Water Network Plan 

   
 
 17. Prior to first tentative plan 
   
  An update to the Cell D Sanitary Servicing Study (Figure 2) will be required for 

the proposed development. 
 
  Figure 2: Sanitary Servicing Study 
 

 

 
 
 18. Prior to first tentative plan: 
   
  SMDP (Figure 3) will need to be updated to reflect all changes due to this 

development. 
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  Figure 3: SMDP
 

 
 
 19. Execute a Development Agreement.  Contact the Infrastructure Strategist, 

Development Commitments for further information at 587-224-0054 or email 
mathew.lanz@calgary.ca. 

 
 20. The developer, at its expense, but subject to normal oversize, endeavours to 

assist and boundary cost recoveries shall be required to enter into an agreement 
to:  

   
  a)  Install the offsite/onsite sanitary sewers, storm sewers and water mains and 

construct the offsite temporary and permanent roads required to service the 
plan area. The developer will be required to obtain all rights, permissions, 
easements or rights-of-way that may be required to facilitate these offsite 
improvements.  

   
  b) Construct the underground utilities and surface improvements which includes 

but is not limited to: curb extensions and traffic calming measures within 84 
AV NE, Saddle Ranch Street NE, and Saddle Ranch BV NE along the 
boundaries of the plan area.  

   
  c) Construct the onsite and offsite storm water management facilities (wet pond, 

wetlands, etc.) to service the plan area according to the most current City of 
Calgary Standard Specifications Sewer Construction, Stormwater 
Management and Design Manual and Design Guidelines for Subdivision 
Servicing (as required).  

   
  d) Construct a wood screening fence, chain link fence, sound attenuation fence, 

whichever may be required, along the boundary of the plan area (as 
required).  

   
  e) Construct the MR within the plan area.  
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  f) Construct the multiuse pathway within and along the boundaries of the plan 

area, to the satisfaction of the Director of Parks Development and Manager of 
Development Engineering (as required). 

 
 21. Off-site levies, charges and fees are applicable. 
   
 22. Make satisfactory cost sharing arrangements with Builder Investment Group Inc. 

for part cost of the existing storm sewer installed/constructed in 84 AV NE/Métis 
TR NE that was paid for and/or constructed by Builder Investment Group Inc. 
under Saddle Ridge, Phase 1, DA2020-0015. 

 
 23. The developer shall make repayment arrangements with the City of Calgary 

(Real Estate and Development Services) for part cost of the Saddleridge Storm 
Pond (Cell D) SW ¼ 15-25-29-4, which was installed by Triovest Realty Advisors 
through their Saddleridge Industrial, Phase 01 (2014-044) subdivision and 
financed by The City of Calgary. 

 
 24. The developer shall make repayment arrangements with the City of Calgary 

(Transportation Infrastructure) for part cost of the upgrades of the east half of 
Métis Trail NE, which was installed by Genstar Development Company Limited 
through their Saddle Ridge, Phase 02 (DA2016-0017) subdivision and financed 
by The City of Calgary. 

 
Mobility Engineering 
 
 25. The developer is responsible for the construction of the pathway adjacent to their 

site on the east boulevard of Métis Trail NE west of this plan area. Construction 
of the pathway will be deferred until the owners of 8608 Métis Trail NE (Block 16) 
develop their lands completing the pathway to 88 Avenue NE. 

 
 26. In conjunction with the applicable Tentative Plan, the Developer shall submit 

detailed construction drawings for construction of adjacent road rights of way, 
including 84 AV NE, with cross-sections, for the interim and ultimate grades, 
adjacent to and within the outline plan boundary. The cross-sections shall be 
drawn to scale and dimensioned from property line and lip-of-gutter showing 
existing, interim and ultimate grades. Cross-sections shall indicate and provide 
dimensions for any proposed road widening to accommodate grades. 
Adjustments to the tentative plan boundary may be required to accommodate all 
necessary right-of-way requirements. Prior to the approval of the affected 
tentative plan, the design and right-of-way for the subject roads will be 
determined to the satisfaction of Mobility Engineering.  

 
 27. No direct vehicular access shall be permitted to Métis Trail NE from Lot 17. In 

conjunction with the applicable Tentative Plan, a restrictive covenant shall be 
registered on all applicable titles concurrent with the registration of the final 
instrument to that effect at the applicable Tentative Plan stage. 

 
 28. At the applicable Tentative Plan or Development Permit, prior to final approval of 

the construction drawings and applicable tentative plans, a noise analysis and 
visual screening report must be submitted to and approved by Public Spaces 
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Project Development Division for the residential development adjacent to Métis 
Trail NE to the satisfaction to the Manager of Development Engineering.  

 
 29. In conjunction with the applicable Tentative Plan, all noise attenuation features 

(noise walls, berms, etc.), screening fence, and ancillary facilities required in 
support of the development shall be constructed entirely within the development 
boundary (location of noise walls, berms, screening fence, etc) and associated 
ancillary works shall not infringe onto the road right-of-ways. Noise attenuation 
features and screening fences shall be at the Developer's sole expense. 

 
 30. In conjunction with the applicable Tentative Plan, graveled and oiled turnarounds 

are required for all temporary dead-end streets. Post and cable fence is required 
where the temporary turnaround is anticipated to be required for a period greater 
than 1 year.  

   
  Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 

15.25 meters is required at the terminus of each construction phase. Where the 
Developer intends to fence the turnaround, the minimum radius shall be 
increased to 16.25 meters. If road construction and/or construction phasing 
affects the operations of transit service, the Developer is required to provide an 
interim transit route replacement, to the satisfaction of the Director, Transit and 
the Manager, Development Engineering.   

 
 31. In conjunction with the applicable Tentative Plan or Development Permit, all 

community entrance features must be located outside the public right-of-way. 
 
 32. In conjunction with the applicable Tentative Plan, provide a design of the 

temporary turnaround at the south terminus of Saddle Ranch Street NE. Options 
for consideration include a turnaround bulb or a hammerhead turnaround using 
an undeveloped lot from the R-G lands west of Saddle Ranch Street NE. A 
hammerhead design is preferred if the bulb is to impact the MR lands. Whichever 
design prevails, Saddle Ranch Street must connect with the temporary 
Emergency access road proposed on the Outline Plan. 
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Applicant Submission 
 
2025 May 26 
 
Land use amendment and outline plan applications have been submitted by B&A Studios on 
behalf of a private landowner for a 1.36 Ha (3.35 ac) acreage. The parcel involved in this project 
is the entirety of Block 17 of Plan 6778AW and is located in the Calgary community of Saddle 
Ridge. The area is made up of fragmented acreage parcels, primarily 2.0 hectares (5.0 acres) in 
size and is surrounded by suburban development. North of the site is 84 Avenue NE, to the east 
there are fragmented acreage blocks, to the south is another acreage and the Al-Madinah 
Calgary Islamic Assembly, and Metis Trail is the western project edge.  

This application includes a land use amendment which proposes to redesignate the site from 
Special Purpose -Future Urban Development (S-FUD) to the following Districts:  

+ Residential - Low Density Mixed Housing (R-G) (R-G) 

+ Residential - Low Density Mixed Housing (R-G) (R-Gm) 

+ Special Purpose - School, Park, and Community Reserve (S-SPR) (MR)  

The proposed development will see the addition of single detached homes on the west side of 
the proposed public road and multifamily townhomes on the east side.  The site is anticipated to 
achieve 38 units with a density of 29.4 upha (11.9 upa).  

The outline plan will integrate into the overall area and will provide flexibility to the adjacent 
neighbours to develop when they are ready. This will see the introduction of a localized park to 
the southern area of the plan. When the adjacent block owner moves forward with their 
development, the existing park space will be expanded. This will ensure that the park space 
provided will be functional and desirable. The development will include 1.5-metre sidewalks, a 
3.0 metre walkway and a 3.0 metre regional pathway to ensure pedestrian connectivity.   

In accordance with the Saddle Ridge Area Structure Plan, this application will introduce a 
variety of housing forms, including single-detached and townhomes, to accommodate a range of 
lifestyles, ages, and incomes. Block 17 will provide access into Cell D through an extension of 
the modified grid street network, which will facilitate efficient movement throughout the 
community. The pedestrian connections to the park space will promote active mobility and 
healthy living. 
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Proposed Land Use Amendment Map 
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Approved Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only.  
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Approved Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 
 

 HECTARES ACRES 

GROSS AREA OF PLAN 1.36 3.35 

NET DEVELOPABLE AREA 1.36 3.35 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

R-G 0.64 1.58 23 - 

R-Gm 0.24 0.59  17 

Total Residential 0.88 2.17  40 

 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 0.34 0.84 25.1 

PUBLIC UTILITY LOT    

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 0.14 0.34 10.1% 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
40   

ANTICIPATED DENSITY   29.4 11.9 

ANTICIPATED INTENSITY    95 
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Applicant Outreach Summary 
 

2025 January 6 
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BYLAW NUMBER 132D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0267/CPC2025-0349) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Calgary Planning Commission CPC2025-0532 

2025 June 05 Page 1 of 3 

Land Use Amendment in Saddle Ridge (Ward 5) at #2000, 4715 – 88 Avenue NE, 
LOC2024-0295 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.16 hectares ± (0.39 
acres ±) located at #2000, 4715 – 88 Avenue NE (Condominium Plan 2310289, Unit 2) from 
Commercial – Neighbourhood 2 (C-N2) District to Multi-Residential – Medium Profile 
Support Commercial (M-X2) District.  

RECOMMENDATION OF THE CALGARY PLANNING COMMIISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 123D2025 for the redesignation of 0.16 
hectares ± (0.39 acres ±) located at #2000, 4715 – 88 Avenue NE (Condominium Plan 
2310289, Unit 2) from Commercial – Neighbourhood 2 (C-N2) District to Multi-Residential – 
Medium Profile Support Commercial (M-X2) District.  

HIGHLIGHTS 

 This application seeks to redesignate the subject site to the Multi-Residential – Medium
Profile Support Commercial (M-X2) District to allow for multi-residential development
with commercial uses.

 The proposal allows for small-scale commercial in multi-residential development that is
compatible with the character and scale of adjacent residential areas and is in keeping
with the applicable policies of the Municipal Development Plan (MDP) and Saddle Ridge
Area Structure Plan (ASP).

 What does this mean to Calgarians? This application would provide more housing and
retail options in the developing area with access to alternative transportation modes.

 Why does this matter? The proposal would enable additional residential, commercial and
employment opportunities that will help improve the vibrancy of this area while allowing
for the more efficient use of existing infrastructure and nearby amenities.

 A development permit has not been submitted at this time.

 There is no previous Council direction regarding this proposal.

DISCUSSION  
This land use amendment application is located in the northeast community of Saddle Ridge 
and was submitted by Darrell Grant on behalf of the landowner, Goldbridge Homes Ltd. on 2024 
December 4. The subject parcel is part of a larger bareland condominium site situated at the 
northwest corner of the intersection of Saddlepeace Crescent NE and 87 Avenue NE. The 
subject parcel is the southern portion of the legal parcel situated at #2000, 4715 – 88 Avenue 
NE and is approximately 0.16 hectares in size. The parcel is vacant and currently used as a 
surface parking lot. 

The northern portion of the parcel is designated Commercial – Neighbourhood 1 (C-N1) District 
and developed with a two-storey commercial building. This portion of the site will remain C-N1 
District, and the subject parcel will therefore have a split C-N1 and M-X2 land use district. 
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Adjacent land to the north and east is developed with low density residential dwellings while the 
land to the south contains a school with a large park and playground, as well as a place of 
worship. The subject parcel is part of the Neighbourhood Activity Centre (NAC) identified in the 
Saddle Ridge Area Structure Plan and the parcels to the west are designated for and developed 
with commercial development. The parcel directly west of the subject site is still vacant and 
designated C-N2, while the parcel further west across Guru Nanak Gate NE is designated M-X2 
and developed with a four-storey multi-residential development with support commercial at 
grade.  

No development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 2), the applicant’s intent is to build a four-storey building with ground 
floor retail uses and three storeys of residential apartments above. This proposal is for a 
suitable mixed-use development in the NAC. 

This parcel was part of an outline plan in 2018 and received land use amendment approval for 
the M-X2 District on the subject site (LOC2017-0042). A subsequent land use amendment in 
2021 (LOC2020-0097) changed the land use district to C-N2. The current proposal is to return 
to the initial M-X2 District approved in the outline plan.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was  
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the  
public/interested parties and respective community association was appropriate. In response  
the applicant sent out a newsletter to adjacent residents, businesses, a private school and a 
temple as well as contacted the Saddle Ridge Community Association. The Applicant Outreach 
Summary is provided in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to  
adjacent landowners. 

Administration received no comments from the public or the Saddle Ridge Community 
Association. Administration contacted the Community Association to follow up and no response 
was received.  

Administration considered the relevant planning issues specific to the application and has  
determined the proposal to be appropriate. The building, site design, number of units and on-
site parking will be determined at the development permit stage. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0295
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Following Calgary Planning Commission, notifications for a Public Hearing of Council will be  
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendations 
and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposed Multi-Residential – Medium Profile Support Commercial (M-X2) District would 
allow for increased commercial/retail uses, creating job opportunities and economic diversity, as 
well as providing additional housing options to meet the functional requirements of evolving 
housing needs. 

Environmental 
This application does not include any actions that specifically address the objectives of the  
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent  
development approval stages. 

Economic 
This proposal will make efficient use of existing and proposed infrastructure by providing 
neighbourhood-focused commercial opportunities closer to a developing residential area while 
allowing the applicant to adjust to changing market conditions at the same time. The 
development would provide housing and employment opportunities and support local  
businesses within Saddle Ridge. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 123D2025
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the community of Saddle Ridge and consists of the 0.16 hectare ± 
(0.39 acre ±) southern portion of a parcel located south of 88 Avenue NE. This site is located at 
the northwest corner of the intersection of 87 Avenue NE and Saddlepeace Crescent NE. The 
site is currently vacant and will have access from the condominium roads and or vehicular 
access easements. This parcel was part of an outline plan, approved by Calgary Planning 
Commission in December 2018, which received approval for land use districts from Council in 
February 2019 (LOC2017-0042). At the time of outline plan approval, this site was envisioned to 
form part of a neighborhood gateway along Guru Nanak Gate NE. 
 
Surrounding development is characterized by areas designated for future multi-residential 
development to the west, small-scale commercial development to the north, institutional and 
park uses to the south, and future low-density residential development to the east. New low-
density residential development is located to the north across 88 Avenue NE. 
 
A land use amendment application (Bylaw 44D2021) was approved by Council after the initial 
outline plan in 2018, which amended the subject portion of the parcel from Multi-Residential – 
Medium Profile Support Commercial (M-X2) District to Commercial – Neighbourhood 2 (C-N2) 
to allow for small-scale commercial developments. The current proposal is a reversal of the land 
use district back to the M-X2 District. 
 

Community Peak Population Table 
 
As identified below, the community of Saddle Ridge reached its peak population in 2019. 
 

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

  

https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=214537
https://www.calgary.ca/communities/profiles/saddle-ridge.html
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Location Maps 
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site is part of a bareland condominium (Plan 2310289) and the proposed land use 
amendment is on Unit 2 of the plan with a dual land use district designation. The portion of the 
site that is part of this land use amendment proposal is currently designated Commercial - 
Neighbourhood 2 (C-N2) District while the northern portion, which is not part of this proposal, is 
designated Commercial – Neighbourhood 1 (C-N1) District.  
 
The existing C-N2 District is intended for small-scale commercial development with limited auto-
oriented uses with buildings that are in keeping with the scale of nearby residential areas. It 
allows for a maximum floor area ratio of 1.0 and a maximum building height of 10 metres. The 
C-N2 District also allows for residential uses on the upper floors however, it does not require 
residential uses as the proposed M-X2 District does.  
 
The proposed M-X2 District is intended for multi-residential development with support 
commercial uses. This District is generally located at community nodes or at transit and 
transportation corridors and nodes. It allows for a maximum floor area ratio of 3.0 and a 
maximum building height of 16 metres. It requires a minimum residential density of 60 units per 
hectare which would result in a minimum of nine dwelling units on this 0.16 hectare ± (0.39 acre 
±) site. The proposed M-X2 District meets the Saddle Ridge Area Structure Plan (ASP) 
minimum density requirements. 
 

SUBJECT SITE  
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Administration supports the M-X2 District for this site as it provides small scale commercial uses 
for the immediate community, meets the applicant’s business needs and addresses a market 
demand by providing additional flexibility and no auto-oriented uses. At the time of development 
permit, discretionary uses will be reviewed for compatibility with the surrounding context by 
carefully selecting a neighborhood-focused size and a suitable location within the site. 

Development and Site Design 
The applicable land use policies and the rules of the proposed M-X2 District will provide 
guidance for the future development of this site including appropriate uses, height and building 
massing, landscaping and parking. Given the specific context of this corner site forming the 
neighborhood gateway along Guru Nanak Gate NE, and with adjacency to proposed institutional 
and park uses to the south, additional items that will be considered through the development 
permit process include, but are not limited to ensuring:  
 

 an engaging facade along 87 Avenue NE;  

 a compatible interface along Saddlepeace Crescent NE and the adjacent low-density 
residential district to the east;  

 a quality interface with the proposed park to the south; 

 a limited range of support commercial uses restricted in size and location in the building 
to respect the neighbourhood-focused environment; and 

 landscaping to complement the design of the development, but also to buffer elements 
of the development that may have impacts on nearby residential parcels. 

 
Transportation 
A Transportation Impact Assessment was not required for this proposal at land use amendment 
stage. Vehicular access shall be located, designed and constructed to the satisfaction of 
Mobility Engineering with primary site access from the condominium roads and/or vehicular 
access easements which will be confirmed at the development permit stage. No independent 
access shall be permitted to and from 88 Avenue NE, 87 Avenue NE and Saddlepeace 
Crescent NE. Details of the access design will be finalized at the development permit stage. 
 
The nearest bus stop is located on Route 100 Airport on Guru Nanak Gate NE at 88 Avenue 
NE. Route 100 takes riders to destinations including Calgary Airport (YYC) and the 
Saddletowne LRT Station. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Sanitary, storm, and water servicing infrastructure is available to service the development 
area. The proposed amendments in this application did not affect the provision of previously 
approved servicing infrastructure. Previously approved service infrastructure has been 
realigned to follow the amended road network with no associated risk. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
The recommendations by Administration in this report have considered and are aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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region to cities and towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developing Residential - Planned Greenfield with Area 
Structure Plan area as identified on Map 1: Urban Structure of the Municipal Development 
Plan (MDP). The MDP refers to the applicable ASP as the guiding document for development 
in these areas. A Community Activity Centre (CAC) is shown on Map 1 in the MDP directly to 
the east of the subject site on 88 Avenue NE and will be referenced at the development permit 
stage. General policies in the MDP for residential areas in the Planned Greenfield area 
include support for revitalization by adding population and a mix of commercial and service 
areas. Policies require appropriate transitions to adjacent low density residential development 
with a variety of multi-family housing types (Policy 3.5.1 b and c).  
 
Developing Residential Communities are characterized as relatively low-density residential 
neighbourhoods with smaller pockets of multi-residential and locally oriented retail. Policy 
3.6.1(a) of the MDP specifies that the Saddle Ridge Area Structure Plan, in existence prior to 
the adoption of the MDP, is recognized as appropriate policy to provide specific direction for 
development of the local community. 
 
The application is in alignment with the polices of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. 
 
Further opportunities to align future development will be explored and encouraged at 
subsequent development approval stages including accommodating solar energy systems 
and electric system designs that can accommodate electric vehicle charging. 
 
Saddle Ridge Area Structure Plan (Statutory – 2012) 
The subject parcels are located within the area covered by the Saddle Ridge Area Structure 
Plan (ASP). Map 6: Land Use Plan of the ASP shows the subject parcels within the 
Neighbourhood Activity Centre (NAC) of Cell D. Section 4.2.3 of the ASP includes composition, 
design and implementation policies for the Cell D Residential Area. 
 
Section 4.2.3.1, Composition of the Cell D Neighborhood policy, describes that Cell D is 
intended to be designed as an integrated neighbourhood containing low to medium density 
residential development including a mix of housing types, a NAC, an interconnected grid-based 
street pattern, parks, and green infrastructure. The ASP requires a minimum average residential 
density of 20 units per gross developable hectare (eight units per gross developable acre) in 
Cell D. The ASP prioritizes multi-residential, commercial and employment uses within the NAC 
area.  
 
The proposal conforms to the applicable Cell D Residential Area policies. The proposal 
maintains low to medium density residential neighborhood character. It allows for a 
neighborhood-oriented commercial site near a community entrance location (Guru Nanak Gate 
NE) and along future collector streets. With the proposed institutional and park uses to the 
south, the site has the potential to become a neighbourhood gathering location. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
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 CPC2025-0532 
  ATTACHMENT 4 

BYLAW NUMBER 123D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0295/CPC2025-0532) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Calgary Planning Commission CPC2025-0263 

2025 June 19 Page 1 of 4 

Policy and Land Use Amendment in Saddle Ridge Industrial (Ward 5) at 8604 – 38 
Street NE, LOC2024-0288 

RECOMMENDATIONS: 

That Calgary Planning Commission: 

1. Forward this report (CPC2025-0263) to the 2025 July 15 Public Hearing Meeting of
Council; and

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the amendment to the Saddle Ridge Area
Structure Plan (Attachment 2); and

3. Give three readings to the proposed bylaw for the redesignation of 8.24 hectares ±
(20.36 acres ±) at 8604 – 38 Street NE (Plan 1612881, Block 2, Lot 7) from Industrial –
General (I-G) District to Direct Control (DC) District to accommodate regional
commercial development, with guidelines (Attachment 3).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 19: 

That Council: 
1. Give three readings to Proposed Bylaw 56P2025 for the amendment to the Saddle

Ridge Area Structure Plan (Attachment 2); and
2. Give three readings to Proposed Bylaw 131D2025 for the redesignation of 8.24

hectares ± (20.36 acres ±) at 8604 – 38 Street NE (Plan 1612881, Block 2, Lot 7) from
Industrial – General (I-G) District to Direct Control (DC) District to accommodate regional
commercial development, with guidelines (Attachment 3).

HIGHLIGHTS 

 This application seeks the redesignation of the subject site to enable the development of
large-scale regional commercial uses in addition to the industrial and limited local
commercial uses already allowed.

 The proposal contributes to the potential for more diverse industrial and commercial
development that is in keeping with the applicable policies of the Municipal Development
Plan (MDP).

 What does this mean to Calgarians? The proposal would provide for more flexibility for
additional commercial and general industrial business and contribute to employment
opportunities to support residents across a broad region of Calgary.

 Why does this matter? Healthy and diversified industrial communities support the
creation of a prosperous and diverse economy on a local and city-wide scale while also
allowing for the more efficient use of existing infrastructure.

 The proposal requires an amendment to the Saddle Ridge Area Structure Plan (ASP) to
allow for large scale regional commercial development.

 There is no previous Council direction related to this proposal.
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DISCUSSION  
This policy and land use amendment application in the northeast community of Saddle Ridge 
Industrial was submitted on 2024 December 26 by B&A Studios on behalf of the landowner, 
Saddleridge GP INC. (C/O Triovest Realty Advisors Inc.). The approximately 8.24 hectare 
(20.36 acre) site is situated south of 88 Avenue NE between Métis Trail NE and 36 Street NE. 
The parcel is surrounded by roads on all four sides and is undeveloped. As per the Applicant’s 
Submission in Attachment 4, the proposal is to amend the Saddle Ridge ASP and the site’s 
current Industrial – General (I-G) land use designation.  

The ASP amendment in Attachment 2 would affect Section 4.5 Major Employment Areas, which 
initially only allowed for fully serviced industrial uses. Council in 2024 approved limited local 
commercial uses (Bylaw 61P2024) in addition to the industrial uses already allowed on lands in 
Cell F to the north of 80 Avenue NE. The policy amendment in this application proposes to 
further include large-scale regional commercial uses on the subject site situated at 8604 – 38 
Street NE only. The policy amendment does not apply to the rest of the lands to the north of 80 
Avenue NE. 

The land use amendment proposes a Direct Control (DC) District. This DC District is based on 
the permitted and discretionary uses and use rules of the Industrial – General (I-G) District in 
Bylaw 1P2007. The DC District in Attachment 3 proposes the addition of Supermarket, Retail 
Garden Centre, Liquor Store, Health Care Services and Retail and Consumer Services as 
discretionary uses to allow for large-scale regional commercial development. The DC District 
also proposes additional use rules for enhanced building design of public entrances to large-
scale regional commercial development. 

The amendment to the Saddle Ridge ASP and the land use district would allow for the 
additional development of large-scale regional commercial in conjunction with light industrial 
uses on the subject site. The ASP amendment promotes improved site design for better 
pedestrian walkway connections. No development permit application has been submitted at this 
time. 

A Transportation Impact Assessment (TIA) was accepted in support of the proposed land use 
amendment application with a recommendation for several infrastructure upgrades and 
improvements, such as intersection upgrades, signalization and sidewalk and pathway 
upgrades. Attachment 1 provides more information on the TIA, but some of the recommended 
improvements, not included in this report, are subject to further analysis with the final 
infrastructure requirements and associated development responsibilities to be confirmed and 
addressed at the development permit stage. The proposed upgrades will address deficiencies 
and improve traffic operations in the area surrounding the subject site. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 
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ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of this application, the applicant was encouraged to use the Applicant 
Outreach Toolkit to assess which level of outreach with the public/interested parties was 
appropriate. As a result, the applicant notified the Ward Councillor’s office, the Saddle Ridge 
Community Association and 11 neighbouring businesses to the west of the subject site about 
the proposed ASP and land use amendments. No comments were received from the public or 
interested parties and the Applicant Outreach Summary can be found in Attachment 5.  

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to relevant public 
groups, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. Administration received no responses from the public and there is no 
community association for the area. 

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

IMPLICATIONS 

Social 
The proposal enables large-scale commercial development that will generate stable 
employment in close proximity to major residential areas. The site has been vacant for several 
years without industrial development and this proposal offers diversification in the local 
economy to improve socio-economic conditions in the area. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy - Pathways to 2050. 

Economic 
The proposed Saddle Ridge ASP amendment and DC District intend to reduce development 
barriers and better align policy with current industrial and commercial trends will help enable 
economic growth and support job creation in support of a prosperous economy for Calgary. The 
DC District would accommodate both industrial and commercial uses, supporting economic 
diversification in the surrounding area and contributing to Calgary’s broader economic growth.  

Service and Financial Implications 
No anticipated financial impact. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0288
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RISK 
There are no known risks associated with this proposal. 
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1. Background and Planning Evaluation
2. Proposed Bylaw 56P2025
3. Proposed Bylaw 131D2025
4. Applicant Submission
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the community of Saddle Ridge Industrial on the south side of 
88 Avenue NE and midway between Métis Trail NE to the east, and 36 Street NE to the west. 
Further to the west lies the Calgary International Airport and to the east large residential areas 
such as Saddle Ridge, Martindale and Cityscape. The subject site is located in Cell F of the 
Saddle Ridge Area Structure Plan (ASP) and is earmarked for primarily industrial development. 
Cell F is comprised of a mix of parcels developed with either light industrial uses, local commercial 
uses or special purpose (recreational) uses. There are numerous vacant parcels in Cell F of the 
ASP. 
 
The subject site is approximately 8.24 hectares (20.36 acres) in size and is vacant. The site is 
surrounded by streets along all four property lines, with 88 Avenue NE along the northern property 
line, a divided street providing access to both Métis Trail NE and 36 Street NE. Métis Trail NE is 
designated as an arterial street and 36 Street NE as an industrial arterial street. The parcel 
directly west of the subject site is developed with two light industrial buildings under the Industrial 
– General (I-G) District while the adjacent site to the east has been approved for a major City of 
Calgary park and recreational facility under the Special Purpose – School, Park and Community 
Reserve (S-SPR) District. The remaining parcels surrounding the subject site are currently vacant. 
 
The rationale underpinning this application is to retain the industrial nature of the subject site while 
providing for the diversification of the allowable uses to include large-scale regional commercial 
uses.  
 

Community Peak Population Table 
 
As identified below, the community of Saddle Ridge reached its peak population in 2019. 
 

Saddle Ridge 

Peak Population Year 2019 

Peak Population 22,321 

2019 Current Population 22,321 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/saddle-ridge.html
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Location Maps 
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
Prior to 2024, the Saddle Ridge ASP supported development exclusively for fully serviced 
industrial uses north of 80 Avenue NE in the community of Saddle Ridge Industrial. Amendments 
to five existing industrial Area Structure Plans, including the Saddle Ridge ASP, were considered 
and approved by Council on 2024 July 16 to allow for limited local commercial uses in addition to 
fully serviced industrial uses. Planning policy in Cell F, north of 80 Avenue NE in the Saddle Ridge 
ASP, was amended to include limited local commercial uses in Section 4.5 Major Employment 
Areas of the ASP (Bylaw 61P2024). 
 

Planning Evaluation 
 
Land Use 
In addition to the Saddle Ridge ASP amendment, a land use amendment is required to facilitate 
the applicant’s proposal for a large-scale regional commercial development. The current land use 
designation is the Industrial – General (I-G) District, which allows for a wide variety of light and 
medium-intensity general industrial uses with a limited amount of local support commercial. The 
floor area ratio is limited to 1.0 and there is no maximum building height, except where a parcel 
shares a property line with another parcel designated S-SPR District, in which case the maximum 
building height is 18.0 metres. The I-G District contains rules for providing screening of outdoor 
storage areas, providing landscaping in setback areas and limiting the use area for offices, 
administrative areas and public areas in restaurants. 
 
The proposed land use district is a Direct Control (DC) District based on the current I-G District 
designed to retain the industrial nature of the site in order to support light industrial uses in future 
development. In addition, the DC District allows for large-scale regional commercial uses by 
including Supermarket, Retail Garden Centre, Liquor Store, Health Care Services and Retail and 
Consumer Services as discretionary uses. The DC District proposes the same floor area ratio and 
maximum building height as the I-G District. 
 

https://pub-calgary.escribemeetings.com/Meeting.aspx?Id=cbf8f606-7915-4dcc-9ce0-71679fc54429&Agenda=Agenda&lang=English&Item=67&Tab=attachments
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Additional use rules are included in the DC District to specifically address regional commercial 
development and ensure a higher standard of building design. This is due to the site’s proximity to 
the future City recreational facility and to ensure alignment with the Large Retail/Commercial 
Urban Design Guidelines. The proposed DC District rules require improvements to public 
entrances by including architectural design elements in Section 7 of the DC District. Section 8 of 
the DC District includes rules to ensure that health-related services and commercial uses develop 
only in conjunction with a large-scale regional supermarket.      
 
Additional requirements in the ASP amendment focus on the site design to provide for a 
continuous pedestrian network across the subject site to connect all use areas, and to ensure the 
location of loading areas and utility screening will minimize visual impacts from adjacent parcels. 

Development and Site Design 
If approved by Council, the applicable policies of the ASP and the Large Retail/Commercial Urban 
Design Guidelines, as well as the rules of the proposed DC District will provide guidance for the 
future development of this site including appropriate uses, landscaping, building height, building 
massing and parking. Given the specific context of this site, additional items that may be 
considered through the development permit process include, but are not limited to: 
 

 the façade treatment of public entrances that incorporates visual interest at pedestrian 
scale; 

 sidewalks and pathways to provide pedestrian connections between uses on the subject 
site; and 

 visual screening of utilities and outdoor storage from the recreational facility to the east.    

 
Transportation 
A Transportation Impact Assessment (TIA) was completed in support of the application for a 
proposed regional commercial development and a gas bar. The TIA evaluated the existing 
transportation network which including internal roadways, site accesses, the adjacent street 
network, key intersections and sidewalks/pathways. 
 
The TIA recommended several infrastructure upgrades and improvements to be able to support 
the proposed regional commercial development and gas bar. These upgrades will be required by 
the developer at the development permit stage and include, but are not limited to, improvements 
to the Métis Trail NE/88 Avenue NE intersection, signalization at other key intersections, and 
sidewalk/pathway enhancements. The Métis Trail NE/88 Avenue NE intersection currently lacks 
dedicated storage bays for eastbound to northbound and westbound to southbound turning 
movements. Some of the recommended improvements that are not included in this report are 
subject to further analysis, with final infrastructure requirements and associated development 
responsibilities to be confirmed and addressed at the development permit stage. The proposed 
upgrades will address deficiencies and improve traffic operations in the area. 

 
Vehicle access to the site will be provided from multiple directions: 38 Street NE along the west 
boundary, 40 Street NE along the east boundary, and 84 Avenue NE along the south boundary. 
Additional access will be available from 88 Avenue NE, an arterial road, along the north boundary 
of the site, configured as right-in/right-out only. The regional transportation network includes 36 
Street NE west of the site, and Métis Trail NE east of the site. 88 Avenue NE provides an arterial 
standard connection between 36 Street NE and Métis Trail NE. 
  
Transit service currently includes bus stops at the intersection of 88 Avenue NE and 36 Street NE 
approximately 200 metres from the subject lands. Route 100 – Airport (East and West) connects 
riders between the Calgary Airport and Saddletowne LRT station. As the community develops, 
improvements to local transit service will be provided, including the potential activation of a 
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dormant bus stop located on 88 Avenue NE, east of 40 Street NE, and the potential activation of 
dormant bus stops at the intersection of 84 Avenue NE and 40 Street NE.  
  
Sidewalks are available along 88 Avenue NE, 38 Street NE, 84 Avenue NE and 40 Street NE 
surrounding the site. Upgrades to sidewalks and pathways will be determined at the future 
development permit stage. 
  
Once implemented, the city’s Always Available for All Ages and Abilities (5A) Network will provide 
high-quality access to the site for pedestrians and cyclists. North of the subject along 88 Avenue 
NE, a future regional pathway will be constructed on the north boulevard. This pathway will 
connect to a future pathway on the east boulevard of 36 Street NE, and an existing pathway on 
the west boulevard of Métis Trail NE. An additional pathway is planned for the east boulevard of 
Métis Trail NE. South of the subject lands, a planned pathway will supplement an existing 
pathway along the north boulevard of 80 Avenue NE, which will ultimately connect to the 
Martindale LRT station. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Sanitary, storm, and water servicing infrastructure is available to service the proposed 
development. Details of site servicing and stormwater management will be considered and 
reviewed at the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
The recommendations by Administration in this report have considered and are aligned with the 
policy direction of the South Saskatchewan Regional Plan, which directs population growth in the 
region to cities and towns and promotes the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The Municipal Development Plan (MDP) typology for the subject site is Standard Industrial and 
allows for a diverse and balanced mix of industrial uses at different densities and parcel sizes. 
The MDP allows for the intensity of industrial uses to be flexible and to respond to the changing 
nature of industrial activities. The local area policy should in these circumstances provide direction 
for future development. Although the MDP encourages industrial uses to be maintained as the 
primary use, a parcel in the Standard Industrial Area may redevelop with an appropriate use that 
is within close proximity to existing residential communities and the Primary Transit Network. Any 
proposal for such a change will require an amendment to the relevant Area Structure Plan to 
indicate the parcel may be suitable for other uses than industrial in the area.  
 
The subject site is located to the south and in close proximity to Airport Trail NE, which is part of 
the city’s skeletal road network and the Primary Transit Network. Airport Trail NE provides a major 
connection between Stoney Trail NE and the Calgary Airport, as well as further west to a potential 
connection with the future Green Line LRT station at Aurora Business Park. The site is also 
situated directly west of large residential communities, which include Saddle Ridge, Cityscape and 
Martindale among several other residential communities. 
 
This proposal for a regional commercial development is considered appropriate in terms of the 
MDP policies. 
 
  

https://www.calgary.ca/planning/transportation/pathway-bikeway-plan.html
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgary.ca/planning/municipal-development-plan.html
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Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development will be 
explored and encouraged at subsequent development approval stages including 
accommodating solar energy systems and electric system designs that can accommodate 
electric vehicle charging. 
 
Saddle Ridge Area Structure Plan (Statutory – 2012) 
The Saddle Ridge Area Structure Plan (ASP) provides planning policy direction for development 
on the subject site. The site is situated in Cell F on Map 6 - Land Use Map of the ARP and 
designated all land to the west of Métis Trail NE in the community of Saddle Ridge Industrial for 
general industrial purposes. Land use policies for Cell F on lands to the north of 80 Avenue NE, 
where the subject site is located, is earmarked for primarily fully serviced industrial land, but 
Council amended the land use policies in 2024 (Bylaw 61P2024) to also include limited local 
commercial uses to support the daily needs of surrounding communities. The adjacent 
development to the east of the subject site on the southeast corner of the intersection between 88 
Avenue NE and 40 Street NE is currently developing with local support commercial uses. 
 
To accommodate the proposal in this application, a further amendment is required to the Saddle 
Ridge ASP to include large-scale regional commercial in addition to the local support commercial, 
but this amendment is specific to the subject site and does not apply to other lands north of 
80 Avenue NE. The ASP amendment proposes a text amendment to Section 4.5.1 - Industrial to 
allow for large scale regional commercial uses on the subject site.  
 
Large Retail/Commercial Urban Design Guidelines (Non-statutory – 2016) 
The Large Retail/Commercial Urban Design Guidelines is a framework to guide the enhancement 
of new medium and large format commercial development sites outside of Greater Downtown. 
The Guidelines are rooted in and expand upon the objectives of the MDP to develop commercial 
sites with improved form and function that are well-integrated, vibrant and walkable, within 
development patterns that allow for greater diversity, intensity and change. The Guidelines are 
based on MDP direction to create comfort, safety and connectivity, and increase walkability and 
economic sustainability in all commercial areas. Two objectives from the MDP and these design 
guidelines applicable to the subject site are: 
 

 achieve high-quality architectural design; and 

 enhance the pedestrian environment within both development sites and public street. 
 
Although the guidelines are primarily used at development permit review stage to guide 
development towards inviting commercial areas, the guidelines are also used to provide planning 
policy and use rules in local area plan and land use amendments. These guidelines were used to 
include specific use rules in the proposed DC District. The use rules in the DC District include 
direction to enhance all public entrances to large-scale retail “big box” development to improve the 
warehouse character and aesthetics of the building. Public entrances should provide visual 
interest and direction to pedestrians of the destination on the subject site. Large parking areas, 
specifically related to big commercial developments, must provide safe and comfortable walkways 
and pathways between destinations on the site. The following design guidelines are applicable 
and were used to create the use rules in the DC District: 
 

 use prominent architectural elements to accentuate public entrances to large commercial 

buildings to provide visual interest and cues to the destination on the site; 

 align building entries with major pedestrian links across the site to building entrances or 

site features; 

https://www.google.com/url?sa=t&source=web&rct=j&opi=89978449&url=https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf&ved=2ahUKEwjk4qufh9aNAxWEAjQIHZxYBekQFnoECBcQAQ&usg=AOvVaw29EG4WQ4g0PJuz7KK2k_6N
https://www.google.com/url?sa=t&source=web&rct=j&opi=89978449&url=https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf&ved=2ahUKEwjk4qufh9aNAxWEAjQIHZxYBekQFnoECBcQAQ&usg=AOvVaw29EG4WQ4g0PJuz7KK2k_6N
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTrAcsKsKW&msgAction=Download
https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=297247
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ATTrqKegcqO&msgAction=Download
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 provide conveniently located, safe and accessible pedestrian linkages that connect retail
entrances with internal and public pedestrian networks and transit stops;

 avoid sidewalks with dead-ends at parking lots, building structures, drive-aisles, roadways,
berms and landscaping without an end destination within the site;

 enhance pedestrian walkways through surface parking lots by providing pedestrian-scaled
lighting, distinct paving patterns/materials and marked crosswalks;

 raised crosswalks at crossings are preferred;

 provide a continuous tree canopy through parking areas along main pedestrian walkways;
and

 create compact and visually unobtrusive waste and recycling facilities, integrated into
buildings wherever possible. Provide shared, multifunctional areas between buildings for
deliveries, loading, waste, recycling collection and emergency access for individual zones.
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BYLAW NUMBER 56P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE SADDLE RIDGE AREA 

STRUCTURE PLAN BYLAW 3P84 
(LOC2024-0288/CPC2025-0263) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Saddle Ridge Area Structure Plan Bylaw 3P84, 
as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Saddle Ridge Area Structure Plan attached to and forming part of Bylaw 3P84, as 

amended, is hereby further amended as follows: 
  

(a) In Section 4.5.1 Industrial, in the second paragraph, delete the following text: 
 

“Accordingly, lands north of 80 Avenue NE should be developed for 
predominantly industrial uses and limited local commercial uses.” 

 
and replace with the following text: 

 
“Accordingly, lands north of 80 Avenue NE should be developed for 
predominantly industrial uses and limited local commercial uses, except 
for 8604 – 38 Street NE that may accommodate large scale regional 
commercial uses.” 

 
(b) In Section 4.5.1 Industrial, delete Policy 1 in its entirety and replace with the 

following: 
 

“1. Lands north of 80 Avenue NE should be redesignated, subdivided or 
developed for fully serviced industrial uses and limited commercial uses. 

 
(i) The parcel located at 9020 – 36 Street NE is appropriate for a 

range of commercial uses. Local commercial uses within the 
industrial area: 

 
(A) means the use of land, buildings or structures for the 

purpose of providing retail goods and services on a limited 
scale to primarily local employees or patrons in the area 
and may include, but is not limited to, restaurants, 
convenience stores, service stations and gas bars, and 
financial institutions; 
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(B) should be located at the intersection of two roads; 

 
(C) should not comprise a site exceeding 1.6 hectares of land 

at the corner of an intersection; and 
 

(D) should not, in the aggregate, comprise sites totaling more 
than 1.6 hectares of land at one or more corners of the 
same intersection. 

 
(ii) The parcel located at 8604 – 38 Street NE is appropriate for large 

scale regional commercial uses. Large scale regional commercial 
uses within the industrial area: 

 
(A) means the use of land, buildings or structures for the 

purposes of providing commercial uses on a large scale 
and may include, but is not limited to, supermarkets, retail 
garden centres, liquor stores and auto services; 

 
(B) may contain retail sales activities where the product is 

displayed outdoors; 
 

(C) should provide higher standards of building design such 
as, but not limited to, enhanced building entrances. 
Building entrances should create visual interest at a 
pedestrian scale through a combination of windows, 
prominent entry features, projections and recesses or other 
design detailing in building façades; 

 
(D) should include site design that promotes a continuous, 

uninterrupted pedestrian network through the use of 
walkways with landscaping to allow for safe and efficient 
connectivity between buildings, parking areas and 
sidewalks to public transit and adjacent development. This 
includes the provision of a raised or painted crosswalk at 
the public entrance of a large scale regional commercial 
building; and 

 
(E) should locate loading areas, ancillary storage, utility 

meters, garbage collection and other such services for 
large scale regional commercial buildings in a way to 
minimize the visual impacts through screening and 
landscaping from another parcel designated with a Special 
Purpose District.” 
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2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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BYLAW NUMBER 131D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0288/CPC2025-0263) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) retain the industrial nature of the site;   
 
(b) allow for additional discretionary uses as part of a large-scale regional 

commercial development; and 
 
(c) provide for additional rules for building design and built form of large-scale 

regional commercial development. 
 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
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Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time. 
 
Permitted Uses 
4 The permitted uses of the Industrial – General (I-G) District of Bylaw 1P2007 are the 

permitted uses in this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses of the Industrial – General (I-G) District of Bylaw 1P2007 are 
 the discretionary uses in this Direct Control District with the addition of: 
 

(a) Health Care Service; 
(b) Liquor Store; 
(c) Retail Garden Centre; 
(d) Retail and Consumer Service; and 
(e) Supermarket. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Industrial – General (I-G) District of Bylaw 

1P2007 apply in this Direct Control District. 
 
Building Design and Orientation 
7  A building containing a Supermarket must have accentuated public entrances with 

enhanced visual interest and pedestrian orientation through the use of at least three of 
the following architectural design elements: 

 
(a) high-quality building materials such as stone, brick or wood; 
(b) distinctive use of colour and texture treatments; 
(c) awnings or canopies; 
(d) pitched or raised cornice roof forms; 
(e) integrated signage and lighting; 
(f) recessed or projected building elements; or 
(g) glazing or other window features. 

 
Additional Use Rules 
8 (1) A Liquor Store must only be approved in conjunction with a Supermarket; and 
  
 (2) Health Care Service and Retail and Consumer Service must only be approved 

within the same building with the same public entrance as a Supermarket. 
 
Relaxations 
9 The Development Authority may relax the rules contained in Sections 6 and 7 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 
2025 June 2 
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Applicant Outreach Summary 
2025 June 2 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0454 

2025 June 05 Page 1 of 5 

Policy and Land Use Amendment in West Springs (Ward 6) at multiple addresses, 
LOC2024-0283 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendments to the West Springs
Area Structure Plan (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 3.98 hectares ± (9.83
acres ±) located at 740, 760 and 780 – 81 Street SW and 741 and 761 – 78 Street SW
(Plan 4740AK, Blocks 55 to 58; Plan 2412294, Block 50, Lot 2) from Multi-Residential –
High Density Low Rise (M-H1) District, Mixed Use – Active Frontage (MU-2f4.0h30)
District, Mixed Use – Active Frontage (MU-2f5.0h30) District and Mixed Use – General
(MU-1f4.0h30) District to Mixed Use – Active Frontage (MU-2f6.0h63) District, Mixed
Use – Active Frontage (MU-2f5.0h63) District, Mixed Use – Active Frontage (MU-
2f4.0h30) District, Mixed Use – General (MU-1f5.0h42) District, Mixed Use – General
(MU-1f4.0h42) District. Mixed Use – General (MU-1f4.0h30) District and Mixed Use –
General (MU-1f4.0h26) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council: 

1. Give three readings to Proposed Bylaw 54P2025 for the amendments to the West
Springs Area Structure Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 115D2025 for the redesignation of 3.98
hectares ± (9.83 acres ±) located at 740, 760 and 780 – 81 Street SW and 741 and 761
– 78 Street SW (Plan 4740AK, Blocks 55 to 58; Plan 2412294, Block 50, Lot 2) from
Multi-Residential – High Density Low Rise (M-H1) District, Mixed Use – Active Frontage
(MU-2f4.0h30) District, Mixed Use – Active Frontage (MU-2f5.0h30) District and Mixed
Use – General (MU-1f4.0h30) District to Mixed Use – Active Frontage (MU-2f6.0h63)
District, Mixed Use – Active Frontage (MU-2f5.0h63) District, Mixed Use – Active
Frontage (MU-2f4.0h30) District, Mixed Use – General (MU-1f5.0h42) District, Mixed
Use – General (MU-1f4.0h42) District, Mixed Use – General (MU-1f4.0h30) District and
Mixed Use – General (MU-1f4.0h26) District.

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
June 5: 

“The following documents were distributed with respect to Report CPC2025-0454: 

 Revised Attachment 4;”
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HIGHLIGHTS 

 This application seeks to enable comprehensive mixed-use commercial, recreational
and multi-residential development in the ‘West Springs North Neighbourhood’ in the
West Springs Area Structure Plan (ASP), otherwise known as ‘West District’.

 The proposal is in keeping with the applicable policies of the Municipal Development
Plan (MDP) and the Calgary Transportation Plan (CTP).

 Amendments are required to the West Springs ASP to establish a Housing Diversity
Special Policy Area to require a minimum percentage of required non-market or
residential care units.

 What does this mean to Calgarians? Approval of this application may increase housing
choice and diversity adjacent to a new public park and a future transit centre and
contribute to the further activation and build-out of Broadcast Avenue SW and the
greater West District development.

 Why does this matter? The proposal would enable additional market and non-market
housing options, commercial and retail opportunities and a community recreation facility.

 A development permit (DP2024-08451) for a mixed-use development (comprising three
buildings and a total of 382 dwelling units) in the first phase of the Housing Diversity
Special Policy Area has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southwest community of West Springs was submitted by CivicWorks on 
behalf of the landowners, Truman Park Ltd., on 2024 November 23. The subject site is 
composed of three blocks located at the centre of what is known as ‘West District’. The site is 
situated between 78 Street SW and 81 Street SW and between 7A Avenue SW and 8 Avenue 
SW, totaling approximately 3.98 hectares (9.83 acres) in size. 

The Mixed Use – General (MU-1) Districts and Mixed Use – Active Frontage (MU-2) Districts 
remain the same and enable mixed-use development with pedestrian-oriented retail spaces and 
a large community recreation facility. The primary changes include establishing a Housing 
Diversity Special Policy Area in the ASP to require a minimum percentage of non-market 
housing. The proposed land use districts increase the maximum floor area ratio (FAR) from 
between 4.0 and 5.0 FAR to between 4.0 and 6.0 FAR, and increase the maximum height from 
between 26 metres and 30 metres to between 26 metres and 63 metres. 

As indicated in the Applicant Submission (Attachment 3), the proposal supports a revised 
development vision at the heart of the community to support the delivery of more community 
amenities supported by additional residential units through a comprehensive approach designed 
to be compatible with surrounding land uses. A development permit (DP2024-08451) for two 
six-storey and one 18-storey mixed-use buildings totalling 382 units was submitted on 2024 
December 04 and is currently under review.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 



Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2025-0454 
2025 June 05 Page 3 of 5 

Policy and Land Use Amendment in West Springs (Ward 6) at multiple addresses, 
LOC2024-0283 

Approval: S. Lockwood concurs with this report. Author: J. Heaven 

City Clerks: K. Picketts / C. Doi 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed policy and land use amendment application, the applicant 
was encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
the public/interested parties and respective community association was appropriate.  

In response, the applicant met twice with representatives of the West Springs/Cougar Ridge 
Community Association, West Grove Rise Home Owners Association, Westpark Residents 
Association, West Grove Estates Home Owners Association, Wentworth Residents Association, 
Calgary Catholic School Board, Calgary Board of Education and the Calgary French & 
International School. The applicant also met with Ward 6 and Ward 1 offices. In addition, 
approximately 1,500 postcards were delivered twice to neighbours in the surrounding area, 
custom signage was installed throughout the site and a dedicated project webpage was created. 
The applicant hosted two online information sessions for the general public to learn more about 
the proposed land use application and application revisions and to provide feedback or ask 
questions of the applicant. A building containing a temporary sales centre and information hub 
has been located on-site to keep neighbours informed of this application and the overall larger 
development. As a result of feedback, the applicant reduced the overall building height within 
the Land Use Application from a maximum height of 90 metres to 63 metres. The Applicant 
Outreach Summary can be found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 1,358 responses in opposition to the proposed development from the 
public, eight responses in support and four responses that are neither in support nor opposition. 
A summary of comments received can be found in the City-Led Outreach section of Attachment 
1. 

West Springs Cougar Ridge Community Association (CA) provided two letters. The most recent 
letter can be found in Attachment 5. The identified areas of concern are primarily related to 
parking, traffic impacts, emergency services and existing infrastructure. 

Administration considered the relevant planning issues specific to the application and has 
worked with the applicant to address concerns raised by residents and the CA. A summary of 
the changes include a decrease in building scale and density, and improving the transition to 
adjacent properties. A more detailed summary of changes to the application since its first 
submission is summarized in Attachment 1. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0283
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
policy and land use amendment will be posted on site and mailed to adjacent landowners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposed application enables the continuation of development in the community of West 
Springs, including a future framework for mixed-use development and a community recreation 
facility. The development of these lands may enable a more efficient use of land and 
infrastructure and support surrounding uses and amenities while introducing additional 
amenities such as a recreation facility for the community and greater area. 

Environmental 
The applicant has indicated that they plan to pursue measures as part of future development permit 
applications which could align with the objectives of the Calgary Climate Strategy – Pathways to 
2050. The intensification of development and realization of transit-supportive development on this 
site could help reduce greenhouse gas emissions compared to low-density development and reduce 
dependence on driving.  

Economic 
The ability to develop a variety of housing types through minimum requirements for non-market or 
residential care units, as well as new commercial uses, would contribute to Calgary’s overall 
economic health by providing housing for residents and employment opportunities within West 
Springs. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 54P2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Community Association Response
6. Proposed Bylaw 115D2025
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of West Springs and is comprised of 
three blocks located at the centre of what is known as ‘West District’. The site is situated 
between 78 Street SW and 81 Street SW and between 7A Avenue SW and 8 Avenue SW, 
totaling approximately 3.98 hectares (9.83 acres) in size. The site is currently occupied by an 
existing farm storage building and Truman’s West District and Discovery Centre, which will be 
demolished and relocated, respectively. 
 
Surrounding development is characterized by a mix of commercial and residential developments 
including low to mid-rise, mixed-use commercial and multi-residential to the east, west and 
south. A 3.4 hectare (8.4 acre) park to the south and east, known as Radio Park, is currently 
under construction. To the north is an undeveloped site designated for office use and a single 
country residential estate. Surrounding buildings immediately adjacent to the site range in scale 
from four to nine storeys in height.  
 
The area is served by Calgary Transit via Route 98 (Cougar Ridge), with a stop 400 metres (a 
seven-minute walk) away on 85 Street SW. A transit centre with future primary transit service is 
planned along Broadcast Avenue SW, adjacent to the site. Vehicular access will be provided 
from several surrounding streets, including Old Banff Coach Road SW, an arterial roadway. The 
site is situated within 1 kilometre of Stoney Trail, a skeletal roadway that provides fast and 
convenient access to the greater Calgary area. 
 
 

Community Peak Population Table 
 
As identified below, the community of West Springs reached its peak population in 2019 

 
West Springs 

Peak Population Year 2019 

Peak Population 10,758 

2021 Current Population 10,758 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: 2019 Census of Canada 
 

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

 
  

https://www.calgary.ca/communities/profiles/west-springs.html
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Location Maps  
 

  

 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The eight sites are comprised of the Multi-Residential – High Density Low Rise (M-H1) District, 
Mixed Use – Active Frontage (MU-2f4.0h30, MU-2f5.0h30) District and Mixed Use – General 
(MU-1f4.0h30) District. The MU-1 and MU-2 Districts accommodate mixed-use, multi-
residential, commercial and recreational buildings. The site located furthest south in the 
proposal is proposed to be designated to the M-H1 District which accommodates tall, multi-
residential developments located at community and transit nodes with a limited range of support 
commercial uses. The MU-2 District, which is intended to support active uses and requires at-
grade non-residential uses to promote activity at street level, is located along Broadcast Avenue 
SW, a central spine in the community. The existing land use districts allow for a maximum floor 
area ratio (FAR) of 4.0 to 5.0 and a maximum building height of between 26 metres to 30 
metres (approximately six to nine storeys). 
 
The proposed MU-1 and MU-2 Districts remain the same, with the M-H1 parcel transitioning to 
the MU-1 District to enable comprehensive development on that block. The proposal would 
allow for a maximum FAR range of 4.0 to 6.0 and a maximum building height of between 26 
metres to 63 metres. The proposed maximum building height range would allow for buildings 
approximately six to 18 storeys in scale. 
 
The subject site is part of the applicant’s West District development, which received approval as 
part of two separate outline plans (LOC2014-0008 and LOC2017-0058). West District is actively 
building out as a compact, high-intensity, transit-supportive, mixed-use node. The sites within 
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this proposal are bisected by Broadcast Avenue SW which functions as a pedestrian-oriented 
commercial street running east-west through the centre of the West District development. 
 
The proposed MU-1 and MU-2 Districts support the applicant’s overall vision for West District by 
enabling a pedestrian-oriented commercial street along Broadcast Avenue SW in addition to 
accommodating a moderate level of additional residential density, including non-market 
housing, and a future community recreation facility across from Radio Park. 
 
Proposed West Springs ASP Amendments 
The West Springs Area Structure Plan (ASP) identifies the site as within the ‘North 
Neighbourhood’ area, envisioned as a high-intensity, mixed-use, transit-supportive community 
focused on providing local amenities and employment in a new community context. Built form 
and density transitions are sensitive to the adjacent areas in the community. The ASP envisions 
a central mixed-use neighbourhood main street that provides a vibrant public realm that 
supports an active and safe street throughout the day. A range of housing types, from single 
detached to multi-residential dwellings, provides housing choices for a variety of residents. 
Higher densities and a central transit-supportive centre support an efficient and convenient 
transit system that ties into the regional network. A walkable grid network provides added 
connectivity throughout the community and to adjacent neighbourhoods. 
 
The proposed land use redesignation and policy amendment are aligned with the West Springs 
North Neighbourhood Vision and Core Ideas, as outlined in Section 4.4 of the West Springs 
ASP. A higher building height is proposed at the centre of the North Neighbourhood, closest to 
amenities, including a multi-modal commercial corridor, a large public park and a future transit 
station. The proposed land use redesignation includes height modifiers and building height rules 
to maintain transitions between higher building forms and the surrounding low to mid-scale 
buildings. The rules within the proposed MU-1 and MU-2 Districts are aligned with the ASP and 
support the overall Neighbourhood Vision identified for the North Neighbourhood for a vibrant 
and connected community. 
 
The land use concept map, density concept map and building heights map in the North 
Neighbourhood currently allow for mixed-use and multi-residential developments with a 
maximum height of 16 to 30 metres and a maximum FAR between 4.0 to 5.0. Amendments to 
the land use concept, density concept, and building heights maps of the ASP are required to 
facilitate the new heights and densities proposed by this application. 
 
Land Use Concept Map and Housing Diversity Special Policy Area 
The proposed amendment to Map 3: West Springs North Neighbourhood Land Use Concept 
introduces a new Housing Diversity Special Policy Area to the subject site which is intended to 
enable a range of housing unit types by encouraging an average minimum of 10% of all units to 
be non-market housing. The Housing Diversity Special Policy Area is also intended to support 
the provision of diverse unit types within large comprehensively developed sites and encourage 
at-grade activation by allowing the Approving Authority to consider relaxations to building form 
regulations to support these outcomes. A small southern portion of the block directly west of 
Radio Park is proposed to be redesignated from the Neighbourhood – Mid-Rise category to the 
Community – Centre category to allow for additional building scale along Broadcast Avenue 
SW. 
 
  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=MTTrAeesKqH&msgAction=Download
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Density Concept Map 
Map 4: West Springs Neighbourhood Density Concept in the ASP is proposed to be amended to 
reflect the proposed application. Changes to Map 4 would include increasing the maximum floor 
area ratio to between 4.0 FAR to 6.0 FAR. The greatest FAR is proposed at the centre of West 
District, directly adjacent to Broadcast Avenue SW. Maximum floor area ratios remain 
unchanged along the outer edges of the site at 4.0 FAR.  
 
Building Height Map 
Map 5: West Springs North Neighbourhood Building Heights in the ASP is proposed to be 
amended to reflect the proposed application. Proposed changes to Map 5 include maximum 
building heights between 26 metres to 63 metres, or approximately six storeys to 18 storeys. 
The greatest building heights, 63 metres and 42 metres, or 18 storeys and 12 storeys 
respectively, are concentrated at the centre of West District. Building heights are tiered down to 
six-storeys along the outer edges adjacent to existing and approved four to six storey multi-
residential developments.  
 
Development and Site Design  
The rules of the proposed MU-1 and MU-2 Districts provide guidance for the development of the 
site, including appropriate uses, building height, massing, landscaping and parking. The 
applicant’s conceptual design proposes the development of nine buildings within the application 
area. Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 ensuring an engaging, active frontage along Broadcast Avenue SW; 

 mitigating showing, overlooking and privacy concerns to the parcels north of the site; 

 mitigating shadowing concerns on Radio Park; 

 ensuring a mix of uses within a development; and 

 enhancing the interface of the proposed community recreation facility on Broadcast 
Avenue SW. 
   

A development permit (DP2024-08451) has been submitted and is under review. This 
development permit includes one mixed-use building ranging in scale from nine to 18 storeys 
with retail located at-grade and 240 residential units above. Two six-storey mixed-use buildings 
with retail at grade and 142 residential units above are proposed for the balance of the site. All 
three buildings include a total of 506 underground parking stalls for residential and commercial 
uses, which are accessed via private internal laneways. Retail units are included in two of the 
three buildings and will contribute to an active commercial streetscape along Broadcast Avenue 
SW and adjacent to Radio Park. 
 
Urban Design Review Panel 
The Urban Design Review Panel (UDRP) reviewed the initial pre-application proposal on 2024 
September 04 and the development permit submission on 2025 March 19. The UDRP reviewed 
the application at both stages and framed their commentary around the following key 
considerations and suggestions: 
 

 general support for both the initially proposed greater intensity and density on the site, 
and the revised development vision with lower intensity and density, which demonstrates 
a balance between pedestrians and vehicles;  

 support for the inclusion of a community recreation amenity and looks forward to 
reviewing details through a future development permit; 
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 acknowledgement that buildings are situated appropriately to address shadowing 
concerns; 

 acknowledgement that there no transportation or utility constraints associated with the 
development; and 

 suggestion that future explorations include greater bike storage where possible, 
enhanced pedestrian crossings of 80 Street SW, attention to interior facades and 
wrapping commercial into the interior courtyards where possible and shifting parkade 
access to the lane on 81 Street SW for the southernmost block. 

 
Overall, the panel was supportive of the proposed development at this site and commended the 
applicants for the vision of how to incorporate increased density and intensity into a master-
planned community. These considerations will be reviewed at the development permit phase.  
 
Density and Intensity 
The proposed MU-1 and MU-2 Districts do not have density modifiers that will limit the 
maximum number of units on the site; however the applicant anticipates only 1,300 units at full 
build-out with the proposed height and floor area maximums. Based on having 1,300 units at full 
build-out, the intensity of the North Neighbourhood, will be approximately 153 people and jobs 
per gross developable hectare with existing development and current development proposals. 
The ASP identifies an approximate intensity of 204 people and jobs per gross developable 
hectare for the North Neighbourhood and no maximum density.   
 
Transportation  
Pedestrian access to each site in the comprehensive subject area is available from the existing 
partial sidewalks along Broadcast Avenue SW, 78 Street SW, 80 Street SW and 81 Street SW. 
Through subsequent development permits, all adjacent sidewalks will be developed. 
 
A shared pathway for cyclists and pedestrians is located on both sides of the Broadcast Avenue 
SW right-of-way, which runs east-west through the centre of the site and provides a connection 
to the broader primary cycling network. Through subsequent development permits, additional 
off-street bike routes will be provided along Broadcast Avenue SW, 78 Street SW, 80 Street SW 
and 81 Street SW. 
 
The area is served by Calgary Transit with a bus stop located approximately 400 metres (a 
seven-minute walk) away on 85 Street SW for Route 98 (Cougar Ridge) that provides service to 
and from the 69th Street Light Rail Transit (LRT) Station for the communities of Aspen Woods, 
West Springs and Cougar Ridge. Through subsequent development permits, a new transit 
centre will be constructed adjacent to the site along Broadcast Avenue SW, and a future transit 
route will be implemented along Broadcast Avenue SW. 
 
Direct vehicular access to the proposed development will be available from 78 Street SW, 80 
Street SW, 81 Street SW, 7A Avenue SW, 8 Avenue SW and Broadcast Avenue SW. There is 
currently no Residential Parking Permit (RPP) zone in the area. 
 
Transportation Impact Assessment 
An update to the 2017 Transportation Impact Assessment (TIA) as part of the original West 
District 2018 Outline Plan (LOC2017-0058) was completed during the review of this application.  
The TIA update is based on 2024 traffic data, which accounts for recent traffic pattern changes 
associated with the opening of Stoney Trail SW and traffic generated by occupied buildings 
within West District.  
 



CPC2025-0454 
Attachment 1 

 

CPC2025-0454 Attachment 1  Page 7 of 9 
ISC:UNRESTRICTED 

The TIA confirmed no changes to the ultimate roadway or intersection designs near the West 
District plan area are required to accommodate the plan revisions. Upgrades to Old Banff Coach 
Road SW (85 Street SW to 77 Street SW) will remain a requirement as the roadway is currently 
built to an interim cross-section. Similarly, upgrades to 81 Street SW and the addition of a traffic 
signal at Old Banff Coach Road and 81 Street SW will remain a requirement.  
 
The updated TIA also confirmed that no changes are required to the planned active 
transportation network. As identified in the original 2017 TIA, transit enhancements and primary 
transit level transit frequency will be required to support the ultimate development vision. 
Calgary Transit is reviewing short-term improvements including re-routing of local bus routes to 
align with the new transit centre within West District and improved frequency.   
 
Overall, the study found sufficient capacity in the transportation network to accommodate a 
complete build out of West District, subject to the identified road network improvements being in 
place. 
 
Environmental Site Considerations 
A Phase I Environmental Site Assessment was provided by the applicant and reviewed for this 
land use amendment. There were no significant environmental concerns noted in the report and 
further action is not required at this time. 
 
Utilities and Servicing  
 
Sanitary servicing 
Sanitary servicing is available. An updated Sanitary Servicing Study was submitted and 
approved. The study has found that sufficient capacity remains within the existing sanitary 
sewer system to support the proposed West District development, provided that the 77 Street 
SW and 81 Street SW systems are treated as surcharged systems. No downstream upgrades 
are required. Any additional servicing details will be determined through the development permit 
process. 
 
Water Servicing 
Water servicing is available and water network plan has been approved. Extension and 
installation of the water network to service the subject land is at expense of the developer.  
 
Storm servicing 
Storm servicing is available and extension to service the subject land is at expense of the 
developer.  
 
Waste and Recycling 
Waste and recycling will be reviewed with each development permit application and suitable 
storage and collection will be required for each building or phase of development. 
 
City-Led Outreach Summary  
Administration received 1,358 letters of opposition, four letters of neutrality, and eight letters of 
support from the public. The letters of opposition included the following areas of concern: 
 

 pedestrian and traffic circulation being impacted; 

 traffic congestion; 

 not enough parking that results in parking overflow into surrounding neighbourhoods; 
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 general concerns about the proposed density and built form not respecting the 
community's existing built form context; 

 shadowing impacts due to the proposed maximum building heights; 

 capacity of local schools and sanitary servicing; 

 general concerns related to the limited community consultation prior to submission of the 
formal application; and  

 lack of a document that provides a master planning framework for the site. 
 

The letters of support included the following areas of strength: 

 increased density will support amenities; and 

 increased density will help maintain infrastructure 
 
The West Springs/Cougar Ridge Community Association provided an updated letter with the 
following concerns: 

 parking, including commercial, residential and overflow; 

 emergency services, infrastructure and school capacity; and 

 meeting the housing needs of the community through more diverse housing choices. 
 
Summary of Changes Made to the Application Since Submission 
Administration worked with the applicant to address concerns raised by residents, the West 
Springs/Cougar Ridge Community Association and comments from Administration that were 
identified during the review process. The initial submission proposed the use of a Direct Control 
(DC) District based on the MU-1 and MU-2 Districts. The maximum heights were proposed to 
vary from 26 metres to 90 metres, approximately six storeys to 30 storeys and the proposal 
anticipated a total of 2,200 units on the site at full build out.  
 
In response to this community feedback about the density and building form and alignment with 
the existing ASP, the Applicant submitted revisions to the application, including using the MU-1 
and MU-2 Districts rather than a DC District. The application also lowered maximum building 
heights to 63 metres (18 storeys) for the three tallest buildings at the centre of the site and 
lowered the surrounding buildings to six, nine, and 12 storeys along the site edges to create a 
more sensitive transition with adjacent low to mid-rise buildings. Following these changes, the 
application was recirculated and readvertised. The Applicant hosted an online information 
session for the public, met with local community groups and the representative ward office. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the ‘Developing Residential: Planned Greenfield with Area 
Structure Plan (ASP)’ area as identified on Map 1: Urban Structure of the Municipal 
Development Plan (MDP). MDP policy for this area defers to existing ASP policy, where future 
amendments to the ASP would be required to align with the policies of the MDP. This 
application is located in proximity to the Primary Transit Network, with a transit centre. This 
transit centre is proposed to be located within the subject parcels. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgary.ca/planning/municipal-development-plan.html
https://www.calgary.ca/planning/municipal-development-plan.html
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The proposal is aligned with the policies of the MDP in supporting the development of a high-
intensity, mixed-use and transit-supportive community in this ASP area.  
 
Calgary Climate Strategy (2022) 
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. The applicant has proposed approximately 
10 percent of the stalls will be EV ready in the current development permit, with parking stalls 
that have a conduit, wiring and breaker installed. 
 
Furthermore, the applicant has advised that they may consider the following design elements at 
future development permit stages: a backup power source, reductions to embodied carbon and 
waste, high efficiency mechanical equipment and a high-performance building envelope, solar 
readiness and the use of low carbon technologies. 
 
West Springs Area Structure Plan (Statutory – 2012) 
The subject site is located within the North Neighbourhood (Map 2) of the West Springs Area 
Structure Plan (ASP). Within the West Springs North Neighbourhood Land Use Concept (Map 
3), the subject site is identified as Neighbourhood – Mid-Rise and Community - Centre. The 
applicable policies for this area accommodate a mix of uses including residential, office and 
retail uses. 
 
The proposed MU-1 and MU-2 Districts are in accordance with the general ASP policies as they 
aim to facilitate the establishment of mixed-use, multi-residential development. This application 
can be supported, with amendments, as it aligns with the ASP policies as follows: 
 

 it aligns with the vision for an active frontage spine along Broadcast Ave SW; 
 proposed heights/densities transition sensitively to the adjacent residential areas and 

open space; 
 it supports flexibility in the building form, height and location of uses; and 
 it supports the intensity targets for the community. 

 
Although the proposed land use amendment does generally align with the overall intent of the 
ASP, the adjustment in maximum building height and floor area requires a policy amendment to 
accommodate the proposed land use districts. 
 
In addition, this application will include a Housing Diversity Special Policy Area that encourages 
10 percent non-market housing which may help address the current housing crisis and increase 
housing diversity in the community.  

https://www.calgary.ca/environment/policies/climate-strategy.html
https://www.calgary.ca/environment/policies/climate-strategy.html
https://www.calgary.ca/planning/publications.html
https://www.calgary.ca/planning/publications.html
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BYLAW NUMBER 54P2025 
 

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

STRUCTURE PLAN BYLAW 20P2012 
(LOC2024-0283/CPC2025-0454) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the West Springs Area Structure Plan Bylaw 
20P2012, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The West Springs Area Structure Plan attached to and forming part of Bylaw 20P2012, 

as amended, is hereby further amended as follows: 
 

(a) Delete the existing Map 3 entitled ‘West Springs North Neighbourhood Land Use 
Concept’ and replace with the revised Map 3 entitled ‘West Springs North 
Neighbourhood Land Use Concept’, attached as Schedule A. 

 
(b) Delete the existing Map 4 entitled ‘West Springs North Neighbourhood Density 

Concept’ and replace with the revised Map 4 entitled ‘West Springs North 
Neighbourhood Density Concept’, attached as Schedule B. 

 
(c) Delete the existing Map 5 entitled ‘West Springs North Neighbourhood Building 

Heights’ and replace with the revised Map 5 entitled ‘West Springs North 
Neighbourhood Building Heights’, attached as Schedule C. 

 
(d) In Section 4.5.3, Transit Centre, delete policy 2 and replace with the following: 

 
“2. The transit centre site should accommodate enhanced bus shelters and 

amenities along public street frontages to serve the broader area.” 
 

(e) In Section 4.0, West Springs North Neighbourhood, after section 4.6 
Streetscape, Site Design and Built Form, add the following as a new section: 

 
“4.7 Housing Diversity Special Policy Area 

 
This Housing Diversity Special Policy Area is intended to support a diverse 
housing stock, including non-market housing. The provision of a diversity of 
housing types will allow more people to live in the area and help support 
businesses, transit, schools, services and amenities.  

 



 
BYLAW NUMBER 54P2025 

Page 2 of 5 

 
4.7.1 Housing Diversity and Public Realm Enhancements 

 
1. The Approving Authority may consider relaxations to The City’s 

land use bylaw to enable the development of non-market 
housing and public realm enhancements that supports at-grade 
activation. 

 
4.7.2 Non-Market Housing 

 
1. A minimum of 10% of all development within the Housing Diversity 

Special Policy Area is strongly encouraged to be comprised of 
non-market housing. 

 
2. Applications for development should provide a plan outlining how 

the proposed development will contribute to the 10% non-market 
housing goal for the Housing Diversity Special Policy Area. 

 
3. Where a development includes non-market housing, an 

agreement that outlines the conditions of the non-market 
housing units shall be executed to the satisfaction of the 
Approving Authority.” 

 
(f) In Section 14.0 Glossary, add the following as a new definition following 

Neighbourhood Park:  
 

“Non-market Housing: Rental or for-sale housing that is subsidized to meet 
needs not served by the private market. This type of housing includes transitional 
housing, social housing, and affordable housing.” 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 
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SCHEDULE B 
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SCHEDULE C 
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Applicant Submission 
2025 March 19 
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Applicant Outreach Summary 
2025 April 23 
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Community Association Response 
 

 
  



CPC2025-0454 

Attachment 5 

CPC2025-0454 Attachment 5  Page 2 of 3 
ISC:UNRESTRICTED 

 
 

  

  



CPC2025-0454 

Attachment 5 

CPC2025-0454 Attachment 5  Page 3 of 3 
ISC:UNRESTRICTED 

 



 
 CPC2025-0454 
  ATTACHMENT 6 

BYLAW NUMBER 115D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0283/CPC2025-0454) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0513 

2025 June 05 Page 1 of 4 

Policy and Land Use Amendment in Springbank Hill (Ward 6) at multiple 
addresses, LOC2024-0153 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendment to the Springbank Hill
Area Structure Plan (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 1.14 hectares ± (2.82
acres ±) located at 2435 – 81 Street SW, 2435R – 81 Street SW, 351R Springcreek
Circle SW and 363 Springcreek Circle SW (Plan 3056AC, Block 20 and Plan 2310494,
Block 34, Lots 5MR, 8MR, and 6PUL) from Residential – Low Density Mixed Housing
(R-G) District, Special Purpose – City and Regional Infrastructure (S-CRI) District, and
Special Purpose – School, Park and Community Reserve (S-SPR) District to Multi-
Residential – Low Profile (M-1d77) District, Residential – Low Density Mixed Housing
(R-G) District, Special Purpose – School, Park and Community Reserve (S-SPR) District
and Special Purpose – City and Regional Infrastructure (S-CRI) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 05: 

That Council: 

1. Give three readings to Proposed Bylaw 53P2025 for the amendment to the Springbank
Hill Area Structure Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 111D2025 for the redesignation of 1.14
hectares ± (2.82 acres ±) located at 2435 – 81 Street SW, 2435R – 81 Street SW, 351R
Springcreek Circle SW and 363 Springcreek Circle SW (Plan 3056AC, Block 20 and
Plan 2310494, Block 34, Lots 5MR, 8MR, and 6PUL) from Residential – Low Density
Mixed Housing (R-G) District, Special Purpose – City and Regional Infrastructure (S-
CRI) District, and Special Purpose – School, Park and Community Reserve (S-SPR)
District to Multi-Residential – Low Profile (M-1d77) District, Residential – Low Density
Mixed Housing (R-G) District, Special Purpose – School, Park and Community Reserve
(S-SPR) District and Special Purpose – City and Regional Infrastructure (S-CRI) District.

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
June 5: 

“The following documents were distributed with respect to Report CPC2025-0513: 
 Revised Attachment 2;”
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HIGHLIGHTS 

 This land use amendment application seeks to redesignate a portion of the subject
property to allow for a four storey multi-residential development and redesignate
Municipal Reserve land and a Public Utility Lot to appropriate Special Purpose Districts.

 The proposal represents an appropriate density increase for a residential area, allows for
a mix of building forms that is compatible with the existing character of the area and is in
keeping with the applicable policies of the Municipal Development Plan (MDP).

 What does this mean to Calgarians? The proposed Multi-Residential – Low Profile
(M-1d77) District would allow for greater housing choice within the community and a
more efficient use of existing infrastructure, amenities and transit.

 Why does this matter? The proposal would allow for more housing choice within the
community that may better accommodate the evolving needs of different age groups,
lifestyles and demographics.

 An amendment to the Springbank Hill Area Structure Plan (ASP) is required to
accommodate the proposed land use.

 A concurrent development permit has been submitted and is ready for decision pending
Council’s decision on this policy and land use amendment.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southwest community of Springbank Hill was submitted by O2 Planning 
and Design on behalf of the landowners, Aspen Springs GP Ltd. and The City of Calgary, on 
2024 June 4. The application proposes the Multi-Residential – Low Profile (M-1) District to 
support a greater number of units than what is permissible under the existing Residential – Low 
Density Mixed Housing (R-G) District. The Springbank Hill ASP identifies the private lands as 
Low Density Contextual and Low Density Neighborhood Area and supports a mix of low density 
dwellings. This application proposes an amendment to Low Density Contextual and Medium 
Density Neighbourhood Areas to support low-rise multi-residential development. A development 
permit for a 24-unit apartment building, two semi-detached dwellings and accessory residential 
building has been submitted and is ready for decision pending Council’s decision on this policy 
and land use amendment. 

The 1.14-hectare (2.81 acres) site is located west of the intersection of 81 Street SW and Spring 
Willow Drive SW. The subject site includes portions of City owned parcels previously approved 
for a storm pond (Public Utility Lot – PUL) and open space (Municipal Reserve – MR) under 
outline plan application file LOC20218-0101. As indicated in the Applicant Submission 
(Attachment 3) this application seeks to assign appropriate land use districts to the storm pond 
area that has now changed from a dry pond to a wet pond and Municipal Reserve (MR) lands. 
The application proposes to bring into alignment the land use districts for the adjacent private 
lands. No amendment is required to the previously approved outline plan  

The privately owned portion of the site is currently undeveloped and is adjacent to existing 
pathway. Lands directly to the north of the private lands include multi-residential development in 
the form of three-storey townhouses and semi-detached dwellings. Lands to the east and west 
include single-detached dwellings.  
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A detailed planning evaluation of the application, including maps and site context, is provided in 
the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant distributed approximately 350 postcards to properties surrounding the subject site, 
held a virtual information session on 2024 November 27 and held a meeting with the 
Springbank Hill Community Association (CA), Avi Wildflower Condominium Board and residents 
of the Spring Willow subdivision. The Applicant Outreach Summary can be found in Attachment 
3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 36 letters of opposition from the public. The letters of opposition 
included the following areas of concern:  

 density, traffic, noise, and pollution increase for an area that was originally proposed for
low-density housing;

 height of buildings should be same height as the buildings to north. Privacy concerns for
existing neighbouring properties;

 environmental degradation due to the reduction of perceived open space in the
community;

 capacity of infrastructure such as roads and utilities which could result in traffic safety
issues and a decrease in the overall livability of neighborhood;

 negative impact to property values; and

 misalignment with the Springbank Hill Area Structure Plan (ASP).

The CA provided a letter of support on 2025 April 25 (Attachment 4). The CA supports the 
application on the basis that a concurrent Development Permit has been submitted and has 
requested 11 additional vehicle parking stalls be provided.  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate as the proposal accommodates a mix of dwelling 
types that meets a range of housing needs in a developing community. The maximum building 
height of the proposed M-1 District is contextually appropriate for the area. The proposed 
amendment to the Springbank Hill ASP provides a transition between Neighbourhood Areas 
with building height and form. The proposal supports appropriate land use districts for City 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0153
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owned land for larger programmable open space and adequate storm water management 
areas. The building and site design, number of units and on-site parking are being considered 
through the review of the concurrent development permit.  

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

IMPLICATIONS 

Social 
The proposal would allow for a variety of housing choices in low and medium density residential 
building forms and provide a range of housing opportunities. The proposal would allow for 
increased density adjacent to an open space and adjacent pathway connections.  

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. 

Economic 
Development of a greenfield site would contribute to Calgary’s overall economic health by 
housing new residents within city limits and may enable a more efficient use of land and 
infrastructure.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this application. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 53P2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Community Association Response
6. Proposed Bylaw 111D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Springbank Hill, west of the 
intersection of 81 Street SW and Spring Willow Drive SW. The subject site (a combination of 
private and public land) is comprised of multiple parcels that have a combined size of 
approximately 1.14 hectares (2.82 acres). The private portion of the subject site is currently 
vacant and vehicle access is expected from 81 Street SW. This portion of the site is also 
bounded by a future public open space to the west and a storm water pond to the south.  
 
In 2020 a land use and outline plan approved the existing land uses of the subject lands. In 
2021, the redesign of Municipal Reserve (MR) land and a dry storm pond to a wet storm pond 
were approved through a minor non-conforming subdivision. The reconfiguration of the Public 
Utility Lot (PUL) dedicated for the storm pond and MR land were deemed appropriate for storm 
water management and provided a larger programmable open space. The subdivision resulted 
in portions of the PUL and MR land having both land use designations of Special Purpose – City 
and Regional Infrastructure (S-CRI) District and Special Purpose – School, Park and 
Community Reserve (S-SPR) District. The redesignation to and from S-CRI and S-SPR Districts 
included in this application are housekeeping land use bylaw amendments to ensure the public 
lands have the correct land use designation.   
 
Surrounding development is characterized by a combination of existing development and 
actively developing lands which comprise of a mix of low-density and multi-residential districts. 
Existing development to the east is predominantly single detached dwellings designated 
Residential – Low Density Mixed Housing (R-G) District. The Homes by Avi Wildflower 
development exists directly to the north and is designated Residential – Low Density Multi-
Dwelling (R-2M) District. This adjacent development includes semi-detached dwellings facing 81 
Street SW and townhomes throughout the rest of the project. Development further north along 
81 Street SW both on the east and west, include future planned townhouse development 
designated Multi-Residential – At Grade Housing (M-Gd65) District and semi-detached 
dwellings designated R-2M District. Mixed Use and multi-residential development characterize 
the area surrounding the intersection of 81 Street SW and 19 Avenue SW.  
 
The site is approximately 1,000 metres (a 17-minute walk) from the Aspen Landing Shopping 
area to the north, and 1,600 metres (a 26-minute walk) from the 69 Street LRT Station to the 
northeast. Transit can be accessed from 17 Avenue SW, with multiple east and west bus stops 
for Route 156 (Aspen Woods) and Route 68 (Cougar Ridge).  
 
This application initially proposed the maximum density in the Multi-Residential – Low Profile 
(M-1) District of 148 units per hectare (UPH) and 30 dwelling units. The addition of a density 
modifier of 77 UPH was negotiated to allow the development of a 24-unit low-rise apartment 
style building that is contextually appropriate with the Wildflower low rise, multi-residential 
development directly north of the subject site. Although initially opposed by the Springbank Hill 
Community Association (CA), the CA were able to support the application with the addition of a 
density modifier of 77 UPH and a commitment to a concurrent development permit application.  
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Community Peak Population Table 
 
As identified below, the community of Springbank Hill reached its peak population in 2018. 
 

Springbank Hill 

Peak Population Year 2018 

Peak Population 10,052 

2019 Current Population 9,943 

Difference in Population (Number) - 109 

Difference in Population (Percent) - 1.08% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/springbank-hill.pdf
https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/springbank-hill.pdf
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Location Maps 
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use  
The existing R-G District land use is intended to accommodate a range of low-density 
residential development in the form of cottage housing clusters, duplex dwellings, rowhouse 
buildings, semi-detached dwellings and single detached dwellings. The R-G District allows for a 
maximum building height of 12.0 metres and could provide contextual building forms to the 
existing single detached dwellings east of 81 Street SW. Secondary and backyard suites are 
permitted uses in the R-G District.  
 
West and southern areas of the existing Public Utility Lot (PUL) and municipal reserve (MR) 
land surrounding the privately owned parcel are designated as both Special Purpose – City and 
Regional Infrastructure (S-CRI) and Special Purpose – City and Regional Infrastructure (S-SPR) 
District. The S-CRI District is intended for infrastructure and utility facilities and the S-SPR 
District is intended to accommodate schools, parks, open space and recreation facilities and 
should only be applicable to land dedicated as reserve. Westerly areas of the private parcel are 
currently designated as both S-SPR and S-CRI District which are not appropriate districts for 
residential development. 
 
The proposed M-1d77 District allows for multi-residential development that will have a greater 
number of dwelling units and more traffic generation than both low-density residential districts 
and the M-G District. The M-1 District provides multi-residential development in a variety of 
building forms of low height, medium density and is intended to be adjacent to low density 
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residential development. The M-1d77 District allows for a maximum building height of 14.0 
metres and a maximum density of 77 dwelling units per hectare (UPH). Based on the area of 
the parcel proposed as M-1 District, this would allow for up to 24 dwelling units. The parking 
stalls required per dwelling unit is 0.625 stalls. 
 
The proposed land use is a contextually appropriate addition to the surrounding area because it 
provides additional mixed housing options in the community. The M-1 District would allow for a 
height of approximately four storeys adjacent to the three-storey Wildflower development north 
of the subject site. The concurrent development permit application proposes a four storey 
building. The proposed M-1 District is adjacent to the proposed S-SPR District containing the 
large block of MR. This land provides approximately a 48-metre separation of the proposed 
multi-residential development and the low-density development to the west. Additionally, the    
R-G District facing 81 Street SW provides a transition area from the M-1 District to the existing 
single-detached development to the east. The concurrent development permit proposes semi-
detached dwellings within the proposed R-G District facing 81 Street SW.  
 
Development and Site Design 
The rules of the R-G District and proposed M-1d77 District are being used to provide guidance 
for the concurrent development permit being considered for the site. The overall distribution of 
buildings, building height, site layout such as parking, landscaping and site access have been 
reviewed through the development permit and administration is comfortable with the proposed 
design. Other elements that were considered during the review of the development permit 
application include but are not limited to the following:  
 

 interface with the adjacent MR land; 

 building massing and relationship with adjacent residential parcels to the east and north; 

 appropriate amenity space for the residents; and 

 overlooking and privacy concerns.  
 
These matters were appropriately addressed by the applicant and pending Council’s decision 
on the land use amendment, the Development Authority is prepared to render a decision of 
approval of the proposed development.  
 
Subdivision Design 
In 2021 a minor non-conforming subdivision (SB2020-0097) approved the redesign of the storm 
pond, dedication of MR and new boundaries for the privately owned parcel, which remained as 
Special Purpose Districts. This subdivision resulted in portions of the PUL and MR land 
inappropriately designated as both S-CRI and S-SPR District. This application proposes to 
correct the boundaries of the special purpose and residential districts. The PUL is proposed to 
be designated S-CRI District while the MR land is proposed to be entirely designated as S-SPR 
District. No changes to the amount of MR dedication are proposed through this application.  
 
Transportation 
A 3.0 metre asphalt pathway along 81 Street SW adjacent to the site is required for direct 
pedestrian access to the site. An existing pathway along Spring Willow Dive SW forming part of 
the Always Available for All Ages and Abilities (5A) Network is within 71 metres (one-minute 
walk) east of the subject site. The site will be bounded by planned pathways that tie into the 
existing 5A Network. These extensions will be the responsibility of the developer.  
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The subject site is approximately 1,200 metres (20-minute walk) from bus stops serving east 
and west bound Route 156 (Aspen Woods) and Route 98 (Cougar Ridge) along 17 Avenue SW.  
 
A traffic memo has been submitted and reviewed by administration with general acceptance. 81 
Street SW is classified as a residential street and Spring Willow Drive SW a collector road. On-
street parking is available on 81 Street SW with no restrictions. Vehicle parking is to be provided 
in a combination of surface and underground parking. Vehicle access to the site is expected 
from 81 Street SW. 
 
Environmental Site Considerations  
There are currently no environmental concerns on this site.  
 
Utilities and Servicing  
The site is covered within the Springbank Phase 2 Storm Water Management Report and within 
the Strathcona Water Pressure Zone. Sanitary, storm and water are all available from 81 Street 
SW and will require a developer funded extension to bring servicing onsite. There are no utility 
capacity concerns related to this application.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
This site is located within the Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP) area as identified in the Municipal Development Plan (MDP). The applicable policies 
promote housing diversity and choice through a wide range of housing types and densities to 
create diverse neighbourhoods. The proposed redesignation accommodates a range of medium 
and low-density housing types with access to local open space. The proposal is in keeping with 
the policies of the MDP.  
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. 
 
Springbank Hill Area Structure Plan (Statutory – 2017) 
The subject site is located in the Low Density Contextual and Low Density policy areas of Map 
2: Land Use Concept of the Springbank Hill Area Structure Plan (ASP). The Low Density 
Contextual and the Low Density Neighbourhood Areas limit density to a maximum of 20 UPH 
and 37 UPH respectively.  
 
An amendment to Map 2: Land Use Concept is required to increase the allowable density to 
Low Density and Medium Density to accommodate the total proposed density of 69 UPH for the 
overall site. The intent of the proposed Low Density Neighbourhood Area along 81 Street SW is 
to provide a transition from the Medium Density Neighbourhood Area and to provide a buffer 
from the multi-residential area to the existing single-detached dwellings to the east.  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=NTTrAeyqeeK&msgAction=Download
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The (ASP) identifies development to the north as low density and low-density contextual which 
accommodates a mix of dwelling types. The ASP states that medium density areas 
accommodate a greater concentration of units to increase housing choices within the plan area 
with a maximum height of six storeys and individual and direct access to the street where 
practical. The proposed districts align with the intent of the medium density area in the ASP and 
are contextually appropriate in this location.  



 
 CPC2025-0513 
  ATTACHMENT 2 

BYLAW NUMBER 53P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE SPRINGBANK HILL AREA 

STRUCTURE PLAN BYLAW 28P2017 
(LOC2024-0153/CPC2025-0513) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Springbank Hill Area Structure Plan Bylaw 
28P2017, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Springbank Hill Area Structure Plan attached to and forming part of Bylaw 28P2017, 

as amended, is hereby further amended as follows: 
  

(a) Amend Map 2 entitled ‘Land Use Concept’ by changing 0.41 hectares ± (1.01 
acres ±) located at 2435 – 81 Street SW (Plan 3056AC, Block 20) from ‘Low 
Density’ and ‘Low Density Contextual’ to ‘Low Density’ and ‘Medium Density’ as 
generally illustrated in the sketch below:  

 

 



 
BYLAW NUMBER 53P2025 

Page 2 of 2 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Applicant Submission 
2025 May 8 
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Applicant Outreach Summary 
2025 February 19 
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Community Association Response 
2025 April 25 
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BYLAW NUMBER 111D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0153/CPC2025-0513) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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



 
 AMENDMENT LOC2024-0153/CPC2025-0513 
 BYLAW NUMBER 111D2025 
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SCHEDULE A 
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SCHEDULE B 

 

 



Approval: M. Sklar  concurs with this report.  Author: D. Osachuk 

City Clerks: A. Oloko / K. Picketts 
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Land Use Amendment in Hounsfield Heights/Briar Hill (Ward 7) at 1831 and 1835 – 
13 Avenue NW, LOC2024-0268 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.11 hectares ± (0.27 
acres ±) located at 1831 and 1835 – 13 Avenue NW (Plan 5625AC, Block 18, Lots 11 and 
12) from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to
accommodate a minimum residential density, with guidelines (Attachment 2).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 122D2025 for the redesignation of 0.11 
hectares ± (0.27 acres ±) located at 1831 and 1835 – 13 Avenue NW (Plan 5625AC, Block 18, 
Lots 11 and 12) from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) 
District to accommodate a minimum residential density, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This application seeks to redesignate the subject sites to a Direct Control (DC) District
based on the Housing – Grade Oriented (H-GO) District to address unusual site
constraints created by restrictive covenants registered on title that restrict the
development of more than one dwelling unit.

 This application would allow for grade-oriented development in a range of housing forms
and is in keeping with the policies of the Municipal Development Plan (MDP) and Riley
Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This application would promote greater housing
choice in proximity to transit and allow for more efficient use of existing infrastructure
and nearby amenities.

 Why does this matter? The proposed DC District would allow for more housing options
that may better accommodate the evolving needs of different age groups, lifestyles and
demographics.

 A development permit for 11 dwelling units and 11 secondary suites has been submitted
and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the northwest community of Hounsfield Heights/Briar Hill was submitted by 
Horizon Land Surveys on behalf of the landowners, BH 1835 Ltd. and Lei Creative Limited, on 
2024 October 31. A development permit (DP2025-02454) for a multi-residential development 
proposing 11 dwelling units, 11 secondary suites and a detached garage was submitted on 
2025 April 26 and is under review. The Applicant Submission can be found in Attachment 3. 

The approximately 0.11 hectare (0.27 acre) site is located on the southeast corner of 13 Avenue 
NW and 18A Street NW. It is currently developed with two single detached dwellings and two 
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detached garages. Surrounding development includes single detached dwellings with detached 
garages and a church. The site is located approximately 200 metres (a three-minute walk) from 
the Lions Park LRT Station and 250 metres (a four-minute walk) from the North Hill Centre mall. 

The parcels are subject to restrictive covenants that restrict the use to a single detached 
dwelling on each site. Restrictive covenants are not binding on Council or Administration in 
making land use or development permit decisions, however, they do present a potential 
impediment to redevelopment should another landowner choose to enforce the restrictive 
covenant. 

Section 4.2 of the LAP notes that where restrictive covenants are not in alignment with the goals 
and objectives of the Plan, The City of Calgary supports the direction of the Plan. This forms the 
basis of Administration’s recommendation to Calgary Planning Commission in this report. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the Community Association was appropriate. In response, the 
applicant delivered postcards to residents within 100 metres of the site and spoke to residents 
through door knocking. The applicant also met with the Ward 7 Councillor to discuss the 
application and reached out to the Hounsfield Heights/Briar Hill Community Association but 
received no response. The Applicant Outreach Summary can be found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 10 letters of opposition from the public. The letters of opposition 
included the following areas of concern: 

 non-support for the use of DC Districts in this manner;

 erosion and circumvention of private property rights;

 excessive density is not considered ‘modest’;

 non-alignment with the existing character of the community;

 negative effect on property values; and

 lack of focus on large, comprehensive redevelopment sites like North Hill Centre.

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0268
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The Hounsfield Heights/Briar Hill Community Association provided a letter in opposition on 2025 
March 17 (Attachment 5) identifying the following concerns:  

 DC Districts should not be used to defeat restrictive covenants;

 the use of a DC District in this respect does not comply with City policy and should not
be used when the H-GO District can accommodate the proposed development;

 restrictive covenants should adjudicated solely in the Courts; and

 existing water infrastructure is insufficient to accommodate H-GO development.

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units, 
parking, infrastructure capacity, landscaping and waste and recycling management are being 
reviewed and determined through the development permit. 

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

IMPLICATIONS 

Social 
The proposed DC District will support greater housing choice, which may better accommodate 
the needs of different age groups, lifestyles and demographics. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies are encouraged through the development approval 
stages. 

Economic 
The proposed DC District would allow for more efficient use of land, existing infrastructure and 
services while providing more housing choices in the community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the community of Hounsfield Heights/Briar Hill at the southeast corner of 
13 Avenue NW and 18A Street NW. The site is approximately 0.11 hectares (0.27 acres) in size 
and is approximately 30 metres wide by 36 metres deep. It is currently developed with two 
single detached dwellings and two detached garages with vehicular access from the lane. 
 
Surrounding lands are designated Residential – Grade-Oriented Infill (R-CG) District and are 
characterized by single detached dwellings. Lands to the northwest are designated Special 
Purpose – Community Institution (S-CI) District, containing the Calgary Central Seventh-day 
Adventist Church. Lands north of 13 Avenue NW are designated Special Purpose – School, 
Park and Community Reserve (S-SPR) District and are currently developed with a linear park. 
 
The site is approximately 200 metres (a three-minute walk) south of the Lions Park LRT Station 
and 250 metres (a four-minute walk) south of the North Hill Centre mall. Louise Riley Library is 
located approximately 300 metres (a five-minute walk) north of the subject site. 
 
Many parcels in Hounsfield Heights/Briar Hill are subject to restrictive covenants that restrict 
development on affected parcels to single detached dwellings. These covenants, registered 
against individual properties and/or entire subdivision plans, were used as an early planning tool 
before municipalities adopted land use bylaws and other planning legislation designed to govern 
land development. While these restrictive covenants are not binding on Council or 
Administration in making land use or development permit decisions, they present a potential 
impediment to redevelopment at the time of construction should another landowner choose to 
enforce the restrictive covenant. 
 

Community Peak Population Table 
 
As identified below, the community of Hounsfield Heights/Briar Hill reached its peak population 
in 1971. 
 

Hounsfield Heights/Briar Hill 

Peak Population Year 1971 

Peak Population 3,294 

2019 Current Population 2,798 

Difference in Population (Number) -496 

Difference in Population (Percent) -15.06% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Hounsfield Heights/Briar Hill Community Profile. 
 
 
 

  

https://www.calgary.ca/communities/profiles/hounsfield-heights-briar-hill.html
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Location Maps 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-density 
housing forms such as single detached, semi-detached, duplex dwellings, rowhouses and 
townhouses. The R-CG District allows for a maximum building height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow for up to eight dwelling units. 
 
The proposed Direct Control (DC) District is based on the Housing – Grade Oriented (H-GO) 
District. The intent of the DC District is to establish a minimum density of 55 units per hectare, 
which would require a minimum of six dwelling units on the subject site. The DC District also 
proposes to remove the Dwelling Unit use and add Multi-Residential Development as a 
permitted use. 
 
The H-GO District accommodates grade-oriented development in a range of housing forms 
where dwelling units may be attached or stacked within a shared building or cluster of buildings 
that also include secondary suites. All existing rules and regulations of the H-GO District would 
otherwise be maintained. 
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The H-GO District also provides rules for: 
 

 a maximum floor area ratio (FAR) of 1.5 which allows for a total developable area of 
approximately 1671 square metres (17,986 square feet) on the subject site; 

 a minimum building separation of 6.5 metres between a residential building at the front 
and a residential building at the rear of a parcel to ensure a functional courtyard amenity 
space; 

 a maximum building height of 12.0 metres; and 

 a minimum requirement of 0.5 motor vehicle parking stalls per dwelling unit and per 
secondary suite. 

 
Section 1386(d) of the Land Use Bylaw 1P2007 provides locational criteria for where the H-GO 
District is considered appropriate. The subject site aligns with these criteria as it is within the 
Neighbourhood Connector Urban Form Category as identified in the Riley Communities Local 
Area Plan (LAP). 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration. The use of a Direct Control District is necessary to provide for 
the applicant’s proposed development due to the unusual site constraint created by the 
restrictive covenants registered on title which limit development to a single detached dwelling on 
each parcel. This proposal allows for the applicant to develop in accordance with LAP policy 
while maintaining the H-GO District base to accommodate grade-oriented housing. The same 
result could not be achieved through the use of a standard land use district in the Land Use 
Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. 
 
Development and Site Design 
If approved by Council, the rules of the proposed DC District and the Riley Communities LAP 
would provide guidance for the future redevelopment of the site. Details including site access, 
parking, landscaping and waste and recycling management will be reviewed through the 
development permit process. 
 
Given the specific context of this corner site and its proximity to the Lions Park LRT Station, 
additional items that will be considered through the development permit review include, but are 
not limited to: 
 

 providing functional and usable amenity spaces; 

 reducing the perception of building mass from adjacent parcels; 

 mitigating overlooking, shadowing and privacy concerns; and 

 ensuring an engaging interface with 13 Avenue NW and 18A Street NW. 
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Transportation 
Pedestrian access to the site is provided by public sidewalks on 13 Avenue NW and 18A Street 
NW. A pathway forming part of the Always Available for All Ages and Abilities (5A) Network is 
located south of 14 Avenue NW. On-street bikeways forming part of the 5A Network are also 
located on 19 Street NW and 17A Street NW. 
 
The site is approximately 200 metres (a three-minute walk) south of the Lions Park LRT Station 
and westbound and eastbound transit stops on 14 Avenue NW served by Route 19 (16 Avenue 
North), Route 40 (Crowfoot Station/North Hill), Route 89 (Lions Park - North Pointe), Route 91 
(Foothills Medical Centre), Route 105 (Dalhousie Station/Lions Park Station), Route 404 (North 
Hill) and Route 414 (14 St W). MAX Orange BRT service (Brentwood/Saddletowne) is available 
on 16 Avenue NW approximately 400 metres (a seven-minute walk) north of the site. 
 
Future vehicle access to the site will be from the lane and will be confirmed at the time of the 
development permit. One-hour on-street parking is available adjacent to the site on 13 Avenue 
NW and 18A Street NW. 
 
A Transportation Impact Assessment was not required as part of this application. 
 
Environmental Site Considerations 
No environmental concerns were identified. An Environmental Site Assessment was not 
required as part of this application. 
 
Utilities and Servicing  
Water and sanitary sewer mains are available to service the subject site. Details of site 
servicing, stormwater management and waste and recycling management will be considered 
and reviewed as part of the development permit stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The site is within the Developed Residential – Inner City area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). These areas are comprised of residential 
communities that were primarily subdivided and developed prior to the 1950s. 
 
The applicable MDP policies encourage redevelopment and modest intensification of inner-city 
communities to make more efficient use of existing infrastructure, public amenities and transit 
and delivers small and incremental benefits to climate resilience. The proposed land use is in 
alignment with the applicable policy of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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Riley Communities Local Area Plan (Statutory – 2025) 
The Riley Communities Local Area Plan (LAP) identifies the site as being part of the 
Neighbourhood Connector urban form category (Map 3: Urban Form) with a Low – Modified 
building scale modifier (Map 4: Building Scale), which allows for development up to four storeys. 
The LAP speaks to primarily residential uses in the area and supports a broad range and mix of 
housing types, unit structures and forms. Low – Modified areas are intended to accommodate 
building forms such as single detached, semi-detached, duplex, rowhouse residential 
development, apartments, stacked townhouses and standalone or small mixed-use buildings. 
The site is also within the Transition Zone of the Lions Park LRT Transit Station Area (Figure 
11) where development in the south station area is envisioned to be of modest intensification.  
 
Section 4.2 of the LAP also provides specific direction in cases where there is conflict between 
the policy direction of the LAP and the restrictive covenants affecting this site, noting that: 
 

“Some parcels in the Plan Area may have registrations on the certificate of title, called 
restrictive covenants, which may restrict development. These restrictions may include, 
but are not limited to, restricting development to one or two-unit dwellings. Where the 
restrictive covenant is not in alignment with the goals and objectives of this Plan, The 
City of Calgary supports the direction of this Plan.” 

 
The proposed land use is in alignment with applicable policy of the LAP. 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=HTsrAAAqgAP&msgAction=Download
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BYLAW NUMBER 122D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0268/CPC2025-0439) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
  



 
 AMENDMENT LOC2024-0268/CPC2025-0439 
 BYLAW NUMBER 122D2025 

Page 3 of 4 

 
SCHEDULE B 

 

 
 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to establish a minimum residential density. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time. 
 
  



 
 AMENDMENT LOC2024-0268/CPC2025-0439 
 BYLAW NUMBER 122D2025 

Page 4 of 4 

 
Permitted Uses  
4 The permitted uses of the Housing – Grade Oriented (H-GO) District of Bylaw 1P2007 

are the permitted uses in this Direct Control District:  
 

(a) with the addition of: 
 

(i) Multi-Residential Development; and 
 

(b) with the exclusion of: 
 

(i) Dwelling Unit. 
 
Discretionary Uses 
5 The discretionary uses of the Housing – Grade Oriented (H-GO) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Housing – Grade Oriented (H-GO) District of 

Bylaw 1P2007 apply in this Direct Control District. 
 
Density  
7 The minimum density is 55 units per hectare. 
 
Multi-Residential Notice Posting Requirement 
8 Subsection 27(2)(f) of Bylaw 1P2007 does not apply in this Direct Control District. 
 
Relaxations 
9 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 
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Applicant Outreach Summary 
2024 October 31 
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Community Association Response 
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Land Use Amendment in Hillhurst (Ward 7) at 1706 Westmount Boulevard NW, 
LOC2023-0203 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.98 hectares ± (2.42 
acres ±) located at 1706 Westmount Boulevard NW (Plan 5151O, Block 34, Lots 1 to 20) 
from Direct Control District to Direct Control (DC) District to accommodate multi-residential 
development, with guidelines (Attachment 3). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 128D2025 for the redesignation of 0.98 
hectares ± (2.42 acres ±) located at 1706 Westmount Boulevard NW (Plan 5151O, Block 34, 
Lots 1 to 20) from Direct Control District to Direct Control (DC) District to accommodate multi-
residential development, with guidelines (Attachment 3). 

HIGHLIGHTS 

 This land use amendment application seeks to enable development of a six storey multi-
residential development.

 The proposal is in keeping with the relevant policies of the Municipal Development Plan
(MDP) and the Riley Communities Local Area Plan (LAP).

 What does this mean to Calgarians? The proposal would allow for increased housing
choice within the community and more efficient use of existing infrastructure, public
amenities and transit.

 Why does this matter? The proposed Direct Control District may better accommodate
the evolving needs of different age groups, lifestyles and demographics.

 A development permit has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
The application was submitted by O2 Planning and Design on behalf of Anthem Properties on 
2023 July 18. The DC District (Attachment 3) is based on the Multi-Residential – High Density 
Low Rise (M-H1) District. The purpose of the DC District is to require a building height step 
down on the north side of the site, adjacent to existing low density residential development and 
to protect the adjacent park from excessive shadow. A development permit has been submitted 
and is currently under review. The development permit application proposes three multi-
residential buildings at a building height of six storeys. 

The 0.98 hectare (2.42 acre) site in Hillhurst is located at 1706 Westmount Boulevard NW. This 
site is in close proximity to parks, pathways, and downtown Calgary. Transit service is available 
on Kensington Road NW and 16 Street NW approximately 350 metres (a six-minute walk) from 
the site and on 14 Street NW approximately 450 metres (a seven-minute walk) from the site. 
The site was the location of the Canadian Broadcasting Corporation (CBC) until 2017. When the 
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CBC relocated, the existing building at this site was demolished. The site has rear lane access 
and is currently undeveloped. 

The site is located within an area that has historically been affected by the migration of the 
groundwater plume and residual creosote contamination from the former Canada Creosote 
company site. A Risk Management Plan was completed by the applicant in support of this 
proposal. The requirements of that report have been reviewed and accepted by Alberta 
Environment and Administration and will be implemented through the associated development 
permit. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in Attachment 1, Background and Planning Evaluation. 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders was appropriate.  

As part of the proposed land use amendment application, the applicant has provided an 
engagement summary (Attachment 4) of outreach completed with public stakeholders, the 
Hillhurst Sunnyside Community Association and the West Hillhurst Community Association. As 
identified in the summary, the applicant held two public open house events and prepared a 
project website which provided additional opportunities for residents to provide feedback. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to relevant public 
groups, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 10 letters of opposition and one letter of support regarding this 
application. The letters of opposition stated concerns regarding: 

 increased traffic impacts;

 changes to intersections at 16 Street NW and 19 Street NW;

 parking overflow;

 creosote contamination disturbance;

 building height and shadowing;

 overcrowding of schools and daycares;

 community property value decrease;

 reduced privacy; and

 increased crime.

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2023-0203
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The letter of support stated general support and a desire for additional neighbourhood scale 
commercial development in the area. 

Administration received comments of concern from the West Hillhurst Community Association 
on 2024 November 20. As referenced in Attachment 5, concerns include increased traffic and 
intersection changes at 19 Street NW and general questioning of the conclusions of the 
applicant’s Traffic Impact Assessment. No comments were received from the 
Hillhurst/Sunnyside Community Association (HSCA). Administration contacted the HSCA and 
no comments have been received. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate as it provides for residential development in a 
building form that is compatible with the adjacent area. The detailed design of the development 
will be reviewed and determined at the development permit stage. 

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

IMPLICATIONS 

Social 
The proposed land use allows for additional housing types and may better accommodate the 
housing needs of different age groups, lifestyles and demographics. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

Economic 
The ability to develop additional dwelling units would allow for a more efficient use of existing 
infrastructure and services. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
A Risk Management Plan (RMP) was completed by the applicant and presents the requirements 
to manage the site and the commitments to ensure long-term care and control of contamination 
related to the former Canada Creosote Company site located on the south side of the Bow 
River. The RMP has been accepted by the Alberta Ministry of Environment and Parks and will 
be implemented through the associated development permit application. 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Hillhurst, located on Westmount Boulevard NW 
between 16 and 17 Street NW. The site is currently vacant and designated as a Direct Control 
District (Bylaw 98D2021) to accommodate Townhouse use. The site is surrounded by low 
density residential development and a recent multi-family redevelopment along Memorial Drive 
is located 150 metres to the east of the site. 
 
The 0.98 hectare site was the location of the Canadian Broadcasting Corporation (CBC) 
Calgary until 2017 when the CBC moved to a new building after nearly six decades in the 
community. Upon relocation the CBC building was demolished. 
 
Memorial Drive NW runs along the southern edge of the site buffered by Westmount Boulevard 
NW. Broadview Road Playground is located directly north of the site, across a residential lane. 
Additionally, 14 Street NW is within 400 metres to the east and Kensington Road NW is within 
400 metres to the north. The subject site is near amenities including public open space, the Bow 
River pathway system, a neighbourhood main street, bus and light rail transit networks and 
downtown. 
 
The site is located within an area that has historically been affected by the migration of the 
groundwater plume and residual creosote contamination from the former Canada Creosote 
company site. The Canadian Creosote company operated a wood treatment plant on the south 
side of the Bow River, west of downtown Calgary, from 1924 to 1962 and over time the 
chemicals used to preserve wood products migrated into and under the Bow River and into the 
communities on the north side of the Bow River. The Alberta Government, with cooperation 
from Alberta Health, Alberta Health Services, and the City of Calgary continues to monitor the 
plume to determine if there is a potential risk to human health. The Alberta government has 
taken the lead and established a monitoring program in the communities on the north side of the 
Bow River including development of a comprehensive Human Health Risk Assessment for the 
community. 
 

Community Peak Population Table 
 
As identified below, the community of Hillhurst reached its peak population in 2015. 
 

Hillhurst 

Peak Population Year 2015 

Peak Population 6,737 

2019 Current Population 6,558 

Difference in Population (Number) - 179 

Difference in Population (Percent) - 2.7% 

Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2021/98d2021.pdf
https://www.calgary.ca/communities/profiles/hillhurst.html
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Location Maps 
 

 
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 98D2021) allows for a townhouse development. The existing DC 
is based on the Multi-Residential – Contextual Low Profile (M-C1) District with modified rules to 
enable a specific site design and built form. The DC District provides for a maximum building 
height of 13 metres and maximum density of 90 units per hectare. 
 
The proposed DC District is based on the Multi-Residential – High Density Low Rise (M-H1) 
District and would allow for multi-residential development in a variety of forms. The purpose of 
the DC District is to require a building height step down on the north side of the site, adjacent to 
existing low density residential development and protect the adjacent park from excessive 
shadow. The proposed maximum building height is 24 metres with a step down to 18 metres 
within 11 meters from the rear lane. The minimum number of dwelling units is 147 based on the 
M-H1 minimum density requirement of 150 units per hectare. While the M-H1 base district does 
not include a maximum density, a maximum floor area ratio (FAR) of 4.0 is proposed. A sunlight 
protection rule is proposed to limit shadow impacts upon Broadview Road Playground. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary. The DC 
District provides for the applicant’s proposed development with consideration of unique 
characteristics of a large redevelopment site adjacent to a low density residential area and 
unusual site constraints of the location adjacent to a park. This DC District includes rules for 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2021/98d2021.pdf
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building height step backs adjacent to low density residential development and sunlight 
protection for the adjacent park. The same result could not be achieved using a standard land 
use district in the Land Use Bylaw 1P2007. 
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 6-11 of the DC District. Section 6 incorporates the rules of the base district in Bylaw 
1P2007 where the DC does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC can also be relaxed in the same way that they would be in a standard 
district. 
 
Development and Site Design 
If approved by Council, the rules of the proposed DC District and the policies of the Riley 
Communities Local Area Plan (LAP) will enable multi-residential development on the site. The 
rules of the DC District are intended to respond to the low-density residential context by 
providing a building height step back on the north side of the site. 
 
The corresponding development permit proposes a three-building, 269-unit multi-residential 
development. The site design includes a courtyard amenity area, an improved connection to the 
adjacent park and an enhanced lane. A one level parkade is proposed to be developed partially 
above grade to limit soil disturbances and mitigate risks associated with the potential site 
contamination from the former Canada Creosote lands. Additional information can be found in 
the Environmental Site Considerations section below.  
 
Given the specific context of the site, additional items being considered through the 
development permit process include, but are not limited to: 
 

 traffic and parking impacts; 

 street oriented building design and interface with adjacent residential development; 

 privacy and shadow impacts; and  

 provision of resident amenity areas and pedestrian routes. 
 
Transportation 
The site is in close proximity to the Bow River Pathway which offers pedestrians and cyclists 
access to the regional pathway network which is part of the Always Available for All Ages and 
Abilities (5A) Network. Transit service is available 350 metres (a six-minute walk) north of the 
site on Kensington Road NW at 16 Street NW for Route 1 (Bowness/Forest Lawn) and 450 
metres (a seven-minute walk) east of the site on 14 Street NW at Bowness Road NW for Route 
65 (Market Mall) and Route 414 (14 Street Crosstown). The site location also offers easy 
access to Memorial Drive NW which is directly connected to Calgary’s skeletal road network. 
 
A Transportation Impact Assessment (TIA) was completed in support of the proposed 
development. The findings of the TIA indicate that the existing road network can handle the 
additional traffic, with intersection improvements. The required improvements will be addressed 
through the associated development permit and include reconfiguration of the 16 Street NW and 
Memorial Drive NW intersection and signalization for all turns access at the 19 Street NW and 
Memorial Drive NW intersection.  
 
  



CPC2025-0512 
Attachment 1 

 

CPC2023-0512 Attachment 1  Page 5 of 6 
ISC:UNRESTRICTED 

Environmental Site Considerations 
The site is located within an area that has historically been affected by the migration of the 
groundwater plume and residual creosote contamination from the former Canada Creosote 
Company site located on the south side of the Bow River. The Canada Creosote Company 
operated a wood treatment plant in downtown Calgary from 1942 to 1962. Over time, the 
creosote migrated into and under the Bow River and into ground under the communities on the 
north side of the Bow River. The Alberta Government has explored options to remediate, 
contain, and manage the contamination including an ongoing monitoring program. 
  
A Risk Management Plan (RMP) was completed by the applicant in support of the proposed 
multi-residential development. The RMP presents requirements to manage the site, with the 
commitments to be established between the appropriate parties to ensure long-term care and 
control. These requirements include installation of passive soil vapor management system, 
creation of a monitoring program and registration of an environmental protection and 
enhancement agreement on title. The requirements of that report have been reviewed and 
accepted by Alberta Environment and Administration and will be implemented through the 
associated development permit. 
 
Utilities and Servicing 
Water, sanitary sewer, and storm sewer mains are available and can accommodate the 
redevelopment of the subject site. Details of site servicing, as well as appropriate stormwater 
management will be considered and reviewed as part of the associated development permit. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Residential - Developed - Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment of inner-city communities that is similar in scale and built form to 
existing development, including a mix of multi-residential housing such as townhouses and 
apartments. 
 
Overall, the proposal would contribute to shaping a more compact urban form in alignment with 
Section 2.2: Shaping a More Compact Urban Form of the MDP. The proposed land use 
amendment would allow for an efficient use of land, contribute to creating walkable 
neighbourhoods, contribute to housing diversity, and utilize existing transit and infrastructure. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objective of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate resilience strategies have been proposed through the associated 
development permit including electric vehicle charging infrastructure which supports Program 
Pathway F: Zero emissions vehicles – Accelerate the transition to zero emissions vehicles. 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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Riley Communities Local Area Plan (Statutory – 2025) 
The Riley Communities Local Area Plan (LAP) identifies the site as being part of the 
Neighbourhood Connector urban form category (Map 3: Urban Form) with a Low building scale 
modifier (Map 4: Building Scale), which allows for development up to six storeys. The LAP 
speaks to primarily residential uses in the area and supports a broad range and mix of housing 
types, unit structures, and forms. Low Scale areas are intended to accommodate developments 
that are six stories or less. This modifier includes forms such as apartments and stacked 
townhouses. 
 
The proposed land use is in alignment with applicable policies of the LAP. 
 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=HTsrAAAqgAP&msgAction=Download
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BYLAW NUMBER 128D2025 
 

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

(LAND USE AMENDMENT  
LOC2023-0203/CPC2025-0512) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) provide specific building heights and setbacks that respond to the low 
density context; and 

 
(b) protect the adjacent public park from excessive shadow. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time. 
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Permitted Uses 
4 The permitted uses in the Multi-Residential – High Density Low Rise (M-H1) District are 

the permitted uses in this Direct Control District. 
 
Discretionary Uses 
5 The discretionary uses in the Multi-Residential – High Density Low Rise (M-H1) District 

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

(M-H1) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Building Setbacks 
7 (1) Unless otherwise referenced in subsection (2), the minimum building setback  

from a property line shared with a street is 1.5 metres. 
 

(2) The minimum building setback from a property line shared with a street for a  
street-oriented multi-residential building is zero metres. 

 
(3) The minimum building setback from a property line shared with a lane is zero  

metres. 
 

(4) Unless otherwise referenced in subsection (5), the minimum building setback  
from a property line shared with another parcel is 3.0 metres. 

 
(5) The minimum building setback from a property line shared with another parcel  

is zero metres when the adjoining parcel is designated as a: 
 

(a) commercial district; 
(b) industrial district; 
(c) special purpose district; or 
(d) M-C2, M-2, M-H1, M-H2, M-H3, M-X2, CC-MH, CC-MHX District.  

 
Specific Rules for Landscaped Areas 
8 The maximum hard surfaced landscaped area is 60.0 per cent of the required 

landscaped area. 
 
Building Height 
9 (1) Unless otherwise referenced in subsection (2), the maximum building height is 

24.0 metres. 
 

(2) Where a parcel shares a property line with a lane, the maximum building 
height referenced in subsection (1) is reduced to 18.0 metres measured from 
grade within 11.0 metres of the shared property line. 
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Sunlight Protection Areas 
10 Development should not cast shadows beyond 10.0 metres north of the south property 

line of the public park situated at 1711, 1713, 1715, 1717 and 1721 Broadview Road 
NW (Plan 5151O, Block 34, Lots 29 to 36) between the hours of 10:00 a.m. and 4:00 
p.m. Mountain Daylight Time between March 21 and September 21. 

 
Loading Stall Requirement for Multi-Residential Development 
11 (1) No loading stall is required for Multi-Residential Development. 
 
 (2) The rules in Section 123 (7) of Bylaw 1P2007 do not apply in this Direct Control  

District. 
 
Relaxations 
12 The Development Authority may relax the rules contained in Sections 6 through 11 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Applicant Outreach Summary 
2025 January 30 
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Community Association Response 
November 20, 2024 
 
West Hillhurst CA Transportation Submission 
 
Re: Proposed Signalized Light 19 St. NW/ Memorial Drive 
 
We understand that the Anthem Development on the former CBC site has triggered a developer 
commitment for a signalized light at 19 St. and Memorial Drive.  
 
We have significant concerns about the impact of this traffic signal on the West Hillhurst 
community. We request that all options be considered and that this proposed signal be 
reconsidered. 
 
The Summary section of the Transportation Impact Assessment for the Anthem Building (TIA) 
indicates the "addition of a traffic signal [at 19th street and memorial drive] as an 
improvement to benefit the overall community".  
This statement is incredibly presumptive given that no specific engagement has been done on 
this topic with the West Hillhurst community that is most impacted by this change. The WHCA 
transportation committee previously indicated many concerns to the Ward 7 office (see 
appendix) The statement in the TIA report is misleading to readers.  
 
2. The TIA incorrectly lists Memorial Drive as 50 km/h within the study area.  In fact, Memorial 
Drive is currently posted as 70km/h past the West Hillhurst community. We are not sure how 
this may affect warrants and simulations but the error should be corrected.   
 
3. The TIA does not discuss the reasoning or basis of recommendation to close access from EB 
Memorial Drive to 16th Street NW. If there is a separate report that addresses this decision, can 
you please provide that to our community association committee 
(transportation@westhillhurst.com) to review? It will be important to understand the 
risks/impacts that this configuration is expected to resolve in order to weigh the possible fallout 
and determine which alternative is preferred.  
  
A Review of the City of Calgary open data (https://data.calgary.ca/Transportation-Transit/Heat-
map-Based-on-all-Traffic-Incidents/yj8z-ptzu) does not indicate that this is a particularly 
problematic intersection and the entire endeavour to close this turn may be a solution in search 
of a problem.  I would very much like to see the alternatives that were considered that led to a 
RIRO being preferred as this is the instigating decision for the changes proposed at 19th Street 
NW. There is precedent for maintaining this left turn configuration at Parkdale Blvd and 
Kensington Road.  The submission from the HSCA on this topic seems to arrive at the RIRO 
option as preferred with little or no reasoning and no discussion of impacts to other 
neighborhoods as a result of the change.  
 
4. The traffic modelling of 19th Street and Memorial Drive does not attempt to realistically 
assess how travel patterns will react to signalisation. It appears from my review that traffic 
forecasts for this new 'all turns' intersection are simply the sums of existing traffic counts at 
19th/memorial,16th/memorial, and the added trips attributed to the development. In reviewing 
the data, I noted a very clear pattern in driver decision making at this intersection.  

 AM Peak traffic eastbound on memorial drive at 19th Street comprises trips from EB 
Memorial and SB-EB turns from 19th Street; trip distribution among these two routes is 

mailto:transportation@westhillhurst.com
https://data.calgary.ca/Transportation-Transit/Heat-map-Based-on-all-Traffic-Incidents/yj8z-ptzu
https://data.calgary.ca/Transportation-Transit/Heat-map-Based-on-all-Traffic-Incidents/yj8z-ptzu
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heavily favoured to Memorial Drive to the tune of 98%.  Only 40 of 2424 trips came from 
19th Street.   

 In contrast, the same analysis looking at PM trips indicates that WB trips are split 
between WB Memorial and NB 19th Street very differently:  

Some 561 trips head north while 2,240 trips stay heading west. I attribute the difference in these 
distributions to the ease with which vehicles can make the movements required; all things being 
equal we would expect to see much more symmetry in this travel pattern. The existing left turn 
from SB 19th to EB Memorial is currently challenging, and it deters cut through traffic. Turning 
right from WB Memorial to NB 19th is easy.   

 -When turning movements are facilitated for drivers (as is provided with a simple right 
turn in the PM peak) a 25% split of trips between Memorial Drive and 19th Street can be 
expected (similar to what is now seen in the PM peak).  Applying this proportionality to 
the AM trips in a scenario where there is a signalized turn from 19th Street SB to 
Memorial EB means that we could reasonably expect between 500-600 vehicles per 
hour in the AM peak where there currently are 40.  This is a 1500% increase in AM 
Peak traffic through our neighbourhood each morning as a result of the signal.  A 
regional transportation model is needed to validate this estimate, but based on the work I 
have seen so far, this is the best estimate available.   

 Building on my query in item 3, there needs to be a balanced view taken relating to the 
safety risks created through this impact relative to any perceived safety improvements 
being made at 16th and Memorial.  We need to keep in mind the relative vulnerability of 
roadway users also - pushing more traffic onto a roadway fronted with multiple child care 
facilities, schools and hundreds of residences should be weighed very carefully against 
alternatives that may slightly increase risk of a collision between 2 vehicles.  

 
5. With respect to the behavioural and travel pattern changes that are likely at 19th St. due to 
the proposed signalisation, the report plainly states that "the assessment of this impact was 
beyond the scope of this study but should be undertaken when signalisation is to be installed by 
The City". It is quite challenging to envision how a network level decision of this magnitude can 
be made without assessing the impacts ahead of time. Once a decision to close access on 16th 
Street is made, the path towards signalisation at 19th Street would seem to be set in stone.   
 
6. Interestingly, Section 4.5 of the report offers discussion around the regional travel pattern 
impacts of a signal at 19th and Memorial as they pertain to pedestrians and bicycles, but the 
report specifically excludes a similar discussion around impact to vehicle patterns. The unequal 
treatment of regional impacts in this report (relative to peds/bikes and vehicles) is a bit curious 
given the impacts that are likely to be quantified in assessing vehicles. If touting the positive 
impacts of this change for bike access and pedestrian movements from a regional perspective 
is within scope of this report, why can the regional impacts to vehicle trips be excluded?  
 
7. I would like to know if the following configurations have been discussed by The City of 
Calgary planning or transportation teams working on this: 
 

 a.) at Memorial and 16 St.: retain the current geometry but add a signal for WB traffic 
and for EB to NB left turns (similar to Parkdale Blvd/Kensington Road but excluding the 
light for EB through traffic).  This would support safer turns from Memorial onto 16th 
street without necessarily running afoul of interchange movements for 14th Street. 

 b.) at Memorial and 19 St.: if signalisation is required and agreed to be the best overall 
outcome, could left turns from SB 19th to EB Memorial be prohibited (or only allowed for 
emergency vehicles)? This configuration would address access to the community 
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without facilitating cut through traffic to downtown.  As reflected in the current traffic data, 
this is not a frequent movement right now.   

 
I ask that you kindly respond to our concerns. I hope we can keep the discussion/debate open 
on this topic and that the WHCA can stay actively engaged in this major change to how 
Memorial Drive interfaces with our community.  
 
Thank you.  
 
Janice Paskey  
(on behalf of the West Hillhurst Community Association Transportation Committee)  
transportation@westhillhurst.com 
janice.paskey@gmail.com   
587 438-6880 
 

mailto:transportation@westhillhurst.com
mailto:janice.paskey@gmail.com
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Calgary Planning Commission CPC2025-0558 

2025 June 05 Page 1 of 4 

Land Use Amendment in Downtown Commercial Core (Ward 7) at 311 and 311R – 
8 Street SW, LOC2025-0047 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.21 hectares ± (0.52 
acres ±) located at 311 and 311R – 8 Street SW (Plan A1, Block 11, Lots 6 to 15) from 
Direct Control (DC) District to Direct Control (DC) District to accommodate a mixed-use 
development, with guidelines (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 119D2025 for the redesignation of 0.21 
hectares ± (0.52 acres ±) located at 311 and 311R – 8 Street SW (Plan A1, Block 11, Lots 6 to 
15) from Direct Control (DC) District to Direct Control (DC) District to accommodate a mixed-use
development, with guidelines (Attachment 2).

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
June 5: 

“The following documents were distributed with respect to Report CPC2025-0558: 

 Revised Attachment 4;”

HIGHLIGHTS 

 This land use amendment seeks to redesignate the subject site to allow for a mix of
commercial, recreational and restaurant uses on a temporary basis within building forms
that would support community events and neighbourhood programming.

 The proposal allows for uses that integrate with the adjacent land uses that support the
Greater Downtown and is in keeping with the applicable policies of the Municipal
Development Plan (MDP), Eau Claire Area Redevelopment Plan (ARP) and Greater
Downtown Plan.

 What does this mean to Calgarians? This application provides new opportunities for
mixed-use development and enhanced public amenity while promoting pedestrian use
and multi-modal options through the subject site’s interface with parks and open spaces.

 Why does this matter? The proposed Direct Control (DC) District would allow for the
activation of an existing at-grade parking lot into a public gathering space that may better
accommodate the evolving needs of different age groups, lifestyles and demographics. It
would also provide opportunities for local commercial uses to support the surrounding
communities, while complementing its proximity to Riverwalk West and the Revitalize 8
Street SW Project.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.
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DISCUSSION  
This application, in the southwest community of the Downtown Commercial Core, was 
submitted by The City of Calgary on 2025 March 6.The approximately 0.21 hectare (0.52 acre) 
site, located within the north portion of an existing at-grade parking lot known as Calgary 
Parking Authority (CPA) Lot 6, is situated along the west side of 8 Street SW between 3 and 4 
Avenue SW.  

As identified in the Applicant Submission (Attachment 3), this application proposes to 
redesignate a portion of the site, known as CPA Lot 6B, from a DC District (Bylaw 19Z95) to a 
new DC District that would accommodate a mix of uses for a temporary development. The 
proposed DC aims to maintain the intent of the existing DC District that would allow for more of 
a comprehensive development to be pursued that could include both Lots 6 and 6B. There are 
no plans for a comprehensive development envisaged at this time. This proposal further 
supports the temporary pilot initiative, known as River Hall, that was held from 2024, August to 
September which transformed the site into a pop-up public gathering space that hosted various 
events and offered food, drink and retail for purchase. That pilot was approved under the 
temporary Special Function – Class 1 use. This proposal seeks to allow for the approval of the 
desired uses for longer periods. 

The proposed DC District would allow the activation of outdoor events on the subject site with 
additional commercial, recreational and restaurant uses to occur for a period of up to five years 
on a renewable basis. Height and massing are required to comply with sunlight protection rules 
in consideration of public open space and the riverbank adjacent to the site. Due to the 
downtown context, the Commercial Residential (CR20-C20/R20) District of Bylaw 1P2007 was 
selected as the base land use district for this site within a DC.  

A detailed planning evaluation of this application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant developed a comprehensive plan prior and during the pilot in 2024 promoting 
River Hall. A communications campaign ran from 2024, August 12 to September 28 that was 
promoted through a variety of channels including social media, email, postcards, website/311 
updates, news releases, and surveys. The applicant met with the greater downtown community 
associations, ward councillor and adjacent community members. The Applicant Outreach 
Summary can be found in Attachment 4. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received three letters of opposition, one letter neither in support nor in opposition, 
and two letters of support from the public. The opposition letters mainly identified concerns with 
higher density residential and issues associated with that type of development, including height, 
need for more green space, parking and congestion, as well as general concern around 
downtown commercial and residential vacancies. The support letters shared their positive 
experiences attending the initial pilot in 2024, specifically, how noise was managed well, the 
site’s ideal location connecting to walking and cycling traffic, and positive addition combined 
with the revitalization of 8 Street SW. 

No comments from the Calgary Downtown Association, Eau Claire or Downtown West 
Community Associations were received. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. This application seeks to allow for continued low-
impact temporary uses which would not negatively affect height, shadowing or vacancy rates. 
The building and site design will be reviewed and determined at the development permit stage. 

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

IMPLICATIONS 

Social 
The proposed application enables the activation of development that supports the Downtown 
Commercial Core community, Greater Downtown, surrounding communities and broader public. 
The development of these lands will contribute to commercial and recreational opportunities, 
public spaces and encourage the use of amenities such as the pathways and Bow River nearby. 

Environmental 
This application does not include any actions that specifically address the objective of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services, and provide more commercial uses in the community. 

https://developmentmap.calgary.ca/?find=LOC2025-0047
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Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 119D2025
3. Applicant Submission
4. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
This proposed development is located in the Downtown Commercial Core along 8 Street SW 
between 3 and 4 Avenue SW. The parcel is approximately 0.21 hectares (0.52 acres) in size 
and approximately 53 metres wide by 40 metres deep. The subject site, known as Calgary 
Parking Authority (CPA) Lot 6B, is currently developed with a temporary at-grade parking lot 
with vehicular and pedestrian access from 8 Street SW and the multiple pathways adjacent to 
the site. Lot 6B also accommodates various temporary events, festivals and recreational uses, 
including the location of River Hall, a temporary public gathering space that included 
commercial, recreational and restaurant type uses held from August to September 2024. 
 
Surrounding development is characterized by public open space, a mix of commercial and 
higher density residential development, and civic uses. To the north of the subject site are park 
lands designated Special Purpose – Recreation (S-R) District that forms Riverwalk West and 
various amenities along the Bow River. Across 8 Street SW to the east are higher density mixed 
use development and the Eau Claire Fire Station No. 6. The CPA Lot 6 is located to the west 
and south of the site forming a comprehensive parking lot area, which currently includes Lot 6B. 
 
The subject site is located within approximately 400 metres (six-minute walking distance) of 
Light Rail Transit (LRT) Stations including both the Downtown West-Kerby Station and 8th Street 
SW Station, that exist along the western portion of the main LRT line running through downtown 
Calgary. It is also within walking distance to the Kensington Village Area, approximately 400 
metres away (six-minute walking distance). The site is within the Revitalize 8 Street SW Project, 
which is a City initiative investing and transforming the 8 Street SW corridor into a vibrant urban 
destination and community connector. 
 

Community Peak Population Table 
 
As identified below, the community of Downtown Commercial Core reached its peak population 
in 2015. 

 

Downtown Commercial Core 

Peak Population Year 2015 

Peak Population 9083 

2019 Current Population 8683 

Difference in Population (Number) -400 

Difference in Population (Percent) -4.40% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Downtown Commercial Core Profile. 

 
 
  

https://www.calgary.ca/communities/profiles/downtown-commercial-core.html
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Location Maps 
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use 
The existing Direct Control (DC) District (Bylaw 19Z95) is based on the rules of Land Use Bylaw 
2P80 and allows for a comprehensive development that includes a mix of commercial and 
residential development of limited scale compatible with adjacent development. As per the DC 
District, commercial and food service type uses are only allowed within existing buildings or as 
part of a comprehensive mixed-use development fronting along 4 Avenue SW. 
 
The proposed DC District is based on the Commercial Residential District (CR20-C20/R20) of 
Bylaw 1P2007. The intent of the DC District is to activate the subject parcel to allow for 
additional temporary uses that would support event programming such as River Hall over the 
next 5 years. Therefore, the proposed DC District identifies the allowable permitted and 
discretionary uses within the area of the subject site, while also ensuring that there are sunlight 
protection rules, given its proximity to parks and open space and the riverbank. Many of the 
existing DC uses, such as density, height and setbacks will remain the same, and have been 
re-written slightly to align with Bylaw 1P2007. 
 
The DC includes a rule limiting the duration of a development permit approval for the 
discretionary uses, specifically for commercial, recreational and food service type uses, for 
periods up to five years unless they form part of a comprehensive development. As the 
applicant has not indicated a desire to explore a future vision for these lands, the proposed DC 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1995/1995z19.pdf
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District allows the site to continue supporting public amenity and small-scale retail recreation 
uses on the site over a term up to a five year duration. 
 

Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary to provide for the 
applicant’s proposed development due to unique site characteristics and innovative ideas. The 
subject site’s context within the downtown area and proximity to the Riverbank are unique site 
characteristics. The proposal also represents an innovative idea as it provides temporary 
neighbourhood programming and activation in the absence of a more comprehensive proposal 
and use of density bonusing. The same result could not be achieved through the use of a 
standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 6 through 8, and 10 through 13 of the DC District Bylaw. Section 6 incorporates the 
rules of the CR20-C20/R20 District that is the base district found in Bylaw 1P2007, where the 
DC District does not provide for specific regulation. In a standard district, many of these rules 
can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this DC District 
rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development that are not 
specifically regulated in this DC District can also be relaxed in the same way that they would be 
in a standard district. Specific rules for the floor area ratio, building height, use rules, setbacks 
and parking are also listed as rules that may be relaxed. Potential relaxations would likely only 
be considered as part of a comprehensive Lot 6 development, subject to the Development 
Authority finding criteria of Section 36 in the Land Use Bylaw being satisfied.  
 
Development and Site Design 
If this application is approved by Council, the rules of the proposed DC District would provide 
guidance for the future uses and development of the site including building and site layout. 
Other key factors that will be considered during the review of the development permit 
application include the following: 
 

 the integration and design interface to the parks and open space; and 

 sunlight protection noting the adjacency to riverbank and park space north of the subject 
site. 

 
Transportation 
The subject site fronts onto 8 Street SW with pedestrian and cycling connectivity provided 
through the existing sidewalk, cycle track and pathway network. The Bow River pathway is 
immediately adjacent to the north of the site. Existing vehicular access is available from 8 Street 
SW into Lot 6. 
 
The site is located within approximately 400 metres (six-minute walking distance) of both the 
Downtown West-Kerby and 8 Street SW Downtown LRT Stations and is also well served by 
Calgary Transit bus service. Route 4 (Huntington) stops at 8 Street SW and 4 Avenue SW 
adjacent to the site. Stops for both Route 5 (North Haven) and Route 1 (Bowness/Forest Lawn), 
are approximately 200 metres (three-minute walking distance) one block south of the subject 
site.  
 
Environmental Site Considerations 
No environmental concerns were noted for this site. 
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Utilities and Servicing 
Water, storm and sanitary mains are available to service the subject site. Details of site 
servicing will be reviewed at the development permit stage. The subject parcel is outside of the 
bylaw floodway and 1:100 year inundation area. 

Legislation and Policy 

South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Centre City – Greater Downtown area as identified on Map 
1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage a vibrant and resilient downtown by developing support services that enhance the 
greater downtown to direct future growth of the city in a way that fosters arts, culture and 
recreation. The proposal enhances public amenity and promotes pedestrian use through the 
coherent and collaborative design and integration to surrounding land uses and parks and open 
spaces. 

Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 

Greater Downtown Plan (Non-Statutory – 2021) 
This application is supported by Calgary’s Greater Downtown Plan, as it will help to strengthen 
the Downtown Core to increase commercial opportunities for residents and the broader public 
as well as will help to address the need for public realm improvements and amenity. In addition, 
the proposal will support the intent of the Revitalize 8 Street SW Project which contributes to the 
overall success of the Greater Downtown Plan. 

Eau Claire Area Redevelopment Plan (Statutory – 1995) 

The subject site is located within the Residential Generalized Land Use area of the Eau Claire 
Area Redevelopment Plan (ARP). This typology allows for limited commercial uses, either 
because they are already allowed by an approved development permit or because they serve 
the local population in suitable specific locations. In addition, the Riverbank, parks and open 
space should be preserved while also providing active and passive recreation areas for 
residents in neighbourhood settings as redevelopment occurs, where practical. The proposed 
DC District adheres to the criteria of the policy. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://online.flippingbook.com/view/178407780/
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=LTTrATssTAH&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=LTTrATssTAH&msgAction=Download
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BYLAW NUMBER 119D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0047/CPC2025-0558) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for a mix of commercial, recreational and residential uses; 
 

(b) accommodate limited neighbourhood commercial and recreational uses 
on a temporary basis where not included as part of a comprehensive 
development. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.   



 
 AMENDMENT LOC2025-0047/CPC2025-0558 
 BYLAW NUMBER 119D2025 
 

Page 4 of 6 

Permitted Uses 
4 The following uses are permitted uses in this Direct Control District:  

 
(a) Natural Area; 
(b) Park; 
(c) Protective and Emergency Service; and 
(d) Utilities. 

 
Discretionary Uses 
5 The following uses are discretionary uses in this Direct Control District: 
 

(a) Amusement Arcade; 
(b) Artist’s Studio; 
(c) Child Care Service; 
(d) Community Recreation Facility; 
(e) Drinking Establishment – Large; 
(f) Drinking Establishment – Medium; 
(g) Drinking Establishment – Small; 
(h) Dwelling Unit; 
(i) Fitness Centre; 
(j) Food Kiosk; 
(k) Health Care Service; 
(l) Home Occupation – Class 1; 
(m) Home Occupation – Class 2; 
(n) Hotel; 
(o) Indoor Recreation Facility; 
(p) Instructional Facility; 
(q) Liquor Store; 
(r) Outdoor Café; 
(s) Outdoor Recreation Area; 
(t) Performing Arts Centre; 
(u) Parking Lot – Grade (temporary); 
(v) Residential Care; 
(w) Restaurant: Food Service Only; 
(x) Restaurant: Licensed; 
(y) Retail and Consumer Service; 
(z) Sign – Class A; 
(aa) Sign – Class B; 
(bb) Sign – Class C; 
(cc) Sign – Class D; 
(dd) Sign – Class E; 
(ee) Sign – Class F; 
(ff) Special Function – Class 2; 
(gg) Social Organization; 
(hh) Supermarket; 
(ii) Urban Agriculture; and 
(jj) Utility Building. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Commercial Residential District 

(CR20-C20/R20) of Bylaw 1P2007 apply in this Direct Control District.  
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Floor Area Ratio 
7 (1) The maximum floor area ratio is 3.5. 
 
 (2) Part 13, Division 3 and Section 1311 of Bylaw 1P2007 do not apply in this Direct 

Control District Bylaw. 
 
Building Height 
8 The maximum building height is 41.0 metres. 
 
Sunlight Protection Areas 
9 The Riverbank as measured throughout the 20.0 metre wide area abutting the southern 

top of bank of the Bow River must not be placed in greater shadow by a development 
from 10:00 a.m. to 4:00 p.m. Mountain Daylight Time on September 21, than were 
already existing on the date the development permit was applied for. 

 
Use Rules 
10 The following uses may only be approved on a temporary basis for periods up to 5 years 

unless they form a part of a comprehensive development: 
 

(a) Amusement Arcade; 
(b) Artist’s Studio; 
(c) Community Recreation Facility; 
(d) Drinking Establishment – Large; 
(e) Drinking Establishment – Medium; 
(f) Drinking Establishment – Small; 
(g) Fitness Centre; 
(h) Food Kiosk; 
(i) Indoor Recreation Facility; 
(j) Outdoor Café; 
(k) Outdoor Recreation Area; 
(l) Performing Arts Centre; 
(m) Restaurant: Food Service Only; 
(n) Restaurant: Licensed; 
(o) Retail and Consumer Service; 
(p) Social Organization 
(q) Supermarket; and 
(r) Urban Agriculture. 

 
Setback Area 
11 The depth of all setback areas must be equal to the minimum building setback 

required in Section 12. 
 
Building Setbacks 
12 (1) The building setback from the property line adjacent to 8 Street SW must have 

a minimum depth of 1.5 metres and a maximum depth of 3.0 metres. 
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(2) Where a building contains residential uses and a parcel shares a property line 
with a special purpose district or 8 Street SW the minimum building setback 
from those property lines must have a minimum depth of 6.0 metres above 
three storeys measured vertically from grade. 

 
(3) In all other cases, there is no requirement for a building setback. 
 

Motor Vehicle Parking Stalls 
13 (1) For all uses, the number of required motor vehicle parking stalls is the 

minimum number of motor vehicle parking stalls referenced in Part 4 of Bylaw 
1P2007. 

 
(2) Part 13, Division 2, Sections 1326 through 1328 of Bylaw 1P2007 do not apply in 

this Direct Control District Bylaw. 
 
Relaxations 
14 The Development Authority may relax the rules contained in Sections 6 through 8 and 

10 through 13 of this Direct Control District Bylaw in accordance with Sections 31 and 36 
of Bylaw 1P2007. 
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Applicant Submission    
 

Company Name: 

City of Calgary, Downtown Strategy  

 

Applicant’s Name: 

Morgan Huber, RPP, MCIP 

 

Date: 

2025 March 06   
 

Purpose: The proposed land use seeks to redesignation from a 2P80 Direct Control 

District to a 1P2007 Direct Control District to maintain the existing uses, rules, setbacks 

and density while allowing for the temporary development of outdoor café, drinking 

establishment, retail, restaurant and recreation uses to occur on site abutting the park 

(CPA Lot 6B) for a period of up to 5 years on a renewable basis. The current 2P80 DC 

allows for these uses on the site already, but only as part of a comprehensive 

redevelopment of the entire Lot 6 and 6B parcels. At this point, The City is not ready to 

explore the future vision for these lands and would like to continue piloting public 

amenity and small-scale retail recreation uses on the site in the short term. 

Background: As part of The City’s efforts to increase downtown vibrancy, working with 

Belleville Placemaking, Îlot 84 and Aire Commune Productions, we developed a five-

week event series to provide a variety of free, family-friendly programming in the heart 

of our city. The So Long Summer Series 2024 transformed a portion of Lot 6 into River 

Hall, a temporary gathering space for Calgarians to enjoy a blend of all-ages 

entertainment, dining and relaxation in a welcoming, inclusive and pet-friendly 

atmosphere. The west-end of downtown transformation continues as the first office to 

residential conversion project, Cornerstone, opened its doors to residents in June. The 

City and its partners are committed to creating a neighbourhood with active streets and 

well-used public spaces; a place where people feel safe and welcome. That means 

investing in new public amenities and programming like the Century Gardens 

Basketball Courts, Lot 6 and the revitalization of 8 Street SW. Creating engaging 

experiences and dynamic public spaces builds community, fosters creativity, and 

stimulates economic growth in downtown. The goals of River Hall – So Long Summer 

Series 2024 were: 1. Create a welcoming public space activation on Lot 6. 2. Deliver an 

additional public amenity for the growing number of downtown residents – a “backyard” 

for those living in apartments and condos in the west-end of downtown. 3. Experiment 

with possible uses for the site, prior to a full-scale reimagination and a major capital 

Project. 4. Learn how pilot projects and pop-ups can be implemented across the 

downtown to test public amenity and understand barriers for implementation. 5. 

Promote local businesses and evaluate new models of revenue generation to ensure 

there is a return on investment. Next Steps: While River Hall is hibernating over the 

winter, Downtown Strategy is working towards one more season of temporary/pilot 

LOC Number:  

LOC2025-0558 
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summer programming of the existing site, followed by an expansion over the fall and a 

full launch of River Hall next winter. This proposed land use application would facilitate 

the 3-4 season model for this neighbourhood activation to occur for an interim period of 

3-5 years.  
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Applicant Outreach Summary 
2025 March 06   

 
. 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0361 

2025 June 05 Page 1 of 4 

Road Closure and Land Use Amendment in the Downtown Commercial Core 
(Ward 7) at 201 and 215 – 8 Avenue SE, LOC2024-0255 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed closure of 0.02 hectares ± (0.05 acres ±) of road
(Plan 2510830, Area ‘A’), adjacent to 222 – 8 Avenue SE, with conditions (Attachment
2); and

2. Give three readings to the proposed bylaw for the redesignation of 1.20 hectares ± (2.96
acres ±) located at 201 and 215 – 8 Avenue SE and the closed road (Plan A, Block 61,
Lots 1 to 16 and 21 to 40; Plan 2510830, Area ‘A’) from Commercial Residential District
(CR20 – C20/R20) and Undesignated Road Right-of-Way to Commercial Residential
District (CR20 – C20/R20) and Direct Control (DC) District to accommodate an at-grade
Plus 15 pedestrian walkway, with guidelines (Attachment 3).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council: 

1. Give three readings to Proposed Bylaw 8C2025 for the closure of 0.02 hectares ±
(0.05 acres ±) of road (Plan 2510830, Area ‘A’), adjacent to 222 – 8 Avenue SE, with
conditions (Attachment 2); and

2. Give three readings to Proposed Bylaw 120D2025 for the redesignation of 1.20
hectares ± (2.96 acres ±) located at 201 and 215 – 8 Avenue SE and the closed road
(Plan A, Block 61, Lots 1 to 16 and 21 to 40; Plan 2510830, Area ‘A’) from Commercial
Residential District (CR20 – C20/R20) and Undesignated Road Right-of-Way to
Commercial Residential District (CR20 – C20/R20) and Direct Control (DC) District to
accommodate an at-grade Plus 15 pedestrian walkway, with guidelines (Attachment 3).

HIGHLIGHTS 

 This application for a road closure and land use amendment is to help facilitate the
development of the Arts Commons Transformation (ACT) Expansion project as well as
enable the revitalization of the existing Arts Commons building, referred to as the ACT
Modernization project.

 This application is supported as the road closure and the provision of at-grade public
easement space within the existing Arts Commons building will align with the overall
vision for both the Arts Commons and the Olympic Plaza Transformation projects. This
application also aligns with the Municipal Development Plan (MDP) policies for Greater
Downtown.

 What does this mean to Calgarians? This will help to facilitate renovations to the existing
Arts Commons building that will allow for improved pedestrian movement through the
site and a more logical connection at grade for pedestrians to move from the building to
the adjacent public realm and Olympic Plaza, as well as will allow for the ACT Expansion
project to proceed.
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 Why does this matter? Improvements to a key arts and culture venue within Calgary will
help strengthen this as a main cultural hub in the downtown and continue to be a
gathering place for visitors and Calgarians alike.

 A development permit (DP) was approved by Calgary Planning Commission for
development of the Arts Commons Phase 1 project on 2024 October 31 (under DP2024-
02789).

 There is no previous Council direction related to this proposal.

DISCUSSION  
This road closure and land use amendment application, in the southeast quadrant of the 
Downtown Commercial Core, was submitted by O2 Planning and Design on behalf of the 
landowner, The City of Calgary, on 2024 October 16. No development permit has been 
submitted at this time for the ACT Modernization project. However, a development permit for the 
ACT Expansion project was approved by Calgary Planning Commission on 2024 October 31. 

The existing Arts Commons building consists of two parcels of land with a total site area of 
approximately 1.18 hectares (2.92 acres). This site encompasses the majority of the city block 
between 8 and 9 Avenues SE and Macleod Trail and 1 Street SE, with the exception of the 
Burns Building which is located on the northeast corner of the parcel, adjacent to 8 Avenue SE 
and Macleod Trail SE. The site is occupied by Arts Commons, a multi-venue Performing Arts 
Centre.  

As identified in the Applicant Submission (Attachment 5), this application proposes to 
redesignate the site from the Commercial Residential District (CR20 – C20/R20) to a new DC 
District to allow for the provision of the Plus 15 public walkway to be at-grade, connecting 
through the building and to the existing Plus 15 bridges on both the east and west sides of the 
building, crossing both Macleod Trail SE and 1 Street SE. Currently, the CR20 District requires 
that Plus 15 public walkways be provided at the second level of every development in the Plus 
15 boundary. 

For the road closure portion of this application, the total site area of this road closure is 
approximately 0.02 hectares (0.05 acres) as identified on the Registered Road Plan 
(Attachment 4). This road closure is needed, as a small portion of the ACT Expansion project is 
proposed to extend into the road right-of-way. Therefore, a partial road closure is required to 
accommodate the extension of the building over the property line. This portion of land will be 
designated the CR20 District  to align with the current zoning of the lands that will be occupied 
by the ACT Expansion project directly to the north. 

A detailed planning evaluation of this application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration
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Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. In 
response, the applicant team met with representatives from the adjacent properties, including 
from the Glenbow Museum, Teatro’s and the Telus Convention Centre as well as the Ward 7 
office and the Calgary Downtown Association to discuss this proposal. Please refer to the 
Applicant Outreach Summary, Attachment 6, for additional details on the engagement 
undertaken. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. No public comments were received at the time of writing this report. 

No comments from the Calgary Downtown Association were received. Administration 
subsequently contacted the Calgary Downtown Association, and no response was received. 

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

IMPLICATIONS 

Social 
This proposed road closure and land use amendment is part of an overall project to help 
enhance an area of Calgary that is already an important part of the city’s arts and cultural 
landscape. With improved facilities, Calgarians and visitors alike are better able to maintain a 
high quality of life by having additional opportunities for participating in cultural and special 
events. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The overall Arts Commons and Olympic Plaza Transformation projects, of which this road 
closure and land use application plays a part, are an investment in the future of this part of the 
Downtown Core. This will also further Calgary’s reputation as a vibrant city with a strong sense 
of place and continue and strengthen this area as a destination for visitors and Calgarians alike. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0255
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Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Road Closure Conditions
3. Proposed Bylaw 120D2025
4. Registered Road Closure Plan
5. Applicant Submission
6. Applicant Outreach Summary
7. Proposed Bylaw 8C2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject sites are located in the Downtown Commercial Core between 8 Avenue SE and 
9 Avenue SE and between Macleod Trail SE and 1 Street SE. The subject parcel containing the 
existing Arts Commons building, one of the Downtown Core’s primary arts and culture venues, 
is approximately 1.18 hectares (2.92 acres) in size and approximately 153 metres wide by 
80 metres deep. The lands subject to the road closure are approximately 0.02 hectares 
(0.05 acres) in size. The irregular shape of this parcel has been determined by the amount of 
land needed to incorporate the encroachment of the approved Arts Commons Transformation 
(ACT) Expansion project into the 8 Avenue SE road right-of-way. This right-of-way currently 
facilitates primarily pedestrian and bicycle movement, but does allow for vehicular traffic for 
loading and unloading adjacent to Arts Commons and Olympic Plaza.   
 
The subject sites are primarily surrounded by a concentration of institutional, civic and cultural 
uses. Directly to the west is the Glenbow Museum. To the south, directly across 9 Avenue SE, 
is Teck Place, an approved office-to-residential conversion project. To the east is the City of 
Calgary’s Municipal Building, and directly to the north is Olympic Plaza, currently undergoing 
significant redevelopment.  
 
The subject sites are in very close proximity to the commercial development along Stephen 
Avenue Mall and close to the commercial uses located in East Village, approximately 350 
metres to the northeast of the subject site (a six-minute walk). They are also in relatively close 
proximity to both the Bow and Elbow River pathways. The Bow River pathway is 500 metres to 
the north of the subject sites (an eight-minute walk) and the Elbow River pathway is 900 metres 
to the east of the subject sites (a 15-minute walk).  
 
There are two separate components to this application. The first is the closure of a small portion 
of 8 Avenue SE to enable the development of the ACT Expansion project. When this project 
was originally proposed, a small portion of the building (the south canopy and structural 
supports) extended past the property line into the 8 Avenue SE road right-of-way. The plan at 
the time was to then proceed with the full closure of 8 Avenue SE adjacent to Olympic Plaza. 
However, following an extensive evaluation of the complexities involved with pursuing a full road 
closure, it was determined that advancing a partial road closure specific to supporting the ACT 
Expansion development is the most appropriate approach forward at this time. This will then 
allow for further discussion on the long term strategy for the remaining portions of 8 Avenue SE 
and how this will support the overall vision for the Arts Commons and Olympic Plaza 
Transformation projects. The second part of this application is to redesignate the existing Arts 
Commons building on the south side of 8 Avenue SE to a new Direct Control (DC) District to 
allow for the provision of at-grade Plus 15 public easement space through the existing building. 
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Community Peak Population Table 
 
As identified below, the Downtown Commercial Core reached its peak population in 2015. 
 

Downtown Commercial Core 

Peak Population Year 2015 

Peak Population 9,083 

2019 Current Population 8,683 

Difference in Population (Number) -400 

Difference in Population (Percent) -4.40% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Downtown Commercial Core Community Profile. 
 

  

https://www.calgary.ca/communities/profiles/downtown-commercial-core.html
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Location Maps  
 

 

 

Road Closure Map Proposed Land Use Map 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Road Closure 
This proposal includes the closure of an approximately 0.02 hectare (0.05 acre) portion of 
8 Avenue SE adjacent to 222 – 8 Avenue SE and between Macleod Trail SE and 1 Street SE. 
The closed portion of road would then be consolidated with the parcel directly to the north which 
will be the site of the new ACT Expansion project, subject to conditions. 
 
Land Use 
The subject site of the road closure is currently undesignated road right-of-way and would be 
assigned the Commercial Residential District (CR20 – C20/R20). This will then allow for 
consolidation with the parcel directly to the north which is currently zoned the CR20 District.  
 
The subject parcels associated with the existing Arts Commons building are designated CR20 
District. This is the primary land use district within the downtown core and allows for a wide 
range of uses, with the possibility of up to a floor area ratio (FAR) of 20 in accordance with the 
bonusing provisions as found within Part 13, Division 3 of Land Use Bylaw 1P2007.  
 
The proposed DC District is based on the CR20 District and all rules of this district have been 
maintained, with the exception of the bonusing rules as found within Section 1332, Table 8, Item 
8.0.4 of Bylaw 1P2007 which relates to provisions for the Plus 15 Network. The existing CR20 
District requires Plus 15 Walkways, defined as publicly accessible pedestrian routes through 
and across the second floor of a building, to satisfy the requirements specifically of Item 8.0.4 

SUBJECT SITE  
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(c)(i)(A)) as found in Bylaw 1P2007. However, the proposed DC District allows for both Plus 15 
Walkways and At-Grade Pedestrian Walkways to satisfy this requirement.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary to provide for the 
applicant’s proposed development due to the site specific regulations required to allow for this. 
This proposal allows for the applicant's intended development while maintaining the CR20 
District base. The same result could not be achieved through the use of a standard land use 
district in the Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
7 of the DC District Bylaw. Section 7 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. In addition, the rules around the width of the proposed Plus 
15 walkways and at-grade walkways have also been made relaxable, as the design of the 
pedestrian walkway route through the Arts Commons building has yet to be finalized. 
 
Development and Site Design  
If the road closure and land use redesignation is approved by Council, the rules of the proposed 
DC District would provide guidance for the future redevelopment of these sites. Given the 
specific context of the existing Arts Commons building, additional items that will be considered 
through the development permit process will include, but are not limited to: 
 

 providing an engaging building interface between the redeveloped Arts Commons and 
Olympic Plaza; and 

 ensuring the Plus 15 space at grade is welcoming and inviting. 
  
Transportation 
Pedestrian access to the subject sites are available from all sides of the development. The 8 
Avenue SE frontage will be subject to surface improvements as part of the Olympic Plaza 
Transformation project. Vehicular access for all loading and unloading will be from the existing 
accesses off 1 Street SE. 
 
The sites benefit from strong connectivity for all mobility modes. As these sites are in the 
downtown core, they are well served by a variety of transit routes. These include the Red and 
Blue LRT lines, with access to the City Hall/Bow Valley College LRT station approximately 100 
metres east (a two-minute walk) from the site. Bus transit stops include the MAX Purple with a 
stop 350 metres east (a five-minute walk) on 3 Street SE and 7 Avenue SE, Route 101 with a 
stop 150 metres (a two-minute walk) north of the site on 6 Avenue SE and 1 Street SE.  
 
The on-street bikeway on 8 Avenue SE is directly adjacent to these sites, and connections to 
the east include Macleod Trail SE and 9 Avenue SE. The streets surrounding the development 
sites, including 1 Street SE, Macleod Trail SE and 8 Avenue SE, are all classified as Urban 
Boulevards. 
 
Environmental Site Considerations  
No environmental concerns have been identified at this time. 
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Utilities and Servicing 
Public water, sanitary, and storm deep main utilities exist within the adjacent public right-of-way. 
Ultimate development servicing will be determined at the future development permit stage.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation is aligned with the policy direction of the South Saskatchewan 
Regional Plan which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2020) 
The subject sites are situated in the Greater Downtown area as shown on Map 1: Urban 

Structure of the Municipal Development Plan (MDP). This application is in alignment with the 

policy direction in the MDP, as it will help to enhance the downtown core as a destination for 

arts, culture and celebration and the area in Calgary with the broadest variety of cultural 

activities. 

 
Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Calgary’s Greater Downtown Plan (Non-Statutory – 2021) 
This application is supported by Calgary’s Greater Downtown Plan, as it will help to strengthen 
the importance of arts and culture within the Greater Downtown community, one of the goals of 
this plan. In addition, this application is one of the important elements of the transformation of 
Olympic Plaza and Arts Commons, and it is part of the area that will continue to be the civic and 
cultural heart of the Greater Downtown. 
 
Plus 15 Policy (Non-Statutory – 2021) 
The subject site is located within the Plus 15 boundary, and as such, is guided by the policies as 
found within the Plus 15 Policy. For example, this Policy outlines that parcels within the Plus 15 
boundary are required to provide provision for connecting into the Plus 15 network, public 
easement spaces for Plus 15 level access and walkways and a Plus 15 Fund contribution. The 
policy then outlines the operations and maintenance requirements of the Plus 15. This 
application primarily aligns with these policies, with the exception of the proposed land use 
specifically including provision for at-grade pedestrian walkways rather than walkways at the 
Plus 15 level.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/planning/community/greater-downtown-plan.html?redirect=/greaterdowntownplan
https://www.calgary.ca/content/dam/www/transportation/documents/transportation-infrastructure/plus-15-policy.pdf
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Road Closure Conditions 

1. The developer is responsible for all costs associated with the closure including all
necessary physical construction, removal, rehabilitation, utility relocation, etc.

2. The closed road right-of-way is to be consolidated with the adjacent lands.

3. All existing utilities within the road closure area shall be protected by easement or
relocated at the developer’s expense.

4. All existing access to the affected properties in the area shall be maintained or
alternative access be constructed at the developer’s expense.
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BYLAW NUMBER 120D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0255/CPC2025-0361) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to: 
 

(a) establish a publicly accessible pedestrian walkway at grade, as an 
alternative to an elevated Plus 15 Walkway, which extends through a 
building and is connected to the Plus 15 Network; and 
 

(b) maintain the opportunity for accessible and barrier-free pedestrian 
walkways through the building.  

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
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Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
 

General Definitions 
4 In this Direct Control District: 
 

(a) “at-grade walkway connection” means a publicly accessible pedestrian 
pathway at ground level within a building that provides a direct 
connection from grade to the Plus 15 Walkway and Plus 15 Network, 
while remaining entirely within the property’s boundaries; and 
 

(b) “interior character-defining elements” means those interior elements of 
the Calgary Public Building, a designated Municipal Historic Resource, 
that are regulated by Bylaw 2M96.  

 
Permitted Uses 
5 The permitted uses of the Commercial Residential District (CR20-C20/R20) of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Commercial Residential District (CR20-C20/R20) of 

Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Commercial Residential District 

(CR20-C20/R20) of Bylaw 1P2007 apply in this Direct Control District. 
 
Floor Area Ratio 
8  (1)  The maximum floor area ratio is 3.0.  
 

(2)  The maximum floor area ratio in subsection (1) may be increased in accordance 
with Section 1332 of Bylaw 1P2007, as amended by subsection (3). 

 
(3)  Table 8, Item 8.0.4(c) of Section 1332 of Bylaw 1P2007 is replaced with the 

following: 
 

(a) Plus 15 Network provisions where:  
 

(i) Plus 15 Network elements for potential connection to the Plus 15 
Network on the parcel and to adjoining parcels:  

 
(A) a combination of Plus 15 Walkways and at-grade 

walkway connections, with an unobstructed width of 4.5 
metres oriented in a manner that provides connection to, 
and extension of, the Plus 15 Network, as shown on a 
plan approved by the Development Authority. The width 
of Plus 15 Walkways and at-grade walkway 
connections may be reduced where, due to the interior 
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character-defining elements, the 4.5 metre width cannot 
be met; 

 
(B) structural supports, at locations indicated on a plan 

approved by the Development Authority, that would allow 
for possible expansion of the Plus 15 Network by way of a 
Plus 15 Bridge which must be incorporated into the 
overall structure and design of the building; and  

  
(C) vertical movement opportunities between grade and the 

second storey within a building, which must include:  
 
(I) a publicly accessible elevator; and  

 
(II) either a pair of escalators or a staircase with a 

minimum unobstructed width of 2.0 metres; and  
 

(ii) a financial contribution to the Plus 15 Fund in accordance with  
the Plus 15 Policy. 
 

Relaxations 
9 The Development Authority may relax the rules contained in Sections 7 and 

8(3)(a)(i)(A) of this Direct Control District Bylaw in accordance with Sections 31 and 36 
of Bylaw 1P2007.  
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Registered Road Closure Plan 
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Applicant Submission 
 
2025 May 15
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Applicant Outreach Summary 
 
2025 May 15 
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  ATTACHMENT 7 

BYLAW NUMBER 8C2025 
 

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

(PLAN 2510830, AREA ‘A’)  
(CLOSURE LOC2024-0255/CPC2025-0361) 

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

 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2510830 
 AREA ‘A’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
 



Approval: S. Lockwood  concurs with this report.  Author: C. Renne-Grivell 

City Clerks: A. Adegunwa / K. Picketts 
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Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2024-0914 

2025 May 08 Page 1 of 4 

Policy and Land Use Amendment in Beltline (Ward 8) at multiple addresses, 
LOC2024-0047 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendments to the Beltline Area
Redevelopment Plan (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 0.35 hectares ± (0.86
acres ±) located at 125 – 14 Avenue SW and 1400, 1410 and 1412 – 1 Street SW (Plan
9111729, Block 1, Lots 1 to 4) from the Centre City Commercial Corridor District
(CC-COR) and Direct Control (DC) District to Direct Control (DC) District to
accommodate mixed-use development, with guidelines (Attachment 3).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council: 

1. Give three readings to Proposed Bylaw 51P2025 for the amendments to the Beltline
Area Redevelopment Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 101D2025 for the redesignation of 0.35
hectares ± (0.86 acres ±) located at 125 – 14 Avenue SW and 1400, 1410 and 1412 – 1
Street SW (Plan 9111729, Block 1, Lots 1 to 4) from the Centre City Commercial
Corridor District (CC-COR) and Direct Control (DC) District to Direct Control (DC) District
to accommodate mixed-use development, with guidelines (Attachment 3).

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
May 8: 

“The following documents were distributed with respect to Report CPC2024-0914: 

 Revised Attachment 2;”

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for the development of a
mixed-use, high-rise residential tower, increasing the total allowable floor area ratio
(FAR) through bonusing options outlined in the Direct Control (DC) District.

 The proposed DC District is in keeping with the intent of the existing land use and will
facilitate contextually appropriate development. This application aligns with the Municipal
Development Plan (MDP).

 What does this mean to Calgarians? This application provides new opportunity for
development that will help to revitalize an older, established community.

 Why does it matter? Providing new housing options and additional commercial spaces
within the community will encourage a more diverse population to live in Beltline and will
help support the existing businesses within the community.
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 An amendment to the Beltline Area Redevelopment Plan (ARP) is required to
accommodate the proposal.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southwest community of Beltline, was submitted by O2 Planning & 
Design on behalf of the landowner, The Morrison GP Ltd. and 1410 Investments Ltd., on 2024 
February 15. No development permit has been submitted at this time. 

The subject site consists of four parcels of land, with a site area of approximately 0.35 hectares 
(0.86 acres) and is currently occupied by two low-rise office buildings, a single-storey retail and 
consumer service building, and a surface parking lot. This site encompasses the full northwest 
quarter of the city block, with primary site frontages located on both 1 Street SW and 14 Avenue 
SW. 

As identified in the Applicant Submission (Attachment 4), this application proposes to 
redesignate the site from the Centre City Commercial Corridor District (CC-COR) and an 
existing DC District to a new DC District to allow for an increase in the total FAR allowed on site. 
Currently, the CC-COR District allows up to a maximum of 9.0 FAR with bonusing, but the 
existing DC District allows a maximum of 7.0 FAR, with bonusing, on only a portion of the site. 
This land use amendment would allow for the maximum to be 9.0 FAR with bonusing across the 
entire site, which will help facilitate the comprehensive redevelopment of the site. A minor 
amendment is required to the Beltline Area Redevelopment Plan to allow for this increase in 
density and an increase in the allowable floor plate size as well (Attachment 2). 

A detailed planning evaluation of this application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed development permit application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
relevant public groups and the community association was appropriate. In response, the 
applicant met with the Beltline Neighbourhoods Association through a virtual meeting to present 
the proposed application and answer any questions that arose. Further details on the 
engagement conducted can be found in the Applicant Outreach Summary (Attachment 5). 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to relevant public 
groups, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0047
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Administration received forty-four letters of opposition from the public and two letters of support. 
The letters of opposition highlighted the following areas of concern: 

 loss of privacy due to the close proximity of a potential tower to the existing tower to the
south;

 loss of views with any potential development;

 noise impacts on existing residents during what will likely be a lengthy construction
period;

 heights of towers that will impact access to sunlight on adjacent properties;

 parking congestion and increase of traffic in the area; and

 safety concerns, especially during construction.

No comments from the Beltline Neighbourhoods Association were received. Administration 
contacted them to follow up and no response was received. 

Administration reviewed these concerns and has confirmed that the land use amendment 
application will allow for a very similar type of development as to what would have been allowed 
with the existing land uses on site. Administration is supportive of high density development 
within the Beltline, and although increased densities can result in shadow impacts, any 
shadowing impacts on private property are not regulated. Concerns around traffic and parking 
will be reviewed through a future development permit.   

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

IMPLICATIONS 

Social 
This application allows for new development in an established community that will may 
accommodate the housing needs of a wider range of age groups, lifestyles and demographics. 
In addition, new commercial development in the area will also attract and service additional 
residents. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services, and provide more compact housing and commercial uses in the community. 
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Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 51P2025
3. Proposed Bylaw 101D2025
4. Applicant Submission
5. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the community of Beltline, on the corner of 14 Avenue SW and 1 
Street SW. The site totals approximately 0.35 hectares (0.86 acres) in size and is approximately 
43 metres wide and 82 metres deep. It is currently occupied by two low-rise office buildings, a 
retail and consumer service building, and a surface parking lot. 
 
Surrounding development is characterized by a mix of commercial and residential development. 
Directly to the west of the site across 1 Street SW is a surface parking lot and a one-storey 
commercial development. To the south of the subject site is a high-rise residential tower. To the 
east of the site is a six-storey residential development, and to the north of the site, across 14 
Avenue SW, there is a four-storey residential development and a designated Municipal Historic 
Resource, the Findlay Apartments.   
 
The subject site is directly adjacent to 1 Street SW, an active pedestrian corridor in Beltline, 
lined with a multitude of neighbourhood commercial developments. The site is near existing 
public open spaces, including both Haultain Park, 50 metres to the west of the site (a one-
minute walk), and Central Memorial Park, 300 metres to the northwest of the site (a five-minute 
walk).  
 

Community Peak Population Table 
 
As identified below, Beltline reached its peak population in 2019. 

 

Beltline 

Peak Population Year 2019 

Peak Population 25,129 

2019 Current Population 25,129 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/arts-culture/heritage-sites/scripts/historic-sites.html?dhcResourceId=270
https://www.calgary.ca/communities/profiles/beltline.html
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Location Maps  
 

 
 

 

 

SUBJECT SITE  



CPC2024-0914 
Attachment 1 

 

CPC2024-0914 Attachment 1  Page 3 of 6 
ISC:UNRESTRICTED 

 

 
Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
Approximately half of the subject parcel is designated as the Centre City Commercial Corridor 
District (CC-COR) and the remainder is designated a Direct Control (DC) District (Bylaw 
76D2013). The CC-COR District allows for a base floor area ratio (FAR) of 5.0 for developments 
providing dwelling units, which increases to a maximum of 9.0 FAR in accordance with the 
bonusing provisions as found within Part 11, Division 7 of Land Use Bylaw 1P2007. The existing 
DC District is based on the Centre City Multi-Residential High Rise District (CC-MH), and it has 
a base density of 5.0 FAR, with the possibility of increasing that to a maximum of 7.0 FAR, in 
accordance with the bonusing provisions found within Part 11, Division 7 of Bylaw 1P2007. 
 
The proposed DC District is based on CC-COR and allows for a base density of 5.0 FAR when 
dwelling units are provided within the development. The base density can be increased to a 
maximum of 9.0 FAR in accordance with the bonus provisions contained in Schedule C of the 
DC District which are the same as those found within Part 11, Division 7 of Bylaw 1P2007. The 
DC also includes some adjustments to the setback rules, allowing for more flexibility with the 
placement of buildings, as well as changes to the rules around location of uses to add clarity as 
to where residential uses can and cannot be located on the ground floor of developments. There 
have also been some minor adjustments to the use areas allowed on the ground floor, allowing 
for an increase in the use area for some commercial uses, as well as increasing the allowable 
tower floor plates from 650.0 square metres to 800.0 square metres. Administration supports 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2013/2013d76.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2013/2013d76.pdf
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this larger floor plate, as this will have minimal additional shadowing impact on adjacent 
properties.   
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to provide 
for the applicant’s proposed development due to the site-specific regulations required to allow 
for the same maximum density across the site as well as the increased floor plate size. This 
proposal allows for the applicant's intended development while maintaining the CC-COR District 
base. The same result could not be achieved through the use of a standard land use district in 
the Land Use Bylaw.  

The proposed DC District includes a rule that allows the Development Authority to relax Section 
7 of the DC District Bylaw. Section 7 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC District rule is to ensure that rules of Bylaw 1P2007 that regulate aspects of development 
that are not specifically regulated in this DC District can also be relaxed in the same way that 
they would be in a standard district. Site specific rules for floor plate restrictions, setbacks, 
building orientation, location of uses within buildings, tower separation and use areas are also 
listed as rules that may be relaxed, subject to Section 36 of the Land Use Bylaw being met to 
the satisfaction of the Development Authority.  

Development and Site Design  
If the land use redesignation is approved by Council, the rules of the proposed DC District would 
provide guidance for the future redevelopment of the site including appropriate uses, building 
height and massing, landscaping and site access. Additional items that will be considered 
through the development permit process would include: 
 

 ensuring an engaging built interface along both 1 Street SW and 14 Avenue SW; 

 public realm enhancements within the 2.134 metre bylaw setback along 1 Street SW; 
and 

 building massing and the relationship between any new development and the adjacent 
residential developments. 

  
Transportation 
The site fronts onto 14 Avenue SW, which is classified as a residential street and 1 Street SW, 
classified as a Neighborhood Boulevard. Pedestrian connectivity to the site and within the 
neighborhood is provided through sidewalks adjacent to the site and to the surrounding area. 
 
The subject site is adjacent to the current 5A (Always Available for All Ages & Abilities) 
cycling/wheeling network with on-street bikeways along 14 Avenue SW and 15 Avenue SW, 
extending to 2 Street SW, which is currently a protected on-street bikeway. The site is 
approximately 500 metres (eight-minute walk) from the Elbow River pathway system.  
 
The proposed development is served by nearby Calgary Transit routes, with the northbound 
Route 6 (Killarney/26 Av SW) located 150 metres (two-minute walk) away on 1 Street SW and 
the westbound transit Route 7 (Marda Loop) located 190 metres (three-minute walk) away on 
17 Avenue SW. The Victoria Park/Stampede LRT Station is also 550 metres (eight-minute walk) 
directly to the east of the subject site.  
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Vehicle access to the subject site is currently from 14 Avenue SW and will be further reviewed 
upon redevelopment. On-street parking is available on 14 Avenue SW, currently restricted to 
two or three hours, and two-hour restrictions on 1 Street SW.  
 
The subject site is also within the 14 Avenue SW and 15 Avenue SW Mobility Improvements 
project which will see protected two-way bike lanes on 15 Avenue SW, and two-way traffic lanes 
and parking on both sides of 14 Avenue SW.  
 
Environmental Site Considerations  
No environmental concerns have been identified at this time. 
 
Utilities and Servicing 
Public water, sanitary and storm deep main utilities exist within the adjacent public right-of-way. 
Ultimate development servicing will be determined at the future development permit stage.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation is aligned with the policy direction of the South Saskatchewan 
Regional Plan which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2020) 
The subject site is situated in the Greater Downtown area as shown on Map 1: Urban Structure 
of the Municipal Development Plan (MDP). This application is in alignment with the vision in the 
MDP for the Greater Downtown communities, that being mixed-use areas with high-density 
residential, that are vibrant destinations, connected with great streets and transit opportunities 
that are truly complete communities. These communities offer a variety of housing choices, 
diverse employment opportunities, are distinct neighbourhoods and have great public spaces for 
residents and Calgarians alike. 
 
Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Greater Downtown Plan (Non-Statutory 2021) 
This application is supported by Calgary’s Greater Downtown Plan, as it will help to strengthen 
Beltline as a community that has a variety of housing choices and helps to increase commercial 
opportunities for residents and the broader public. 
 
Beltline Area Redevelopment Plan (Statutory – 2006) 
The subject parcel is governed by the Beltline Area Redevelopment Plan (ARP). This 
application meets the policies as outlined in the ARP, for example, providing high-density 
residential development that will create additional amenities for the community and allowing for 
residential uses at-grade, while limiting this use along the active commercial frontage on 1 
Street SW. However, policy amendments to Part 1 are required to support this application to 
ensure that the east portion of the subject site is identified as part of the “Urban Mixed-Use 
Area” on Map 3: Land Use Concept in the ARP. An amendment is also required to Map 5: 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/planning/community/greater-downtown-plan.html?redirect=/greaterdowntownplan
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=PTTqycyTceP&msgAction=Download
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Density Areas to allow for the entire site to be part of Area B, with an allowable maximum 
density of 9.0 FAR. In addition, Table 4.2: Floor Plate Size Restrictions, will be updated to allow 
for an 800.0 square metre floor plate specific to this site. Administration is supportive of these 
policy amendments, as they are in keeping with the overall policies as found within the ARP and 
will enable the type of development that is anticipated within Beltline. 
 
 



 
 CPC2024-0914 
  ATTACHMENT 2 

BYLAW NUMBER 51P2025 
 

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

REDEVELOPMENT PLAN BYLAW 2P2006 
(LOC2024-0047/CPC2024-0914) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Beltline Area Redevelopment Plan Bylaw 
2P2006, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Beltline Area Redevelopment Plan attached to and forming part of Bylaw 2P2006, 

as amended, is hereby further amended as follows: 
  

(a) In Part 1, delete the existing Map 3 entitled ‘Land Use Concept’ and replace with 
the revised Map 3 entitled ‘Land Use Concept’ attached as Schedule A. 

 
(b) In Part 1, delete the existing Table 4.2 entitled ‘Floor Plate Size Restrictions’ and 

replace with the revised Table 4.2 entitled ‘Floor Plate Size Restrictions’ attached 
as Schedule B. 

 
(c) In Part 1, delete the existing Map 5 entitled ‘Density Areas’ and replace with the 

revised Map 5 entitled ‘Density Areas’ attached as Schedule C. 
 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 

 
Map 3: Land Use Concept  
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SCHEDULE B 
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SCHEDULE C 

 
Map 5: Density Areas 
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BYLAW NUMBER 101D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0047/CPC2024-0914) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) provide for high-density residential development with commercial uses at 
grade; and 
 

(b) provide a maximum base density with the opportunity for a density bonus 
with the provision of public benefits and amenities within the Beltline 
community. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
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Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

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

(a) “bonus provisions” means those items set out in Schedule C of this 
Direct Control District Bylaw which may be provided as part of a 
development in order to earn additional floor area ratio. 

 
Permitted Uses 
5 The permitted uses of the Centre City Commercial Corridor District (CC-COR) of Bylaw 

1P2007 are the permitted uses in this Direct Control District. 
 
Discretionary Uses 
6 The discretionary uses of the Centre City Commercial Corridor District (CC-COR) of 

Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
7 Unless otherwise specified, the rules of the Centre City Commercial Corridor District 

(CC-COR) of Bylaw 1P2007 apply in this Direct Control District. 
 

Floor Area Ratio 
8 (1)  For developments that do not contain Dwelling Units, the maximum floor area 

ratio is 3.0. 
 
 (2) For developments containing Dwelling Units, the maximum floor area ratio is: 
 

(a) 3.0; or 
 

(b) 3.0, plus the gross floor area of Dwelling Units above the ground floor, 
up to a maximum floor area ratio of 5.0. 

 
(3) The total maximum floor area ratio referenced in subsection (2) may be 

increased up to a maximum of 9.0 in accordance with the bonus provisions 
contained in Schedule C of this Direct Control District Bylaw. 

 
(4) Unless otherwise specified, if in the event a public amenity item for which 

additional gross floor area has been achieved is no longer maintained on the 
parcel, an equivalent contribution for that additional gross floor area must be 
made to the Beltline Community Investment Fund. 

 
(5) Where a development provides units with three or more bedrooms in the form 

of Assisted Living, Dwelling Units, Live Work Units or Multi-Residential 
Development, the Development Authority may exclude the three or more 
bedroom units from the gross floor area ratio calculation, up to a maximum of 
15 per cent of the total units in the development. 
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Incentive Density Calculation Method 
9 (1) The amount of additional gross floor area achieved by providing the 

requirements of the public amenity items in Schedule C are calculated as a floor 
area ratio or an incentive rate. 

 
(2) An incentive rate indicates that the amount of additional gross floor area will be 

calculated by dividing the cost of the provided public amenity item in Schedule C 
by the respective incentive rate as established by Council where the following 
incentive rates apply: 

 
(a) Incentive Rate 1 is $285.00 per square metre. 

 
(3) The Development Authority must determine whether a proposed public amenity 

item is appropriate for the development. 
 

Building Orientation  
10  (1)  The main public entrance to a building must face a property line shared  

with a street.  
 

(2)  Each at grade use facing a street must have an individual, direct access to the 
use from the building exterior and the access must face the street. 

 
Use Area  
11 (1)  The maximum use area for “Commercial Uses” on the ground floor is 850.0 

square metres. 
 

(2) The maximum public area of a Restaurant: Food Service Only or Restaurant: 
Licensed is 500.0 square metres. 

 
(3) The following uses do not have a use area restriction: 

  
(a) Addiction Treatment; 
(b)  Assisted Living; 
(c)  Custodial Care; 
(d) Dwelling Unit; 

  (e) Hotel; 
  (f)  Place of Worship – Small; 
  (g)  Protective and Emergency Service; 
  (h) Residential Care; and 
  (i)  Utility Building. 
 

(4) Where this section refers to "Commercial Uses", it refers to the listed permitted 
and discretionary uses of this District, other than Addiction Treatment, 
Assisted Living, Custodial Care, Dwelling Units, Home Occupation - Class 
1, Home Occupation - Class 2, Hotel, Place of Worship - Small, and 
Residential Care. 
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Location of Uses within Buildings  
12  (1) The following uses must not be located on the ground floor of a building where  

the use is facing 1 Street SW or 15 metres along 14 Avenue SW from the corner 
of 1 Street SW:   

 
(a) Assisted Living; 
(b) Catering Service – Minor; 
(c) Dwelling Unit; 
(d) Post-secondary Learning Institution; and 
(e) Residential Care. 

 
(2) A Live Work Unit on the ground floor of a building must not face 14 Avenue 

SW.  
 
Building Setbacks  
13  (1)  Unless otherwise referenced in subsection (2), the minimum building setback 

from a property line is zero metres.  
 

 (2)  For portions of the building above 36.0 metres, the minimum building setback  
from a property line shared with another parcel is 4.0 metres.  

 
(3) Sections 1190, 1191 and 1192 of Bylaw 1P2007 do not apply in this Direct 

Control District. 
 

Floor Plate Restrictions  
14  Each floor of a building located partially or wholly above 36.0 metres from grade has a 

maximum floor plate area of 800.0 square metres. 
 
Tower Separation  
15  The minimum horizontal separation between floors of buildings located partially or 

wholly above 36.0 metres above grade, containing Dwelling Units or Live Work Units, 
is a minimum of 24.0 metres. 

 
Relaxations  
16  The Development Authority may relax the rules contained in Section 7 and 10 through 

15 of this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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SCHEDULE C 

Table 6.1 Beltline Density Bonus Items 

Item No. Public Amenity Items 
 

1.0 INDOOR COMMUNITY AMENITY SPACE 
 
Indoor community amenity space is defined as floor area provided for 
community purposes, including, but not limited to, offices, meeting rooms, 
assembly spaces, recreation facilities, educational facilities, cultural facilities, 
daycares, and other social services. 
 

1.1 Incentive Calculation: 
 
Where a development provides an indoor community amenity space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction cost ($) divided 
by (Incentive Rate 1 ($) multiplied by 0.75)  
 

1.2 Requirements:  
 
Provision of indoor community amenity space, within the development parcel, 
in perpetuity to the City, and in a form acceptable to the Approving Authority. 
 

2.0 PUBLICLY ACCESSIBLE PRIVATE OPEN SPACE 
 
Publicly accessible private open space is defined as outdoor open space located 
on the development parcel that is made available to the public through a 
registered public access easement agreement acceptable to the Approving 
Authority. 
 

2.1 Incentive Calculation: 
 
Where a development provides a publicly accessible private open space, the 
Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction cost ($) divided 
by (Incentive Rate 1 ($) multiplied by 0.75). 
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2.2 Requirements: 
 
Provision of publicly accessible private open space on the development parcel 
in a location, form, configuration and constructed in a manner acceptable to the 
Approving Authority. 

3.0 AFFORDABLE HOUSING UNITS 
 
Affordable housing units are defined as non-market housing units provided 
within the development, owned and operated by the City or a bona fide non-
market housing provider recognized by the General Manager. 
 

3.1 Incentive Calculation: 
 
Where a development provides affordable housing units, the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction ($) cost divided 
by (Incentive Rate 1 ($) multiplied by 0.75) + gross floor area (square metres) 
of affordable housing units. 
 

3.2 Requirements: 
 
Provision of affordable housing units within the development parcel, in 
perpetuity, in a number, location and design acceptable to the City or other bona 
fide non-market housing provider recognized by the City. 
 

4.0 MUNICIPAL HISTORIC RESOURCE DESIGNATION 
 
Municipal Historic Resources are buildings or portions of a building, a site or 
portions of a site that are designated under the Historic Resources Act. 
 

4.1 Incentive Calculation: 
 
Where a development designates a building, portions of a building, a site or 
portions of a site, as a Municipal Historic Resource, the Incentive Rate is 
Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = total construction or restoration 
costs ($) divided by (Incentive Rate 1 ($) multiplied by 0.75) 
 

4.2 Requirements: 
 
Municipal Historic resource designation includes: 
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(a) where the building is listed on the Inventory of Evaluated Historic 
Resources; 

 
(b) maintain the historic resource or building feature in its approved location 

on the parcel or within the building where it is incorporated into a new 
building; 

 
(c) an agreement between the Development Authority and the developer 

establishing the total cost of retention of the heritage resource prior to 
approval; and 

 
(d) designation of the historic resource as a Municipal Historic Resource 

pursuant to the Historical Resources Act by a Bylaw approved by 
Council. 

 
5.0 HERITAGE DENSITY TRANSFER 

 
Heritage density transfer is the transfer of unconstructed gross floor area from 
a parcel designated by bylaw as a Municipal Historic Resource pursuant to the 
provisions set out in the Historical Resources Act (the source parcel) to a parcel 
other than the development parcel (the receiving parcel). 
 

5.1 Incentive Calculation: 
 
The heritage density transfer floor area in square metres is equal to the 
unconstructed gross floor area of a parcel as a result of designation of a 
parcel by bylaw as a Municipal Historic Resource. Unconstructed gross floor 
area is equal to the maximum allowable floor area ratio for that parcel and 
district, including applicable bonuses, multiplied by the parcel size and, 
subtracting the gross floor area of the Municipal Historic Resource. 
 

5.2 Requirements: 
 
A heritage density transfer must include: 
 

(a) a transfer agreement that is registered on the Certificate of Title of the 
parcel(s) from which the density has been transferred. 

 
(b) a land use redesignation of the parcel from which the density has been 

transferred to a Direct Control District in which the allowable maximum 
floor area ratio remaining after the transfer is regulated; 

 
(c) a land use redesignation of the receiving parcel to a Direct Control in 

which the allowable maximum floor area ratio achieved through the 
transfer is regulated; 

 
(d) transfers only to receiving parcels located within the bonus area 

boundaries indicated on Map 9; 
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(e) transfers only from parcels where legal protection through designation 
as a Municipal Historic Resources has been completed; and 

 
(f) only a one-time transfer from the parcel from which the density has 

been transferred to the receiving parcel with no further transfer 
possibility.  

 
6.0 CONTRIBUTION TO THE BELTLINE COMMUNTIY INVESTMENT FUND 

 
The Beltline Community Investment Fund (BCIF) will be used for projects within 
the Beltline related to public realm improvements, including but not limited to: 
park acquisition, park design, redevelopment or enhancement, streetscape 
design and improvements within rights-of-way, implementation of urban design 
strategies and public art on public land. 
 

6.1 Incentive Calculation: 
 
Where a development provides a contribution to the Beltline Community 
Investment Fund, the Incentive Rate is Incentive Rate 1. 
 
Method: 
 
Incentive gross floor area (square metres) = contribution ($) divided by 
Incentive Rate 1 ($). 
 

6.2 Requirements: 
 
A contribution must be made to the Beltline Community Investment fund for the 
development. 
 

7.0 PUBLIC ART ON-SITE 
 
Public art is publicly accessible art of any kind that is permanently suspended, 
attached to a wall or other surface, or otherwise integrated into a development. 
It is privately owned and must be an original piece of art in any style, expression, 
genre or media, created by a recognized artist.  
 

7.1 The maximum incentive floor area ratio for this item is 1.0. 
 

7.2 Incentive calculation: 
 
Where a development provides public art – on site the Incentive Rate is 
Incentive Rate 1.  
 
Method: 
 
Incentive gross floor area (square metres) = value of the artwork ($) divided by 
Incentive Rate 1 ($). 
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7.3 Requirements:  
 
Public art – on site includes the following: 
 

(a) artwork, the minimum value of which must be: 
(i) $200000.00 for sites equal to or greater than 1812.0 square metres in 

area; or 
(ii) $5000.00 for sites of less than 1812.0 square metres in area; 
 

(b) the work of a recognized artist i.e. created by a practitioner in the visual 
arts; 

 
(c) a location in a publicly accessible area; and 
 
(d) a minimum of 75.0 per cent of the artwork located either: 

(i) outdoors, at grade and visible from the public sidewalk; or 
(ii) on the building’s exterior and visible from a public sidewalk. 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0470 

2025 May 22 Page 1 of 3 

Land Use Amendment in Shaganappi (Ward 8) at 1408 – 33 Street SW, LOC2024-0278 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.05 hectares ± (0.13 
acres ±) located at 1408 – 33 Street SW (Plan 2084GQ, Block 4, Lot 15) from Multi-
Residential – Contextual Medium Profile (M-C2) District to Mixed Use – General (MU-
1f4.0h24) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 22: 

That Council give three readings to Proposed Bylaw 106D2025 for the redesignation of 0.05 
hectares ± (0.13 acres ±) located at 1408 – 33 Street SW (Plan 2084GQ, Block 4, Lot 15) from 
Multi-Residential – Contextual Medium Profile (M-C2) District to Mixed Use – General (MU-
1f4.0h24) District 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for mixed-use
development up to six storeys in height.

 The proposal allows for flexibility in building height and residential density and allows for
a broad number of uses to locate on the site in alignment with the policies of the
Municipal Development Plan (MDP) and the Westbrook Communities Local Area Plan
(LAP).

 What does this mean to Calgarians? This application would enable more housing and
commercial opportunities adjacent to an established Light Rail Transit (LRT) station.

 Why does this matter? The proposal enables the development of additional dwelling
units and a more efficient use of existing infrastructure and nearby amenities.

 A development permit for 43 dwelling units has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southwest community of Shaganappi, was submitted by O2 Planning 
and Design on behalf of the landowner, 2654482 Alberta Ltd. (Marc Heinke), on 2024 
November 13. This application proposes to redesignate the site from Multi-Residential – 
Contextual Medium Profile (M-C2) District to Mixed Use – General (MU-1f4.0h24) District that 
can accommodate a mix of residential and/or commercial uses in the same building in a way 
that is sensitive to the local area. A development permit (DP2025-00969) for a multi-residential 
developments with 43 dwelling units was submitted on 2025 February 20 and is under review.  

The site is approximately 0.05 hectares (0.13 acres) in size and is located on the east side of 33 
Street SW, just south of Bow Trail SW. It is approximately 50 metres (a one-minute walk) east of 
the Westbrook LRT Station. The parcel is currently undeveloped. 
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As indicated in the Applicant Submission (Attachment 2), the proposal is in alignment with the 
policies of the LAP, which supports increased housing diversity in an area that is well-served by 
transit. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. In 
response, the applicant discussed the proposal via e-mail with the Ward 8 Councillor, met with 
the Shaganappi Community Association (CA) and hosted a virtual engagement session open to 
the public on 2025 April 24. The Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

No public comments were received at the time of writing this report. The CA provided a letter on 
2025 April 28 (Attachment 4). This letter neither supports nor objects to the land use application 
but summarizes the public engagement event undertaken by the applicant and highlights their 
desires for a successful development permit as well as concerns about the development permit 
currently under review. These concerns include: 

 size and scale of building proposed on the subject site;

 lack of clarity about units being considered affordable housing; and

 size of units proposed.

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, including landscaping 
and amenity space, will be reviewed and determined at the development permit stage. 

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

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=LOC2024-0278
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IMPLICATIONS 

Social 
The proposed MU-1f4.0h24 District would allow for additional housing choices and commercial 
amenities which may accommodate the evolving housing needs of different age groups, 
lifestyles and demographics. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies is being explored and encouraged through the 
review of the development permit. 

Economic 
The proposed land use would allow for a more efficient use of land, services and existing 
infrastructure. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Community Association Response
5. Proposed Bylaw 106D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the southwest community of Shaganappi. The site is approximately 0.05 
hectares (0.13 acres) in size and is approximately 15 metres wide and 33 metres deep. It is 
located just south of Bow Trail SW and bounded by 33 Street SW to the west, laneways to the 
north and east and a similarly sized parcel to the south, developed with a single detached 
dwelling and detached garage. 
 
Surrounding development east and south of the site consists of a mix of low and multi-
residential developments designated Multi-Residential – Contextual Medium Profile (M-C2) 
District. The three parcels located immediately north of the laneway adjacent to the subject site 
are designated Multi-Residential – High Density Low Rise (M-H1) District. Various other 
consolidated Mixed Use – General (MU-1) District parcels are located south of the subject site 
nearer to the commercial retail area of 17 Street SW, a Neighbourhood Main Street. West of 33 
Street SW are large parcels under various Direct Control (DC) Districts, which support transit-
oriented development (TOD) adjacent to the Westbrook Light Rail Transit (LRT) Station. 
 
There are major infrastructure and development influences in the area including the following:  
 

 the Westbrook LRT Station and Westbrook Calgary Public Library branch located 75 
metres (a one-minute walk) west of the subject site across 33 Street SW;  

 Westbrook Mall, a large commercial centre located approximately 260 metres (a four-
minute walk) west of the site; and  

 Bow Trail SW, a well-used arterial street located approximately 50 metres (a one-minute 
walk) north of the site. 

 

Community Peak Population Table 
 
As identified below, the community of Shaganappi reached its peak population in 1969. 
 

Shaganappi 

Peak Population Year 1969 

Peak Population 2,132 

2019 Current Population 1,626 

Difference in Population (Number) - 506 

Difference in Population (Percent) - 23.7% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/communities/profiles/shaganappi.html
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Location Maps 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing M-C2 District provides for multi-residential development in a variety of forms with 
medium height and density. The M-C2 District is typically located at community nodes or transit 
and transportation corridors and nodes and in close proximity to, or adjacent to, low density 
residential development. The maximum height allowed is 16.0 metres (three to five storeys), the 
maximum floor area ratio (FAR) is 2.5. 
 
The proposed MU-1f4.0h24 District is intended to accommodate a mix of residential or 
commercial uses, either in separate buildings or in the same building, and does not require 
commercial uses to be located at grade facing a commercial street.  The application proposes 
an FAR modifier to allow for a maximum FAR of 4.0 (approximately 2,076 square metres) and a 
maximum height of 24 metres (approximately six storeys). There is no density modifier 
proposed.  
 
Development and Site Design  
The rules of the proposed MU-1f4.0h24 District would provide guidance for development of the 
site including appropriate uses, building height, landscaping, parcel coverage and parking.  
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Other key factors that are being considered during the review of the development permit 
application include the following: 
 

 building massing adjacent to lower density residential parcels; 

 façade treatment along 33 Street SW; 

 shadowing, overlooking and privacy; and 

 residential amenity space. 
 
While the proposed maximum FAR of 4.0 and maximum building height of 24 metres provide for 
an appropriate intensification of this site, the MU-1 District rules also include stepbacks on sites 
located adjacent to low density residential land and allow for a transitional building height. 
 
A 2.134 metre public realm setback also applies to this section of 33 Street SW and will be 
reviewed through the development permit. These setbacks are intended to accommodate public 
realm improvements, pedestrian environment improvements and context-specific mobility 
improvements. While there is no front setback requirement in the MU-1 District, all future 
development is obligated to be set back 2.134 metres from the existing front property line to 
accommodate the required public realm setback.  
 
Transportation 
The existing Westbrook LRT Station is located approximately 50 metres west of the subject site 
(a one-minute walk). This station also services Route 111 (Old Banff Coach Road) and Route 9 
(Dalhousie Station/Chinook Station). Additional existing Calgary Transit bus stops are available 
approximately 360 metres south of the site (a six-minute walk) for Route 2 (Mount 
Pleasant/Killarney 17 Av SW) and 698 (17 Av/Western Canada/St. Mary's). 
 
A sidewalk is available for pedestrians along the west boundary of the subject site. Cyclists are 
accommodated through a regional off-street pathway located on the western side of 33 Street 
SW and an on-street bikeway on 33 Street SW connects the Neighbourhood Greenway on 14 
Avenue SW to a bicycle lane on 12 Avenue SW. 
 
A Parking Study was submitted and accepted by Administration. Provision of parking will be 
considered during the review of the development permit. 
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal. 
 
Utilities and Servicing 
Public water, sanitary and storm utilities exist adjacent to the site. Servicing requirements will be 
determined at the time of development. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download


CPC2025-0470 
Attachment 1 

 

CPC2025-0470 Attachment 1  Page 5 of 5 
ISC:UNRESTRICTED 

Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The Inner City Area 
comprises residential communities that were primarily subdivided and developed prior to the 
1950s. Key features of these areas are a grid road network, older housing stock in the form of 
low to moderate housing densities and a finer mix of land uses along many of the edge streets. 
The applicable MDP policies encourage redevelopment and modest intensification of inner city 
communities to make more efficient use of existing infrastructure, public amenities and transit 
and delivers small and incremental benefits to climate resilience. The application is generally in 
alignment with applicable policies of the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies is being explored and encouraged through the development 
permit review. 
 
Westbrook Communities Local Area Plan (LAP) (Statutory – 2023) 
The subject site is located within the Westbrook Communities Local Area Plan (LAP). The site is 
classified as Neighbourhood Flex (Map 3: Urban Form) and a Low Building Scale (Map 4: 
Building Scale), which allows for building up to six storeys. The Neighbourhood Flex 
classification in the is characterized by a mix of commercial and residential units, with buildings 
oriented to the street. 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. As such, vehicle-oriented uses are discouraged in locations such as 
this, which has a high level of pedestrian activity and is within the Westbrook LRT Station area. 
The application as proposed is in alignment with the policies of this LAP. 
 
Further, the site is located within the Westbrook Transit Station Area, classified as Westbrook 
Transition Zone. Transit station areas are intended to provide a concentration of private and 
public amenities supported by high density and high levels of pedestrian activity. Development 
is expected to be designed to accommodate a high level of activity through a wide variety of 
uses, activities and mobility options. A specific policy applicable to this site is that loading and 
servicing areas should be located at the rear of buildings and screened from public streets and 
higher activity private streets. Additionally, new surface parking areas should not be provided 
adjacent to 33 Street SW. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
 
2025 January 21 
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Applicant Outreach Summary 
 
2025 April 24 
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Community Association Response 
 
2025 April 28 
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  ATTACHMENT 5 

BYLAW NUMBER 106D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0278/CPC2025-0470) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0500 

2025 June 05 Page 1 of 4 

Land Use Amendment in Bankview (Ward 8) at multiple addresses, LOC2024-0144 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.46 hectares ± (1.14 
acres ±) located at 1920, 1924, 1928, 1932, 1936, 1940, 1944 and 1948 – 26 Avenue SW 
(Plan 8997GC, Block 17, Lots 5 to 12) from Residential – Grade-Oriented Infill (R-CG) 
District to Direct Control (DC) District to accommodate minimum density, with guidelines 
(Attachment 2).  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 117D2025 for the redesignation of 0.46 
hectares ± (1.14 acres ±) located at 1920, 1924, 1928, 1932, 1936, 1940, 1944 and 1948 – 26 
Avenue SW (Plan 8997GC, Block 17, Lots 5 to 12) from Residential – Grade-Oriented Infill (R-
CG) District to Direct Control (DC) District to accommodate minimum density, with guidelines 
(Attachment 2). 

HIGHLIGHTS 

 The proposal involves a land use amendment to redesignate the subject site from the
Residential – Grade Oriented Infill (R-CG) District to a Direct Control (DC) District to
address a constraint caused by a restrictive covenant on title which restricts
development to a “Single or Two Family dwelling house and private garage”.

 The proposed DC District would establish a minimum density that would further support
infill development by way of Rowhouse Building and Townhouse uses.

 What does this mean to Calgarians? This land use amendment supports residential infill
by way of encouraging ‘missing middle’ housing such as rowhouses and townhouses,
promoting access to greater housing diversity within the inner city on a site suitably
located close to transit routes and neighbourhood commercial centres.

 Why does this matter? The DC District will facilitate the ability to redevelop the subject
site with multiple units, increasing housing stock in the inner city and addressing the
demand for additional housing within Calgary at a desirable location.

 The land use amendment is consistent with the policies of the Municipal Development
Plan (MDP) and the West Elbow Communities Local Area Plan (LAP).

 A development permit (DP2024-06225) has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application for a land use amendment, in the southwest community of Bankview, was 
submitted by CivicWorks on behalf of the landowners, CAD Property Holdings Ltd on 2024 May 
27. The application involves the redesignation of eight contiguous residential parcels.

The subject site encompasses approximately two-thirds of a block with a cumulative site area of 
0.46 hectares and a combined frontage of 110 metres. The site fronts 26 Avenue SW, which is 
a collector street designed to withstand greater traffic volumes and includes transit bus stops 
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with City-led projects aimed at upgrading sidewalks to improve multi-modal transport, including 
a bicycle route.  

A development permit (DP2024-06225) for five townhouse buildings, comprising 34 dwelling 
units and 34 secondary suites, is currently under review (see Applicant Submission, Attachment 
2).  

The parcels are subject to a restrictive covenant (RC) limiting development on each parcel to a 
single detached dwelling or semi-detached dwelling. Other landowners have the right to enforce 
the objectives of the covenant and can appeal a development which does not conform to the 
RC. This creates an impediment for future development.    

The purpose of the DC District is to create a deliberate conflict with the restrictive covenant and 
better advance the land use planning objectives of the West Elbow Communities Local Area 
Plan, through achieving appropriate density at a suitable location. Administration supports the 
use of a DC in this instance where the DC seeks to manage a constraint and supports 
development consistent with relevant statutory policy.    

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant confirmed that a project team by the name of Oldstreet encompassing the 
developer, and consultants of both the land use amendment file and the development permit file 
was established and on 2024 July 29 conducted a digital information session with local 
residents who were able to provide feedback on the project and discuss any points of concern 
with members of the project team. The digital session was advertised to the public by way of 
signage, posted at the site. Additional outreach strategies included: 

 supplementary on-site signage to advertise the project which also included project team
contact details;

 an outreach phone line and email address was created to receive submissions from the
general public regarding the project;

 meetings and engagement with the ward office and the Bankview Community
Association and with adjoining community associations Richmond-Knob Hill Community
Association and Marda Loop Communities Association; and

 issuing of hand delivered brochures and postcards detailing the project and contact
details to surrounding neighbours within a 200 metre radius.

The Applicant Outreach Summary is included under Attachment 4. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
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City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 12 letters of opposition and four letters of support from the public. The 
letters of opposition included the following areas of concern regarding the proposal: 

 densification of the site causing traffic congestion concerns in the laneway and additional
parking of vehicles on surrounding roads;

 overdevelopment of the site creating privacy issues, waste generation and storage
concerns and inability to preserve mature trees and replant additional trees;

 pressure on existing utility and service infrastructure; and

 violation of the existing restrictive covenants.

The Bankview Community Association (CA) was circulated the application material on 2024 
June 27 and again on 2025 April 2. Administration did not receive a response.  

Administration considered the relevant planning issues raised by the community, though the 
concerns raised in terms of parking, traffic congestion, privacy impacts, waste storage, 
preservation of trees, landscaping and pressures on utility are all matters that would be 
investigated during the review of the development permit application. The proposed DC 
maintains the existing R-CG District and therefore does not create an intensification of the site, 
consequently, would not exacerbate or introduce additional risks beyond what is permitted on 
surrounding properties. The proposed land use amendment and the purpose for the proposed 
DC is consistent with the direction under approved planning policies applicable to the site.  

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

IMPLICATIONS 

Social 
The proposal would contribute to the supply of diverse housing options that may better 
accommodate the needs of different age groups, lifestyles and demographics. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

https://developmentmap.calgary.ca/?find=LOC2024-0144
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Economic 
The proposal would provide for increased housing choice and diversity in the community and 
allow for a more efficient use of land, services and existing infrastructure. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 117D2025
3. Applicant Submission
4. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the inner southwest community of Bankview along 26 Avenue SW 
between 18 Street SW and 20 Street SW. The mid-block site comprises eight individual parcels 
with a cumulative area of approximately 0.50 hectares and a combined road frontage of 
approximately 110 metres along 26 Avenue SW. Each parcel forming the subject site is 
developed, containing detached dwellings ranging from one to two storeys and accessory 
residential buildings, with rear lane access along the northern property line. 
 
Surrounding development includes a mix of low density single detached dwellings and semi-
detached dwellings on parcels designated as Residential – Grade Oriented Infill (R-CG) District. 
There are parcels designated as Multi-Residential – Contextual Medium Profile (M-C2) District 
approximately 27 metres to the east, which are developed with built forms ranging from three to 
six storeys. To the west includes a small commercial district and a public park with an area of 
0.60 hectares located approximately 90 metres from the subject site at the corner of 26 Avenue 
SW and 20 Street SW.  
 
The subject site is accessible via transit with an eastbound bus stop located approximately 40 
metres (less than a minute walk) and two westbound bus stops located 120 metres (a two 
minute walk) east and west of the subject site along 26 Avenue SW. These bus stops facilitate 
access to bus Route 6 which has end of line stops Downtown on 6 Avenue SW and at West 
Hills Towne Centre commercial district.  
 
The entirety of the subject site is bound by a restrictive covenant registered in 1950, which 
restricts development on affected parcels to single or semi-detached dwellings. These 
covenants are registered on the title of affected properties, where used as an early land use 
planning method before municipalities adopted Land Use Bylaws and other planning policy 
instrument to govern land use planning and development. Restrictive covenants are not binding 
on Council or Administration in making land use or development permit decisions, they present 
a potential impediment to redevelopment at the time of construction should another landowner 
who is also subject to the restrictive covenant enforces their right to impose the restrictive 
covenant. 
 
A development permit (DP2024-06225) for Townhouse (5 buildings), Secondary Suites (34 

suites) and Accessory Residential Building has been applied for and is currently under review.  

 

  

https://dmap.calgary.ca/?p=DP2024-06225
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Community Peak Population Table 
 
As identified below, the community of Bankview reached its peak population in 1981. 
 

Bankview 

Peak Population Year 1981 

Peak Population 5,590 

2019 Current Population 5,256 

Difference in Population (Number) -334 

Difference in Population (Percent) -6.0% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Bankview Community Profile 

  

https://www.calgary.ca/communities/profiles/bankview.html
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Location Maps  
 

 
 

 
 

 
 

Subject Site 
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use  
The existing Residential – Grade Oriented Infill (R-CG) District allows for a wide range of 
residential grade oriented development from single detached, semi-detached and multi-
residential forms to facilitate housing diversity at a low density scale. Multi-residential built forms 
including rowhouse building and townhouse are discretionary uses in the R-CG District in 
addition to detached dwellings, semi-detached dwellings, duplex, cottage cluster housing and 
secondary suites which are permitted uses. 
 
The proposed Direct Control District is based on the R-CG District and will maintain the rules of 
the R-CG District as prescribed under the current reiteration of the Land Use Bylaw 1P2007. 
Consequently, future development is restricted to a maximum building height of 11 metres from 
grade and maximum site density of 75 dwellings per hectare. The Direct Control District 
excludes Single Detached Dwelling, Contextual Single Detached, Semi-detached Dwelling, 
Contextual Semi-detached Dwelling, Duplex Dwelling and Cottage Housing Cluster uses as 
permitted or discretionary uses, to ensure redevelopment of the site is limited to low density 
residential infill, by way of Rowhouse Buildings and / or Townhouse developments.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration. The use of a Direct Control District is necessary to allow for 
the applicant’s proposed development due to the unusual site constraint created by the 

Subject Site 
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restrictive covenant on title, which limits development to a “Single or Two Family dwelling house 
and a private garage”.  
 
The proposed DC District supports redevelopment that aligns with The City’s approved policy  
goals and investments, expressed through the Municipal Development Plan (MDP) and the  
West Elbow Communities Local Area Plan. The DC Bylaw is necessary to counteract the RC by 
deliberately conflicting with the objectives of the RC, in turn will support the landowners 
negotiations in court for the ability to discharge the RC on title in accordance with section 48(4) 
of the Land Titles Act.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC can also be relaxed in the same way that they would be in a standard 
district. 
 
Density  
The proposed DC will reflect the R-CG District which specifies a maximum density of 75 
dwellings per hectare, this equates to approximately 38 units for the combined area of the 
subject site or four units for each individual parcel. Secondary suites are not considered units 
and do not count toward unit density. 
 
A minimum density of 55 units per hectare is proposed as part of the DC as to ensure that a 
minimum of three dwelling units are provided on each individual parcel, or 28 dwelling units for 
the combined site. The R-CG District does not specify a minimum density requirement and is 
intentionally included as part of the DC to create a deliberate conflict with the Restrictive 
Covenant which limits development to only two units per parcel.      
 
Site Access 
Pedestrian access is gained via sidewalks following the road frontage along 26 Avenue SW. 
The City of Calgary is currently undertaking detailed design for sidewalk upgrades as part of the 
26 Avenue SW improvements project  which involves increasing the width of the sidewalk at the 
site frontage to three metres to support multi-modal transport along the sidewalk including 
pedestrians and cyclists. The sidewalk upgrade is to be contained within the existing public right 
of way.   
 
A laneway is constructed along the entire northern boundary of the subject site, which intersects 
with 18 Street SW to the east and 25 Avenue SW to the north which are local neighbourhood 
roads experiencing low to moderate traffic volumes. The laneway would be the primary access 
point for vehicular traffic to and from the subject site. 
 
Transportation 
The Calgary Transportation Plan identifies 26 Avenue SW as a collector road, which is the 
classification given to roads which provide for connection of residential neighbourhoods and 
neighbourhood commercial centres and experience moderate traffic flows with speeds of up to 
50km/h. Collector Streets are appropriately designed and constructed to facilitate transit routes.   
 
The subject site is directly adjacent to an eastbound bus stop located approximately 40 metres 
(less than a minute walk) and two westbound bus stops located 120 metres (a two-minute walk) 

https://www.calgary.ca/planning/transportation/26-ave-sw-improvements.html
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east and west of the subject site along 26 Avenue SW. These bus stops facilitate access to bus 
route service 6 which has end of line stops Downtown on 6 Avenue SW and at West Hills 
Towne Centre commercial district. 
 
Environmental Site Considerations  
No environmental concerns were noted and no reports were required for this land use. 
 
Waste and Recycling  
To be serviced via the rear lane. 
 
Utilities and Servicing 
The following utilities are available to potentially service the site: 
 

Water  
Water is available for connection adjacent to the lot via 26 Avenue 
SW 

Sanitary  
Sanitary is available for connection adjacent to the lot via 26 
Avenue SW 

Stormwater 
Storm is available or connection adjacent to the lot via 26 Avenue 
SW 

Electricity / 
Communication  

Enmax electrical infrastructure and overhead transmission lines 
are located within the rear laneway.  

Natural Gas An active Atco pipe is located within the rear laneway.  

 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential - Inner City area as identified on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). The MDP regulates for 
redevelopment focused on intensification, particularly where within an area close to transit in the 
Inner City. 
 
The proposed DC which reflects the existing R-CG District is consistent with the applicable 
policies of the MDP where the DC regulates for an intensification of the site through infill that 
maintains a low density residential form compatible with the adjoining area and close to bus 
stops providing access to public transportation.  
 
West Elbow Communities Local Area Plan (Statutory – 2025) 
The subject site is assigned the urban form category of “Neighbourhood Flex” and assigned 
“Low” building scale allowing for up to six storeys. The intention of the Neighbourhood Flex area 
is to support multiple uses and to accommodate multi-residential development in the form of 
dwelling units which address the street.   
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The proposed DC District is consistent with the land use intentions of the LAP where the DC 
reflects the R-CG District. The additional amendments to restrict built form to Rowhouse 
Buildings and Townhouse aligns with the purpose of the Neighbourhood Flex area where 
moderate densities are encouraged with preference for development providing for multiple units 
over singular residential forms.  

The West Elbow Communities LAP includes policy regarding the treatment of restrictive 
covenants and directs administration to apply decision making which reflects the goals and 
objectives of the plan. The policy supports administration’s ability to endorse the proposed DC 
to create a conflict with the restrictive covenant, where the DC empowers the LAP. 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=DTsceAKTeAK&msgAction=Download
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BYLAW NUMBER 117D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0144/CPC2025-0500) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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DIRECT CONTROL DISTRICT 
 
Purpose 
1 This Direct Control District Bylaw is intended to establish a minimum residential density. 
 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Land 

Use Bylaw 1P2007 apply to this Direct Control District Bylaw. 
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 

is deemed to be a reference to the section as amended from time to time. 
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Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District with the 
exclusion of: 

 
(a) Contextual Semi-detached Dwelling; and 
(b) Contextual Single Detached Dwelling. 

 
Discretionary Uses 
5  The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

(a) Duplex Dwelling; 
(b) Semi-detached Dwelling; and 
(c) Single Detached Dwelling. 

 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill 

(R-CG) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Density 
7 (1) The minimum density is 55 units per hectare. 
 

(2) The maximum density is 75 units per hectare. 
 
Relaxations 
8 The Development Authority may relax the rules contained in Section 6 of this 

Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007. 
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Applicant Submission 
 
2024 May 27 (updated 2025 March 8) 
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Applicant Outreach Summary 
 

2025 April  
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Land Use Amendment in South Calgary (Ward 8) at multiple addresses, LOC2024-0265 

RECOMMENDATIONS: 

That Calgary Planning Commission: 

1. Forward this report (CPC2025-0553) to the 2025 July 15 Public Hearing Meeting of
Council; and

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 0.71 hectares ± (1.76
acres ±) located at 2101, 2123 and 2127 – 33 Avenue SW (Plan 4479P, Block 70, Lots 1
to 14) from Mixed Use – Active Frontage District (MU-2f3.0h23) to Direct Control (DC)
District to accommodate a mixed-use development, with guidelines (Attachment 2).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 19: 

That Council give three readings to Proposed Bylaw 129D2025 for the redesignation of 0.71 
hectares ± (1.76 acres ±) located at 2101, 2123 and 2127 – 33 Avenue SW (Plan 4479P, Block 
70, Lots 1 to 14) from Mixed Use – Active Frontage District (MU-2f3.0h23) to Direct Control 
(DC) District to accommodate a mixed-use development, with guidelines (Attachment 2).

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for the development of a
mixed-use, high-rise residential project with an at-grade grocery store, increasing the
total allowable floor area ratio and heights from what would currently be allowed for the
site in exchange for provision of public amenity items outlined in the Direct Control (DC)
District.

 The proposal represents an appropriate density increase on site and is in keeping with
the West Elbow Communities Local Area Plan (LAP) and the Municipal Development
Plan (MDP).

 What does this mean to Calgarians? This application provides more housing options for
inner city living including affordable housing units and allows for more efficient use of
existing infrastructure.

 Why does it matter? By providing new housing options and additional commercial
spaces within the community, this will encourage a more diverse population to live in
South Calgary and will help support the existing businesses within the community.

 A development permit is under review for a multi-residential development with two high-
rise towers and two mid-rise towers with a total of 441 residential units, and commercial
uses at grade including a supermarket.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southwest community of South Calgary, was submitted by CivicWorks on 
behalf of the landowner, Marc and Mada Condos (Calgary) Inc. on 2024 October 25. A 
development permit (DP2024-08395) was submitted on 2024 November 29 and is currently 
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under review. The application proposes a building featuring two high-rise and two mid-rise 
towers with 441 residential units atop a single-storey podium with commercial units at grade and 
is currently under review. The application proposes to dedicate 17 dwelling units as affordable 
housing meeting federal requirements for affordability. 

The subject site consists of three parcels of land with a total site area of approximately 0.71 
hectares (1.76 acres). This site encompasses approximately two-thirds of the city block between 
33 Avenue SW and 34 Avenue SW adjacent to 20 Street SW. The site is currently occupied by 
one-storey commercial developments and adjacent surface parking. 

As identified in the Applicant Submission (Attachment 3), this application proposes to 
redesignate the site from the Mixed Use – Active Frontage District (MU-2f3.0h23) to a DC 
District to allow for an increase in the total floor area ratio (FAR) allowed on site as well as an 
increase in allowable height. Currently, the MU-2 District allows for up to a maximum FAR of 
3.0, with an allowable height of 23.0 metres. The proposed land use amendment would allow for 
a maximum FAR of 6.0, with the provision of public amenity items, including affordable housing 
and publicly accessible private open space. The details of provision of the affordable housing 
units have been determined through consultation with The City’s Housing Solutions team. In 
addition, the DC District allows for a maximum height of 24.0 metres for the shortest of the four 
towers, 40.0 metres for southern tower, and up to 66.0 metres for the two tallest towers at the 
east and west ends of the site. 

A detailed planning evaluation of this application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. The 
applicant team developed several different ways to connect with the public. Signage was placed 
in the applicant’s Engage Centre, an on-site storefront space allowing for in-person engagement 
between the project team and community members, notifying the general public of the proposed 
project. Notification letters were sent to approximately 2,000 households in the near vicinity of 
the site and a website was also developed to provide information on the proposed development. 
In addition, there were virtual and in-person information sessions held with community members 
and organizations. Please refer to the Applicant Outreach Summary, Attachment 4, for 
additional details on the engagement undertaken. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0265
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Administration received 136 letters in opposition from the public, highlighting the following areas 
of concern: 

 that this will be a catalyst project, resulting in a complete and negative change in
character for the community;

 the jump from an allowable height of six storeys to 19 storeys is too much of a rapid
increase in height for this area;

 shadowing concerns on a primary Main Street that is heavily used by pedestrians;

 loss of smaller, local businesses for a chain grocery store in a community that is already
well served by two other grocery stores;

 not enough public amenities in the area, such as playgrounds and green spaces, to
support this increase in density;

 not a true Transit Oriented Development site and a lack of efficient public transit options
in close proximity;

 increased traffic congestion in the area; and

 parking availability concerns.

Administration also received three letters in support from the public, with the following 
comments: 

 increased number of residents to support the commercial businesses in the area;

 opportunity to help revitalize the community; and

 allow for younger generations to move into this walkable neighbourhood.

The Marda Loop Communities Association provided a letter on 2024 December 9 
(Attachment 5) outlining a number of concerns that were identified with the project. These 
concerns included: 

 the scale of the building height will significantly change the neighbourhood character;

 the potential for significant shadowing of adjacent residential areas;

 the lack of public amenity space and a question raised as to how this project will
enhance the whole community;

 increased traffic congestion along both 33 Avenue SW and 34 Avenue SW; and

 the need for an increased focus on sustainability with any proposed development.

The Marda Loop Business Improvement Area (BIA) also submitted a letter on 2025 January 13 
in response to both the land use and development permit applications. This letter was generally 
in support of the application, particularly the stepbacks, density, affordable housing and plazas, 
and also requested that shadowing be minimized through detailed design of the buildings. 

Administration reviewed the relevant planning issues and worked to address some of the 
concerns that were raised. For example, a shadow analysis was completed with this land use 
application, and based on the findings, the allowable heights were adjusted on the site to 
minimize shadowing impacts on 33 Avenue SW. However, many of the concerns raised, such 
as building and site design and on-site parking will be reviewed and determined at the 
development permit stage.   
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Following Calgary Planning Commission, notifications for Public Hearing of Council for this land 
use application will be posted on-site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
This application allows for new development in an established community that will encourage 
and accommodate the housing needs of a wider range of age groups, lifestyles and 
demographics and incentivizes the development of affordable housing units as well. The 
addition of 17 affordable housing units will provide more equitable access to a desirable 
community. Furthermore, new commercial development in the area will also attract and service 
additional residents. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services, and provide more compact housing and commercial uses in the community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 129D2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Community Association Response

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 

The subject site is located in the community of South Calgary and comprises approximately two 
thirds of a city block between 33 Avenue SW and 34 Avenue SW, and fronts onto 20 Street SW. 
The site totals approximately 0.71 hectares (1.76 acres) and is approximately 115 metres wide 
and 90 metres deep. It is currently occupied by one-storey commercial developments with a 
surface parking lot adjacent.  The site is located within the heart of the Marda Loop Business 
Improvement Area (BIA). 

Surrounding development is characterized by a mix of commercial and residential development. 
Directly to the south of the subject site, across 34 Avenue SW, is a six-story mixed-use building 
with at-grade commercial uses and residential units above as well as smaller scale multi-
residential and duplex development. There is a laneway with surface parking for the adjacent 
one and two-storey commercial developments to the west of the subject site. To the north of the 
site, across 33 Avenue SW, there is one-storey commercial development with surface parking 
adjacent. To the east of the subject site, across 20 Street SW, there is a six-story mixed-use 
development with at-grade commercial uses and residential units above facing 33 Avenue SW. 
There is also a two-storey commercial development with dual frontage facing both 20 Street SW 
and 34 Avenue SW. 

The subject site is directly adjacent to 33 Avenue SW and 34 Avenue SW, both of which are 
classified as Neighbourhood Main Streets and are the two main pedestrian and vehicular 
corridors through the Marda Loop community. The site is close to existing public open spaces, 
including Garrison Square Park, approximately 400 metres to the south west of the site (six-
minute walk) and the Marda Loop Communities Association site, 800 metres to the north east of 
the site (13-minute walk). The site is also well served by local transit options, with bus routes 
along both 33 Avenue SW and 20 Street SW in addition to the MAX Yellow Bus Rapid Transit 
(BRT) Route 304 (Woodpark/City Centre) bus stop at 33 Avenue SW and Crowchild Trail SW. 

Community Peak Population Table 

As identified below, South Calgary reached its peak population in 2019. 

South Calgary 

Peak Population Year 2019 

Peak Population 4,442 

2019 Current Population 4,442 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 

Source: The City of Calgary 2019 Civic Census

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

https://www.calgary.ca/communities/profiles/south-calgary.html
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Location Maps  
 

 
 

 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The subject site is currently designated the Mixed Use – Active Frontage (MU-2) District with a 
density modifier of 3.0 floor area ratio (FAR) and a height modifier of 23.0 metres. The current 
land use allows for mixed-use developments with storefronts along a continuous block face on 
the commercial street with active commercial uses at grade to activate the street level and 
allows for a mix of commercial and residential development within the same building. 
 
The proposed DC District is based on the MU-2 District and allows for a base density of 3.0 
FAR, but with the option of increasing the density to a maximum of 6.0 FAR provided certain 
amenity items are provided with any proposed development. These amenity items include 
provision of affordable housing units and/or publicly accessible private open space. The 
development permit that has been submitted for this site shows a fairly significant plaza space 
on the corner of 34 Avenue SW and 20 Street SW, with a smaller plaza space proposed for the 
corner of 33 Avenue SW and 20 Street SW. As well, the applicant has worked with the Housing 
Solutions team to determine that 17 affordable housing units will be provided with the proposed 
development. 
 
This DC District also allows for significantly greater heights than previously allowed for portions 
of the site, with the southwest and southeast portions being able to have heights of up to 66.0 
metres (19 storeys) and the remainder of the south portion of the site of up to 40.0 metres 
(11 storeys) in height. Those portions of the site adjacent to 33 Avenue SW remain essentially 
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the same height as currently allowed, with up to 24.0 metres (six storeys) as an allowable 
height, in comparison to the currently allowed heights of 23.0 metres. The increased height 
provisions within the DC District are directly related back to the allowable increases in height 
that have been outlined in the West Elbow Communities Local Area Plan (LAP). The LAP 
specifically has identified the north side of 34 Avenue SW between 20 Street SW and Crowchild 
Trail SW as within a ‘Modified Building Scale Area’, where heights can be up to 16 storeys. 
However, this can be increased if shadowing on the north side of 33 Avenue SW is 
demonstrated as having been minimized during the spring and fall equinoxes. In addition, the 
LAP also outlines that proposed developments in transit station areas should provide publicly 
accessible private open space or non-market/mixed-market housing in order to exceed the 
maximum heights of 16 storeys. This land use application aligns with this direction as found 
within the LAP, as allowable heights are up to 19 storeys, but with the provision of both publicly 
accessible private open space and affordable housing. 
 
The DC District also outlines specific maximum floor plate sizes allowed, with 550 square metre 
floor plates for portions of the development 30 metres from the west property line and 800.0 
square metres for portions of the development that are 30 metres from the property line shared 
with 20 Street SW. The rules around building façade widths, street wall stepbacks and building 
separation have also been adjusted in the proposed DC District. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a Direct Control District is necessary to enable 
the applicant’s proposed development due to the need to implement the proposed density 
bonus provisions as outlined in the LAP. This proposal allows for the applicant's intended 
development while maintaining the MU-2 District base. The same result could not be achieved 
through the use of a standard land use district in the Land Use Bylaw.  
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 7 and 10 through 14 of the DC District Bylaw. Section 7 incorporates the rules of the 
base district in Bylaw 1P2007 where the DC District does not provide for specific regulation. In a 
standard district, many of these rules can be relaxed if they meet the test for relaxation of Bylaw 
1P2007. The intent of this DC District rule is to ensure that rules of Bylaw 1P2007 that regulate 
aspects of development that are not specifically regulated in this DC District can also be relaxed 
in the same way that they would be in a standard district. Sections 10 through 14 include site 
specific rules for building façade widths, stepbacks and building separation, and these are also 
listed as rules that may be relaxed, subject to Section 36 of the Land Use Bylaw being met to 
the satisfaction of the Development Authority.  
 
Development and Site Design  
If the land use redesignation is approved by Council, the rules of the proposed DC District would 
provide guidance for the future redevelopment of the site, including appropriate uses, building 
height and massing, landscaping and site access. Additional items that will be considered 
through the development permit process would include: 
 

 ensuring an engaging built interface along all frontages of the development, including 33 
Avenue SW, 34 Avenue SW and 20 Street SW; 

 integration of new development with the public realm, including the integration of the 
publicly accessible private open spaces on site; and 

 ensuring high quality finishes and materials that are in keeping with the surrounding 
context. 
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Transportation 
Pedestrian access is available from the 33 Avenue SW frontage, the 34 Avenue SW frontage as 
well as the 20 Street SW frontage. The grid network of sidewalks throughout the neighbourhood 
provides multiple routing options for pedestrians. 
  
The site benefits from strong connectivity for all mobility modes. The site is well served by 
Calgary Transit, with an eastbound and westbound bus stop for Route 22 (Richmond Road SW) 
along 33 Avenue SW approximately 60 metres to the east of the site (a one-minute walk) and 
the southbound bus stop for Route 7 (Marda Loop) directly adjacent to the site along 20 Street 
SW. In addition, there is the MAX Yellow Route 304 (Woodpark/City Centre) bus stop at 33 
Avenue SW and Crowchild Trail SW, approximately 450 metres to the west of the site (a seven-
minute walk). In addition, there is an on-street bikeway along 20 Street SW.  
 
Vehicular access to the site will be available from both 33 Avenue SW as well as 34 Avenue 
SW. There is on-street parking available along 33 Avenue SW, 34 Avenue SW and 20 Street 
SW. A Transportation Impact Assessment (TIA) was submitted by the applicant in support of the 
application. The TIA was reviewed and accepted by Administration. 
 
Environmental Site Considerations  
No environmental concerns have been identified at this time. 
 
Utilities and Servicing 
Public water, sanitary, and storm deep main utilities exist within the adjacent public right-of-way. 
Ultimate development servicing will be determined at the future development permit stage.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation is aligned with the policy direction of the South Saskatchewan 
Regional Plan which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2020) 
The subject site is within the Developed Residential – Inner City area as shown on Map 1: 
Urban Structure of the Municipal Development Plan (MDP). This application aligns with many of 
the policies within the MDP for areas within the Developed Residential Area. For example, this 
will help to intensify inner-city redevelopment by increasing the population in the area and 
providing new commercial and service uses to support the local residents. In addition, 33 
Avenue SW is situated in the Neighbourhood Main Street land use typology and has also been 
identified as part of the Primary Transit Network as outlined on Map 2: Primary Transit Network. 
This application also aligns with some of the policies outlined for a Neighbourhood Main Street. 
For example, creating mixed-use areas that create a transition from the Main Street area to the 
surrounding neighbourhood. In addition, with the proposed taller heights towards the south 
portion of the site, this will minimize shadow impacts of development on the 33 Avenue SW 
Main Street. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download


CPC2025-0553 
Attachment 1 

 

CPC2025-0553 Attachment 1  Page 6 of 6 
ISC:UNRESTRICTED 

Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
West Elbow Communities Local Area Plan (Statutory - 2025) 
The West Elbow Communities Local Area Plan (LAP) identifies the subject site on Map 3: Urban 
Form as ‘Neighbourhood Commercial’ and for the portion of the site facing 33 Avenue SW as 
also ‘Active Frontage’. On Map 4: Building Scale, the north section of the site facing 33 Avenue 
SW is classified as ‘Low (up to 6 Storeys)’ while the south section of the site facing 34 Avenue 
SW is classified as ‘Modified Building Scale Area’. This application generally aligns with policies 
for these areas as identified. For example, policies for the ‘Neighbourhood Commercial’ area 
outline that development should be oriented towards the street, commercial uses be positioned 
on high activity streets and larger commercial uses should be behind smaller uses facing the 
street. The policies specific to ‘Active Frontage’ areas outline that developments should support 
active uses and have setbacks to accommodate the extension of uses outside of the building. 
 
This site is also subject to the policies within the LAP specific to Main Streets under Section 
2.5.1, such as minimizing shadow impacts on the opposite sides of the street through tower 
separation, reduced floor plates and stepbacks as well as supporting a human scaled street 
environment through reduction in building massing and provision of street furniture and tree 
plantings to enhance the pedestrian experience.   
 
In addition, this site falls within the Marda Loop BRT Station Area. Therefore, policies under 
Section 2.5.4 Transit Station Areas are applicable to this site, which includes the ability to 
increase the heights of development if certain criteria are met, including the provision of publicly 
accessible private open space and non-market or mixed-market housing. As mentioned above, 
the proposed DC District includes the provision for additional density if these amenity items are 
provided.   

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=DTsceAKTeAK&msgAction=Download
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BYLAW NUMBER 129D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0265/CPC2025-0553) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to: 
 

(a) establish site-specific rules for building height, floor area ratio and 
building stepbacks; and 
 

(b) allow for additional density through the provision of publicly accessible 
private open space and the provision of affordable housing units. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

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

(a) “affordable housing unit” means a Dwelling Unit owned and operated 
by a housing provider approved by The City to provide non-market 
housing within the development.  

 
(b) “publicly accessible private open space” means an outdoor open 

space located on a portion of the parcel that:  
 

(i) is made available to the public through a registered public access 
easement agreement;  
 

(ii) is in a location, form, configuration and constructed in a manner 
acceptable to the Approving Authority; and 
 

(iii) must have a minimum overall contiguous area of no less than 
100.0 square metres. 

 
(c) “net floor area” means, for the purpose of calculating affordable 

housing units, the horizontal area of an enclosed floor in a building, and 
is measured from the exterior face of the exterior wall and the centreline 
of an interior partition wall, but does not include: 
 
(i) elevator shafts; 

 
(ii) stairwells; 

 
(iii) mechanical or electrical rooms; and 

  
(iv) common corridors and halls. 

 
Permitted Uses 
5 The permitted uses of the Mixed Use – Active Frontage (MU-2) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District.  
 
Discretionary Uses 
6 The discretionary uses of the Mixed Use – Active Frontage (MU-2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules  
7 Unless otherwise specified, the rules of the Mixed Use – Active Frontage (MU-2) District 

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

3.0.  
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(2)  The maximum floor area ratio referenced in subsection (1) may be increased to 
a maximum of 6.0 through a combination of:  

 
(a) an additional 0.5 floor area ratio through the provision of a minimum of 

375.0 square metres of publicly accessible private open space; and 
 

(b) an additional 2.5 floor area ratio through the provision of affordable 
housing units at a rate of 1.0 additional floor area ratio for every 320.0 
square metres of net floor area of affordable housing units provided. 

 
Building Height  
9  (1)  Unless otherwise referenced in subsections (2), (3) and (4), the maximum 

building height is 24.0 metres.  
 

(2)  Unless otherwise referenced in subsections (3) and (4), the maximum building 
height is 40.0 metres within 30.0 metres of the property line shared with 34 
Avenue SW. 

 
(3) The maximum building height is 66.0 metres within the area that is both within 

30.0 metres of the property line shared with 20 Street SW and within 57.0 
metres of the property line shared with 34 Avenue SW. 

 
(4)  The maximum building height is 66.0 metres within the area that is both within 

30.0 metres of the west property line and within 40.0 metres of the property 
line shared with 34 Avenue SW. 

 
(5) The following diagram illustrates the rules of subsections (1), (2), (3) and (4): 

 
Illustration 1: Building Height in this Direct Control District 
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Building Separation 
10  (1) Where the widest dimension of a balcony faces a property line shared with 

another parcel, the minimum setback of a balcony from the shared property 
line is 4.0 metres. 
 

(2)  The façade of a building located above 24.0 metres from grade must provide a 
minimum horizontal separation of 5.0 metres from the west property line. 

 
(3) The façade of a building located above 40.0 metres from grade must provide a 

minimum horizontal separation of 24.0 metres from the façade of any other 
building on the same parcel. 

 
Street Wall Stepback 
11  (1)  Where the height of a building is greater than 23.0 metres measured from 

grade, 85.0 per cent of the building façade within 6.0 metres of a property line 
shared with a street must have a horizontal separation from the portion of the 
façade closest to grade such that: 

 
(a) the horizontal separation has a minimum depth of 2.0 metres that extends 

the full height of the building; and 
 

(b) the horizontal separation commences between a minimum of 6.0 metres 
and a maximum of 11.0 metres measured from grade. 

 
(2)  Balconies may project into the street wall stepback area prescribed in 

subsection (1). 
 

Rules for Façades Facing a Street  
12 (1)  The length of the building façade that faces 33 Avenue SW, 34 Avenue SW or 

20 Street SW must be a minimum of 80.0 per cent of the length of the property 
line it faces.  

 
(2)  In calculating the length of the building façade, the depth of any required rear or 

side setback areas will not be included as part of the length of the property 
line.  

 
(3) Lobbies or entrances for upper floor uses must not occupy more than 25.0 per 

cent of the at-grade façade facing a street. 
 
Rules for Commercial Uses Facing a Street  
13  (1) The façade of a building located on the floor closest to grade and facing a  

street must provide windows with unobscured glass: 
 

(a) that occupy a minimum of 55.0 per cent of the façade between a height of 
0.6 metres and 2.4 metres; and  
 

(b)  where the entire area described in subsection (a) allows views of the  
indoor space.  

  

https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=b#section13sub20
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(2) Where the façade of a building contains a Dwelling Unit, that portion 

of the façade is not required to meet the requirements of subsection (1). 
 

Façade Width for Uses Facing a Street  
14  (1)  Unless otherwise referenced in subsections (2), (3) and (4), the length of the 

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

 
(2)  Unless otherwise referenced in subsection (4), for an individual Drinking 

Establishment – Medium, Drinking Establishment – Small, Restaurant: 
Food Service Only, Restaurant: Licensed, Retail and Consumer Service, or 
Supermarket use located on the floor closest to grade, the length of the 
building façade that faces a street may be increased to 30.0 metres.  

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

Health Care Service, or Office use on the floor closest to grade is a maximum 
of 9.0 metres.  

 
(4)  The length of the building façade, excluding a loading area entrance, that faces 

33 Avenue SW containing an individual Supermarket use on the floor closest to 
grade may be increased to 65.0 metres.  

 
Floor Plate Restrictions  
15  (1) Each floor of a building located partially or wholly above 40.0 metres above  

grade, and located within 30.0 metres of the property line shared with 20 Street 
SW, has a maximum floor plate area of 800.0 square metres.  

 
(2) Each floor of a building located partially or wholly above 40.0 metres above 

grade, and located within 30.0 metres of the west property line, has a maximum 
floor plate area of 550.0 square metres. 

 
Relaxations  
16  The Development Authority may relax the rules contained in Sections 7 and 10 

through 14 of this Direct Control District Bylaw in accordance with Sections 31 and 36 of 
Bylaw 1P2007. 
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Applicant Submission 
 
2025 May 23 
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Applicant Outreach Summary 
 
2025 May 30 
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Community Association Response 
 
2024 December 9 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0530 

2025 June 05 Page 1 of 4 

Land Use Amendment in Richmond (Ward 8) at 2822 – 25 Street SW, LOC2024-0292 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.21 hectares ± (0.52 
acres ±) located at 2822 – 25 Street SW (Plan 5661O, Block 47, Lots 11 to 17) from 
Residential – Grade-Oriented Infill (R-CG) District to Mixed Use – General (MU-1f4.0h24) 
District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 05: 

That Council give three readings to Proposed Bylaw 112D2025 for the redesignation of 0.21 
hectares ± (0.52 acres ±) located at 2822 – 25 Street SW (Plan 5661O, Block 47, Lots 11 to 17) 
from Residential – Grade-Oriented Infill (R-CG) District to Mixed Use – General (MU-1f4.0h24) 
District. 

HIGHLIGHTS 

 This application seeks to redesignate the subject property to allow for a six-storey
mixed-use development up to a maximum height of 24.0 metres and a maximum floor
area ratio of 4.0.

 The proposal would allow for an appropriate building form and density increase of a
residential site in proximity to the primary transit network and is in keeping with the
applicable policies of the Municipal Development Plan (MDP) and the Westbrook
Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This application would provide more housing
options for inner city living with access to a variety of mobility options and would allow for
more efficient use of existing infrastructure.

 Why does this matter? The proposal would allow for more housing choices that may
better accommodate the evolving needs of different age groups, lifestyles and
demographics. The proposed land use district also allows for small-scale commercial
uses that may provide local services and employment opportunities.

 A development permit for a six-storey mixed-use development has been submitted and
is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION 
This land use amendment application in the southwest community of Richmond was submitted 
by CivicWorks on behalf of the landowner, Unitii Development Corporation, on 2024 December 
03. 

The approximately 0.21-hectare site is a consolidated three-parcel lot located on the northeast 
corner of 25 Street SW and Richmond Road SW. The existing buildings on the site consist of 
two single-detached dwellings. The site is located approximately 200 metres (a three-minute 
walk) west of the MAX Yellow Bus Rapid Transit (BRT) station on Crowchild Trail SW and 
directly north of the Viscount Bennett School redevelopment site. The subject site is identified in 
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the Westbrook Communities LAP within the ‘Neighbourhood Connector’ urban form category 
with a building scale modifier of ‘Low (up to six storeys)’.   

As indicated in the Applicant Submission (Attachment 2), the proposed land use district enables 
mixed-use residential development designed to be compatible with surrounding land uses 
through a maximum building height modifier of 24.0 metres and a maximum floor area ratio 
(FAR) of 4.0. A development permit (DP2024-08864) for a six-storey mixed-use development 
with 94 dwelling units and three live-work units was submitted on 2024 December 17 and is 
under review. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant undertook the following outreach strategies: 

 additional on-site signage summarizing the application and providing contact information
for the project team;

 information brochures were delivered twice to residents and businesses within an
approximately 200-metre radius of the subject site;

 a project website with application information and feedback form;

 a digital information session was held on 2025 January 16 that provided an opportunity
for the public to learn more about the project and ask questions;

 continuous information sharing and meetings with the Richmond-Knob Hill Community
Association (CA); and

 continuous information sharing with the Ward 8 Councillor’s Office.

The Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received nine letters of opposition from the public at the time of writing this 
report. The letters of opposition noted the following areas of concern: 

 proposed height and impacts to privacy and sunlight on townhouse development located
northeast of the subject site;

 traffic congestion in the surrounding area and access to Crowchild Trail SW;

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0292
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 too much density on the site; and

 questions regarding sewer and water capacity.

The CA provided a letter in opposition on 2025 May 21 (Attachment 4) identifying the following 
concerns: 

 additional residents will erode the available level of community green space;

 limited on-street parking availability and restricted vehicle access to proposed
development;

 height and massing; and

 traffic congestion.

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The following considerations supported this 
assessment: 

 the proposal is in alignment with the Westbrook Communities LAP as Neighbourhood
Connector areas are characterized by a broad range of housing types along higher
activity streets (including 26 Avenue SW and Richmond Road SW). The “Low” building
scale modifier applied on the site is characterized by buildings of six storeys or less,
typically characterized by apartments, stacked townhouses, or mixed-use buildings.

 contextual fit - the proposed land use will fit with the context of the surrounding uses
which include a five-storey mixed-use building, a commercial use and office building east
of the subject site, a three-storey seniors apartment building to the north, a church
building to the west and a future public park and multi-residential buildings to the south
of Richmond Road SW within the Viscount Bennett redevelopment site.

 traffic, parking and transit access - a Transportation Impact Statement was reviewed and
accepted by Administration for the proposed development. Specific street and sidewalk
improvements, parking and access are being reviewed at the development permit stage.
The site is in proximity to the MAX Yellow BRT stop located on Crowchild Trail SW (at
26 Avenue SW). Planned transit improvements include the addition of a transit plaza
adjacent to the southbound transit station, which will be relocated to the end of
Richmond Road SW. This will provide convenient and direct primary transit access to
the subject site. The developer of this application has committed to a voluntary monetary
contribution to assist with the upgrades of the transit stations.

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

Social 
The proposal provides for additional housing choice in an inner-city neighbourhood within 
convenient walking distance to the primary transit network, parks and open spaces and local 
commercial uses.  

Environmental 
This application does not include any specific actions that specifically address the objectives of 
the Calgary Climate Strategy – Pathways to 2050. However, the land use amendment aligns 
with the objective of ‘Zero Carbon Neighbourhoods’ by supporting higher density development 
near the primary transit network, thereby reducing greenhouse gas emissions. Opportunities to 
enhance the development on this site with additional climate strategies will be pursued through 
the development permit. 

Economic 
The proposal enables a greater amount of housing choice in Richmond and may accommodate 
a diversity of incomes. The ability to develop a six storey multi-residential or mixed-use 
development may increase ridership and help create a viable transit-oriented node around the 
Crowchild Trail/26 Avenue BRT station.  It would also make more efficient use of existing 
infrastructure. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Community Association Response
5. Proposed Bylaw 112D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Richmond, at the northeast corner of 
25 Street SW and Richmond Road SW. The site consists of three consolidated parcels and is 
approximately 0.21 hectares (0.52 acres) in size and approximately 60 metres wide by 38 
metres deep. This corner site is bound by 25 Street SW to the west and Richmond Road SW to 
the south, and a lane exists to the east that provides additional access to the site. The existing 
buildings on the site consist of two single-detached dwellings with rear detached garages.  
 
Surrounding development is characterized by a mix of residential, commercial and institutional 
developments. Directly east of the subject site is a five-storey mixed use building under 
construction with commercial units at-grade facing Richmond Road SW. Further to the east and 
northeast of the subject site are office and commercial developments and a two-storey 
townhouse development. Directly north of the site is a three-storey seniors building (Menno 
Court- Bethany Seniors) and west of the site is the First Mennonite Church and semi-detached 
buildings.  
 
South of the subject site, across Richmond Road SW, is the Viscount Bennett redevelopment 
site. A land use amendment for the redevelopment site was recently approved by Council and 
future uses on the site will include a new public park (Municipal Reserve) on the southeast 
corner of Richmond Road SW and 25 Street SW. A Direct Control District (Bylaw 66D2025) 
based on the Multi-Residential – High Density Medium Rise (M-H2) District was approved to 
accommodate multi-residential development of varying heights throughout the site.  
   
The site is in proximity to several community amenities including: the Richmond-Knob Hill 
Community Association and Richmond School (Kindergarten - Grade 6) sites (300 metres - a 
five-minute walk), the Killarney-Glengarry Community Association site (375 metres - a six-
minute walk), and the Richmond Shopping Centre (800 metres – an 11-minute walk). 
  

Community Peak Population Table 
 
As identified below, the community of Richmond reached its peak population in 1968. 
 

Richmond 

Peak Population Year 1968 

Peak Population 5,080 

2019 Current Population 4,962 

Difference in Population (Number) 118 

Difference in Population (Percent) -2.32% 

Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2025/66d2025.pdf
https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/richmond.pdf
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Location Maps  
 

 
 

 

Subject Site 
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The existing land use designation on the subject site is Residential – Grade-Oriented Infill 
(R-CG) District.  
 
The R-CG District is intended to accommodate a range of grade-oriented development including 
single-detached dwellings, semi-detached dwellings, duplex dwellings, rowhouses and 
townhouses as well as secondary suites and backyard suites. The maximum building height is 
11.0 metres (approximately three storeys).  
 
The Mixed Use – General (MU-1) District is intended to accommodate both residential and 
commercial uses at grade and respond to the local context by establishing a maximum building 
height for individual parcels. The proposed MU-1f4.0h24 District would allow for a maximum 
floor area ratio of 4.0, which equates to a building floor area of approximately 8,458 square 
metres. The proposed maximum building height of 24.0 metres would allow for approximately 
six storeys with commercial uses at grade.  
 
Development and Site Design 
If approved by Council, the rules for the proposed MU-1f4.0h24 District would provide guidance 
for future development of the site, including building height and massing, setbacks, landscaping, 
parcel coverage and parking.  
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A development permit has been received by Administration and is currently under review. The 
proposed development is for a six-storey mixed-use building with 94 dwelling units and three 
live-work units facing Richmond Road SW. The ground floor height is sufficient to allow the 
opportunity to transition to commercial uses in the future. 
 
Given the specific context of this corner site, key factors being considered during the review of 
the development permit application include the following: 
 

 building design, at grade orientation of units, overall site planning and location of 
principle access and amenity spaces;  

 site landscaping and amenity spaces, including landscaping along 25 Street SW and 
Richmond Road SW; and  

 road network improvements to 25 Street SW and Richmond Road SW.  
 
Transportation  
The site is bound by Richmond Road SW to the south and 25 Street SW to the west, both are 
identified as collector roads. Primary vehicular access to the site will be from the adjacent lane 
located on the east side of the parcel. The parcel is within an existing Residential Parking 
Permit Zone, with restrictions to on-street parking along 25 Street SW and Richmond Road SW. 
 
As part of the adjacent Viscount Bennett site redevelopment, upgrades to Richmond Road SW 
will include the addition of angled parking on the south side of the street. As part of this 
application, required upgrades to 25 Street SW include road widening along its eastern edge to 
create an appropriate width of roadway to ensure two travel lanes, two parking lanes and a 
treed boulevard adjacent to the subject site.  
 
Active modes upgrades surrounding the subject site include a wider sidewalk standard along 
Richmond Road SW to match the adjacent sidewalk that was widened as part of the mixed-use 
development to the east. A future bikeway and multi-use pathway are also planned along the 
south side of Richmond Road SW. The City is in the process of upgrading 26 Avenue SW, 
creating better defined cycling lanes and upgrading the Always Available for All Ages and 
Abilities (5A) Network through the addition of multi-use pathways.  
 
The subject site is within 200 metres (four-minute walk) of the MAX Yellow Bus Rapid Transit 
(BRT) Station on Crowchild Trail SW at 26 Avenue SW, which is part of the primary transit 
network. The Max Yellow (Route 304 – Woodpark/City Centre) serves Woodbine, Southland 
Leisure Centre, Heritage Park, Rocky View Hospital, Mount Royal University, Marda Loop and 
Downtown. This transit stop also serves Bus Route 20 (Heritage/Northmount) and Route 66 
(Lakeview). Planned transit improvements include upgrades to northbound and southbound 
Crowchild Trail SW transit stations (at 26 Avenue SW). A transit plaza will also be added 
adjacent to the southbound transit station, which will be relocated to the end of Richmond Road 
SW. These improvements will facilitate connectivity to and from the BRT station to the 
surrounding community, including the subject site. The developer of this proposal has 
committed to a voluntary monetary contribution to The City to assist with these BRT transit 
station improvements. This contribution would help secure the budget required for the project, 
including the currently unfunded transit plaza, and may help provide further enhancements to 
the transit stations, plaza, and transit accessibility for the shared benefit of making the 
surrounding developments and community a more attractive and vibrant place to live. 
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In addition, Bus Route 6 (City Centre) runs regular service along 26 Avenue SW, with both 
eastbound and westbound stops located approximately 50 metres (less than one minute walk) 
north of the subject site.  
 
A Transportation Impact Statement (TIS) was submitted for this application and accepted by 
Administration. The TIS compared the proposed increase in density of the subject site with the 
long term assessment contained within the Transportation Impact Assessment (TIA) undertaken 
as part of the Viscount Bennett redevelopment project.  The TIS confirmed that the development 
scenarios and recommendations contained within the broader TIA remain valid, and that the 
proposed increase in density at the subject site would not have an impact on the long- term 
performance of the road network as assessed in the Viscount Bennett TIA.   
 
Environmental Site Considerations  
At this time, there are no known outstanding environmental concerns associated with the site 
and/or proposal.  
 
Utilities and Servicing  
Existing water, stormwater and sanitary sewers are available to service the subject site. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcel is located within the Inner City Area as identified on Map 1: Urban Structure 
in the Municipal Development Plan (MDP). Inner City Areas are primarily residential areas that 
include a mix of residential uses. The proposal aligns with the MDP goal of intensifying the Inner 
City areas and encouraging a transit-supportive land use framework by locating population 
growth within walking distance of the primary transit network and making efficient use of existing 
infrastructure.  
 
Calgary Climate Strategy (2022)    
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050. As part of the development permit application, the applicant has 
committed to providing ten percent of parking stalls (nine stalls) as electric vehicle (EV) ready 
stalls and the remainder as EV capable stalls. This supports Program F: Zero Emission Vehicles 
of the Climate Strategy. The developer’s voluntary monetary contribution to assist with the 26 
Avenue SW BRT transit station improvements helps support Program G: Mode Shift, increasing 
investment in the primary transit network. The proposed land use amendment aligns with 
Program H: Focus Land Use Planning to Prioritize Zero Emissions City Design by supporting 
higher density development near the primary transit network and active mobility networks.  
 
Westbrook Communities Local Area Plan 
This site is located in the Westbrook Communities Local Area Plan (LAP), which includes 
Richmond and surrounding communities. The subject site is within the ‘Neighbourhood 
Connector’ urban form category, characterized by a broad range of housing types along higher 
activity, predominantly residential streets. The building scale modifier applied to the site is ‘Low’, 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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which is defined as buildings of six storeys or less and typically consist of apartments, stacked 
townhouses, mixed use and industrial buildings. The proposal is in alignment with the applicable 
urban form category and building scale modifier for the subject site. The LAP also identifies the 
site within a ‘Transit Station Area’ which is intended to provide a concentration of private and 
public amenities that are supported by higher residential densities and high levels of pedestrian 
activity.  
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Applicant Outreach Summary   
2025 May 05 
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Community Association Response 
2025 May 21 
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  ATTACHMENT 5 

BYLAW NUMBER 112D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0292/CPC2025-0530) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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2025 June 05 Page 1 of 4 

Land Use Amendment in Richmond (Ward 8) at 2604 and 2608 – 24 Street SW, 
LOC2024-0264 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.12 hectares ± (0.30 
hectares ±) located at 2604 and 2608 – 24 Street SW (Plan 8997CG, Block 4, Lots 12 and 
13) from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) District to
accommodate minimum density, with guidelines (Attachment 2).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 118D2025 for the redesignation of 0.12 
hectares ± (0.30 hectares ±) located at 2604 and 2608 – 24 Street SW (Plan 8997CG, Block 4, 
Lots 12 and 13) from Residential – Grade-Oriented Infill (R-CG) District to Direct Control (DC) 
District to accommodate minimum density, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This land use amendment seeks to redesignate the subject site to a Direct Control (DC)
District based on the Residential – Grade Oriented Infill (R-CG) District to address a
constraint caused by a restrictive covenant on title which restricts development to a
“Single or Two Family dwelling house and private garage”.

 The proposed DC District would establish a minimum density that would further support
infill development by way of Rowhouse Building and Townhouse uses.

 What does this mean to Calgarians? This land use amendment supports residential infill
by way of encouraging ‘missing middle’ housing such as rowhouses and townhouses,
promoting access to greater housing diversity within the inner city on a site suitably
located close to transit routes and neighbourhood commercial centres.

 Why does this matter? The DC District will facilitate the ability to redevelop the subject
site with multiple units, increasing housing stock at a desirable location and address the
demand for additional housing in Calgary.

 The land use amendment is consistent with the policies of the Municipal Development
Plan (MDP) and the West Elbow Communities Local Area Plan (LAP).

 A development permit (DP2024-06496) for a four-unit rowhouse with secondary suites
has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use amendment application, in the southwest community of Richmond, was submitted 
by Horizon Land Surveys Inc. on behalf of the landowners, Royal Model Homes Ltd on 2024 
October 25.  

The subject site includes two separate adjacent parcels, a corner parcel and mid-block parcel 
with a cumulative site area of approximately 0.12 hectares. The subject site is located in close 
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proximity to primary transit routes along Crowchild Trail SW and commercial uses at the south 
end of the block. 

A development permit (DP2024-06496) for a Rowhouse Building with four units in one 
residential building and Secondary Suites and Accessory Residential Building was submitted at 
2604 – 24 Street SW on 2024 September 6 and is currently under review.  

The parcels are subject to a restrictive covenant (RC) limiting development on each parcel to a 
single detached dwelling or semi-detached dwelling. Other landowners have the right to enforce 
the objectives of the covenant and can appeal a development which does not conform to the 
RC. This creates an impediment for future development, where proposals which are not aligned 
with the RC can be appealed. 

The purpose of the DC District is to create a deliberate conflict with the restrictive covenant and 
better advance the land use planning objectives of the West Elbow Communities Local Area 
Plan, through achieving appropriate density at a suitable location. Administration supports the 
use of a DC in this instance where the DC seeks to manage a constraint and supports 
development consistent with relevant statutory policy.    

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 
A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response 
the applicant, on 2024 May 24 engaged with neighbours, delivering notices via mail outlining the 
proposal and visited neighbours within a 100 metre radius, from which neighbourhood 
comments and feedback were documented. The responders referenced concerns regarding 
increased traffic, higher density, building height, shadow effects and safety. The Community 
Association was engaged via email by the applicant, with no response provided. The Applicant 
Outreach Summary can be viewed under Attachment 4.  

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received five letters of opposition from the public. The letters of opposition 
included the following areas of concern: 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2020-0084
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 the proposed amendments violate the Restrictive Covenant on title where development
should be limited to a semi-detached or detached housing;

 a larger multi-family dwelling will increase on-street parking and traffic congestion during
school peak times, contributing to adverse safety risks for students and residents;

 densification along 24 Avenue SW will cause traffic safety issues, where there is a single
road to access the development;

 no redundant emergency access for the proposed development, for the school, nor for
the residences on Osborne Crescent and 24 Avenue SW and densification would
exacerbate the risk;

 the character of the area would be threatened with the inclusion of multi-residential
housing forms; and

 whether there is sufficient capacity in the existing water and sanitary utility network to
service densification over the site.

The Richmond and Knob Hill Community Association were circulated the application on 2024 
and did not provide a response. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The matters addressed by the community including 
parking, building character, utility connection and capacity and housing affordability are to be 
reviewed and determined at the development permit stage. The matter of restrictive covenant is 
a private matter to which is dealt under the Land Titles Act, seperate from The City’s 
development permit review process.  The matter of restrictive covenant is a private matter to 
which is dealt under the Land Titles Act, separate from The City’s development permit review 
process.   

Enmax raised potential conflicts with existing overhead transmission lines along the site 
frontage in the laneway. Enmax will be consulted during the development permit stage to 
address any impacts to their assets, to which they provided detailed advice during the current 
development permit for the Rowhouse Building over parcel at 2604 – 24 Street SW. Rogers and 
Telus confirmed no conflicts with their assets would occur.    

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

IMPLICATIONS 

Social 
The proposal would contribute to the supply of diverse housing options that may better 
accommodate the needs of different age groups, lifestyles and demographics. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
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with applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

Economic 
The proposal will facilitate the ability to deliver housing forms including Rowhouse Building and 
Townhouse, providing diversity with housing options in the Richmond area, and helping with 
housing affordability. The subject site is well connected to primary transit routes which allows for 
greater accessibility for residents to Downtown and other key activity centres, promoting greater 
access to employment and retail sectors boosting local economies.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 118D2025
3. Applicant Submission
4. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Richmond and includes two adjoining 
parcels 2604 and 2608 – 24 Street SW, Richmond. 2604 – 24 Street SW is a corner parcel with 
frontage to 24 Street SW (15 metres) and 24 Avenue SW (38 metres) and is 0.06 hectares in 
area. 2608 – 24 Street SW is a mid-block parcel  fronting 24 Street SW  and a total site area of 
0.06 hectares. Each parcel is occupied by a single detached dwelling, with access available 
from a laneway along the rear of the parcels.   
 
Surrounding development consists primarily of low density single detached dwellings, semi 
detached dwellings and rowhouse buildings constructed on corner lots. Adjoining  parcels are 
designated as the Residential – Grade-Oriented Infill (R-CG) District. A small Commercial – 
Neighbourhood 1 (C-N1) District cluster exists approximately 200 metres to the south of the 
subject site along 24 Street SW, which accomodates a small office space, a community hall and 
place of worship. Directly to the north across from 24 Avenue SW is the North Point School for 
Boys (K-12). 
 
Crowchild Trail SW is located directly to the west of the subject site and is accessible via a 
pedestrian bridge 30 metres north of the site and via footpaths along 24 Street SW. Along 
Crowchild Trail SW are transit stations for MAX Yellow express bus routes and regular bus 
routes that are approximately 130 to 250 metres (two to five-minute walking distance) from the 
site. The MAX Yellow express bus and regular routes provde services to and from Downtown. 
Crowchild Trail SW is identified as being part of the Primary Transit Network in accordance with 
the Calgary Transportation Plan.  
 
The entirety of the subject site is bound by a restrictive covenant registered in 1950, which 
restricts development on affected parcels to single or semi-detaced dwellings. These covenants 
are registered on the title of affected properties.  They were used as an early land use planning 
method before municipalities adopted Land Use Bylaws to govern land use planning and 
development. Restrictive covenants are not binding on Council or Administration in making land 
use or development permit decisions. However, they do present a potential impediment to 
redevelopment at the time of construction should another landowner, who is also subject to the 
restructve covenant, enforce their right to impose the restrictive covenant. 
 
A development permit for a four-unit Rowhouse Building with secondary suites is currently 
under review over the corner parcel 2604 – 24 Street SW.  
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Community Peak Population Table 
 
As identified below, the community of Richmond reached its peak population in 1968. 
 

Richmond Community Area 

Peak Population Year 1968 

Peak Population 5,080 

2019 Current Population 4,962 

Difference in Population (Number) -118 

Difference in Population (Percent) -2.3% 

Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/richmond.html
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Location Maps 
 

 
 

 

Subject Site 
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Previous Council Direction  
 
None.  
 

Planning Evaluation 
 
Land Use  
The entirety of the subject site is designated as Residential – Grade-Oriented Infill (R-CG) 
District, which is intended to accommodate a wide range of residential development that is 
grade oriented and is adaptable to the functional requirements of evolving housing needs.  
Rowhouse Building and Townhouse built forms are discretionary uses in the R-CG District in 
addition to detached dwellings, semi detached dwellings, duplex, cottage cluster housing and 
secondary suiteswhich are permitted uses. 
 
The proposed Direct Control District is based on the R-CG District and will maintain the rules of 
the R-CG District as prescribed under the current reiteration of the Land Use Bylaw 1P2007. 
Consequently, future development is restricted to a maximum building height of 11 metres from 
grade and maximum site density of 75 dwellings per hectare. The Direct Control District 
excludes Single Detached Dwelling, Contextual Single Detached, Semi-detached Dwelling, 
Contextual Semi-detached Dwelling, Duplex Dwelling and Cottage Housing Cluster uses as 
permitted or discretionary uses, to ensure redevelopment of the site is limited to low density 
residential infill, by way of Rowhouse Buildings and / or Townhouse developments.  
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration. The use of a Direct Control District is necessary to address an 
unusual site constraint created by a restrictive covenant on title, which restricts development to 
a “Single or Two Family dwelling house and a private garage”.  
 
  

Subject Site 
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The proposed DC District supports redevelopment that aligns with The City’s approved policy  
goals and investments, expressed through the Municipal Development Plan (MDP) and the  
West Elbow Communities Local Area Plan. The DC Bylaw is necessary to counteract the RC by 
deliberately conflicting with the objectives of the RC, in turn will support the landowners 
negotiations in court for the ability to discharge the RC on title in accordance with section 48(4) 
of the Land Titles Act.  
 
The proposed DC District includes a rule that allows the Development Authority to relax Section 
6 of the DC District Bylaw. Section 6 incorporates the rules of the base district in Bylaw 1P2007 
where the DC District does not provide for specific regulation. In a standard district, many of 
these rules can be relaxed if they meet the test for relaxation of Bylaw 1P2007. The intent of this 
DC rule is to ensure that rules regulating aspects of development that are not specifically 
regulated by the DC can also be relaxed in the same way that they would be in a standard 
district. 
 
Density  
The R-CG District regulates a maximum density of 75 dwellings per hectare. This translates to 
an approximate maximum of four units for each individual parcel, or nine units in a scenario 
where the two parcels are combined. Secondary suites are also able to be incorporated into 
future development and are not restricted by density limitations.     
 
The proposed DC Bylaw introduces a minimum density requirement of 55 dwellings per hectare, 
this will ensure that a minimum of three units would be required to be provided on each of the 
parcels, furthering support for redevelopment in the form of Rowhouse Building and or 
Townhosue Development.   
 
Site Access 
A laneway is constructed along the eastern boundary of the subject site. This laneway intersects 
with 24 Avenue SW and extends down to Richmond Road SW. The laneway would be the 
primary access point for vehicular traffic to and from the subject site, as required by the Bylaw 
and policies of the MDP.  
 
Pedestrian access is gained via sidewalks following the road frontages along 24 Street SW and 
24 Avenue SW. There are traffic signs located at the intersection of 24 Avenue SW and 24 
Street SW stating that 24 Street SW is a one-way road, ultimately prohibiting left turn traffic 
movements from 24 Avenue SW into 24 Street SW. 
 
Transportation  
Crowchild Trail SW is identified as being part of the Primary Transit Network within the Calgary 
Transportation Plan (CTP) and Municipal Development Plan (MDP) due to the existence of the 
MAX Yellow bus rapid transit (BRT) line which traverses along Crowchild Trail SW. The subject 
site is directly adjacent to Crowchild Trail SW and is located approximately 240 metres (a two-
minute walk) from a northbound stop that also accommodates regular bus networks with routes 
Downtown (MAX Yellow bus Route 304 and regular bus Route 66) and to the Heritage LRT 
station (regular bus Route 20). Due to the presence of a pedestrian overpass directly across 
from the subject site to the north, the distance to a southbound stop is approximately 338 
metres (a four-minute walk).  
 
Environmental Site Considerations  
No environmental concerns were noted and no reports were required for this land use. 
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Waste and Recycling  
To be serviced via the rear lane. 
 
Utilities and Servicing 
The subject site is located in proximity to the following utilities and services:  
 

Water  
There is reticulated water mains infrastructure located within 24 
Avenue SW road right-of-way, available for connection. 

Sanitary  

Sanitary is available for connection adjacent to the lot via 24 Avenue 
SW. Currently there is a sanitary line within the property. It is 
recommended that the applicant ties the sanitary connection to the line 
within 24 Avenue SW. If the applicant wants to use the line within their 
property, they will need to register a URW to protect the sanitary line.  

Stormwater 
Stormwater drainage infrastructure is located within 24 Avenue SW 
and 24 Street SW road right-of-way and within the laneway.  

Electricity / 
Communication  

Enmax electrical infrastructure and cabling is located within the 
laneway and the frontage along 24 Avenue SW.  

Natural Gas An active Atco pipe is located within the laneway.  

 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential - Inner City area as identified on 
Map 1: Urban Structure of the Municipal Development Plan (MDP). The MDP regulates for 
redevelopment focused on intensification, particularly where within an area close to transit in the 
Inner City. Given the site’s close proximity to primary transport routes, the subject site is 
deemed to be appropriate to accommodate a moderate increase in density, particularly under 
the theme of shaping a more compact urban form (Section 2.2 of MDP).  
 
The MDP ensures that The City promotes infilling that is sensitive, compatible and 
complementary to the existing physical patterns and character of neighborhoods. There is 
evidence on surrounding parcels of construction of semi-detached dwellings and Rowhouse 
Buildings, suggesting the area is experiencing a transition from detached dwellings to higher 
density infill developments.  
 
West Elbow Communities Local Area Plan (Statutory – 2025) 
For the purposes of the West Elbow Communities Local Area Plan (LAP), the subject site is 
assigned the urban form category of Neighbourhood Connector and an assigned building scale 
of Low, allowing for up to six storeys. The Neighbourhood Connector area is intended to 
facilitate residential oriented development with a focus on accommodating a higher frequency of 
units.  
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=DTsceAKTeAK&msgAction=Download
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The proposed DC District is consistent with the land use intentions of the LAP where the DC 
reflects the R-CG district. The additional amendments to restrict built form to Rowhouse 
Buildings and Townhouse aligns with the purpose of the Neighbourhood Connector where 
moderate high densities are encouraged with preference for development providing for multiple 
units over singular residential forms.  

The LAP includes policy regarding the treatment of restrictive covenants and directs 
administration to apply decision making which reflects the goals and objectives of the plan. The 
policy supports Administration’s ability to endorse the proposed DC District to create a conflict 
with the restrictive covenant.     
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BYLAW NUMBER 118D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0264/CPC2025-0091) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose  
1 This Direct Control District Bylaw is intended to establish a minimum residential density. 

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw. 
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
   

Permitted Uses 
4 The permitted uses of the Residential – Grade-Oriented Infill (R-CG) District of Bylaw 

1P2007 are the permitted uses in this Direct Control District with the exclusion of: 
 

(a) Contextual Semi-detached Dwelling; and  
(b) Contextual Single Detached Dwelling. 
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Discretionary Uses 
5 The discretionary uses of the Residential – Grade-Oriented Infill (R-CG) District of 

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

(a) Duplex Dwelling;
(b) Semi-detached Dwelling; and
(c) Single Detached Dwelling.

Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Residential – Grade-Oriented Infill (R-CG) 

District of Bylaw 1P2007 apply in this Direct Control District. 

Density 
7 (1) The minimum density is 55 units per hectare.

(2) The maximum density is 75 units per hectare.

Relaxations 
8 The Development Authority may relax the rules contained in Section 6 of this Direct 

Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 1P2007. 
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Applicant Submission 

2024 October 22 
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Applicant Outreach Summary 

2024 October 22 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 3209 – 28 Street SW, 
LOC2025-0021 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.14 
acres ±) located at 3209 – 28 Street SW (Plan 5661O, Block 53, Lots 25 and 26) from Direct 
Control (DC) District to Residential – Grade-Oriented Infill (R-CG) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 22: 

That Council give three readings to Proposed Bylaw 103D2025 for the redesignation of 0.06 
hectares ± (0.14 acres ±) located at 3209 – 28 Street SW (Plan 5661O, Block 53, Lots 25 and 
26) from Direct Control (DC) District to Residential – Grade-Oriented Infill (R-CG) District.

HIGHLIGHTS 

 This application seeks to redesignate the site to allow for basement suites, in addition to
the building types already allowed in the existing land use district (e.g., single detached,
semi-detached and duplex dwellings).

 The proposal would allow for an appropriate increase in height on a residential site,
allows for a development that may be compatible with the character of the existing
neighbourhood and is in keeping with the applicable policies of the Municipal
Development Plan (MDP) and the Westbrook Communities Local Area Plan (LAP).

 What does this mean to Calgarians? The proposed Residential – Grade-Oriented Infill
(R-CG) District would promote greater housing choice within an inner-city residential
community and more efficient use of existing infrastructure and nearby amenities.

 Why does this matter? The proposed R-CG District would allow for housing options that
may better accommodate the evolving needs of different age groups, lifestyles and
demographics.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use amendment application in the southwest community of Killarney/Glengarry, was 
submitted by Horizon Land Surveys on behalf of the landowner Narinder Kaur Singh on 2025 
February 10. The mid-block site is approximately 0.06 hectares (0.14 acres) in size and 
currently contains a one-storey single detached dwelling, and detached garage. The parcel is 
accessed from a rear lane. The applicant originally proposed rowhouses, townhouses, and a 
cottage housing cluster with up to four dwelling units. They are now seeking a redesignation to 
allow for a maximum of two dwelling units, each with a basement suite (Attachment 2).  No 
development permit has been submitted at this time. 

A detailed planning evaluation of the application, including location maps and site context is 
provided in the Background and Planning Evaluation (Attachment 1). 
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ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public / interested parties and respective community association was appropriate. In response, 
the applicant delivered postcards containing information about the proposed project to 
neighbouring parcels within a 100-metre radius of the subject site and spoke directly with 
residents. The applicant also contacted the Ward 8 Councilor’s Office and the Killarney-
Glengarry Community Association (CA) to share the project information. The Applicant 
Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received two letters in response: one expressing opposition to the initially 
proposed four-unit development and another with a question about the project. No concerns 
were raised regarding the revised proposal for basement suites. 

No comment was received from the Killarney-Glengarry CA. 

Administration considered the relevant planning issues specific to the proposed redesignation 
and has determined the proposal is appropriate. The R-CG District is intended to be located 
adjacent to other low-density districts and accommodates a variety of grade-oriented housing 
forms. The proposed land use also provides for a modest increase in density and height while 
being sensitive to adjacent developments. The building and site design, number of units, 
landscaping, parking and waste management will be reviewed and determined at the 
development permit stage. 

IMPLICATIONS 

Social 
The proposed land use would create the opportunity for additional housing options in the area 
that may better accommodate the housing needs of different age groups, lifestyles, and 
demographics, and foster a more inclusive community. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. If approved by Council, further opportunities to 
align future development on this site with applicable climate strategies will be explored and 
encouraged at subsequent development approval stages. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://dmap.calgary.ca/?p=LOC2025-0021
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Economic 
The proposal would support the recommendations found in The City of Calgary’s Housing 
Strategy (Home is Here). It would enable a slight increase in density which would provide more 
housing opportunities and make for more efficient use of existing infrastructure and services. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 103D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is in the southwest community of Killarney/Glengarry, on the west side of 28 
Street SW and north of Richmond Road SW. The mid-block site is approximately 0.06 hectares 
(0.14 acres) in size, with dimensions of approximately 15 metres wide and 38 metres deep. The 
site is currently developed with a one-storey single detached dwelling and detached garage with 
vehicular access from a lane at the rear. 
 
Surrounding development consist mainly of single detached dwellings and semi-detached 
dwellings designated as Direct Control (DC) District (Bylaw 29Z91). A two-storey multi-
residential development is located to the south of the subject site and is designated as Housing 
– Grade Oriented (H-GO) District. 
 
Nearby amenities include various retail and commercial uses at the Richmond Shopping Centre, 
which is located within 200 metres (a three-minute walk) south of the subject parcel. The parcel 
is also 250 metres (a three-minute walk) north of the Killarney Glengarry Community 
Association and 750 metres (an 11-minute walk) northwest of Killarney School (grades 
kindergarten-six). 
 
The subject site is located approximately 270 metres (a four-minute walk) from the westbound 
stop for Route 22 (Richmond Road), which travels through Rutland Park and Glamorgan and 
connects to other transit routes at Westhills Towne Centre. It is 400 metres (a six-minute walk) 
from the eastbound stop for Route 22 (Richmond Road) which serves Richmond, South 
Calgary, Bankview, and Sunalta and connects with other routes in downtown Calgary.  
 

Community Peak Population Table  
 
As identified below, the community of Killarney/Glengarry reached its peak population in 2019. 
  

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,685 

2019 Current Population 7,685 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2019 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Killarney - Glengarry Community Profile 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z29.pdf
https://www.calgary.ca/communities/profiles/killarney-glengarry.html
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District is based on the Residential Low Density (R-2) District of Land Use 
Bylaw 2P80. This DC District is intended to accommodate a maximum of two dwelling units in 
the form of single detached, semi-detached or duplex dwellings. The DC District also includes 
specific minimum lot width and lot area requirements and includes a maximum building height 
rule of 10.0 metres. Secondary suites are not allowed in this DC District. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for a broader range of 
low-density housing forms than the existing DC District including single detached, semi-
detached, duplex dwellings, townhouses and rowhouse buildings. The R-CG District also allows 
for a maximum building height of 11.0 metres and a maximum density of 75 dwelling units per 
hectare.  
 
One backyard suite or one secondary suite per dwelling unit is allowed in the R-CG District and 
does not count towards allowable density. The parcel would require 0.5 parking stalls per 
dwelling unit and per secondary suite. 
 
Development and Site Design  
If this redesignation is approved by Council, the rules of the proposed R-CG District would 
provide guidance for the future redevelopment of the site including appropriate uses, building 
height and massing, landscaping, parcel coverage and parking. Given the specific policy context 
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of this mid-block site, additional items which will be considered through the development permit 
process include, but are not limited to: 
 

 ensuring the proposed built form aligns with the Westbrook Communities Local Area 
Plan (LAP) policies; 

 the layout and configuration of dwelling units; 

 ensuring an engaging built interface along 28 Street SW; 

 mitigating shadowing, overlook and privacy concerns; 

 lane access and parking provision; 

 waste collection and impact mitigation; and 

 appropriate location of landscaping and amenity space. 
 
Transportation  
Pedestrian access to the site is available from the existing sidewalk along 28 Street SW. The 
subject site is served by public transit, with multiple bus stops within walking distance. It is about 
270 metres (a three-minute walk) from the westbound Route 22 stop providing access to 
Rutland Park, Glamorgan, and the West Hill bus loop. It is 400 metres (a six-minute walk) from 
the eastbound stop for Route 22 (Richmond Road) which serves Richmond, South Calgary, 
Bankview, and Sunalta and connects with Light Rail Transit (LRT) Routes 201 and 202 (Red 
Line – Somerset – Bridlewood/Tuscany CTrain and Blue Line – Saddletowne/69 Street CTrain) 
and other routes in downtown Calgary. 
 
Vehicle access to the subject site is provided from the rear lane. On-street parking is presently 
unrestricted along 28 Street SW. 
 
A Transportation Impact Assessment (TIA) nor a parking study was not required for the 
proposed land use amendment. 
 
Environmental Site Considerations 
There are no known environmental concerns with the proposed land use amendment 
application at this time. 
 
Utilities and Servicing 
Water, sanitary, and storm sewer mains are available from 28 Street SW. Specific site servicing, 
stormwater management and waste and recycling management details will be reviewed in detail 
through the development permit application. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Inner City Area land use typology 
as identified on Map 1: Urban Structure of the Municipal Development Plan (MDP). The 
applicable MDP policies encourage modest intensification and infill development which is 
consistent and compatible with the scale and character of the neighbourhood. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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The proposal is in keeping with the MDP policies as the R-CG District is a low density 
residential district able to provide modest intensification, while being compatible with the existing 
character of the neighbourhood. 
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Westbrook Communities Local Area Plan (Statutory – 2023) 
The site is subject to the Westbrook Communities Local Area Plan (LAP) and identified as being 
part of the Neighbourhood Local urban form category (Map 3: Urban Form) with a Low-modified 
building scale modifier (Map 4: Building Scale), which allows for building forms up to four 
storeys. Neighbourhood Local areas are characterized by primarily residential uses that support 
a range of housing types, unit structures and forms. Secondary suites are also supported where 
allowed by the land use designation and are not considered a unit. The proposed R-CG District 
aligns with the policies of the LAP. 
 
 
 
 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
 
2025 April 19 
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Applicant Outreach Summary 
 
2025 April 16 
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BYLAW NUMBER 103D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0021/CPC2025-0383) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Approval: S. Lockwood  concurs with this report.  Author: E. Wu 

City Clerks: K. Picketts / C. Doi 
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Land Use Amendment in Killarney/Glengarry (Ward 8) at 3027 – 34 Street SW, 
LOC2025-0043 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.06 hectares ± (0.14 
acres ±) located at 3027 – 34 Street SW (Plan 732GN, Block 7, Lot 17) from Direct Control 
(DC) District to Residential – Grade Oriented Infill (R-CG) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 05: 

That Council give three readings to Proposed Bylaw 109D2025 for the redesignation of 0.06 
hectares ± (0.14 acres ±) located at 3027 – 34 Street SW (Plan 732GN, Block 7, Lot 17) from 
Direct Control (DC) District to Residential – Grade-Oriented Infill (R-CG) District. 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for rowhouses,
townhouses, secondary suites and backyard suites, in addition to the building types
already listed in the existing district (e.g. single detached, semi-detached and duplex
dwellings).

 The proposal represents an appropriate density increase of a residential site, allows for
development that may be compatible with the character of the existing neighbourhood
and is keeping with the applicable policies of the Municipal Development Plan (MDP)
and the Westbrook Communities Local Area Plan (LAP)

 What does this mean for Calgarians? The proposed Residential – Grade Oriented Infill
(R-CG) District would allow for greater housing choice within the community and more
efficient use of existing infrastructure and surrounding amenities.

 Why does this matter? The proposed R-CG District would allow for more housing
options that may better accommodate the evolving needs of different age groups,
lifestyles, and demographics in Calgary.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use amendment application in the southwest community of Killarney/Glengarry was 
submitted by the landowner, Christopher De Laforest on 2025, March 3. No development permit 
has been submitted at this time; however, as noted in the Applicant Submission (Attachment 2), 
the applicant identified the intent to retain the existing single detached dwelling and develop a 
detached garage with a backyard suite above. 

The approximately 0.06 hectare (0.14 acre) mid-block site is located along the west side of 34 
Street SW. The surrounding development is predominantly composed of single detached 
dwellings with detached garages accessed from the rear lane. Surrounding amenities include 
two school sites and an open space within 100 metres (a two-minute walk) to the east and west 
of the site.  
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A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1) 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant met with the Killarney Glengarry Community Association and the adjacent 
landowners. The Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on the site and published online. Notification letters were also sent to 
adjacent landowners. 

No public comments or comments from the Community Association were received. 

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

IMPLICATIONS 

Social 
The proposed application would allow for additional housing types and accommodates site and 
building designs that are adaptable to the functional requirements of evolving household and 
lifestyle needs. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. The applicant has considered developing an energy 
efficient backyard suite that meets the Passive House Building certification and supports electric 
vehicle charging capabilities. Further opportunities to align future development on this site with 
applicable climate strategies will be explored at the subsequent development permit approval 
stage. 

Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0043
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Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this application. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 109D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southwest community of Killarney/Glengarry along the west 
side of 34 Street, between 28 Avenue SW and 30 Avenue SW. It is a mid-block parcel 
approximately 0.06 hectares (0.14 acres) in area with dimensions of approximately 15 metres 
wide and 36 metres deep. The site is currently developed with a one storey single detached 
dwelling with rear lane access. 
 
Surrounding development is primarily characterized by low density residential uses in the form 
of single detached and semi-detached dwellings designated as Direct Control (DC) District 
(Bylaw 29Z91) based on R-2 Residential Low Density District from the previous Land Use Bylaw 
2P80.  
 
The site is within close proximity to two schools within 100 metres (two-minute walk); Holy 
Name School to the west, and Killarney School to the east. The site is also 100 meters (two-
minute walk) from an open space located to the southwest.  
 

Community Peak Population Table  
 
As identified below, the community of Killarney/Glengarry reached its peak population in 2019. 
  

Killarney/Glengarry 

Peak Population Year 2019 

Peak Population 7,920 

2021 Current Population 7,920 

Difference in Population (Number) 0 

Difference in Population (Percent) 0% 
Source: The City of Calgary 2021 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Killarney/Glengarry Community Profile 
 
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z29.pdf
https://www.calgary.ca/communities/profiles/killarney-glengarry.html
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Location Maps  
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Previous Council Direction 
 
None.  
 

Planning Evaluation 
 
Land Use  
The existing DC District (Bylaw 28Z91) is based on the Residential Low Density (R-2) District of 
Land Use Bylaw 2P80. It accommodates development in the form of single detached, semi-
detached, and duplex dwellings and allows a maximum building height of 10.0 metres. The DC 
District establishes minimum lot width and area requitements and does not include secondary 
suites or backyard suites as allowable uses. 
 
The proposed Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-
density housing forms including single detached, semi-detached, duplex dwellings, rowhouses, 
and townhouses. The R-CG district allows for a maximum building height of 11 metres 
(approximately three storeys), and a maximum density of 75 dwellings per hectare. Based on 
the subject site parcel area, this would allow up to four dwelling units. The subject site is within 
the Neighbourhood Local urban form category, with the Limited Building Scale Modifier area of 
the Westbrook Communities Local Area Plan (LAP).  
 
One backyard suite and one secondary suite per dwelling unit are also allowed in the R-CG 
District, and do not count towards allowable density. The parcel would require 0.5 parking stalls 
per dwelling unit and secondary suite.  
 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
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Development and Site Design  
The rules of the proposed R-CG District would provide guidance for the future redevelopment of 
the site including appropriate uses, building height and massing, landscaping, and parking. 
Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 ensuring appropriate built form, design, layout, and configuration of a backyard suite; 

 mitigating shadowing, overlooking and privacy concerns with neighbouring parcels; and 

 ensuring appropriate provision and design of a range of mobility options including 
vehicle parking, bicycle parking and mobility storage lockers. 

 
Transportation  
The subject site fronts onto 34 Street SW, a designated local street, with vehicular access from 
the rear lane. Pedestrian access is provided via the sidewalk along 34 Street SW. An existing 
on-street bikeway along 26 Avenue SW is located approximately 200 metres (a three-minute 
walk) to the north of the site. 
 
The subject site is approximately 200 metres (a three-minute walk) from an eastbound bus stop 
for Route 6 (Killarney/26 AV SW) that provides service through South Calgary, Lower Mount 
Royal, the Beltline and the Downtown Core. A westbound bus stop for Route 6 (Killarney/26 AV 
SW) is approximately 250 metres (a four-minute walk) from the site which provides service 
through Glenbrook, Signal Hill and the Westhills bus loop.  
 
The site is currently not within a Residential Parking Permit zone, and on-street parking is 
unrestricted along 34 Street SW. 
 
Environmental Site Considerations  
No environmental concerns have been identified at this time. 
 
Utilities and Servicing  
Water, sanitary and storm utilities are available to service the site. Details of site servicing will 
be further determined at the time of a subsequent development permit application. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Inner City area on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). This application aligns with the applicable 
MDP policies that encourage redevelopment and modest intensification of inner-city 
communities that is compatible with the established pattern of development, and results in more 
efficient use of existing infrastructure, public amenities and transit, and delivers small and 
incremental benefits to climate resilience. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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Calgary Climate Strategy (2022)  
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050 programs and actions. The applicant has considered developing 
an energy efficient backyard suite that meets the Passive House Building certification and 
supports electric vehicle charging capabilities. This supports Program Pathway F: Zero emission 
vehicles – Accelerate the transition to zero emissions vehicles of the Climate Strategy.   
 
Westbrook Communities Local Area Plan (Statutory – 2023)  
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as being part of 
the Neighbourhood Local category (Map 3: Urban Form) with a Limited building scale modifier 
(Map 4: Building Scale), which allows for development up to three stories. The LAP speaks to 
primarily residential uses in the area and encourages a range of housing types. The proposed 
land use amendment is in alignment with the Westbrook LAP.  
 

https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
2025 February 28
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  ATTACHMENT 4 

BYLAW NUMBER 109D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0043/CPC2025-0564) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Approval: M. Sklar  concurs with this report.  Author: L. Mubanga 
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Road Closure and Land Use Amendment in Renfrew (Ward 9) at 956 Radnor 
Avenue NE, LOC2024-0259 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed road closure of 0.005 hectares ± (0.012 acres ±) of
road (Plan 2510893, Area ‘A’) adjacent to 956 Radnor Avenue NE, with conditions
(Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 0.18 hectares ± (0.44
acres ±) located at 956 Radnor Avenue NE (Plan 4221GL, Block 24, Lots 1, 2 and 3)
and closed road (Plan 2510893, Area ‘A’) from Residential – Grade-Oriented Infill
(R-CG) District and Undesignated Road Right-of-Way to Multi-Residential – Contextual
Medium Profile (M-C2f1.5) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council: 
1. Give three readings to Proposed Bylaw 9C2025 for the road closure of 0.005 hectares

± (0.012 acres ±) of road (Plan 2510893, Area ‘A’) adjacent to 956 Radnor Avenue NE,
with conditions (Attachment 2); and

2. Give three readings to Proposed Bylaw 124D2025 for the redesignation of 0.18
hectares ± (0.44 acres ±) located at 956 Radnor Avenue NE (Plan 4221GL, Block 24,
Lots 1, 2 and 3) and closed road (Plan 2510893, Area ‘A’) from Residential – Grade-
Oriented Infill (R-CG) District and Undesignated Road Right-of-Way to Multi-Residential
– Contextual Medium Profile (M-C2f1.5) District.

HIGHLIGHTS 

 This application seeks to close a portion of road and redesignate the closed road and
the adjacent parcel located at 956 Radnor Avenue NE to Multi-Residential – Contextual
Medium Profile (M-C2f1.5) District, allowing for future consolidation to accommodate
grade-oriented multi-residential development at a scale compatible with low density
residential districts.

 The proposal represents an appropriate increase in density of a residential site, allows
for development that is compatible with existing development in the community, and
aligns with policies in the Municipal Development Plan (MDP) and the North Hill
Communities Local Area Plan (LAP).

 What does this mean to Calgarians? The proposed land use amendment would allow for
greater housing choice, more efficient use of existing infrastructure and an increase in
density in close proximity to transit, linking more residents to sustainable transportation
options.

 Why does this matter? The proposed Multi-Residential – Contextual Medium Profile
(M-C2f1.5) District would allow for more housing options that may better accommodate
the evolving needs of different age groups, lifestyles, and demographics.
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 A development permit (DP2024-07311) for a 34-unit grade-oriented multi-residential
residential development has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the northeast community of Renfrew, was submitted by CivicWorks on 
behalf of the landowners, Old Street Renfrew 13 GP INC., on 2024 October 18. The Applicant 
Submission can be found in Attachment 4. The approximately 0.18 hectare (0.44 acre) corner 
parcel is located at the intersection of Radnor Avenue NE and Remington Road NE. The parcel 
is currently vacant and is accessed from the rear lane.  

The proposed development also includes the closure and purchase of a small 0.005 hectares ± 
(0.012 acres ±) triangular portion of unused road right-of-way at the southwest corner of the site, 
as shown in Attachment 3. This closure is intended to support the development of the site by 
creating a regularly shaped parcel to ensure the efficient and optimal utilization of the site, 
minimizing wasted space. 

The site is well served by Calgary Transit including the Route 303 MAX Orange 
(Brentwood/Saddletowne) service along 16 Avenue NE which is within 300 metres (a five-
minute walk) of the site, is part of the Primary Transit Network and is an Urban Main Street. The 
site is within proximity to various schools, parks and open spaces, and is within 215 metres (a 
four-minute walk) of the Renfrew Aquatic and Recreation Centre. A concurrent development 
permit (DP2024-07311) for a grade-oriented multi-residential development with 34 dwelling units 
was submitted on 2024 October 14 and is under review. 

The proposed M-C2f1.5 District would allow for the development of grade-oriented multi-
residential housing. The proposed district supports flexibility in unit counts as well as site and 
building design that is compatible with existing development while adapting to the functional 
needs of evolving households. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
relevant public groups and the respective community association was appropriate. In response, 
the applicant: 

 hand delivered postcards and brochures to residents within a 200-metre radius of the
site;

 shared development plans with the Community Association and Ward 9 Office;

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
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 provided additional supplementary on-site signage;

 had an in-person meeting with a neighbourhood group;

 provided a phone number and email address as a direct line of contact; and

 hosted a digital information session.

A comprehensive summary is available for review in the Applicant Outreach Summary 
(Attachment 5). 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to relevant public 
groups, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. Administration received 10 responses from the public, two in support and 
one neutral, while seven were in opposition including a letter from a neighbourhood group 
consisting of 13 residents, noting the following areas of concern: 

 privacy issues and shadowing impacts due to massing of proposed buildings;

 insufficient building setbacks;

 disruption of community character;

 insufficient capacity of aging infrastructure to support 34 units;

 density and potentially inappropriate land use;

 parking issues and increased traffic leading to safety concerns for school children; and

 potential challenges with waste management.

The comments in support noted that the proposal was much more appropriate than what was 
proposed previously, while the neutral comment suggested a lower number of units would be 
more supportable. 

The Renfrew Community Association (CA) offered a neutral response (Attachment 6), 
highlighting that the current proposal is more suitable than the previous one from a different 
applicant. They acknowledged that the proposal better fits the surrounding context and 
commended the design and site layout. However, the CA expressed concerns about the 
potential impact on parking availability and questioned whether the proposed density may still 
be too high.  

Administration considered the relevant planning issues specific to the application and have 
determined the proposed land use to be appropriate. The M-C2f1.5 District is intended to 
provide for Multi-Residential Development in a variety of housing forms within Developed Areas 
close to or adjacent to low density residential development. The proposed land use provides an 
appropriate density increase within a neighbourhood while being sensitive to adjacent 
development. The proposed M-C2f1.5 District contains regulations that aim to manage building 
heights for parcels adjacent to low-density residential districts. This ensures a gradual transition 
in building height. In addition, parking, setbacks and alignment with infrastructure capacity will 
be assessed as part of the development permit process. 

https://developmentmap.calgary.ca/?find=LOC2024-0259
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Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use amendment will be posted on site and mailed out to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposed application allows for the development of a variety of housing forms which may 
increase the diversity of housing options in the area. The M-C2f1.5 District encourages 
development that is oriented towards pedestrians and public transportation, which can promote 
walkability, reduce traffic congestion, and increase access to amenities. This can benefit social 
well-being by providing residents with more opportunities for social interaction and physical 
activity. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050 at either the land use or development permit 
stage. 

Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services, and provide more compact housing in the community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Road Closure Conditions of Approval
3. Registered Road Closure Plan
4. Applicant Submission
5. Applicant Outreach Summary
6. Community Association Response
7. Proposed Bylaw 9C2025
8. Proposed Bylaw 124D2025
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject parcel is located in the northeast community of Renfrew, at the intersection of 
Radnor Avenue NE and Remington Road NE, on the northwest side. The approximately 0.18 
hectare ± (0.44 acre ±) site, formerly home to the Renfrew United Church, is about 50 metres 
wide by 36 metres deep and is comprised of three lots. The site is currently vacant and is 
accessible from the rear lane. 
 
Additionally, a triangular 0.005 hectares ± (0.012 acres ±) portion of unused road right-of-way at 
the southwest corner of the site is not required for the operation of the adjacent lane or street 
and has therefore been deemed as surplus by the City. As such, it is subject to a purchase 
agreement between the landowner and the City of Calgary, and subsequent consolidation with 
the adjacent parcel. Consolidation will create a more regularly shaped parcel, ensuring the 
efficient and optimal utilization of the site and minimizing wasted space. 
 
The surrounding development consists of a mix of single detached, semi-detached and 
institutional development designated as the Residential – Grade-Oriented Infill (R-CG) District 
and Special Purpose – Community Service (S-CS) District. 
 
The site is about 300 metres (a five-minute walk) south of 16 Avenue NE, a major commercial 
corridor that is designated as an Urban Main Street and primary transit corridor in the Municipal 
Development Plan (MDP). The site is in an area of the Renfrew community that has several 
amenities with multiple schools, park spaces and transit connections within walking distance. 
There are two schools near the site. St. Alphonsus School (CCSD K-9) is directly adjacent to 
the site across the lane to the west, and the Children's Village School (CBE K-6) is across 
Radnor Avenue NE to the south. Additionally, there are other school sites, recreation facilities 
and dedicated park spaces in close proximity including: 
 

 Renfrew Athletic Park and Renfrew Aquatic & Recreation Centre is 215 metres (a four-
minute walk) to the west;  

 Renfrew Community Association Building is 540 metres (a nine-minute walk) metres to 
the southwest; 

 Renfrew Off Leash Park is 620 metres (a 10-minute walk) to the east; 

 Stanley Jones School (CBE K-9) is 700 metres (a 12-minute walk) to the southwest; and 

 Colonel Macleod School (CBE 5-9) is 600 metres (a 10-minute walk) to the northwest. 
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Community Peak Population Table 
 
As identified below, the community of Renfrew reached its peak population in 1968. 

 
Renfrew 

Peak Population Year 1968 

Peak Population 8,019 

2019 Current Population 6,582 

Difference in Population (Number) -1,437 

Difference in Population (Percent) -17.92% 

Source: The City of Calgary 2019 Civic Census 
 

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

 
  

https://www.calgary.ca/communities/profiles/renfrew.html
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Location Maps  

 

 

 

Road Closure Map Land Use Amendment Map 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Road Closure  
This application proposes the closure of approximately 0.005 hectares ± (0.012 acres ±) of 
unused road right-of-way at the southwest corner of the site. This closure is intended to support 
the development of the site. This portion of road right-of-way is not required for the operation of 
the adjacent lane or street. The closed portion of the road will be consolidated with the adjacent 
site, subject to the Conditions of Approval (Attachment 2). 
 
Land Use  
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, rowhouses and townhouses. The R-CG District 
allows for a maximum building height of 11 metres, and a maximum density of 75 units per 
hectare, which would allow for a maximum of 13 dwelling units on the subject parcel. Secondary 
suites are permitted uses within the R-CG District. 
 
The proposed Multi-Residential – Contextual Medium (M-C2f1.5) District allows for Multi-
Residential Development in a variety of housing forms within Developed Areas, close to or 
adjacent to low density residential development. There is no maximum density in the M-C2 
District. The applicant is proposing 34 units. The proposed M-C2f1.5 District allows for a 
maximum height of 16 metres and a maximum floor area ratio of 1.5. The proposed 
development is well within these limits and is stepped down where it is adjacent to the low 
density residential development to the north. The proposed development form is similar to 
development typically found in low density districts like R-CG. The lower heights to the north 
provide for a more contextually sensitive transition to the adjacent lower density residential 
district. The proposed density and height are considered appropriate and will allow for more 
housing choice within the community and more efficient use of existing infrastructure, public 
amenities, and transit.  
 
Development and Site Design  
If approved by Council, the rules of the proposed M-C2f1.5 District would provide guidance for 
the future redevelopment of the site including appropriate uses, building height and massing, 
landscaping and parking. Given the corner site context and existing surrounding parcels, 
additional items that are being considered through the development permit process include, but 
are not limited to: 
 

 well-considered amenity space design; 

 shifting mass away from immediately affected parcels; 

 ensuring an engaging interface along street frontages and the lane if practical; 

 investigating public realm opportunities to include landscaping; 

 vehicular access and parking adequacy; and 

 mitigation of shadowing, overlooking and privacy concerns  
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Transportation  
Pedestrian access to the subject site is available from existing sidewalks along Remington Road  
NE and Radnor Avenue NE. The subject site is well-served by cycling infrastructure, located  
one block away from the Regal Crescent NE cycle track on the 5A network (Always Available  
for All Ages and Abilities). The site is also located 700 metres (a 12-minute walk) from the Nose  
Creek multi-use pathway system. 
 
The subject site is well-served by Calgary Transit. The subject parcel is approximately 575  
metres (a 10-minute walk) from a MAX Orange Station (Brentwood/Saddletowne) at 16 Avenue 
NE. Additionally, there are two bus stops near the site: Route 17 (Renfrew / Ramsay) is about 
100 metres away (a two-minute walk), and Route 19 (16 Avenue North) is 263 metres away (a 
four-minute walk). The site fronts onto Remington Road NE and Radnor Avenue NE. Vehicular 
access to the subject site shall be from the adjacent lane accessed from Radnor Avenue NE 
and will be finalized during the development permit review. On-street parking is currently 
unrestricted adjacent to the site. 
 
A Transportation Impact Statement (TIS) was submitted as part of this application and accepted 
by Administration. 
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing 
Water, storm and sanitary sewer mains are available to service the subject site. Details of site 
servicing, as well as appropriate stormwater management, will be considered and reviewed as 
part of a development permit review stage. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcel is located within the Residential Developed Inner City Area as identified on  
Map 1: Urban Structure in the Municipal Development Plan (MDP). The MDP establishes that  
sites within the Inner City Area may intensify, particularly in transition zones adjacent to areas  
designated for higher density, or if the intensification is consistent and compatible with the  
existing character of the neighbourhood. Transition zones should be identified through a 
subsequent planning study, such as the local area plan discussed below. The proposal is in  
keeping with relevant MDP policies, as the M-C2f1.5 District provides for an increased  
intensity of development in a form that mitigates height, scale and massing adjacent to existing 
residential development. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. 
 
 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ll&ObjID=110735614&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ll&ObjID=110735614&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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North Hill Communities Local Area Plan (Statutory – 2021)  
The North Hill Communities Local Area Plan (LAP) identifies the subject site as part of the 
Neighbourhood Local Urban Form category (Map 3: Urban Form) with a Low Building Scale 
modifier (Map 4: Building Scale), which allows for up to six storeys. The LAP speaks to primarily 
residential uses in the area and encourages a range of housing types. The Low Building Scale 
policies within the Neighbourhood Local category note that development should be six storeys 
or less in height. The LAP notes that development should provide transitions in building height 
and massing where different scale modifiers are located adjacent to each other. This may 
include decreasing height incrementally through a block. Additionally, the proposed land use 
district contains regulations that aim to manage building heights for parcels adjacent to low 
density residential districts. This ensures a gradual transition in building height to maintain 
harmony with the neighbouring low density residential site. The proposed land use amendment 
is in alignment with applicable policies of the LAP. 
 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ll&ObjID=110720295&objAction=Download&lid=0&previousURL=func=ccpa.general&msgID=XTTrAcrcgyN&msgAction=Download
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Proposed Road Closure Conditions of Approval 
 
 

1. All existing utilities within the road closure area shall be protected by easement or relocated at the 
developer’s expense.  
 

2. The developer is responsible for all costs associated with the closure including all necessary 
physical construction, removal, rehabilitation, utility relocation, etc. 

 
3. The closed road right-of-way is to be consolidated with the adjacent lands. 
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Registered Road Closure Plan 
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Applicant Submission 
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Applicant Outreach Summary 
2025 February 26 
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Community Association Response 
2025 April 27 
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BYLAW NUMBER 9C2025 
 

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

(PLAN 2510893, AREA ‘A’)  
(CLOSURE LOC2024-0259/CPC2025-0544) 

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

 WHEREAS The City of Calgary has decided to close from public use as a road and to 
sell or to hold those portions of road described below; 
 
 AND WHEREAS the provisions of Sections 22 and 606 of the Municipal Government 
Act, R.S.A. 2000, c.M-26 as amended, with respect to notice of intention of Council to pass such 
a Bylaw have been complied with; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. Immediately upon passage of this Bylaw, the following described road shall be closed 

from use as a road: 
 
 PLAN 2510893 
 AREA ‘A’ 
 EXCEPTING THEREOUT ALL MINES AND MINERALS 
 
2. The proper officers of The City of Calgary are hereby authorized to execute such 

instruments as may be necessary to effect the purpose of the Bylaw. 
 
3. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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BYLAW NUMBER 124D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0259/CPC2025-0544) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 
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SCHEDULE B 
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Policy Amendment in Ramsay (Ward 9) at 1910 Alexander Street SE, LOC2024-0304 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the amendment to the Ramsay Area 
Redevelopment Plan (Attachment 2).  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council give three readings to Proposed Bylaw 49P2025 for the amendment to the 
Ramsay Area Redevelopment Plan (Attachment 2). 

HIGHLIGHTS 

 This application seeks to amend the Ramsay Area Redevelopment Plan (ARP) to allow
for rowhouses, townhouses, semi-detached and duplex dwellings in addition to the
building types already allowed under the ARP (e.g. single detached dwellings and
secondary suites).

 The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP).

 What does this mean to Calgarians? The proposed policy amendment would allow for
greater housing choice within the community and more efficient use of existing
infrastructure and nearby amenities.

 Why does this matter? The proposed policy amendment would allow for more housing
options that may better accommodate the evolving needs of different age groups,
lifestyles and demographics.

 A development permit application (DP2024-05348) has been submitted for a four-unit
townhouse with four secondary suites and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This policy amendment application, in the southeast community of Ramsay, was submitted by 
Marcel Design Studios on behalf of the owner 2630645 Alberta Ltd. (Gagan Jagday) on 2024 
December 12. The subject site is designated Residential – Grade-Oriented Infill (R-CG) District 
as per the Council approved city-wide rezoning (Bylaw 21P2024), which supports the 
development of rowhouses and townhouses.  

The parcel is approximately 0.07 hectares (0.16 acres) in size and is located mid-block along 
Alexander Street SE. The subject site is currently developed with a single-detached dwelling. 
While a lane exists to the rear of the subject parcel, vehicular access to the site currently exists 
from Alexander Street SE.   

A policy amendment is required to align the ARP with the R-CG District and support a 
development permit (DP2024-05348) which is currently under review for four units and four 
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secondary suites in a townhouse style building. This is noted in the Applicant Submission 
(Attachment 3).  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Application Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the respective community association was appropriate. In 
response, the applicant reached out to the Ramsay Community Association (CA) and sent 
information pamphlets to neighbouring properties requesting feedback on the application. The 
Applicant Outreach Summary can be found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received a petition with 25 signatures opposing the proposal and one letter of 
opposition. The petition and letter of opposition both included the following areas of concern: 

 Rowhouses and townhouses do not fit the character of the community;

 proposed amendment to an existing policy does not align with the policies of the MDP;

 if approved, this policy amendment will set a precedent for the community to allow future
multi-dwelling developments that will detract from the low density character of the area;
and

 public infrastructure and amenities such as schools, roads, water and sewer lines may
not be able to accommodate an increase in users.

On 2025 January 15 the CA provided comments in opposition to the proposal, noting challenges 
with the slope of the parcel on the potential massing of the building along with concerns over 
stormwater management on the site (Attachment 5).  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, building height and on-
site parking are being reviewed and will be determined at the development permit stage. 

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

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=loc2024-0239
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IMPLICATIONS 

Social 
The proposed policy amendment would allow for additional housing types and accommodate 
site and building design that is adaptable to the functional requirements of evolving households 
and lifestyle needs. 

Environmental 
The application does not include any actions that specifically address the objectives of Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on this 
site with applicable climate strategies are being explored and encouraged through the review of 
the development permit. 

Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 49P2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Community Association Response

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject parcel is located in the southeast community of Ramsay on Alexander Street SE. 
The parcel is approximately 0.07 hectares (0.16 acres) in size, about18 metres wide and 37 
metres deep. The laned parcel is located mid-block and is currently developed with a single 
detached dwelling.  
 
Surrounding development is characterized primarily by low density residential dwellings. Parcels 
immediately to the north, east, south and west of the site are designated as Residential – 
Grade-Oriented Infill (R-CG) District, with the exception a commercial area designated as 
Commercial – Neighbourhood 2 (C-N2) District located approximately 72 metres (a one-minute 
walk) southeast of the subject site across Spiller Road SE.  
 
The site is well served by public transit with bus stops located approximately 75 metres from the 
subject site (a one-minute walk) along Spiller Road SE and approximately 100 metres from the 
subject site (approximately a two-minute walk) along Burns Avenue SE.  
 
Ramsay School and the Ramsay Community Association site are located approximately 300 
metres southwest of the subject site (a five-minute walk). The Elbow River Pathway system is 
also located in close proximity to the site, approximately 550 metres to the north (a nine-minute 
walk).  
 
This parcel was included within the citywide rezoning bylaw which was approved by City Council 
on 2024 May 14. The intent for this application is to align the policies of the Ramsay Area 
Redevelopment Plan (ARP) to the current land use.  
 

Community Peak Population Table 
 
As identified below, the community of Ramsay reached its peak population in 1969. 
  

Ramsay 

Peak Population Year 1969 

Peak Population 3,005 

2019 Current Population 2,158 

Difference in Population (Number) -847 

Difference in Population (Percent) -28.19% 
Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/ramsay.html
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Location Maps 

 

 
 

 



CPC2025-0435 
Attachment 1 

CPC2025-0435 Attachment 1  Page 3 of 4 
ISC: UNRESTRICTED 

 

 

Previous Council Direction 
None. 

Planning Evaluation 

Land Use  
The existing Residential – Grade-Oriented Infill (R-CG) District allows for a range of low-density 
housing forms such as single detached, semi-detached, duplex dwellings, townhouses and 
rowhouses. The R-CG District allows for a maximum building height of 11 metres and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow for up to five dwelling units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and secondary suite. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner city communities to make more 
efficient use of existing infrastructure, public amenities, and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies.  
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies are being explored and encouraged within the review of the 
associated development permit application.  
 
Ramsay Area Redevelopment Plan (Statutory – 1994) 
The site is located within the Low Density Residential Area, as identified on Map 1: Action Plan 
Executive Summary in the Ramsay Area Redevelopment Plan (ARP). The Low Density 
Residential Area policies of the ARP discourage development of more than two dwelling units 
on parcels identified as Low Density Residential. An amendment to Map 1: Action Plan 
Executive Summary from Low Density Residential to Low Density Multi Unit Residential for the 
subject site is required. The proposed amendment will allow the ARP’s policies to better align 
with the MDP and the existing R-CG District designation, which supports a wider range of low-
density housing forms and allows for the development proposed under the associated 
development permit (DP2024-05348).  
 
The proposed amendment is considered appropriate based on the policy guidance provided by 
the MDP and ARP.  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=WTTrAcKqArU&msgAction=Download
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BYLAW NUMBER 49P2025 
 

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

REDEVELOPMENT PLAN BYLAW 1P94 
(LOC2024-0304/CPC2025-0435) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Ramsay Area Redevelopment Plan Bylaw 1P94, 
as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Ramsay Area Redevelopment Plan attached to and forming part of Bylaw 1P94, as 

amended, is hereby further amended as follows: 
  

(a) Amend Map 1 entitled ‘Action Plan – Executive Summary’ by changing 0.07 
hectares ± (0.16 acres ±) located at 1910 Alexander Street SE (Plan 6260AM, 
Block 2, Lots 32 and 33 and a portion of Lot 31) from ‘Low Density Residential’ to 
‘Low Density Multi Unit Residential’ as generally illustrated in the sketch below: 

 

 
 



 
BYLAW NUMBER 49P2025 

Page 2 of 2 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response  

2025 January 15 
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Policy and Land Use Amendment in Ramsay (Ward 9) at 706 and 710 Burns 
Avenue SE, LOC2024-0260 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendment to the Ramsay Area
Redevelopment Plan (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 0.11 hectares ± (0.26
acres ±) located at 706 and 710 Burns Avenue SE (Plan 0711842; Block 9; Lots 42 and
43) from Residential – Grade-Oriented Infill (R-CG) District to Multi-Residential –
Contextual Grade-Oriented (M-CGd80) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council: 

1. Give three readings to Proposed Bylaw 50P2025 for the amendment to the Ramsay
Area Redevelopment Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 100D2025 for the redesignation of 0.11
hectares ± (0.26 acres ±) located at 706 and 710 Burns Avenue SE (Plan 0711842;
Block 9; Lots 42 and 43) from Residential – Grade-Oriented Infill (R-CG) District to Multi-
Residential – Contextual Grade-Oriented (M-CGd80) District

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for one additional unit in a
form that is consistent with the building types already listed in the existing district (e.g.
single detached, semi-detached, secondary suites, rowhouses and townhouses).

 The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP).

 What does this mean to Calgarians? The proposed Multi-Residential – Contextual
Grade-Oriented (M-CGd80) District would allow for more efficient use of existing
infrastructure and nearby amenities.

 Why does this matter? The proposed M-CGd80 District would allow for an increase of
one unit that may better accommodate the evolving needs of different age groups,
lifestyles and demographics.

 An amendment to the Ramsay Area Redevelopment Plan (ARP) is required to
accommodate the proposal.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This application, in the southeast community of Ramsay, was submitted by Tricor Design Group 
on behalf of the landowners, Encon Homes Limited, on 2024 October 18. No development 
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permit has been submitted at this time; however, as noted in the Applicant Submission 
(Attachment 3) the applicant has identified the intent to build two residential buildings 
comprising eight units and eight secondary suites in the future. 

The mid-block site consists of two parcels with a combined area of approximately 0.11 hectares 
(0.26 acres). Currently is the site is developed with a single detached home and garage. It is 
located opposite a public green space, is serviced by Routes 17 (Renfrew/Ramsay) and 24 
(Ogden) and is about 600 metres (a 10-minute walk) from the proposed Ramsay/Inglewood 
Green Line Light Rail Transit (LRT) platform. 

The existing Residential – Grade-Oriented Infill (R-CG) District supports a variety of housing 
typologies with a maximum density of 75 units per hectare, which would allow for seven units. 
The proposal to change the land use district to Multi-Residential – Contextual Grade-Oriented 
(M-CG) District with a density modifier of 80 units per hectare would allow for eight units to be 
built on site in similar building forms available under the R-CG District. The maximum building 
height would increase from 11 metres allowable in the R-CG District to 12 metres in the M-CG 
District.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed policy and land use amendment application, the applicant 
was encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with 
the public/interested parties and respective community association was appropriate. In 
response, the Applicant has reached out to the community, including letters to the Ramsay 
Community Association and neighbours through a flyer drop. The Applicant Outreach Summary 
can be found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received 11 letters of opposition from the public. The letters of opposition 
included the following areas of concern: 

 impact on local character and setting a precedent for future development in the
community;

 increased density and massing;

 impact on neighbouring properties such as privacy;

 loss of tree canopy;

 increased traffic and parking;

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=loc2024-0260
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 infrastructure capacity; and

 consistency with the ARP.

The Ramsay Community Association responded to the application on 2025 April 23 and are 
opposed to the proposal. Concerns included increased density, compatibility with 
neighbourhood character and a negative impact on the long-term livability of the neighbourhood. 
Additional concerns reflect those submitted by residents and set out above. The Ramsay 
Community Association stated that the existing Residential – Grade-Oriented Infill (R-CG) 
District provides sufficient capacity for increased density. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposal represents one additional unit that can 
be accommodated within the site in a similar form, accommodate the required provisions in the 
Land Use Bylaw and remain compatible with the surrounding area. The building and site design, 
including landscaping and amenity space, will be reviewed and determined at the development 
permit stage. 

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

IMPLICATIONS 

Social 
The proposed application would allow wider range of housing types than the existing land use 
district and may better accommodate the housing needs of different age groups, lifestyles and 
demographics.  

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use would allow for a more efficient use of land, existing infrastructure and 
services and provide more compact housing in the community.  

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 
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Background and Planning Evaluation 

 

Background and Site Context 
 
The subject site is located in the southeast community of Ramsay. It is approximately 0.11 
hectares (0.26 acres) in size, with dimensions of approximately 37 metres deep and 29 metres 
wide. The site is developed with one residential building and an accessory residential building 
(garage) currently on site.  
 
The surrounding properties are designated as Residential – Grade-Oriented Infill (R-CG) District 
and characterised by low density residential development, primarily one- and two-storey 
dwellings.  
 
A parcel designated as Special Purpose – Community Service (S-CS) District is located directly 
southwest across Burns Avenue SE and provides access to public green space and recreation 
facilities.  
 
A bus stop for Route 17 (Renfrew/Ramsay) is located approximately 70 metres (a one-minute 
walk) north on Burns Avenue SE and a bus stop for Route 24 (Ogden) is located approximately 
310 metres (a five-minute walk) east on Spiller Road SE. The site is located just over 600 
metres (a 10-minute walk) southwest of the proposed Ramsay/Inglewood Green Line Light Rail 
Transit (LRT) platform. Restricted parking is available on Burns Avenue SE. 
 

Community Peak Population Table 

As identified below, the community of Ramsay reached its peak population in 1969. 

 

Ramsay 

Peak Population Year 1969 

Peak Population 3,005 

2019 Current Population 2,158 

Difference in Population (Number) - 847 

Difference in Population (Percent) - 28.2% 

Source: The City of Calgary 2019 Civic Census 

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

 
 
 
 
 
 
 
 
 
 

https://www.calgary.ca/communities/profiles/ramsay.html
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Location Maps  
 

 
 

 

 
 

SUBJECT SITE  
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Previous Council Direction 

 
None.  
 

Planning Evaluation 
 
Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres and a maximum density of 75 units per 
hectare. Secondary suites are permitted. Based on the size of the subject parcel area, the R-CG 
District would allow for up to seven dwelling units plus secondary suites. 
  
The proposed Multi-Residential – Grade-Oriented (M-CGd80) District allows for a similar range 
of grade-oriented building forms that can be contextually appropriate in low-density areas. The 
district includes rules for building height, setback distances and density that are intended to 
mitigate massing and shadowing impacts on neighbouring parcels. The proposal includes a 
maximum density of 80 units per hectare, which would allow for one additional unit on the site, 
for a maximum of eight dwelling units plus secondary suites. The maximum building height is 12 
metres. A minimum of 0.625 parking stalls is required for each dwelling unit or suite.  
 
Administration has reviewed the context and applicability of the M-CG District and has 
determined that this is appropriate for this site due to its location near a park, access to transit 
and compatibility with the surrounding area. The subject site is comprised of two parcels with 
areas of 0.07 hectares and 0.03 hectares respectively. Combined they form a single larger 
parcel that can enable a more comprehensive approach to site redevelopment and can 
accommodate one additional unit while meeting the requirements of the district in a similar built 

SUBJECT SITE  
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form. The proposal is also consistent with applicable Municipal Development Plan (MDP) 
policies that encourage redevelopment and modest intensification of inner-city communities. 
 
Development and Site Design  
If approved by Council, the rules of the proposed M-CGd80 District would provide guidance for 
the future redevelopment of the site, including appropriate uses, building height and massing, 
landscaping and parking. Given the specific context of this site, additional items that will be 
considered at the development permit stage include, but are not limited to:  
 

 layout and configuration of dwelling units; 

 creating an engaging built interface along Burns Avenue SE; 

 mitigating shadowing, overlooking, and privacy concerns; 

 providing quality amenity space for residents; 

 ensuring appropriate waste storage and collection; and 

 providing suitable mobility options, including motor vehicle parking, bicycle parking and 
alternative mobility storage lockers. 
 

Transportation  
Pedestrian and vehicular access to the site is available via Burns Avenue SE and the rear lane. 
Burns Avenue SE is classified as a Residential Street. The area is served by Calgary Transit 
through Route 17 (Renfrew/Ramsay) with a bus stop approximately 70 metres northwest (a 
one-minute walk) of the site on Burns Avenue SE. The area is also serviced through Route 24 
(Ogden) with a bus stop approximately 170 metres southeast (a three-minute walk) of the site 
on Spiller Road SE.  
 
On-street parking adjacent to the site along the north side of Burns Avenue SE is restricted to 
permit parking only and the south side of Burns Avenue SE is restricted to one-hour parking.  
 
A Transportation Impact Analysis was not required in support of the land use redesignation 
application. 
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site or 
proposal. 
 
Utilities and Servicing 
Public water and sanitary utilities exist adjacent to the site. No public storm utilities exist 
adjacent to the site. A public storm sewer main extension may be required, at the time of 
development. If required, said work will be at the developer’s expense and subject to the terms 
and conditions of an Indemnification Agreement (IA). All other servicing requirements will be 
further determined at the time of development. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City area as per Map 1: 
Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner city communities to make more 
efficient use of existing infrastructure, public amenities and transit and delivers small and 
incremental benefits to climate resilience. 

Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  

Ramsay Area Redevelopment Plan (Statutory – 1994) 
The Ramsay Area Redevelopment Plan (ARP) identifies the site as being part of the Low 
Density Residential area as per Map 1 entitled Action Plan – Executive Summary. The 
applicable policies indicate that developments should reflect the character of the area which 
comprises housing in the form of single detached, duplex and semi-detached dwellings. The 
ARP recognises that there are examples of low density multi unit developments that offer 
alternative building forms and tenures to single-family housing yet maintain comparable density. 

To facilitate this proposal, an amendment to Map 1 is required to go from Low Density 
Residential to Low Density Multi Unit Residential. Administration has reviewed this application 
and determined that this is appropriate in this location, as the proposal would enable a similar 
form that is compatible with the other land use designations in the surrounding area.  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=WTTrAcKqArU&msgAction=Download
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BYLAW NUMBER 50P2025 
 

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

REDEVELOPMENT PLAN BYLAW 1P94 
(LOC2024-0260/CPC2025-0461) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Ramsay Area Redevelopment Plan Bylaw 1P94, 
as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Ramsay Area Redevelopment Plan attached to and forming part of Bylaw 1P94, as 

amended, is hereby further amended as follows: 
  

(a) Amend Map 1 entitled ‘Action Plan – Executive Summary’ by changing 0.11 
hectares ± (0.26 acres ±) located at 706 and 710 Burns Avenue SE (Plan 
0711842, Block 9, Lots 42 and 43) from ‘Low Density Residential’ to ‘Low Density 
Multi Unit Residential’ as generally illustrated in the sketch below: 

 

 



 
BYLAW NUMBER 50P2025 

Page 2 of 2 

 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Applicant Submission 
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Applicant Outreach Summary  
2024 October 18 
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Community Association Response 
 
 
Sent: Wednesday, April 23, 2025 
 
To: Green, Jack A. 
 
Subject: Planning application LOC2024-0260 - Land Use Amendment at 706 and 710 Burns Avenue SE 
 
 
Dear Mr. Green, 
 
On behalf of the Ramsay Community Association, I’m writing to express our opposition to application 
LOC2024-0260, which proposes to redesignate 706/710 Burns Avenue SE from R-CG to H-GO. 
 
Several residents have voiced concerns to us, primarily around density and neighborhood fit. These lots 
directly face our community’s central greenspace—an area that serves as the heart of Ramsay—and we 
believe the proposed H-GO zoning does not align with this sensitive context. 
 
While we support “missing middle” housing and the principle of thoughtful densification, we believe the 
current R-CG zoning already provides sufficient capacity for increased density. Introducing H-GO will only 
intensify existing community challenges such as parking shortages, increased traffic, a shrinking tree 
canopy, limited stormwater infrastructure, and the urgent need for permeable surfaces. 
 
Further, the H-GO district was intended for busier streets near established amenities and rapid transit. 
This location does not meet those criteria, nor does it reflect the intended application of this zoning tool. 
 
For these reasons, we respectfully request that the City not support this redesignation. We believe this 
proposal does not serve the best interests of Ramsay’s long-term livability and character. 
 
Sincerely, 
--  
Michael Garnett 
Vice-President External 
Ramsay Community Association 
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BYLAW NUMBER 100D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0260/CPC2025-0461) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 
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SCHEDULE B 
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Calgary Planning Commission CPC2025-0589 

2025 June 05 Page 1 of 4 

Policy and Land Use Amendment in Ramsay (Ward 9) at multiple addresses, 
LOC2025-0019 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. Give three readings to the proposed bylaw for the amendment to the Ramsay Area
Redevelopment Plan (Attachment 2); and

2. Give three readings to the proposed bylaw for the redesignation of 0.33 hectares ± (0.82
acres ±) located at 1016, 1018, 1020, 1022, 1024 and 1026 – 8 Street SE (Plan A2,
Block 15, lots 11 to 17) from Residential – Grade-Oriented Infill (R-CG) District to
Housing – Grade Oriented (H-GO) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council: 

1. Give three readings to Proposed Bylaw 55P2025 for the amendment to the Ramsay
Area Redevelopment Plan (Attachment 2); and

2. Give three readings to Proposed Bylaw 116D2025 for the redesignation of 0.33
hectares ± (0.82 acres ±) located at 1016, 1018, 1020, 1022, 1024 and 1026 – 8 Street
SE (Plan A2, Block 15, lots 11 to 17) from Residential – Grade-Oriented Infill (R-CG)
District to Housing – Grade Oriented (H-GO) District.

HIGHLIGHTS 

 This application seeks to redesignate the subject site to allow for grade-oriented
development in a range of housing forms at a scale consistent with low density
residential districts.

 The proposal represents an appropriate increase in density of a residential site, allows
for development that is compatible with existing development in the community and
aligns with policies in the Municipal Development Plan (MDP).

 What does this mean to Calgarians? The proposed land use amendment would allow for
greater housing choices and more efficient use of existing infrastructure and amenities in
the community.

 Why does this matter? The proposed Housing – Grade Oriented (H-GO) District would
allow for more housing options that may better accommodate the evolving needs of
different age groups, lifestyles, and demographics.

 An amendment to the Ramsay Area Redevelopment Plan (ARP) is required to
accommodate the proposed land use.

 A concurrent development permit for a grade-oriented residential development including
20 dwelling units was submitted and is under review.

 There is no previous Council direction related to this proposal.
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DISCUSSION  
This application, in the southeast community of Ramsay, was submitted by CivicWorks on 
behalf of the landowner, Cover Art Developments Inc., on 2025 February 2. As noted in the 
Applicant Submission in Attachment 3, the proposed land use amendment would enable grade-
oriented residential development. A concurrent development permit (DP2025-00598) for a 
townhouse development with 20 dwelling units was submitted and is under review. This inner-
city site meets all the location criteria of the H-GO District as per the requirements of the Land 
Use Bylaw 1P2007. 

The subject site is comprised of six parcels with a combined area of approximately 0.33 
hectares (0.82 acres). The site is located midblock on 8 Street SE and north of 11 Avenue SE 
and is currently occupied by low density residential dwellings. 

The site is close to numerous community amenities and destinations including the 9 Avenue SE 
Main Street, Elbow River pathways, Scotia Place and various local parks. Vehicular access to 9 
Avenue SE is permanently closed, however the site is 150 metres straight-line distance from the 
9 Avenue SE Main Street. The site is in walking distance to numerous transit services including 
a bus stop on MacDonald Avenue SE (50 metres west, a one-minute walk), and a bus stop on 9 
Avenue SE (walking distance 500 metres north, a six-minute walk) and is within 600 metres 
radius from the future Ramsay/Inglewood Light Rail Transit (LRT) station located near 11 
Avenue SE and 12 Street SE.  

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and the community association was appropriate. In response, the 
applicant offered to meet with the Ramsay Community Association (CA) and Ward 9 
Councillor’s Office. The applicant also dropped off post cards to nearby residents and created a 
project website to provide details about the proposal. The Applicant Outreach Summary can be 
found in Attachment 4. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners.  

Administration received three letters of opposition from the public for the land use amendment 
proposal and 12 letters of opposition for the development permit application. The letters of 
opposition included the following areas of concern: 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0019
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 loss of the MacLean Residence and loss of historic character in the community;

 increased traffic congestion in the area; and

 incompatible building height and shadow impact.

Administration also received two letters of support from the public for the development permit 
application generally citing that this is an appropriate proposal.  

No formal letter was received from the Ramsay CA at the time of writing this report. 
Administration followed up with the Ramsay CA but did not receive further response on the 
proposal.  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The H-GO District is intended to be located adjacent 
to low density districts and to provide for a modest density increase while being sensitive to 
adjacent developments. The MacLean Residence located at 1026 – 8 Street SE is identified as 
a significant local heritage site on the Inventory of Evaluated Historic Resources, but it is not a 
designated Municipal Historic Resource and it is not legally protected from demolition. Through 
the application review the applicant confirmed that the building is uninhabitable due to 
significant damage. All services have been disconnected and a demolition permit has been 
issued. To commemorate this property, the applicant collaborated with Heritage Calgary and 
Administration to include a commemorative plaque in the proposed development permit.   

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

IMPLICATIONS 

Social 
The proposed application would allow for additional housing types and may better 
accommodate the housing needs of different age groups, lifestyles and demographics. 

Environmental 
This application does not include any actions that specifically address the objectives of the  
Calgary Climate Strategy – Pathways to 2050, however the proposed land use would enable 
compact urban development near existing bus stations and would support alterative modes of 
transportation including public transit, walking, and cycling.  

Economic 
The proposal would enable more efficient use of existing infrastructure and capitalize on public 
transit investment including for the MAX Purple BRT and Green Line LRT.   

Service and Financial Implications 
No anticipated financial impact. 
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RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 55P2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Proposed Bylaw 116D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
The subject site is located midblock on 8 Street SE and north of 11 Avenue SE in the southeast 
community of Ramsay. The site is comprised of six parcels including 1016, 1018, 1020, 1022, 
1024 and 1026 – 8 Street SE, with a total combined area of 0.33 hectares ± (0.82 acres ±) in 
size. The site is measuring approximately 70 metres in width by 45 metres in depth. The site is 
sloped from east to west, with the rear lane situated at a higher elevation and 8 Street SE at a 
lower elevation. The parcels have pedestrian access from 8 Street SE and vehicle access from 
the rear paved lane.   
 
The surrounding developments consist primarily of low density residential dwellings designated 
Residential – Grade-Oriented Infill (R-CG) District, townhouses designated Multi-Residential – 
Contextual Grade-Oriented (M-CG) District located to the southwest and a multi-residential 
apartment designated Multi-Residential – High Density Low Rise (M-H1h21) District to the 
northwest. The site is also nearby local commercial developments designated Commercial – 
Neighbourhood 1 (C-N1) District located at the intersection of 8 Street SE and 11 Avenue SE 
and on Macdonald Avenue SE. 
 
The site is well-served by Calgary Transit and is within walking distance to numerous 
community amenities and destinations, including the Ramsay Inclusive Playground and Off-
leash Dog Park, Jack Long Park, Ramsay Community Garden, Calgary Zoo, Scotia Place and 
the 9 Avenue SE Main Street. Vehicular access to 9 Avenue SE is permanently closed, however 
the site is 150 metres straight line distance and 500 metres walking distance (a six-minute walk) 
from the 9 Avenue SE Neighbourhood Main Street.  
 
The proposal includes a property known as MacLean Residence located at 1026 – 8 Street SE. 
The property is identified as a significant local heritage site on the Inventory of Evaluated 
Historic Resource, but it is not a designated Municipal Historic Resource and it is not legally 
protected from demolition.  
 

Community Peak Population Table  
 
As identified below, the community of Ramsay reached its peak population in 1969. 
  

Ramsay 

Peak Population Year 1969 

Peak Population 3,005 

2019 Current Population 2,158 

Difference in Population (Number) - 847 

Difference in Population (Percent) - 28.19% 
Source: The City of Calgary 2019 Civic Census 

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

https://www.calgary.ca/arts-culture/heritage-sites/scripts/historic-sites.html?dhcResourceId=735
https://www.calgary.ca/communities/profiles/ramsay.html
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 

Land Use 
The existing R-CG District allows for a range of low-density housing forms such as single 
detached, semi-detached, duplex dwellings, townhouses and rowhouses. The R-CG District 
allows for a maximum building height of 11 metres (approximately three storeys) and a 
maximum density of 75 dwelling units per hectare. Based on the subject site parcel area, this 
would allow up to 24 dwelling units. Secondary suites (one backyard suite or one secondary 
suite per dwelling unit) are also allowed in the R-CG District and do not count towards allowable 
density. The parcel would require 0.5 parking stalls per dwelling unit and per secondary suite. 
 
The proposed Housing – Grade Oriented (H-GO) District is intended to provide an opportunity 
for dwelling units to be developed in a wide range of housing forms, including rowhouse, 
townhouse, and stacked townhouse units. There is no maximum density under the H-GO 
District; rather, development scale and intensity are managed through a combination of:   
 

 a minimum building separation of 6.5 metres between a residential building at the front 
and a residential building at the rear of a parcel to ensure functional courtyard amenity 
space;   

 a maximum floor area ratio (FAR) of 1.5 that allows for a total developable area of 4,980 
square metres on this parcel; 

 a maximum building height of 12.0 metres (appropriately three storeys); and 

 a minimum of 0.5 motor vehicle parking stalls per unit and suite. 
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Section 1386(d) of Land Use Bylaw 1P2007 provides location criteria for where the H-GO 
District may be considered appropriate. In areas which are not subject to an approved Local 
Area Plan, the H-GO District is intended for areas that are located within the Inner City or 
Greater Downtown as defined by the Urban Structure Map of the Municipal Development Plan 
(MDP) and meets one of several criteria, including being within 200 metres of a Main Street, 
600 metres of an existing or capital-funded LRT platform, 400 metres of an existing or capital-
funded BRT station or 200 metres of primary transit service. The subject site is located within 
the Inner City area and meets all the criteria and therefore meets the location criteria for H-GO 
District.  
 
Development and Site Design   
If approved by Council, the Land Use Bylaw 1P2007 rules for the proposed H-GO District and 
the policies in the Ramsay Area Redevelopment Plan (ARP) would provide guidance for future 
site development including the overall distribution of buildings, building design, mix, location and 
size of uses, and site layout details such as parking, landscaping and site access.  
 
A development permit (DP2025-00598) is submitted concurrently with the proposed land use 
amendment and is under review. The proposed townhouse development includes four three-
storey residential buildings with a total of 20 residential dwelling units. As part of the 
development permit review the followings items are considered: 
 

 ensuring an engaging built interface along public frontages;   

 mitigating shadowing, overlooking and privacy concerns with neighbouring parcels; 

 ensuring pedestrian safety and consideration of different mobility options including 
vehicle parking, bicycle parking and mobility storage lockers;   

 accommodating appropriate waste management pick-up and storage;  

 ensuring appropriate amenity space for residents; and 

 incorporating signage features to commemorate the MacLean Residence. 
 
Transportation   
Pedestrian and vehicular access to the site is available via 8 Street SE and the rear lane. 8 

Street SE is classified as a collector street.  

The site is well-served by Calgary Transit including Route 17 (Renfrew/Ramsay) and Route 24 
(Ogden) with a bus stop located approximately 50 metres (a one-minute walk) west of the site 
on MacDonald Avenue SE. Route 17 and Route 24 provides transit service every 30 minutes 
during the peak hours. The area is also serviced through Route 1 (Bowness / Forest Lawn), 
Route 101 (Inglewood), Route 131 (East Bow Express), Route 151 (New Brighton Express), 
Route 302 (BRT Southeast / City Centre) and Route 307 (MAX Purple City Centre / East Hills) 
with a bus stop approximately 145 metres northeast of the site on 9 Avenue SE. Route 1 
provides transit service every 15 minutes during peak hours. Route 101 (Inglewood) provides 
transit service every 50 minutes during peak hours. Route 131 (East Bow Express) provides 
transit service every 20 minutes during the afternoon peak hours. Route 151 (New Brighton 
Express) provides transit service once during the afternoon peak hours. Route 302 (BRT 
Southeast / City Centre) provides transit service every 12 minutes during peak hours. Route 307 
(MAX Purple City Centre / East Hills provides transit service every 20 minutes during peak 
hours.  
 
The site is located within the 600-metre radius of the future Ramsay/Inglewood LRT Station, 
therefore the site is in the transit-oriented development area. The site is located approximately 
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110 metres east from the Elbow River Pathway system. On-street parking adjacent to the site 
along the east side of 8 Street SE, is restricted to 2 hours only from 8:00 a.m. to 5:00 p.m., 
Monday to Friday, and along the west side of Burns Avenue SE, is restricted to permit parking 
only.  
 
A Transportation Impact Analysis and Parking Study were not required in support of the land 
use amendment application. 
 
Environmental Site Considerations   
At this time, there are no known outstanding environmental concerns associated with the site 
and the proposal. 
 
Utilities and Servicing  
Public water, sanitary and storm utilities exist adjacent to the site. The public storm main on 8 
Street SE currently terminates at the intersection of 8 Street SE and MacDonald Avenue SE. 
Public storm main infrastructure does not span the frontage of all subject parcels. No public 
mains of any kind exist within the adjacent lane right-of-way. 
 
All development servicing requirements, including a Fire Flow Letter verifying available water 
pressure, have been reviewed and accepted through the development permit process. 
 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  

Administration’s recommendation aligns with the policy direction of the South Saskatchewan 

Regional Plan, which directs population growth in the region to cities and towns, and promotes 

the efficient use of land. 

 
Municipal Development Plan (Statutory – 2009) 
The subject site is located within the Developed Residential – Inner City Area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of inner-city communities to make more 
efficient use of existing infrastructure, public amenities, and transit and delivers small and 
incremental benefits to climate resilience. The proposal is in keeping with relevant MDP policies 
as the proposed land use district provides for a modest increase in density in a form that is 
sensitive to existing residential development in terms of height, scale, and massing. 
 
Transit Oriented Development Policy Guidelines (2004)  
The Transit Oriented Development Policy Guidelines (Guidelines) provide direction for the 
development of areas typically within 600 metres of a transit station. The Guidelines encourage 
the type of development that creates a higher density, walkable, mixed-use environment within 
station areas to optimize use of existing transit infrastructure, create mobility options for 
Calgarians, and benefit local communities and city-wide transit riders alike. The proposal would 
meet the key policy objectives of the Guidelines including ensuring transit supportive land uses, 
optimizing existing sites and infrastructure and increasing density around transit stations.  
 
Calgary Climate Strategy (2022)   
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. However, the redesignation of the subject site to enable 
higher density development in close proximity to transit options may allow for more people to 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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choose a car-reduced or car-free lifestyle, thereby reducing vehicular emissions and 
contributing to the overall goal of achieving net zero emissions in Calgary by 2050 through 
accelerating the shift in mode share to zero or low emissions modes. 
 
Ramsay Area Redevelopment Plan (Statutory – 1994)  
The subject site is identified as Low Density Residential in Map 1 – Action Plan Executive 
Summary in the Ramsay Area Redevelopment Plan (ARP) which is intended for low density 
residential development. ARP encourages the conservation of heritage resources through 
renovation and adaptive reuse and to preserve existing structure in good repair and redevelop 
building in structurally poor condition to be compatible with the surrounding streetscape.  
 
The proposed map amendment to Medium Density Residential is required to support this 
proposal. The amendment would enable the proposed townhouse development (DP2025-
00598) and would provide flexibility for a wider range of multi-residential development.  
 
The applicant explored ways to preserve the existing MacLean Residence. Due to internal 
catastrophic water damage caused by furnace failure, the developer determined it was 
financially unfeasible to conserve the building, and it was not possible to donate the building. 
Through the application review, the applicant confirms that the existing residence is 
uninhabitable, and the developer completed asbestos abatement, services disconnection, and 
acquired a demolition permit. The applicant indicated they would ensure proper building 
recording is completed in advance of demolition and would be pursuing details of 
commemoration in the development permit. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=WTTrAcKqArU&msgAction=Download
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BYLAW NUMBER 55P2025 
 

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

REDEVELOPMENT PLAN BYLAW 1P94 
(LOC2025-0019/CPC2025-0589) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Ramsay Area Redevelopment Plan Bylaw 1P94, 
as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Ramsay Area Redevelopment Plan attached to and forming part of Bylaw 1P94, as 

amended, is hereby further amended as follows: 
  

(a) Amend Map 1 entitled ‘Action Plan - Executive Summary’ by changing 0.33 
hectares ± (0.82 acres ±) located at 1016, 1018, 1020, 1022, 1024 and 1026 – 8 
Street SE (Plan A2, Block 15, Lots 11 to 17) from ‘Low Density Residential’ to 
‘Medium Density Residential’ as generally illustrated in the sketch below: 
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2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Applicant Submission   
2025 February 2 
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Applicant Outreach Summary   
2025 April 30 
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 CPC2025-0589 
  ATTACHMENT 5 

BYLAW NUMBER 116D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0019/CPC2025-0589) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0446 

2025 May 22 Page 1 of 3 

Land Use Amendment in Manchester Industrial (Ward 9) at multiple addresses, 
LOC2024-0271 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.35 hectares ± (3.34 
acres ±) located at 203, 209 and 211 – 60 Avenue SW, 220 – 61 Avenue SW, 6120, 6126 
and 6130 – 3 Street SW (Plan 379FS, Parcel A; Plan 4880AJ, Block 16; Plan 1923GM, 
Block 16, Lots 1 to 6) from Direct Control (DC) District to Mixed Used – General (MU-
1f6.0h75) District and Mixed Used – General (MU-1f10.0h150) District.  

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 22: 

That Council give three readings to Proposed Bylaw 105D2025 for the redesignation of 1.35 
hectares ± (3.34 acres ±) located at 203, 209 and 211 – 60 Avenue SW, 220 – 61 Avenue SW, 
6120, 6126 and 6130 – 3 Street SW (Plan 379FS, Parcel A; Plan 4880AJ, Block 16; Plan 
1923GM, Block 16, Lots 1 to 6) from Direct Control (DC) District to Mixed Used – General (MU-
1f6.0h75) District and Mixed Used – General (MU-1f10.0h150) District. 

HIGHLIGHTS 

 The proposed land use amendment would allow for a mixed-use development consisting
of commercial and retail uses at grade with residential uses above.

 The proposal would allow for appropriate residential intensification in a transit-oriented
development area and aligns with the Municipal Development Plan (MDP) and the
Chinook Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This application would allow for additional housing
options for inner-city living with access to transit and would allow for a more efficient use
of existing infrastructure.

 Why does this matter? The proposal would enable additional residential densification
and promote commercial and employment opportunities in Manchester Industrial.

 A development permit (DP2024-08156) for a mixed use development has been
submitted and is under review for the portion of the site proposed as the Mixed Use –
General (MU-1f6.0h75) District located on the north and east area of the site.

 There is no previous Council direction related to this proposal.

DISCUSSION 
This application, located in the southwest community of Manchester Industrial, was submitted 
by B&A Studios on behalf of the landowner, Ontrea Inc. on 2024 November 5. A development 
permit (DP2024-08156) for a mixed use development has been submitted and is under review 
for the proposed MU-1f6.0h75 District located on the north and east portion of the site. 

The approximately 1.35 hectare (3.34 acre) site encompasses an entire block which is bounded 
by 61 Avenue SW and 1A Street SW. The parcel is a Transit-Oriented Development (TOD) site 
and is approximately 160 metres (three-minute walk) west of the Chinook Light Rail Transit 
(LRT) Station. The subject site has been divided into two distinct areas, each with specific 
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building height and floor area ratio (FAR) modifiers, to support two separate phases of 
development. 

As noted in the Applicant Submission (Attachment 2), the proposed Mixed Use – General (MU-
1f6.0h75 and MU-1f10.0h150) Districts would allow for mixed use development in two phases. 
Phase one would allow for a maximum building height of 75 metres (up to 25 storeys) and a 
maximum building floor area ratio (FAR) of 6.0, approximately 54,600 square metres, for the 
north and east portion of the site. Phase two would allow for a maximum building height of 150 
metres (up to 50 storeys) and a maximum FAR of 10.0 approximately 44,000 square metres for 
the southwest portion of the site. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant met with the Ward 9 Councillor Office to introduce the proposal. The Applicant 
Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received one letter of opposition from the public. The letter noted the following 
areas of concern: 

 shadowing impacts due to the proposed building massing and height;

 the proposed design does not contribute positively to the existing neighbourhood
character; and

 lack of active frontage along 61 Avenue SW;

There is no community association for the subject area. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate given its close proximity to a high concentration of 
commercial amenities and employment opportunities, as well as easy access to local and city-
wide transportation options. The building and site design, number of units, shadowing, setbacks 
driveway access, offsite and onsite transportation considerations as well as waste management 
will be reviewed at the development permit stage. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=LOC2024-0271
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Following Calgary Planning Commission, notifications for Public Hearing of Council for the land 
use amendment application will be posted on-site and mailed out to adjacent landowners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposed land use district would enable additional housing options and may better 
accommodate the housing needs of different age groups, lifestyles, and demographics towards 
fostering an inclusive community. The development of these lands may also enable a more 
efficient use of land and infrastructure and support surrounding uses and amenities. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

Economic 
The proposed land use amendment would enable the development of additional residential 
dwelling units and commercial spaces within a Major Activity Centre, which may also increase 
ridership and help create a viable transit-oriented node around the Chinook LRT Station. The 
proposal would provide opportunities to support local business and employment opportunities 
within Manchester Industrial and nearby communities. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 105D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the southwest community of Manchester Industrial encompassing 
an entire block which is bounded by 61 Avenue SW and 1A Street SW. The site is 
approximately 1.35 hectares (3.34 acres) in size and is currently developed with a financial 
institution at the southwest corner and an industrial building at the northeast corner with a 
considerable amount of surface parking on the parcel.  
 
Surrounding developments are primarily characterized by single storey commercial 
developments designated as Direct Control (DC) District (Bylaw 56D201) to the west and south, 
and DC District (Bylaw 16D2024) to the east to accommodate transit supportive and mixed use 
development with a range of floor area ratios (FAR) and building heights. The parcel to the north 
is designated as Industrial – Commercial (I-C) District to accommodate light industrial uses with 
compatible small scale commercial uses.  
 
The subject site is in close proximity to a high concentration of commercial amenities and 
employment opportunities. Cadillac Fairview (CF) Chinook Centre is located approximately 250 
metres (a six-minute walk) to the west. Chinook Light Rail Transit (LRT) Station is located 
approximately 150 metres (a three-minute walk) to the east with access to numerous local and 
cross-city bus routes including Route 9 (Dalhousie Station/Chinook Station), Route 10 (City 
Hall/Southcentre), Route 36 (Riverbend), Route 41 (Lynnwood), Route 43 (McKinght - 
Westwinds Station/Chinook Station), Route 81 (Macleod Trail S) and Route148 (Great Plains 
Industrial). 
 

Community Peak Population Table 
 

Not available because the subject area is in an industrial area with no population statistics. 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2010/2010d56.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2024/16D2024.pdf
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 98Z2007) is based on the C-3 General Commercial District of 
Land Use Bylaw 2P80 and accommodates commercial and residential developments with 
additional rules related to urban design. The maximum FAR is 5.0, increasing to 7.0 when 
bonusing provisions are provided, and the maximum building height is 90 metres.  
 
The application has divided the subject site into two distinct areas, each with specific building 
height and FAR modifiers to support two separate phases of development. The proposed Mixed 
Use – General (MU-1f6.0h75) District and Mixed Use – General (MU-1f10.0h150) District are 
intended to accommodate a mixed use development over two phases comprising of 
commercial, retail and residential uses on the ground floor with residential dwelling units above.  
 
The portion to be redesignated to MU-1f6.0h75 is approximately 0.91 hectares in size while the 
portion to be redesignated to MU-1f10.0h150 is approximately 0.44 hectares in size. The 
redesignation split corresponds with the Building Scale classification and the Transit Station 
Area policies (2.5.4.1.b) in the Chinook Communities Local Area Plan (LAP). Combined, the 
proposed land use will allow for a maximum building floor area of approximately 98,600 square 
metres and the maximum building height will range between 75 metres (up to 25 storeys) and 
150 metres (up to 50 storeys). 
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2007/2007z98.pdf
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The MU-1 District is intended to be located along commercial streets where both residential and 
commercial uses are supported at-grade facing the commercial street. The MU-1 District also 
responds to local area context by establishing maximum building heights for individual parcels. 
The proposed MU-1 Districts are appropriate land use districts for the site because they provide 
a mix use of uses across the site within the Chinook Transit Station Area with high 
concentrations of amenities and employment opportunities. The Mixed Use – Active Frontage 
(MU-2) District was also considered, however, MU-2 District requires commercial uses to be 
located at-grade to promote activity at the street level. The proposed MU-1 District could 
achieve the same result of an active frontage through the use of Administration’s discretion at 
the development permit stage. 
 
Development and Site Design 
If this redesignation is approved by Council, the rules of the proposed MU-1f6.0h75 and 
MU-1f10.0h150 Districts will provide guidance for future site development including appropriate 
ground level uses and interface, building configuration, parcel coverage, building massing and 
height, landscaping, waste management and parking.  
 
Given the specific context of this site, additional items that will be considered through the 
development permit process include, but are not limited to: 
 

 articulation of building form and physical appearance; 

 appropriate amenity space for the residents; 

 ground floor uses and pedestrian-oriented interface along 61 Avenue SW; and 

 mitigating shadowing, overlooking, and privacy concerns to adjacent developments. 
 
Transportation 
Vehicle access and pedestrian access for the existing southwest portion of the site are available 
from 3 Street SW and 61 Avenue SW. For the north portion of the site, vehicle access and 
pedestrian access are anticipated to be from 60 Avenue SW.  
 
Transit service is available within 100 metres (a two-minute walk) on 1A Street SW for Route 9 
(Dalhousie Station/Chinook Station) and Route 81 (Macleod Trail S), on 61 Avenue SW for 
Route 10 (City Hall/Southcentre), Route 36 (Riverbend) and Route 41 (Lynnwood), along 
Macleod Trail for Route 10 (City Hall/Southcentre), Route 36 (Riverbend), Route 41 
(Lynnwood), Route 81 (Macleod Trail S) and Route 148 (Great Plains Industrial). Chinook LRT 
Station is located approximately 250 metres (a six-minute walk) southeast of the site.  
 
A Transportation Impact Assessment (TIA) has been reviewed and accepted by Administration 
in support of this application.  
 
Environmental Site Considerations 
A Phase 1 Environmental Site Assessment (ESA) was submitted and reviewed by 
Administration. There are no known outstanding environmental concerns that would prevent 
support of the subject application. 
 
Utilities and Servicing 
Public water, sanitary and storm utilities exist adjacent to the site. 
 
A Sanitary Servicing Study (SSS) was submitted for the site. The SSS confirmed that segments 
of existing 300 millimetres diameter public sanitary mains are required to be upsized to 450 
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millimetres diameter mains, as to adequately service the intended development. At the time of 
development, upgrades will be subject to the terms and conditions of a long form 
Indemnification Agreement, at the developer’s expense. 
 
All development servicing requirements will be determined at the time of development. 

 

Legislation and Policy  
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The Municipal Development Plan (MDP) identifies the subject site as being within a Major 
Activity Centre (Map 1: Urban Structure). A Major Activity Centre provides the highest 
concentration of jobs and population outside of the Greater Downtown area. In addition, the 
design and character of the Major Activity Centre must also create a high-quality environment 
that features amenities for a comfortable street environment. The proposed land uses are in 
alignment with applicable policies in the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages.  
 
Transit Oriented Development Policy Guidelines (2004) 
The Transit Oriented Development Policy Guidelines (Guidelines) provide direction for the 
development of areas typically within 600 metres of a transit station. The Guidelines encourage 
the type of development that creates a higher density, walkable, mixed-use environment within 
station areas to optimize use of existing transit infrastructure, create mobility options for 
Calgarians and benefit local communities and city-wide transit riders alike. The proposed land 
use meets the key policy objectives of the Guidelines including ensuring transit supportive land 
uses, optimizing existing sites and infrastructure, as well as increasing density around transit 
stations. 
 
Chinook Communities Local Area Plan (Statutory – 2025) 
The Chinook Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Neighbourhood Flex and Neighbourhood Commercial categories with Active Frontage (Map 3: 
Urban Form) and with a High (up to 26 storeys) building scale modifier (Map 4: Building Scale). 
The LAP speaks to a mix of commercial and residential uses that are oriented to the street 
within the Neighbourhood Flex areas. Neighbourhood Commercial areas encourage supportive 
commercial uses on the ground floor with active frontage onto the higher activity street with a 
range of other uses integrated behind or above. A maximum building height of 26 storeys are 
identified for the subject parcel along 61 Avenue SW, however, the Transit Station Area policies 
(2.5.4.1.b) allow redevelopment to exceed the maximum building height when certain 
parameters are met at the development permit stage. The proposed land use is in alignment 
with applicable policies of the LAP.  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ETTKqssKKKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=GTsTccrrcsT&msgAction=Download
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Applicant Submission 
 

2025 February 28 
 

B&A Studios (B&A), on behalf of Cadillac Fairview, is submitting a land use redesignation for 
1.35 hectares ± (3.33 acres ±) of land located in the community of Manchester Industrial. The 
subject site is comprised of the entire block bounded by 61 Avenue SW to the south, 1A Street 
SW to the east, 60 Avenue SW to the north and 3 Street SW to the west. It is ideally located 
between two significant landmarks, CF Chinook Centre and the Chinook LRT Station along the 
61 Avenue SW grand boulevard. The site is located approximately 150 metres from the Chinook 
LRT Station and is also in close proximity to many bus stops which provide access to local and 
cross-city bus routes. Commercial amenities and employment opportunities are nearby making 
this an ideal location for multi-residential development.  
 
The site is currently occupied by a bank in the southwest corner, surface parking and an 
industrial building in the northeast corner. The existing building on the northeast corner of the 
site will be demolished to make room for the proposed development. The bank will remain for 
the foreseeable future but a future phase 2 development has been considered and accounted 
for in the proposed land use district.  
 
The site is currently designated a Direct Control (DC) District (Bylaw 98Z2007) which is based 
on Bylaw 2P80’s C-3 District and allows for a maximum building height of 90 metres and a 
maximum floor area ratio (FAR) of 5.0 or 7.0 when bonusing provisions are provided. The DC 
also contains specific rules for the development, including rules around what uses are allowed 
at grade and rules related to urban design. Administration determined that there was no ability 
for the Development Authority to relax any of the rules contained in DC District therefore a land 
use amendment is required to accommodate the development, as proposed in the concurrent 
development permit submission.  
 
The proposed Mixed Use - General (MU-1) District is intended to accommodate a mix of 
residential and commercial uses in a variety of forms and provides for flexibility in maximum 
building height and density. The proposed land use will support the concurrent development 
permit for a multi-residential development, will accommodate the existing bank on the site and 
will allow for the flexibility to add commercial uses in the future. The MU-1 District allows for a 
wide variety of compatible uses and contains rules to help create a well-designed and attractive 
pedestrian and transit oriented development.  
 
The subject site has been divided into two distinct areas with different building height and FAR 
modifiers to accommodate two distinct phases of development. The majority of the site 
(encompassing the land for the concurrent development permit) is proposing a maximum FAR 
of 6.0 and a maximum building height of 75 metres and will accommodate the development as 
proposed. The southwest portion of the site is intended to accommodate a signature point tower 
and is proposing a maximum FAR of 10.0 and a maximum building height of 150 metres.  
 
The site is located within a Major Activity Centre (MAC) according to Map 1: Urban Structure of 
the Municipal Development Plan (MDP). The proposed land use meets the policies for MACs 
within the MDP including achieving a minimum intensity of 200 jobs and population per hectare. 
A total density of 744 uph is anticipated over both phases which, based on a population of 1.5 
people per unit, is equal to a population intensity of 1,116 people per hectare. This project will 
positively contribute to the overall intensity achieved in the MAC. 
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Applicant Outreach Summary 
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 CPC2025-0446 
  ATTACHMENT 4 

BYLAW NUMBER 105D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0271/CPC2025-0446) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Land Use Amendment in Manchester Industrial (Ward 9) at 6100 Macleod Trail 
SW, LOC2024-0319 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.06 hectares ± (2.61 
acres ±) located at 6100 Macleod Trail SW (Plan 9210444, Block H, Lot 2) from Direct 
Control (DC) District to Mixed Use – General (MU-1f8.0h110) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 05: 

That Council give three readings to Proposed Bylaw 114D2025 for the redesignation of 1.06 
hectares ± (2.61 acres ±) located at 6100 Macleod Trail SW (Plan 9210444, Block H, Lot 2) 
from Direct Control (DC) District to Mixed Use – General (MU-1f8.0h110) District. 

HIGHLIGHTS 

 The proposed land use amendment would allow for high-density mixed-use development
under the Mixed Use – General (MU-1f8.0h110) District.

 The proposal would allow for additional height and health care service uses at grade in a
transit-oriented development area, and aligns with the Municipal Development Plan
(MDP) and the Chinook Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This application would allow for additional
commercial services in a Major Activity Centre with access to transit and would allow for
a more efficient use of existing infrastructure.

 Why does this matter? The proposal would enable additional commercial uses in an
existing building and promote commercial and employment opportunities in the
Manchester Industrial community.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION 
This application, located in the southwest community of Manchester Industrial, was submitted 
by T.i. Studios Architecture Inc. on behalf of the landowner, Developments West Corporation, 
on 2024 December 17. No development permit has been submitted.  

The approximately 1.06 hectare (2.61 acre) site encompasses an entire block facing onto 
Macleod Trail SW and 61 Avenue SW. The parcel is a transit-oriented development (TOD) site 
within the core zone area of Chinook LRT Station, which is approximately 280 metres (a four-
minute walk) east of the site.  

As noted in the Applicant Submission (Attachment 2), the land use amendment will increase the 
maximum height and floor area ratio (FAR), as well as enable a Health Care Service use on the 
ground floor of an existing building, a location currently not permissible by the existing Direct 
Control (DC) District (Bylaw 56D2010). The proposed MU-1f8.0h110 District would allow for 



Item # 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2025-0462 
2025 June 05 Page 2 of 3 

Land Use Amendment in Manchester Industrial (Ward 9) at 6100 Macleod Trail 
SW, LOC2024-0319 

Approval: S. Lockwood concurs with this report. Author: J. Green 

City Clerks: K. Picketts / C. Doi 

mixed-use development up to a height of 110 metres (26 storeys) and a floor area ratio of 8.0, 
which aligns with the recently approved Chinook Communities Local Area Plan (LAP).   

At this time, the proposal is to make effective use of existing commercial floor space and 
redevelopment of the site has not been proposed. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. The applicant 
reached out to 10 landowners of adjacent parcels via mailed letters to inform them of the 
intended change of use and that no redevelopment is proposed at the present time. The 
Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

No public comments were received at the time of writing this report. There is no community 
association in this area. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate given its proximity to a high concentration of 
commercial amenities and employment opportunities, as well as easy access to local and city-
wide transportation options. The land use would also enable future redevelopment in alignment 
with the LAP.  

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

IMPLICATIONS 

Social 
The proposed land use district would enable a Health Care Service use, in addition to other 
uses permissible as part of the MU-1 District that will support the needs of different age groups, 
lifestyles, and demographics towards fostering an inclusive community. The development of 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0319
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these lands may also enable a more efficient use of land and infrastructure and support 
surrounding uses and amenities. 

Environmental 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Opportunities to enhance the development on this site 
with applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

Economic 
The proposed land use amendment would enable the effective use of existing commercial floor 
space and allow for future mixed-use development consistent with the LAP. The site is also 
within a Major Activity Centre, where redevelopment and investment may also increase 
ridership and help create a viable transit-oriented node around the Chinook LRT Station. The 
proposal would provide opportunities to support local business and employment opportunities 
within Manchester Industrial and nearby communities. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 114D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the southwest community of Manchester Industrial. It is a full block 
bound by 61 Avenue SW to the south, 60 Avenue SW to the north, 3 Street SW to the east and 
Macleod Trail SW to the west; where it is directly opposite Cadillac Fairview (CF) Chinook 
Centre. The site is approximately 1.06 hectares (2.61 acres) in size, is developed with a single 
storey commercial building comprising multiple businesses, two buildings used as restaurants 
and surface parking in the centre of the parcel.  
 
The existing multi-unit building is occupied by several commercial businesses with a number of 
vacant units. The rationale underpinning this application for a change of land use to Mixed Use 
– General (MU-1) District is to increase the maximum height, allowable built floor area, enable a 
Health Care Service use at ground level and provide flexibility that would support occupation of 
existing commercial units. The ability to locate Health Care Service at grade is not allowable 
under the rules of the existing Direct Control (DC) District (Bylaw 56D2010). All existing uses on 
the subject site are consistent with the existing DC District, which is based on the Commercial – 
Corridor 1 (C-COR1) District. 
 
Surrounding developments on the north, east and south are primarily characterized by single 
storey commercial developments, with the Chinook Centre located to the west, designated as 
DC Districts based on the C-COR1 and Commercial – Regional 2 (CR-2) Districts.   
 
The subject site is in close proximity to a high concentration of commercial amenities and 
employment opportunities. Chinook LRT Station is located approximately 280 metres (a four-
minute walk) to the east with access to numerous local and cross-city bus routes including 
Route 9 (Dalhousie Station/Chinook Station), Route 10 (City Hall/Southcentre), Route 36 
(Riverbend), Route 41 (Lynnwood), Route 43 (McKnight - Westwinds Station/Chinook Station), 
Route 81 (Macleod Trail S) and Route 148 (Great Plains Industrial). 
 

Community Peak Population Table 
 

Not available because the subject area is in an industrial area. 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2010/2010d56.pdf
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 56D2010) is based on the C-COR1 District of Land Use Bylaw 
1P2007 that is characterized by commercial developments, with buildings facing the street. The 
DC District also contains additional rules for use area and restricting uses that do not contribute 
towards an active frontage on the ground floor. This includes Health Care Service (formerly 
defined as Medical Clinic). The existing maximum allowable building height is 90 metres with 
minimum and maximum floor area ratios (FAR) defined depending on the uses proposed.  
 
The proposed MU-1f8.0h110 District is intended to be located along commercial streets where 
both residential and commercial uses are supported at grade facing the commercial street. The 
MU-1 District also responds to local area context by establishing maximum building heights for 
individual parcels. The proposed MU-1District is an appropriate land use district for the site as it 
enables a mix use of uses across the site within the Chinook Transit Station Area with high 
concentrations of amenities and employment opportunities. More specifically, the use of Health 
Care Service within the existing building at ground level is appropriate given the active frontage 
is set back by approximately 80 metres from both the Neighbourhood Commercial (Macleod 
Trail SW) and Neighbourhood Flex (61 Avenue SW) areas identified in the Chinook 
Communities Local Area Plan (LAP). The building height modifier of 110 metres aligns with the 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2010/2010d56.pdf
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High building scale (up to 26 storeys) identified in the LAP. The floor area ratio (FAR) of 8.0 will 
provide flexibility for the floorplates to support a variety of uses allowable under the rules of the 
MU-1 District and contribute towards the objectives set out in the LAP. Overall, the proposal 
supports redevelopment of this site in the future and is aligned with the policies of the LAP. 

Development and Site Design 
Redevelopment of the site is currently not proposed. However, if this redesignation is approved 
by Council, the rules of the proposed MU-1f8.0h110 District will provide guidance for future site 
development including appropriate ground level uses and interface, building configuration, 
parcel coverage, building massing and height, landscaping, waste management and parking.  

Transportation 
Pedestrian access to the site is available from Macleod Trail SW, 60 Avenue SW, 61 Avenue 
SW and 3 Street SW. 

There are no cycling facilities immediately adjacent to the site though one is recommended as 
per the Always Available for All Ages and Abilities (5A) Network on 61 Avenue SW and another 
on the west side of Macleod Trail SW. 

The area is well served by Calgary Transit Route 10 (City Hall/Southcentre), immediately 
adjacent to the site on Macleod Trail SW. The subject site is also approximately 300 metres (a 
five-minute walk) northwest from the Chinook LRT Station and bus loop which services Routes 
9 (Dalhousie Station/Chinook Station), 10 (City Hall/Southcentre), 36 (Riverbend), 41 
(Lynnwood), 43 (McKnight – Westwinds Station/Chinook Station), 81 (Macleod Trail S) and 148 
(Great Plains Industrial). 

On-street parking is restricted on Macleod Trail SW and 61 Avenue SW but is available on both 
sides on 60 Avenue SW as well as 3 Street SW. 

Direct vehicular access to the site is available from Macleod Trail SW, 60 Avenue SW, 61 
Avenue SW and 3 Street SW. 

Neither a Transportation Impact Assessment nor a Parking Study was required for this 
application. 

Environmental Site Considerations 
At the time of development, a Phase 1 Environmental Site Assessment (ESA) will be required, 
for review and acceptance, to the satisfaction of Administration. No significant outstanding 
environmental concerns have been identified. 

Utilities and Servicing 
Public water, sanitary and storm utilities exist adjacent to the site. Development servicing 
requirements are/will be determined at the time of development. 

Legislation and Policy 

South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Municipal Development Plan (Statutory – 2009) 
The Municipal Development Plan (MDP) identifies the subject site as being within a Major 
Activity Centre (Map 1: Urban Structure). A Major Activity Centre provides the highest 
concentration of jobs and population outside of the Greater Downtown area. In addition, the 
design and character of the Major Activity Centre must also create a high-quality environment 
that features amenities for a comfortable street environment. The proposed land use is in 
alignment with applicable policies in the MDP. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Chinook Communities Local Area Plan (Statutory – 2025) 
The Chinook Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Neighbourhood Commercial and Neighbourhood Flex categories with Active Frontage identified 
along 61 Avenue SW (Map 3: Urban Form) and with a High building scale modifier (Map 4: 
Building Scale), which allows for up to 26 storeys. The LAP speaks to a mix of commercial and 
residential uses that are oriented to the street within the Neighbourhood Flex areas.  
 
Neighbourhood Commercial areas are supportive of commercial uses on the ground floor with 
active frontage onto the higher activity street with a range of other uses integrated behind or 
above. A maximum building height of 26 storeys is identified for the subject parcel, however, the 
Chinook Transit Station Area policies (2.5.4.1.b) allow redevelopment to exceed the maximum 
building height if it achieves specific provisions as outlined in the policy. The proposed land use 
is in alignment with applicable policies of the LAP.  

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=GTsTccrrcsT&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
2024 December 19



CPC2025-0462 

Attachment 3 

CPC2025-0462 Attachment 3  Page 2 of 2 
ISC:UNRESTRICTED 

 



 
 CPC2025-0462 
  ATTACHMENT 4 

BYLAW NUMBER 114D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0319/CPC2025-0462) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Land Use Amendment in Manchester (Ward 9) at 4336 and 4344 Macleod Trail SW, 
LOC2024-0235 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.11 hectares ± (2.74 
acres ±) located at 4336 and 4344 Macleod Trail SW (Plan 9212019, Block 1, Lots 22A and 
27A) from Direct Control District (DC) District to Mixed Use – General (MU-1f8.0h90) 
District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council give three readings to Proposed Bylaw 99D2025 for the redesignation of 1.11 
hectares ± (2.74 acres ±) located at 4336 and 4344 Macleod Trail SW (Plan 9212019, Block 1, 
Lots 22A and 27A) from Direct Control District (DC) District to Mixed Use – General (MU-
1f8.0h90) District. 

HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject property to allow
for street-oriented mixed-use development of up to 26 storeys.

 The proposal allows for higher density development near the 39 Avenue LRT Station
and aligns with the applicable policies of the Municipal Development Plan (MDP) and the
Chinook Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This proposal would allow more housing options
and commercial use within an established area with access to alternative transportation
modes and allow for more efficient use of existing infrastructure.

 Why does this matter? The proposal would provide additional housing and commercial
options in the area with convenient access to transit and a wide range of community
amenities.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding the proposal.

DISCUSSION  
The subject site is located in the southwest community of Manchester. The application was 
submitted by B&A Studios on behalf of the landowner, Lansdowne Equity Ventures Ltd., on 
2024 September 17. No development permit has been submitted at this time. As noted in the 
Applicant Submission (Attachment 2), the intent is to provide a transit-oriented development that 
locates a higher density mixed-use development near the primary transit network, commercial 
amenities, open space and employment lands of the area. The proposed Mixed Use – General 
(MU-1f8.0h90) District would allow for a mixed-use development at a maximum building height 
of 90 metres, or up to 26 storeys. 

The approximately 1.11 hectares (2.74 acres) site is located midblock on Macleod Trail SW 
between 42 Avenue SW to the north and 46 Avenue SW to the south. The site is well served by 
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Calgary Transit and the site is located approximately 600 metres (a 10-minute walk) south of the 
39 Avenue LRT station. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. The applicant’s 
outreach relied on the City of Calgary's standard notice posting, letters to adjacent residents 
and information on the City’s online Development Map. After the initial comment period, the 
applicant reached out to the Parkhill Community Association (CA) to discuss their letter of 
opposition and to offer a meeting. The applicant provided responses to the CA’s questions. The 
Applicant Outreach Summary can be found in Attachment 3.  

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. Administration received one letter of opposition from the public. The letter 
of opposition included the following areas of concern: 

 height out of scale;

 shadowing impact on Stanley Park and community fields; and

 parking impact to the Stanley Park/Parkhill/Elboya neighbourhood.

The CA provided a letter of opposition on 2024 May 12 (Attachment 4), noting concerns over 
height, massing, traffic and parking.  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposed land use, including the intended 
district and associated modifiers, are in alignment with the MDP and LAP regarding density, 
height and location considerations. The anticipated parking and traffic safety impacts, relevant 
to the proposed land use application, have been considered and are acceptable. Matters 
relating to precedent setting, property value, construction phase impacts and market demand for 
specific uses are not planning considerations and therefore were not considered in the 
assessment of this land use application. The building and site design, number of units, traffic 
safety and on-site parking considerations will be reviewed and determined at the development 
permit stage.  

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2024-0235
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Following the Calgary Planning Commission, notifications for a Public Hearing of Council will be 
posted on-site and mailed to adjacent landowners. In addition, Commission’s recommendation 
and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposal enables the continuation of higher density residential and commercial in the 
community of Manchester and provides for diversification of housing choice and opportunity for 
mixed-use development.  

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use amendment would enable the development of residential dwelling units 
and commercial space. The proposal would allow housing and employment opportunities within 
Manchester and the surrounding communities and would support local businesses. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Community Association Response
5. Proposed Bylaw 99D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is comprised of two adjoining parcels located in the northern edge of the 
community of Manchester, and adjoining the eastern edge of the community of Parkhill. The site is 
located midblock bordered by Macleod Trail SW to the west, 42 Avenue SE to the north, 1 Street 
SE to the east and 46 Avenue to the south. The Manchester Industrial area is located to the east 
of the Light Rail Transit (LRT) and Canadian Pacific Kansas City Railway (CPKC) tracks. The 
closest residents are located across Macleod Trail SW to the west. The site is approximately 1.11 
hectares (2.74 acres) in size and is approximately 114 metres wide by 99 metres deep. The site is 
currently developed with a single storey commercial building containing restaurants and a fitness 
centre. A significant amount of surface parking surrounds the commercial building and there is 
existing vehicle and pedestrian access from Macleod Trail SW. Vehicular access is provided on 
the east side through a rear lane. 
 
Surrounding development is largely characterized by commercial development. Parcels 
designated Commercial – Corridor 3 f3.0h46 (C-COR3f3.0h46) District are located directly to the 
north and south and another parcel designated Industrial – Commercial (I-C) District is located to 
the north.  A parcel designated Direct Control (DC) District based on the Commercial – Corridor 2 
f3.0h30 (C-COR2f3.0h30) District is located to the west across Macleod Trail SW. The residential 
community of Parkhill is located further west of Macleod Trail SW.  
 
The site benefits from a close proximity (approximately 600 metres, about a 10-minute walk) to the 
39 Avenue LRT Station. The site is within 1,500 metres (a 20-minute walk) of Elboya School and 
Saint Anthony School. Stanley Park, the Parkhill Stanley Park Community Hall and playing fields 
are within 500 metres (an eight-minute walk) of the site. Elboya Park is 1,100 metres (a 16-minute 
walk) away.  
 

Community Peak Population Table 
 
As identified below, the community of Manchester reached its peak population in 2014. 
 

Manchester 

Peak Population Year 2014 

Peak Population 1332 

2019 Current Population 1025 

Difference in Population (Number) -307 

Difference in Population (Percent) -23% 
         Source: The City of Calgary 2019 Civic Census 

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

  

https://www.calgary.ca/communities/profiles/manchester.html
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Location Maps 
 

 
 

 

SUBJECT SITE  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 

Land Use 
The existing DC District (Bylaw 8Z91) is based on the C-3 General Commercial District of Land 
Use Bylaw 2P80. This district allows for a maximum height of 46 metres and a variety of 
commercial units as well as dwelling units.  
 
The proposed Mixed Use – General (MU-1f8.0h90) District is intended to accommodate a mix of 
residential and commercial uses in the same building or in multiple buildings. The proposed district 
with the height modifier of 90 metres, would allow a maximum building height of 26 storeys and is 
designed to be adjacent to and accommodate a wide variety of compatible uses with specific rules 
for setbacks and maximum heights at the shared property line or lane. The proposed land use will 
allow for a maximum building floor area of approximately 88,525 square metres through a floor 
area ratio (FAR) modifier of 8.0. 
 

Development and Site Design 
If this application is approved by Council, the rules of the MU-1 District and the Chinook 
Communities Local Area Plan (LAP) will provide guidance for the design of the development, 
including appropriate building height and floor area. Additional items that will be considered 
through the development permit include, but are not limited to, providing an appropriate interface 
with the adjacent pathway that runs north south along the rear of the site. 
 

  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z8.pdf
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Transportation 
The site is well-served by Calgary Transit with the 39 Avenue LRT Station approximately 600 
metres (a 10-minute walk) northeast of the site, and a bus stop providing service to Route 10 (City 
Hall/ Southcentre) to the south. Pedestrian access to the site is available from existing sidewalks 
along MacLeod Trail South. On-street parking is not available and will have to be accommodated 
on-site. Vehicular access to the site is via MacLeod Trail SW as well as the lane just west of the 
LRT (Red Line). Neither a Transportation nor a Parking Study was required for this application. 
 

Environmental Site Considerations  
The site was formerly a service station and has a history of petroleum hydrocarbon contamination. 
An Environmental Site Assessment (ESA) Phase 1 report was submitted by the applicant. No 
significant concerns were identified to prevent support of the proposed land use amendment. Prior 
to any decision on a future development permit for the site, the applicant must address all 
recommendations made in the ESA Phase 1 report. This includes the submission of an ESA 
Phase 2 report for review and acceptance by Administration. 
 
Utilities and Servicing  
Public water, sanitary and storm utilities are available. Specific details of site servicing, stormwater 
management and waste and recycling management will be reviewed in detail through the future 
development permit application. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes the 
efficient use of land. 
 
Municipal Development Plan (Statutory – 2009) 
The Municipal Development Plan (MDP) identifies the site as an Urban Main Street on the Urban 
Structure Map (Map 1). The proposal is consistent with the General policies for Main Streets 
(Section 3.4.1) and Urban Main Street policies (Section 3.4.2). The MDP’s City-wide policies 
(Section 2) and specifically Section 2.2, Shaping a More Compact Urban Form, provides direction 
to encourage transit use, making optimal use of transit infrastructure and improve the quality of the 
environment in communities. The goals of these policies are to direct future growth of the city in a 
way that fosters a more compact and efficient use of land, create complete communities, allow for 
greater mobility choices, and enhance vitality and character in local neighborhoods with transit-
oriented development. A key policy of the MDP is to accommodate 50 percent of future population 
growth over the next 60-70 years within the City’s Developed Areas. The proposed land use is in 
alignment with the applicable policies in the MDP. 
 

Calgary Climate Strategy (2022) 
This application proposes a density increase and the implementation of transit-oriented 
development, which aligns with the objectives of the Calgary Climate strategy – Pathways to 2050. 
Further opportunities to align development of this site with applicable climate strategies will be 
explored and encouraged with the development permit application. 
 

The Chinook Communities Local Area Plan (Statutory – 2025) 
The Chinook Communities Local Area Plan (LAP) identifies the subject site as being part of the 
Neighborhood Flex Urban Form category. The location of the site within 600 metres of the existing 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgary.ca/planning/municipal-development-plan.html
https://hdp-ca-prod-app-cgy-engage-files.s3.ca-central-1.amazonaws.com/5917/3948/9433/Proposed-Chinook-Communities-Local-Area-Plan.pdf


 
CPC2025-0389 

Attachment 1 

 

 
CPC2025-0389 Attachment 1  Page 5 of 5 
ISC:UNRESTRICTED 

 

39 Avenue LRT Station, as well as just outside the 600 metres of the proposed 50 Avenue LRT 
Station, puts the subject site within the High (up to 26 stories) Building Scale category. 
Neighborhood Flex areas are characterized by a mix of commercial and residential uses. Buildings 
are oriented toward the street with units that may accommodate commercial, office, institutional, 
recreational or residential uses. Neighborhood Flex categories are applied to areas that are 
commercially oriented, or in areas where commercial development would be appropriate, but is 
not required. Either commercial or residential uses are appropriate on the ground floor facing the 
street, and the public realm should be designed to support moderate to high volumes of 
pedestrians.  
 
The subject site also falls within the 39 Avenue Transit Station Transition Zone, meaning that 
there is an expectation that any future development should provide for a high-quality public space 
which enhances the transit interface and creates a well-defined street wall. Development in 
Transition Zones should not include vehicle-oriented uses and vehicle access should be located to 
reduce conflicts with pedestrian movement. Development in Transition Zones should activate the 
lane and should provide connections to adjacent mobility infrastructure to support a comfortable 
and safe pedestrian and cycling experience. The proposed land use amendment is in alignment 
with the applicable policies of the LAP. 
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Applicant Submission 
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Applicant Outreach Summary 
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Community Association Response 
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BYLAW NUMBER 99D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0235/CPC2025-0389) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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



 
 AMENDMENT LOC2024-0235/CPC2025-0389 
 BYLAW NUMBER 99D2025 

Page 2 of 3 

 
SCHEDULE A 
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Policy Amendment in Ogden (Ward 9) at 7414 Ogden Road SE, LOC2025-0074 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the amendments to the Millican-Ogden Area 
Redevelopment Plan (Attachment 2). 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 05: 

That Council give three readings to Proposed Bylaw 52P2025 for the amendments to the 
Millican-Ogden Area Redevelopment Plan (Attachment 2). 

HIGHLIGHTS 

 This application seeks a policy amendment to the Millican-Ogden Area Redevelopment
Plan (ARP) to allow for rowhouses and townhouses, in addition to the building types
already allowed under the ARP (e.g., single detached, semi-detached and duplex
dwellings).

 The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP).

 What does this mean to Calgarians? The proposed policy amendment would allow for
greater housing choice within the community and more efficient use of existing
infrastructure and nearby amenities.

 Why does this matter? The proposed policy amendment would allow for more housing
options that may better accommodate the evolving needs of different age groups,
lifestyles and demographics.

 A development permit (DP2025-00966) for a new four-unit townhouse building and
detached garage has been submitted on 2025 February 20 and is currently under
review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This policy amendment application, in the southeast community of Ogden, was submitted by 
Horizon Land Surveys on behalf of the landowners, Jaskiran Dhensa and Karndev Grewal on 
2025 March 27. The approximately 0.05-hectare (0.14-acre) site is located directly east of 
Ogden Road SE and approximately 120 metres (less than 2-minute walk) south of 74 Avenue 
SE.  

As indicated in the Applicant Submission (Attachment 3), the proposed policy amendment is 
intended to accommodate a townhouse building as indicated in the Applicant Submission 
(Attachment 3) and to align with the existing Residential – Grade-Oriented Infill (R-CG) District 
of the site. A development permit (DP2025-00966) for a new four-unit townhouse building with 
four secondary suites and a detached garage has been submitted and is under review. 
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An amendment to the Millican Ogden Area Redevelopment Plan (ARP) is required because the 
subject parcel is currently designated as “Low Density Conservation” in Map 2 of the ARP. This 
policy designation is intended to support the retention and conservation of existing low-density 
housing forms, such as single detached homes, and does not contemplate new multi-dwelling 
forms such as townhomes and rowhouses. As such, the existing ARP policy does not support 
the form and intensity of the proposed townhouse building, despite the existing R-CG land use 
district permitting such uses. The proposed amendment would re-designate the site to “Low or 
Medium Density Multi-Dwelling Residential”, enabling alignment between the statutory policy 
and the approved land use district, and facilitating the development of a fourplex with secondary 
suites in a contextually appropriate location. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed policy amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant distributed letters to residents within a 100-metre radius of the subject site, 
conducted door knocking and engaged with residents who were available, and contacted the 
Millican-Ogden Community Association (CA) and Ward 9 Office for comment. The Applicant 
Outreach Summary can be found in Attachment 4.  

City-Led Outreach 
In keeping with Administration’s practices, the application was circulation to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

No public comments were received at the time of writing this report. 

The CA provided a letter in opposition on 2025 May 13 (Attachment 5) identifying that the 
existing ARP policies should be respected, and that proposal does not align with the expectation 
of community members. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate as the existing R-CG land use designation and 
proposed townhouse building will be compatible with surrounding development pattern and the 
scale of adjacent properties. The proposed development will also introduce a form of housing 
that helps meet community needs without significantly altering the established character of the 
neighbourhood. 

https://dmap.calgary.ca/?find=LOC2025-0074
https://developmentmap.calgary.ca/?find=LOC2025-0074
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Following Calgary Planning Commission, notification for a Public Hearing of Council for the 
policy amendment application will be posted on site and mailed out to adjacent landowners. In 
addition, Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
The proposed policy amendment would allow for additional housing types and would 
accommodate a site and building design that is adaptable to the functional requirements of 
evolving households and lifestyle needs. 

Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. Opportunities to enhance the development on this site with 
applicable climate strategies have been identified and shared with the applicant and will be 
pursued at the development permit stage. 

Economic 
The proposed policy amendment would allow for a more efficient use of land, existing 
infrastructure and services. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Proposed Bylaw 52P2025
3. Applicant Submission
4. Applicant Outreach Summary
5. Community Association Response

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is in the southeast community of Ogden on the east side of Ogden Road SE 
and south of 74 Avenue SE. The parcel is a mid-block site and is approximately 0.05 hectares 
(0.13 acres) in size, with dimensions of approximately 15 metres wide and 36 metres deep. The 
site is currently undeveloped and is bound to the north and south by parcels developed with 
single detached dwellings. Adjacent to the west is Ogden Road SE and to the east is a laneway. 
 
Surrounding lands are designated Residential – Grade-Oriented Infill (R-CG) District and are 
characterized by single detached dwellings and accessory residential buildings.  
 
The site is located approximately 550 metres (an eight-minute walk) north of the commercial 
uses located at the corner of Glenmore Court SE and Ogden Road SE. In addition, the hotel 
use on the site (Glenmore Inn), the site also provides a variety of small scale retail and service 
commercial use which is identified as a Community Activity Centre in the Municipal 
Development Plan (MDP). Other commercial amenities such as grocery store (Freshco), 
pharmacy (Shoppers Drug Mart) and businesses are located within approximately 1,500 metres 
(a 20-minute walk) west of the subject site. George Moss Park is along 74 Avenue SE and is 
approximately 425 metres (a nine-minute walk) north from the subject site.  
 
Almadina Language Charter Academy is located within approximately 1,100 metres (a 15-
minute walk) to the west while Ogden Fire Station No. 9 is approximately 500 metres (a seven-
minute walk) south of the subject site, along 78 Avenue SE.  
 

Community Peak Population Table 
 
As identified below, the community of Ogden reached its peak population in 1982. 
 

Ogden 

Peak Population Year 1982 

Peak Population 11,548 

2021 Current Population 8,315 

Difference in Population (Number) - 3,233 

Difference in Population (Percent) 28% 

Source: The City of Calgary 2021 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/csps/cns/documents/community_social_statistics/community-profiles/ogden.pdf
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Location Maps  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The subject site is designated as Residential-Grade Oriented Infill (R-CG) District, which was 
applied as part of the recent Rezoning for Housing initiative to support increased housing choice 
in established areas. The R-CG District accommodates a range of low-density residential forms, 
including single detached, semi-detached, duplex dwellings, townhouses, and rowhouse 
buildings. It allows for a maximum building height of 11.0 metres and a maximum density of 75 
dwelling units per hectare, which, based on the site’s parcel area, permits up to four dwelling 
units.  
 
Secondary suites (one backyard suite and one secondary suite per dwelling unit) are also 
allowed in the R-CG District and do not count towards allowable density. The parcel would 
require 0.5 parking stalls per dwelling unit and per secondary suite. 
 
This proposed policy amendment was initiated to support a concurrent development permit 
application (DP2025-00966), for a four-unit townhouse development on the site. The policy 
amendment proposes to align the statutory policy and the proposed built form. While the R-CG 
District support townhouse development, the current Millican-Ogden ARP designates the site as 
“Low Density Conservation” which only permits single and semi-detached housing. The 
proposed amendment would re-designate the site to “Low or Medium Density Multi-Dwelling 
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Residential” to enable multi-dwelling built forms such as townhouses, and will ensure 
consistency between the ARP and the existing R-CG land use designation for the site. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The site is within the Developed Residential – Inner City area as identified on Map 1: Urban 
Structure of the Municipal Development Plan (MDP). The applicable MDP policies encourage 
redevelopment and modest intensification of inner-city communities to make more efficient use 
of existing infrastructure, public amenities and transit and delivers small and incremental 
benefits to climate resilience.  
 
The proposal is in keeping with relevant MDP policies.  
 
Calgary Climate Strategy (2022)  
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored with the development permit review for the 
site.  
 
Millican-Ogden Area Redevelopment Plan (Statutory – 1999)  
The site is located within the Low Density Conservation area as identified on Map 5: Proposed 
Land Use Policies of the Millican-Ogden Area Redevelopment Plan (ARP). As per the ARP 
policies in Section 3.4.3 (Residential Land Use), the Low Density Conservation area is intended 
to maintain stability in the community and to protect the existing residential character and quality 
of the neighbourhood. 
 
The proposed policy amendment to Map 5 would amend the subject site from Low Density 
Conservation to Low or Medium Density Multi-Dwelling Residential to reflect the allowable uses 
under the R-CG District and align with MDP policies. A text amendment is proposed to further 
clarify that 75 units per hectare is appropriate on the site in alignment with the R-CG District 
maximum allowable density. 
 
The proposed policy amendment will also complement and support the existing low density built 
form in the neighbourhood by introducing sensitive infill opportunities that reflect the established 
character, while allowing for a gradual and contextually appropriate increase in housing diversity 
and choice. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=ITTrqyrrKsX&msgAction=Download


 
 CPC2025-0480 
  ATTACHMENT 2 

BYLAW NUMBER 52P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MILLICAN-OGDEN AREA 

REDEVELOPMENT PLAN BYLAW 8P99 
(LOC2025-0074/CPC2025-0480) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Millican-Ogden Area Redevelopment Plan Bylaw 
8P99, as amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Millican-Ogden Area Redevelopment Plan attached to and forming part of Bylaw 

8P99, as amended, is hereby further amended as follows: 
  

(a) Amend Map 5 entitled ‘Proposed Land Use Policies’ by changing 0.05 hectares ± 
(0.12 acres ±) located at 7414 Ogden Road SE (Plan 375AM, Block 7, Lots 41 
and 42) from ‘Low Density Conservation’ to ‘Low or Medium Density Multi-
Dwelling Residential’ as generally illustrated in the sketch below:  

 

 
 



 
BYLAW NUMBER 52P2025 

Page 2 of 2 

 
(b) In Section 3.4.3 Residential Land use, subsection 3.4.3.3 Policies, Policy 2, 

delete the last sentence and replace with the following:  
 

“(a)  The following sites have a maximum density of 75 units per hectare: 7425 
- 20 Street SE, 2403 Crestwood Road SE, 7615 - 25 Street SE, 1928 - 62 
Avenue SE, 7804 - 22 Street SE, 7414 Ogden Road SE. 

  
 (b)  The site at 6280 - 14A Street NE does not have a maximum unit density, 

but has a maximum floor area ratio of 1.5.” 
 
2. This Bylaw comes into force on the date it is passed. 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Applicant Submission 
 
 

 



CPC2025-0480 

Attachment 4 

CPC2025-0480 Attachment 4  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
2025 March 25 
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Community Association Response 
 

 

 



Approval: M. Sklar concurs with this report.  Author: F. Shahraki 

City Clerks: A. Adegunwa / C. Doi 
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Land Use Amendment in Dover (Ward 9) at 2805 – 28 Avenue SE, LOC2025-0015 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.12 hectares ± (0.29 
acres ±) located at 2805 – 28 Avenue SE (Plan 2411637, Block 1, Lot 1) from Multi-
Residential – Contextual Grade-Oriented (M-CGd30) District to Multi-Residential – 
Contextual Low Profile (M-C1) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 8: 

That Council give three readings to Proposed Bylaw 102D2025 for the redesignation of 0.12 
hectares ± (0.29 acres ±) located at 2805 – 28 Avenue SE (Plan 2411637, Block 1, Lot 1) from 
Multi-Residential – Contextual Grade-Oriented (M-CGd30) District to Multi-Residential – 
Contextual Low Profile (M-C1) District. 

HIGHLIGHTS 

 This application seeks to redesignate a portion of a recently consolidated parcel to
create a consistent land use designation across the entire property, allowing for multi-
residential development of low height and medium density.

 The proposal represents an appropriate density increase of a residential site, allows for
development that is compatible with the character of the existing neighbourhood and is
in keeping with the applicable policies of the Municipal Development Plan (MDP) and
East Calgary International Avenue Communities Local Area Plan (LAP).

 What does this mean to Calgarians? The proposed Multi-Residential – Contextual Low
Profile (M-C1) District would allow for greater housing choice within the community and
more efficient use of existing infrastructure and nearby amenities.

 Why does this matter? The proposed M-C1 District would allow for more housing options
that may better accommodate the evolving needs of different age groups, lifestyles and
demographics.

 A development permit for a Multi-Residential Development with eight dwelling units and
four secondary suites has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This land use amendment application in the southeast community of Dover was submitted by 
Max Tayefi Architect on behalf of the landowner, Allure Fine Homes Inc. (Mazhar Malik) on 
2025 January 28. A development permit (DP2024-06121) for a multi-residential development, 
consisting of two buildings with a total of eight dwelling units and four secondary suites, was 
submitted on 2024 August 21, and is currently under review.  

The subject site is located at the southwest corner of the intersection of 28 Street SE and 28 
Avenue SE. The southern portion of the site, approximately 0.12 hectares in size, is the subject 
of this land use amendment application. It is currently designated as Multi-Residential – 
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Contextual Grade-Oriented (M-CGd30) District, allowing for the development of up to three 
dwelling units based on a density modifier of 30 units per hectare. As outlined in the Applicant 
Submission (Attachment 2), the proposed M-C1 District would facilitate increased density and 
establish a consistent land use designation across the entire parcel. 

A detailed planning evaluation of the application, including location maps and site context, is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response 
the applicant contacted the Ward 9 Councillor’s office, the Dover Community Association and 
distributed letters to residents within a 90-metre radius of the subject site. The Applicant 
Outreach Summary can be found in Attachment 3.  

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. Administration received one letter of opposition from the public citing 
construction-related nuisance and inconvenience.  

No comments from the Dover Community Association were received. Administration contacted 
the Community Association to follow up and no response was received.  

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The building and site design, number of units and 
on-site parking are being reviewed as part of the development permit application.  

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

IMPLICATIONS 

Social 
The proposed M-C1 District would allow for a wider range of housing types than the existing 
land use district and may better accommodate the housing needs of different age groups, 
lifestyles and demographics.  

Environmental 
The application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align the development on 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0015
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this site with applicable climate strategies are being explored and encouraged through the 
development permit review.  

Economic 
The proposed land use would allow for more efficient use of land, existing infrastructure and 
services and provide more housing choices in the community.   

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 102D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast community of Dover, near the southwest corner of 
28 Avenue SE and 28 Street SE. The southern portion of this property, which is the subject of 
this land use amendment, is approximately 0.12 hectares (0.29 acres) in size and measures 
approximately 20 metres in width and 59 metres in depth. The northern portion of the property is 
currently being developed with three-storey townhouses across six buildings in multiple phases. 
 
Surrounding development to the east primarily consists of single-detached and semi-detached 
dwellings, designated as Residential – Grade-Oriented Infill (R-CG) District. Properties to the 
northeast are designated as Multi-Residential – Contextual Medium Profile (M-C2) District. 
Directly across the street to the north is a parcel designated as a Direct Control (DC) District 
(Bylaw 38Z2003) which enables multi-residential development and is currently vacant. To the 
west, another DC District (Bylaw 22Z2005) is developed with a three-storey multi-residential 
building. The parcel immediately to the south is designated Multi-Residential – Contextual 
Grade-Oriented (M-CGd30) District and is currently developed with a place of worship, the 
Emmanuel Community Church.  
 
The site is located near parks, schools and community amenities. West Dover School and the 
Dover Community Association and Outdoor Rink are located approximately 250 to 300 metres 
(a four to five-minute walk) southeast of the site. Valley View Park is located approximately 140 
metres (a two-minute walk) to the south, offering access to the Slater off-leash dog park via 
connected pathways to the north. The nearest commercial uses are located along 26 Avenue 
SE, approximately 900 metres (a 15-minute walk) to the northeast.  
 

Community Peak Population Table 
 
As identified below, the community of Dover reached its peak population in 1982. 
 

Dover 

Peak Population Year 1982 

Peak Population 11,953 

2019 Current Population 10,351 

Difference in Population (Number) -1,602 

Difference in Population (Percent) -13.4% 

Source: The City of Calgary 2019 Civic Census 

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

 
  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2003/2003z38.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2005/2005z22.pdf
https://www.calgary.ca/communities/profiles/dover.html
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Location Maps  
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Previous Council Direction 

 
None. 
 

Planning Evaluation 
 
Land Use  
The existing Multi-Residential – Contextual Grade-Oriented (M-CGd30) District is a multi-
residential designation that accommodates multi-residential development in a variety of forms, 
with higher numbers of dwelling units and higher traffic generation than low density residential 
districts. The district allows for a maximum building height of 12.0 metres and a maximum 
density of 30 units per hectare, which would enable up to three dwelling units.  
 
The proposed Multi-Residential – Contextual Low Profile (M-C1) District allows for multi-
residential development in a variety of forms with low height and medium density. The M-C1 
district allows for a maximum building height of 14 metres and a maximum density of 148 units 
per hectare. Based on the subject site area, this would allow for up to 17 dwelling units. 
Secondary suites are a permitted use within the M-C1 District and do not count towards 
allowable density.  
 
The site was originally part of the adjacent property to the south, which is currently developed 
with the Emmanuel Community Church. The subject site was later acquired and consolidated 
with the parcel to the north to form the final phase of a comprehensive development at this 
location. The proposed land use amendment establishes a consistent designation across the 
entire site while accommodating the increased density needed to support additional dwelling 
units.   
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Development and Site Design  
The rules of the proposed M-C1 District would provide guidance for the future development of 
the site including appropriate uses, building height and massing, landscaping and parking. 
Given the context of this corner site, additional items that are being considered through the 
development permit process include an engaging built interface along 28 Street SE, walkway 
connections and the inclusion of bicycle parking stalls to support multi-modal accessibility for 
future residents and visitors.   
 
Transportation 
Pedestrian access to the site is provided via the existing sidewalk along 28 Avenue SE. As part 
of the site's comprehensive development, a new sidewalk will be constructed to extend 
southward along 28 Street SE. 
 
The site is well connected to the city’s Always Available for All Ages and Abilities (5A) Network, 
providing access to designated pedestrian and cycling infrastructure. A north-south pathway 
located west of 26 Street SE provides a direct connection from the site to the Bow River 
pathway to the north. This pathway also links to Valley View Park, situated immediately 
southwest of the site. Additionally, there is an existing on-street bikeway along 28 Street SE that 
connects to the bikeway network on 26 Avenue SE. A proposed on-street bikeway along 30 
Avenue SE will further enhance connectivity.  
 
A transit stop is located immediately to the east of the site on 28 Street SE, serving the 
southbound Route 155 (West Dover/Forest Lawn). The site is approximately 60 metres (a one-
minute walk) from the northbound stop for the same route. Additionally, the site is approximately 
900 metres (a 15-minute walk) from the primary transit stops on 36 Street SE, which serve 
Route 43 (McKnight - Westwinds Station/Chinook Station) and Route 135 (Erin Woods/36 St 
SE). 
 
Unrestricted on-street parking is available along both 28 Street SE and 28 Avenue SE. 
Following the redevelopment of the site, vehicular access will be provided via 28 Avenue SE.  
 
A Transportation Impact Assessment was not required as part of this application.   
 
Environmental Site Considerations 
No environmental concerns were identified. 
 
Utilities and Servicing  
Water, sanitary and storm services are available to the site. Details of site servicing, as well as 
appropriate stormwater management are being considered and reviewed as part of the 
development permit application.  
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Calgary International Airport Vicinity Protection Area (2009)  
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being located within the 25–30 Noise Exposure Forecast (NEF) of the AVPA. The AVPA 
Regulation was created to ensure that only compatible land uses are developed near airport 
flight paths. The AVPA Regulation establishes prohibitive uses in certain locations, identified 
within NEF areas. The proposed M-C1 District is allowable within the noise exposure of 25-30 
NEF contour area. The development permit has been circulated to the Airport Authority and 
reviewed against the applicable regulations to ensure compliance. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is located within the Developed Residential – Established area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP policies 
encourage redevelopment and modest intensification of established communities that is similar 
in built form and scale. The proposal is in keeping with relevant MDP policies as the proposed 
M-C1 District provides appropriate increase in density in a form and scale that is consistent and 
compatible with the character of the neighbourhood. 
 
Calgary Climate Strategy (2022)  
Administration has reviewed this application in relation to the objectives of the Calgary Climate 
Strategy – Pathways to 2050. Further opportunities to align development of this site with 
applicable climate strategies are being explored and encouraged through the development 
permit review.  
 
East Calgary International Avenue Communities Local Area Plan (Statutory – 2024)  
The East Calgary International Avenue Communities Local Area Plan (LAP) identifies the 
subject site as being part of the Neighbourhood Connector category (Map 3: Urban Form) with a 
Low building scale modifier (Map 4: Building Scale), which allows for up to six storeys. The LAP 
speaks to primarily residential uses while some commercial and work from home opportunities 
exist in the area. It encourages a broad range and mix of housing types, unit structures and 
forms. Within the Neighbourhood Connector category, the Low building scale policies support 
building forms such as apartments, stacked townhouses and mixed-use developments. The 
proposed land use is in alignment with applicable policies of the LAP. 
 

https://kings-printer.alberta.ca/1266.cfm?page=2009_177.cfm&leg_type=Regs&isbncln=9780779813148
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTyeyqcgqK&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
 
2025 April 11 
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 CPC2025-0443 
  ATTACHMENT 4 

BYLAW NUMBER 102D2025 
 

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

(LAND USE AMENDMENT  
LOC2025-0015/CPC2025-0443) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.71 hectares ± (1.74 
acres ±) located at 2805, 2825, 2875 and 2919 – 17 Avenue SE (Portion of NE1/4 Section 
9-24-29-W4M; Plan 732GF, Block 10) from the Mixed Use – Active Frontage (MU-2f2.0h10)
District to the Mixed Use – Active Frontage (MU-2f8.0h80 District).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 MAY 22: 

That Council give three readings to Proposed Bylaw 107D2025 for the redesignation of 0.71 
hectares ± (1.74 acres ±) located at 2805, 2825, 2875 and 2919 – 17 Avenue SE (Portion of 
NE1/4 Section 9-24-29-W4M; Plan 732GF, Block 10) from the Mixed Use – Active Frontage 
(MU-2f2.0h10) District to the Mixed Use – Active Frontage (MU-2f8.0h80 District). 

HIGHLIGHTS 

 This application seeks to amend the height and floor area ratio modifiers for the subject
parcels to allow for a 26 storey mixed use development.

 This proposal would allow for an appropriate built form and set of uses along the 17
Avenue SE (International Avenue) corridor and is in keeping with the applicable policies
of the Municipal Development Plan (MDP) and the East Calgary International Avenue
Communities Local Area Plan (LAP).

 What does this mean to Calgarians? This application would provide more housing
options for inner city living with access to alternative transportation modes and
employment areas while allowing for more efficient use of existing infrastructure.

 Why does this matter? The proposed Mixed Use – Active Frontage (MU-2f8.0h80)
District would enable additional commercial, residential and employment opportunities
that would help activate this part of Southview along the 17 Avenue NE Urban Main
Street Corridor.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding this proposal.

DISCUSSION  
This land use amendment in the southeast community of Southview was submitted by O2 
Planning and Design on behalf of the landowner, 907582 Alberta LTD (Darryl Senger) on 2024 
July 17. No development permit application has been submitted at this time; however, as noted 
in the Applicant Submission (Attachment 2), the applicant has identified the intent to align with 
the LAP to allow a mixed use development up to 26 storeys on the site. 

The project area is comprised of four parcels that are 0.71 hectares (1.74 acres) in size which 
are located on the south side of 17 Avenue SE, near the Deerfoot Trail interchange. The site is 
known as Southview Centre, and is a one storey commercial building that contains a restaurant, 
medical and personal service uses. This area of 17 Avenue SE is classified as an Urban Main 
Street, as identified by the LAP and MDP. The subject area is well connected by transit as the 
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MAX Purple BRT line that runs along 17 Avenue SE has a stop located adjacent to the site’s 
west boundary. The proposed MU-2f8.0h80 District would facilitate a mixed use development at 
maximum building height of 80 metres, up to 26 storeys. The proposed MU-2f8.0h80 District 
would also allow for a maximum building floor area of approximately 57,000 square metres. 

In order to better capture the development potential of the site, the applicant made the 
determination that the current land use district needed to be updated to provide more flexibility 
in terms of density, height and design rules for the site. The proposed MU-2f8h80 District is also 
more aligned with the LAP policies for redevelopment along 17 Avenue SE. 

A detailed planning evaluation, including location maps and site context is provided in the 
Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with the 
public/interested parties and respective community association was appropriate. In response, 
the applicant met with the Southview Community Association on 2024 July 24 and held a public 
open house with the community on 2024 September 19. The applicant team also established a 
project website and distributed 130 postcards to neighbouring residents surrounding the subject 
site. The Applicant Outreach Summary can be found in Attachment 3. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received five letters of opposition and five letters of support from the public. The 
letters of opposition included the following areas of concern: 

 proposed height and density of a mixed use tower and the potential impact on adjacent
residences;

 reduced sunlight and privacy for neighboring lots and businesses;

 increased traffic and parking issues; and

 increased noise.

The Southview Community Association provided a letter of opposition (Attachment 4) on 2024 
August 15. They expressed concerns that without a firm development concept it is premature to 
amend the current land use district for the subject sites. They also indicated their desire to have 
an Environmental Site Assessment be completed before future development occurs for the 
parcel located at 2825 – 17 Avenue SE as it has been the location for an Esso gas station that 
has operated on site for nearly 35 years. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2024-0174
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Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The proposed development is in alignment with the 
LAP in terms of height and built form. The building and site design, number of units, and on-site 
parking will be reviewed and determined at the development permit stage. 

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

IMPLICATIONS 

Social 
The redevelopment of these lands enables more efficient use of land and infrastructure and 
supports surrounding uses and amenities while introducing additional amenities for the 
community and greater area. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
The proposed land use amendment would enable the development of residential dwelling units 
and commercial space. The development would provide housing opportunity, support local 
business, and provide employment opportunities within Southview. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Community Association Response
5. Proposed Bylaw 107D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 

Background and Site Context 
 
The subject site is located in the southeast community of Southview on the south side of 17 
Avenue SE (International Avenue) at the corner of 30 Street SE. At present, 30 Street SE is 
designed as a cul-de-sac and does not provide direct vehicular access to 17 Avenue SE. The 
site is comprised of four parcels that are approximately 0.71 hectares (1.74 acres) in size and is 
approximately 143 metres wide by 49 metres deep. The lands are currently developed and 
operating as a neighbourhood commercial centre that is presently occupied by food service, 
medical and personal service based tenants. A service station is also presently located on site 
and currently operating on the parcel located at 2825 – 17 Avenue SE. 
 
Surrounding development is characterized by a mix of commercial uses along 17 Avenue SE 
and residential development comprised of single detached dwellings to the south of the parcel. 
Pockets of redevelopment are emerging near the subject site as mid-rise multi-residential and 
low density residential development has started to take place in Southview and Forest Lawn.  
 
The subject site is located along the 17 Avenue SE Urban Main Street corridor, which is 
comprised of a broad range of commercial uses with active frontage. At present, development 
along 17 Avenue SE primarily consists of small scale commercial uses. However, they have 
been identified as appropriate sites for intensification and Transit Orientated Development due 
to their close proximity to the Primary Transit Network. The 26 Street SE MAX Purple BRT 
Station is located adjacent to the site and provides direct service to the downtown core. An 
assortment of open space amenities are located within a 400 metre radius of the site which 
includes, but is not limited to, the Bow Waters Canoe Club, Inglewood Golf Club and Southview 
Rink.  
 

Community Peak Population Table  
 
As identified below, the community of Southview reached its peak population in 1970. 
  

Southview 

Peak Population Year 1970 

Peak Population 3,464 

2019 Current Population 1,805 

Difference in Population (Number) -1,659 

Difference in Population (Percent) -47.9% 
Source: The City of Calgary 2019 Civic Census 

 

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

 

https://www.calgary.ca/communities/profiles/southview.html
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use  
The existing MU-2f2.0h10 District is intended to accommodate street oriented mixed use 
developments including a requirement that active commercial uses be located at grade to 
promote street level activity. The current district includes a maximum floor area ratio (FAR) of 
2.0 and a maximum building height of 10 metres. 
 
The proposed MU-2f8.0h80 District is intended to accommodate street oriented mixed use 
developments including a requirement that active commercial uses be located at grade facing 
the commercial street to promote street level activity. The proposed land use will allow for a 
maximum building height of 80 metres (26 storeys) and floor area of approximately 57,000 
square metres through an FAR of 8.0. 
 
If approved, the MU-2f8.0h80 will require commercial uses on the ground floor that are oriented 
towards 17 Avenue SE and allow flexibility for uses above grade. This will create a continuous 
block face design and promote a mix of commercial and residential uses within the same 
building. The height and floor area ratio modifiers being proposed provide design controls that 
respond to the local context and align with design principles for future development along 17 
Avenue SE as outlined by the East Calgary International Avenue Communities Local Area Plan 
(LAP).  
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Development and Site Design  
If approved by Council, the rules of the MU-2f8.0h80 District would provide guidance for the 
future redevelopment of the site including appropriate uses, building height, massing, 
landscaping and parking. Other key factors that would be considered during the review of a 
development permit application include the following: 
 

 environmental testing and remediation associated with service station site; 

 building design and interface with 17 Avenue SE;  

 vehicular access to site and provision for a future underground parking structure; 

 public realm enhancements along 17 Avenue SE in alignment with the Main Streets 
policies; 

 mitigating shadowing, overlooking, and privacy concerns to adjacent residential 
dwellings; and 

 building massing and relationship with the residential parcels to the south. 
 

Transportation 
Pedestrian access to the site is available from the existing sidewalk on 17 Avenue SE 
(International Avenue). An existing walking and wheeling facility connecting the Always 
Available for All Ages and Abilities (5A) Network on 19 Avenue SE is less than 300 metres (a 
five-minute walk) south of the site. An existing on-street bikeway along 26 Street SE/Radcliffe 
Drive SE is available directly north of the site. The on-street bikeways on both 19 Avenue SE 
and 28 Street SE connect to the Bow River pathway system and provide access to downtown. 
 
Vehicular access to the site is currently available along 17 Avenue SE, while future 
development is anticipated to be from 30 Street SE.  
 
The site has great access to transit service as the 26 Street SE station is located adjacent to the 
parcel. MAX Purple (City Centre/East Hills) and Route 1 (Bowness/Forest Lawn) provide BRT 
and Crosstown service to the downtown core. 
 
A Transportation Impact Assessment (TIA) was required and accepted by Administration as a 
part of this application. Pedestrian and cycling infrastructure improvements will be negotiated 
through a future development permit application.  
 
Environmental Site Considerations  
No environmental concerns were identified as a part of this application. Prior to any future 
development on site, the service station site will need to be decommissioned, have its 
infrastructure removed and all subsurface soil and groundwater assessed for environmental 
contamination. The submission of a Phase II Environmental Assessment (ESA) report will also 
be required as a part of any future development permit application submission for the subject 
site. If the Phase II ESA report indicates a requirement for remediation or risk management, the 
applicant will be required to submit a Remedial Action Plan, Exposure Control Plan and a Risk 
Management Plan. 
 
Utilities and Servicing  
Water, sanitary and storm sewer mains are available to service the site. Specific details of site 
servicing, stormwater management and waste and recycling management will be reviewed in 
detail at the development permit stage.  
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Legislation and Policy  
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 
Municipal Development Plan (Statutory – 2009)  
The subject parcels are located within the Developed Residential Established policy area as 
well as an Urban Main Street as identified on Map 1: Urban Structure in the Municipal 
Development Plan (MDP). The MDP’s City-wide policies in Section 3 directly speak to this 
application. Section 3.4 Main Streets provides direction that an Urban Main Street should 
contain a broad range of employment, commercial and retail uses as well as housing (form, 
tenure and affordability) to accommodate a diverse range of the population. Apartments, mixed-
use developments and ground-oriented housing forms are encouraged. A walkable pedestrian 
environment is integral within an Urban Main Street. Section 2 also speaks directly to the 
application as higher density development is encouraged when located in close proximity to the 
Primary Transit Network 
 
Overall, the application supports the objectives and applicable policies of the MDP by proposing 
a high density development near the Primary Transit Network that will encompass an array of 
uses and enhance the pedestrian realm along 17 Avenue SE. 
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050 programs and actions. Further opportunities to align 
development of this site with applicable climate strategies will be explored and encouraged at 
subsequent development approval stages. 
 
East Calgary International Avenue Communities Local Area Plan (Statutory – 2024) 
The site is contained within the East Calgary International Avenue Communities Local Area 
Plan (LAP). The LAP identifies the subject site as being part of the Neighbourhood Commercial 
category with active frontage (Map 3: Urban Form) with a Building Scale of High (Map 4: 
Building Scale), which allows up to 26 storeys in building height. The LAP indicates that areas 
that have been identified as active frontage must contain active uses on the ground floor. It also 
notes that public space in commercial areas should be designed to support high volumes of 
pedestrians in all seasons through features such as wide sidewalks, street furniture and lighting. 
Development in Active Frontage Areas should support active uses that may include, but is not 
limited to frequent entrances and windows that maximize views to and from the street, setbacks 
to accommodate an extension of the use outside the building and floor to ceiling height that 
supports a range of active uses.  
 
The LAP also identifies the subject site as being located along the 17 Avenue SE Urban Main 
Street Corridor and 26 Street SE Core Transit Station Area. The LAP encourages development 
in this area to have the most pedestrian activity and have the highest building scale. Active 
frontage, high quality architectural design and a strong public realm are encouraged in this area 
while auto orientated uses are not.  
 
The proposed land use amendment is in alignment with the applicable LAP policies. 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/MDP2020-Book-P10.pdf
https://www.calgary.ca/content/dam/www/pda/pd/documents/municipal-development-plan/MDP2020-Book-P10.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTyeyqcgqK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=QTTyeyqcgqK&msgAction=Download


CPC2025-0290 

Attachment 2 

CPC2025-0290 Attachment 2  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Submission 
 
2024 July 6 
 

 
O2 is proposing to redesignate four parcels of land located on International Avenue (17 Avenue 
SE). The application proposes to amend the existing MU-2 (Mixed Use – Active Frontage) 
modifiers of Floor Area Ratio (FAR) and height to enable a high-density, mixed use 
development appropriate to the local context. The amendment would permit a maximum FAR of 
8.0 and a maximum building height of 80 metres.  
 
The proposed concept strengthens the ongoing trend of increasing densification and improving 
livability in the area. It introduces a high-density mixed use development that contributes to the 
public benefit by better activating and enhancing the public realm in a generous and urban 
manner. The development intention is to respond to the ambitions of the recent draft East 
Calgary International Avenue Communities Local Area Plan (East Calgary LAP) and provide a 
high-quality residential and commercial offering in proximity to exceptional retail amenities, 
natural areas, and transit connections.  
 
The proposal provides the site with new built forms that are more conducive to a vibrant mixed 
use corridor, active frontages and enhanced public realms, and appropriate transit-oriented 
development. Together with the abundance housing units provided, the concept positively 
contributes to the vision of a thriving inner-city community.  
 
Site Context  
The ± 1.75 acre subject site is a collection of four parcels, located on the south side of 
International Avenue and the northern boundary of the Southview neighbourhood. The site is 
commonly known as Southview Center, which is a strip mall with restaurant, medical, and 
personal service tenants. International Avenue hosts a variety of commercial amenities that 
address the everyday needs of nearby residents. The area is also highly accessible though the 
existing transportation and public transit network. The BRT – MAX Purple line travels along 
International Avenue, with a terminal located adjacent to the subject site’s west boundary. This 
line provides fast and convenient connection to downtown and several other public transit 
routes. Additionally, bikeways surround the site and provide access to neighbourhood nodes 
and greenspaces.  
 
Policy Framework  
The site is within the draft East Calgary LAP and is designated as ‘Neighbourhood Commercial’ 
on the ‘Future Growth Concept’ map. The LAP also identifies a maximum building height of 26 
storeys for the subject site. Several policies support dense, mixed use development along 
International Avenue as a means to activate the street and introduce new, diverse residential 
units.  
 
Additionally, the subject site is also within the International Avenue Area Redevelopment Plan 
(ARP). The ARP’s ‘Land Use Concept’ identifies the site as a ‘Community Mid-Rise’ parcel with 
active frontages. Policies within the ARP call for strategically directed intensification that 
increases housing diversity and promotes vibrant main streets.  
 
The proposed land use aligns with the intent and policy direction of the East Calgary LAP and 
International Avenue ARP. The new land use is intended to facilitate a mixed use development 
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that offers active frontages and acts as a gateway to International Avenue. Broadly, the 
proposed development meets policy objectives from both documents including increasing 
housing diversity, promoting housing diversity, and introducing active frontages on a main 
street. 
 
Proposed Land Use Redesignation  
The proposed land use redesignation aims to amend the current Mixed Use – Active Frontage 
(MU-2) modifiers of 2.0 FAR and 10 metre height maximum. These existing modifiers do not 
support the highest and best use of the site and are inconsistent with the draft East Calgary 
LAP, which permits development up to 26 storeys on this site.  
 
The land use amendment application proposed Mixed Use – Active Frontage (MU-2f8.0h80). 
The FAR of 8.0 and 80-metre height maximum enable future development to appropriately 
respond to policy objectives and the community context with a high density, mixed use building 
that offers active frontages and quality street interfaces. The intention of the redesignation is to 
better align the site’s land use with the prominence of its location along International Avenue, 
while introducing a product that bolsters the housing supply and activates nearby amenities, 
transit, and open spaces.  
 
Conclusion  
In summary, the proposed land use amendment enables a development that will:  

• Align with the vision and policies of the East Calgary LAP and International Avenue ARP 
as a mixed use development  

• Directly support the objectives and goals outlined of the MDP by allowing for new, high 
intensity housing in proximity to transit, employment, and amenities  

• Benefit the community as a quality housing and amenity offering  

 



CPC2025-0290 

Attachment 3 

CPC2025-0290 Attachment 3  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
 
2024 September 23 
 

 
Project Overview:  
O2 is proposing to redesignate four parcels of land (+/- 0.710 ha) along International Ave SE in 
the community of Southview. The application requests to amend the height and density 
modifiers of the existing Mixed Use – Active Frontage (MU-2) district to facilitate a mixed use, 
multi-family development. The proposed designation is MU-2 f8.0 h80, which would allow for a 
flexible multi-family development that offers new housing supply and commercial uses in 
proximity to exceptional amenities, transit, and regional transportation corridors. This 
redesignation will enable development up to approximately 26 storeys in height, in line with the 
direction of the draft East Calgary International Avenue Communities Local Area Plan (LAP).  
 
Outreach Strategy  
O2 implemented an outreach strategy to share details of the proposed land use amendment 
application, receive feedback from interested stakeholders, and implement revisions to the 
proposed application. The following engagement tactics were implemented:  

• Project Website  
• Postcard Circulation  
• On-Site Public Notice Posting  
• Virtual Public Outreach Meeting  

 
Project Website  
To support project awareness a website was maintained and updated throughout the course of 
the application to inform the public about the proposal. The website outlined the existing site 
context, development vision, and specifics related to the land use redesignation application. As 
part of this website, a portal was provided for those reviewing the information to directly provide 
their feedback to the project team.  
 
Postcard Circulation  
130 postcards were distributed to neighboring residents surrounding the subject site. The 
postcards outlined the proposed land use redesignation, project website URL, virtual public 
meeting information, and the project team’s contact information. No comments were received 
following the postcard circulation. 
 
On-Site Notice Posting  
Consistent with the City’s notice-posting requirements, two large-format public notice signs were 
installed on site July 23, 2024 and have remained in place since that date. The sign will be 
updated following CPC to reflect the Public Hearing date. 
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Southview Community Association Meeting (Virtual)  
 
July 24, 2024  
 
On Wednesday July 24, a virtual presentation was given to the President and Vice President of 
the Southview Community Association. The presentation provided an overview of the proposed 
application and was concluded with a question and answer period.  
 
Public Outreach Meeting (Virtual)  
 
September 19, 2024  
 
On Thursday September 19, a virtual presentation was given to two members of the community 
who signed up to attend the virtual public outreach meeting via the project website, post cards, 
on-site posting, or community association website. The presentation provided an overview of 
the proposed application and outlined the redesignation process and additional opportunities for 
providing public input, such as through the project website. Following this a question-and-
answer discussion was facilitated by the project team.  
 
What We Heard  
 
The main comments outlined during our Public Outreach included:  

• A comment was received through the website that voiced concern about the potential 
traffic issues that may arise if there is direct access to 17 Ave SE from 30 St SE. The 
development concept suggested having underground parking access from 30 St SE but 
not providing access to 17 Ave SE directly from 30 St SE.  

• General interest and concern about the proposed height in relation to the surrounding 
context, including potential impact on flight paths.  

• General interest in the site remediation process for the existing gas station and other 
buildings.  

• General interest in the development timeline.  
• General interest in the retention of existing commercial tenants on site.  
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Community Association Response 
 
2024 August 15 
 

 
Southview Community Association supports the revitalization of East Calgary International Ave 

Communities (ECIAC). We believe the intent of the ECIAC Local Area Plan is to support 

redevelopment that will increase density and enhance the community in a thoughtful well-

planned manner. 

Southview Community Association is concerned about an any application for a land use change 

that is not accompanied by a specific application for future development. It is difficult to give our 

approval for a proposed site development when it appears that the property owners do not have 

a development plan in mind. The drawings that accompanied the LOC2024-0174 were merely a 

representation of what could be, not what is intended. In the absence of a proposed 

development, it is unclear to Southview Community Association why a land use amendment is 

necessary at this time. Southview Community Association does not support the proposed land 

use change in the absence of a development proposal and plan. 

We believe the City should require an Environmental Site Assessment for the Esso Gas Station 

site at 2825 17th Ave SE, which has been at that location for more than 35 years, before any 

land use change is considered. 
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BYLAW NUMBER 107D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0174/CPC2025-0290) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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Calgary Planning Commission CPC2025-0571 

2025 June 05 Page 1 of 4 

Outline Plan and Land Use Amendment in Belvedere (Residual Ward 9) at 2498 – 
100 Street SE, LOC2022-0232 

RECOMMENDATION: 

That Calgary Planning Commission: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 2498 – 100 Street SE (Portion of NW1/4 Section 8-24-28-4) to subdivide
16.19 hectares ± (40.00 acres ±) with conditions (Attachment 2).

That Calgary Planning Commission recommend that Council: 

2. Give three readings to the proposed bylaw for the redesignation of 14.90 hectares ±
(36.82 acres ±) located at 2498 – 100 Street SE (Portion of NW1/4 Section 8-24-28-4)
from Special Purpose – Future Urban Development (S-FUD) District to Residential –
Low Density Mixed Housing (R-G) District, Residential – Low Density Mixed Housing (R-
Gm) District, Multi-Residential – At Grade Housing (M-G) District and Special Purpose –
School, Park and Community Reserve (S-SPR) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 5: 

That Council give three readings to Proposed Bylaw 113D2025 for the redesignation of 14.90 
hectares ± (36.82 acres ±) located at 2498 – 100 Street SE (Portion of NW1/4 Section 8-24-28-
4) from Special Purpose – Future Urban Development (S-FUD) District to Residential – Low
Density Mixed Housing (R-G) District, Residential – Low Density Mixed Housing (R-Gm)
District, Multi-Residential – At Grade Housing (M-G) District and Special Purpose – School,
Park and Community Reserve (S-SPR) District.

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
June 5: 

“The following documents were distributed with respect to Report CPC2025-0571: 
 Revised Attachment 4;”

HIGHLIGHTS 

 This application seeks to establish a subdivision framework and redesignate the subject
site to allow for residential development and an open space system within the
community of Belvedere.

 The proposed application aligns with the applicable policies of the Municipal
Development Plan (MDP) and the Belvedere Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposal will allow for increased housing
choice within a developing area of the city.

 Why does this matter? Compact development of a greenfield site will contribute to
Calgary’s overall economic health by housing new residents within Calgary’s city limits.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.
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DISCUSSION  
This land use amendment and outline plan application was submitted on 2022 December 23 by 
CivicWorks on behalf of the landowner, 2057027 Alberta Ltd. (Truman Development). The site 
is located in the southeast community of Belvedere, south of 17 Avenue SE and east of 100 
Street SE. The subject site is approximately 16.2 hectares (40.0 acres) in size and is currently 
undeveloped.  

As referenced in the Applicant Submission (Attachment 3), the proposal seeks to obtain outline 
plan and land use approvals for only a portion of the quarter section of land owned by the 
developer. The proposed outline plan reflects the land area that had previous Growth 
Application approval in 2022, while the remaining area within the quarter section received 
Growth Application approval in November 2024. Proceeding now with the outline plan and land 
use redesignation of these 16.2 hectares will allow the near-term development of residential 
land while the applicant continues to work with City Administration on resolving key 
considerations for the balance of the quarter section. These include the regional stormwater 
management infrastructure (Cooperative Stormwater Management Initiative - CSMI) and 
wetland management solutions.  

The proposed plan area is a portion of land within a future community that will eventually include 
a library and recreation centre, a natural wetland, and high density and mixed land uses 
adjacent to 17 Avenue SE. This outline plan represents the lower-density residential 
development of the overall community and provides a community association site as identified 
within the Belvedere ASP. The 1.2 hectare (3.0 acre) community association site meets the size 
and location requirements of the ASP and has been combined with the remaining Municipal 
Reserve (MR) owing for the plan area to create a comprehensive amenity space. 

The proposed outline plan (Attachment 4) anticipates a total of 353 units, with approximately 
103 multi-residential dwelling units and 250 low-density dwelling units. As referenced in the 
Outline Plan Data Sheet (Attachment 5), the outline plan will achieve an anticipated density of 
21.8 units per hectare (8.8 units per acre) and an overall intensity of 67 people and jobs per 
gross developable hectare, meeting the density and intensity targets of the Belvedere ASP. The 
application has illustrated how a portion of the plan area will contribute to the intensity 
requirements of the Neighbourhood Activity Centre (NAC) as identified in the ASP. The 
proposed land use plan (Attachment 6) consists of fewer hectares than the outline plan area 
because some proposed road rights-of-way are remaining under the Special Purpose – Future 
Urban Development (S-FUD) District. 

A detailed planning evaluation of the application, including location maps and site context is 
provided in the Background and Planning Evaluation (Attachment 1).  

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration
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Applicant-Led Outreach 
As part of the review of the proposed application, the applicant was encouraged to use the 
Applicant Outreach Toolkit to assess which level of outreach with the public/interested parties 
and the respective community association was appropriate. In response, the applicant mailed 
letters to adjacent landowners, provided a dedicated phone line and email address to 
community members and provided consistent updates to the Ward 9 Councillor Office 
throughout the process. The Applicant Outreach Summary is provided in Attachment 7. 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on site and published online. Notification letters were also sent to 
adjacent landowners. No public comments were received.  

There is currently no community association for the subject area. 

As per the Rocky View County/City of Calgary Intermunicipal Development Plan and due to the 
proximity of the subject site to the City of Chestermere, the application was circulated to both 
Rocky View County and the City of Chestermere for comment. No comments were received 
from either jurisdiction regarding this specific application. Administration has been working 
collaboratively with both jurisdictions regarding utility upgrades for the Belvedere area. 

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

IMPLICATIONS 

Social 
The proposed application enables development in the community of Belvedere and provides a 
framework for a variety of housing types, including both multi-residential and low-density 
residential development. The development of these lands may provide additional amenities for 
the community by providing a community association site and park space.  

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development permit stages. 

Economic 
Development of this site in the developing area contributes to Calgary’s overall economic health 
by housing new residents within Calgary’s city limits and contributes to utility infrastructure 
extensions and upgrades to this area of the city.  

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://dmap.calgary.ca/?p=LOC2022-0232
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Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are two risks associated with this outline plan. The first risk is that the final downstream 
Belvedere sanitary trunk alignment has not yet formally been approved by the City of Calgary 
and Rocky View County. The final alignment and design of the trunk will confirm the site grading 
and sanitary catchments areas for the outline plan area. If the final sanitary trunk alignment 
changes significantly from what has currently been anticipated in this outline plan, there is a 
possibility that the plan area may require a lift station to service the lands. This may require an 
amendment to the outline plan to accommodate a lift station. However, this is perceived as a 
low risk since the preferred sanitary trunk alignment has been determined and the review and 
approval process is in its final stages.    

The second risk is approving an interim stormwater pond outside the outline plan area and 
without the approval of an ultimate stormwater pond solution. An interim pond is required to be 
maintained indefinitely by the developer until such time as the ultimate pond is constructed and 
provided to the City as a Public Utility Lot (PUL). If the land on which the interim or ultimate 
stormwater pond is located changes ownership in the future or the developer is no longer able 
to maintain the pond, the City requires certainty that the proposed development will continue to 
have stormwater management. Any land required for the interim pond or its associated 
operation must be protected by a utility right of way. This risk is being mitigated by the proposed 
Conditions of Approval placed in this outline plan that require a utility right of way agreement for 
any interim stormwater infrastructure, and therefore this is perceived as a low risk.   

ATTACHMENTS 
1. Background and Planning Evaluation
2. Approved Outline Plan Conditions of Approval
3. Applicant Submission
4. Approved Outline Plan
5. Approved Outline Plan Data Sheet
6. Proposed Land Use Plan
7. Applicant Outreach Summary
8. Proposed Bylaw 113D2025

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast community of Belvedere and consists of 
approximately 16.19 hectares (40.00 acres). The site is situated south of 17 Avenue SE and 
east of 100 Street SE, is approximately 400 metres wide by 525 metres deep. It forms part of a 
quarter section of land owned by the same developer. 
 
Surrounding uses consist predominantly of undeveloped land under the Special Purpose – 
Future Urban Development (S-FUD) District. To the northwest of the subject site, on the corner 
of 100 Street SE and 17 Ave SE, is the Mountain View Funeral Home and Cemetery. To the 
west of the site is agricultural land and an RV storage site. Further west by approximately 1.3 
kilometres is the East Hills regional shopping centre and surrounding residential development.  
 
To the north of 17 Avenue SE is a garden centre and an existing country residential property. 
An outline plan and land use redesignation application were approved in 2019 for a portion of 
lands north of 17 Avenue SE. Referenced as the ‘Twin Hills’ outline plan, approved land uses 
consist of a mix of commercial, mixed-use and residential land use districts. However, no 
development on the lands has occurred to-date.  
 
To the east of the subject site is a large wetland complex, agricultural land and an abandoned 
well site. The associated abandoned oil and gas pipeline traverses through the plan area. 
Range Road 284 is about one kilometre further to the east and is the boundary road with the 
City of Chestermere. Urban development in Chestermere has reached Range Road 284. To the 
south of the subject site is unplanned agricultural land with no planning approvals.  
 
The proposed application aims to establish a subdivision framework for residential uses within 
an interconnected grid system. The application was submitted in 2022 and initially included the 
entire quarter section of land owned by the same developer. At the time of submission, only 
16.2 hectares (40.0 acres) of the quarter section had growth management approval (now called 
Growth Application approval) and could be considered for land use redesignation; however, an 
outline plan for the entire quarter section could still be considered. 
 
Through detailed discussions with the applicant and Administration over the last two years, key 
considerations for the entire quarter section, including wetland mitigation and preservation, 
remain unresolved. In May 2024, the applicant chose to reduce the size of the outline plan area 
to the 16.2 hectares (40 acres) to match the allowed land use redesignation area. In November 
2024, Council approved the Growth Application for the remaining land within the subject quarter 
section, however, the applicant chose to proceed with the smaller area to achieve residential 
development in the area sooner. A shadow plan has been provided to show how the proposed 
application could integrate with future surrounding development.  
 

Community Peak Population Table 
 
The community of Belvedere is an actively developing community. No population data was 
available for this community in 2019, and demographic and socio-economic information are not 
yet available.  
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Location Maps  

 

  

 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation  
 
Land Use  
The existing land use within the plan area is Special Purpose – Future Urban Development 
(S-FUD) District. This district is applied to lands that are awaiting urban development and utility 
servicing. The land use redesignation area consists of 14.90 hectares (36.82 acres) of land 
within the outline plan area. The discrepancy between the outline plan area (16.19 hectares) 
and the land use amendment area is the portions of proposed road right-of-way remaining 
under the S-FUD District, including the road widening area for 100 Street SE. 
 
This application proposes Residential – Low Density Mixed Housing (R-G) District, Multi-
Residential – At Grade Housing (M-G) District, and Special Purpose – School, Park and 
Community Reserve (S-SPR) District.  
 
The R-G District accommodates a range of low-density residential development including 
single-detached, semi-detached and rowhouse buildings with a maximum building height of 12 
metres.  
 
The M-G District is intended to provide all multi-residential units with direct pedestrian access at 
grade, requiring a minimum density of 35 units per hectare and a maximum density of 80 units 
per hectare. The maximum building height is 13 metres. 
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The S-SPR District is intended to provide for schools, parks and open spaces, and is provided 
as Municipal Reserve (MR) dedication. The two S-SPR parcels in this outline plan would 
accommodate a community association site and a neighbourhood park.  
 
Subdivision Design  
The Outline Plan proposes a residential neighbourhood that provides a variety of housing 
options in a well-connected grid network. The plan area is a portion of a future larger community 
that will eventually include a library and recreation centre, a natural wetland and high density 
and mixed land uses adjacent to 17 Avenue SE.  
 
A future Bus Rapid Transit (BRT) stop is planned on 17 Avenue SE, approximately 400 metres 
east of the intersection with 100 Street SE. A Transit Station Planning Area (TSPA) is located 
within a 600-metre radius of this planned BRT station. The TSPA is defined in the Belvedere 
Area Structure Plan (ASP) as an area that supports transit use with a concentration of higher-
density, walkable development near transit infrastructure. Development should provide a 
transition from highest intensities closest to the station to lowest furthest from the station. The 
proposed outline plan will fit within the eventual development of the overall quarter section, with 
the higher-density residential and mixed land uses adjacent to 17 Avenue SE and the future 
BRT station. This plan area reflects the lower density uses further away from the BRT station.  
 
A Neighbourhood Activity Centre (NAC) is identified in the ASP near the intersection of the 
future 104 Street SE and 20 Avenue SE within the plan area. The NAC provides 
neighbourhoods with focal points that contain a mix of transit-supportive uses. The proposed 
outline plan includes half of the proposed NAC area and includes a public amenity space 
(community association site and neighbourhood park) and multi-residential development. The 
remaining portion of the NAC is anticipated to be high-density residential development and will 
be determined in a future outline plan application.  
 
Open Space  
The 10 percent (1.6 hectares) MR owed for this outline plan area has been provided in the 
proposed plan.  
 
A community association site is identified and is approximately 1.2 hectares (3.0 acres) in size 
and is included within the NAC. A neighbourhood park of 0.4 hectares (one acre) is directly 
adjacent to the community site and together will form a comprehensive open space amenity for 
the community. At the time of subdivision, the developer will be responsible for constructing the 
neighbourhood park portion of the site (0.4 hectares), developing the playfields, and applying 
seed and loam to the remainder of the site. Once a community association is established, the 
Federation of Calgary Communities will work with the City to determine the design and 
construction of the balance of the site.  
  
Density and Intensity  
The outline plan for this 16.19 hectares (40.00 acres) area is anticipated to have a total of 353 
units and a density of 21.8 units per hectare (8.8 units per acre). This exceeds the minimum 
density target in the ASP of 19.8 units per hectare (eight units per acre). The anticipated 
intensity of the plan area is 67 people and jobs per gross developable hectare. The ASP 
identifies a minimum overall community intensity of 60 people and jobs per gross developable 
hectare with an ultimate target of 70 people and jobs per gross developable hectare. This 
outline plan meets the minimum intensity target and will be only a portion of the overall future 
community.  
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The portion of the NAC located within this outline plan (2.45 hectares/ 6.05 acres) anticipates an 
intensity of 40 people and jobs per gross developable hectare. However, the anticipated overall 
NAC intensity, including potential future uses outside this outline plan area, is 164 people and 
jobs per hectare. This exceeds the ASP intensity target of 100 people and jobs per gross 
developable hectare. 
 
The portion of the Transit Station Planning Area (TSPA) (600-metre radius from BRT station) 
located within this outline plan achieves an intensity of 60 people and jobs per gross 
developable hectare. While this is lower than the intensity target of 100 people and jobs set out 
by the ASP, the portion of the plan area within the TSPA is on the outer edge of the TSPA and 
logically has a lower intensity than land directly adjacent to the future BRT station. Higher 
intensities are anticipated along 17 Avenue SE within a future outline plan application.  
 
Transportation  
The outline plan represents a portion of a broader quarter section, bounded by the future 20 
Avenue SE to the north, the future 104 Street SE to the east, 100 Street SE to the west and an 
undeveloped parcel to the south. 100 Street SE is an arterial roadway that will provide regional 
access to the broader road network, connecting to 17 Avenue SE to the north and Peigan Trail 
SE to the south. The proposed outline plan design includes a modified grid internal street 
network, consistent with the intent of the Belvedere ASP. 
 
A transportation impact assessment (TIA) was provided, reviewed and accepted by 
Administration.  
 
The proposed active transportation network includes multi-use pathways within the boulevard of 
100 Street SE, as well as the internal collector streets of 20 Avenue and 23 Avenue SE. 104 
Street will contain bicycle lanes, eventually providing a direct connection to the bicycle lanes on 
17 Avenue SE through a subsequent outline plan. All other roads within the outline plan area 
contain sidewalks on both sides. 
 
Future transit service for the community will be provided along 100 Street SE and within the 
community via a local route, connecting to the future Max Purple BRT station located on 17 
Avenue SE at the intersection of 17 Avenue and 104 Street SE. 
 
Environmental Site Considerations  
No significant concerns were identified through the Environmental Site Assessment for the plan 
area. The property has been primarily used for agricultural purposes; however, an abandoned 
well site and associated oil and gas pipelines are located to the east of the plan area. There are 
no known contamination concerns and risks are considered to be low. Any minor remediation 
associated with previous uses, as may be required, will be addressed through the normal 
processes with Alberta Environment and Protected Areas (AEPA) prior to development of the 
affected areas. The abandoned well site will be addressed appropriately with a future 
application on the affected property.  
 
Utilities and Servicing  
The subject site does not currently have servicing available; however, it does have an approved 
Growth Application which can provide the servicing that will support the proposed development.  
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Stormwater Servicing 
Storm sewers are not yet available to service the site and are not expected to be available in the 
development timeframe proposed by the developer. The site falls within the Cooperative 
Stormwater Management Initiative (CSMI) catchment area that requires third party 
improvements outside of Calgary boundaries and a capital funded storm trunk in Range Road 
284 to transfer stormwater flows from the subject site to the CSMI system. The developer has 
therefore proposed an interim zero discharge temporary pond to service the site, which will be 
maintained at the developer’s expense on land outside the proposed outline plan area but 
owned by developer. As per Condition of Approval 32, a utility right-of-way agreement will be 
required for any areas related to the interim pond operation. In the future, a subsequent outline 
plan will confirm the location and details of the permanent/ultimate pond to service this subject 
site and the remainder of the quarter section. The ultimate pond will be dedicated and 
constructed with the future development on the remainder of the quarter section and will 
connect to the future capital funded storm trunk. 
 
Water Servicing 
Water servicing is proposed to be provided through the construction of a capital funded 
Belvedere feeder main going north along 100 Street SE and then connecting west across to 
Memorial Drive E. A local distribution main along 17 Avenue SE will also be provided. Work on 
the detailed design for the feeder main is underway. The Belvedere feeder main is to be 
constructed in advance of, or concurrently with, the proposed development and will be 
operational before any homes are constructed. The developer will be responsible for installing 
local watermains throughout the plan area and offsite extensions to provide the required 
connections to the Belvedere feeder main when it is completed.  
 
Sanitary Servicing 
Sanitary servicing is proposed to be provided through the construction of a capital funded 
Belvedere sanitary trunk along 100 Street SE and Peigan Trail SE. The final alignment and 
detailed design for the sanitary trunk is currently being reviewed by the City of Calgary and 
Rocky View County but is not formally approved. The final alignment and design of the trunk will 
confirm the site grading and sanitary catchments areas for the outline plan area. If the final 
sanitary trunk alignment changes significantly from what has currently been anticipated in this 
outline plan, there is a possibility that the plan area may require a lift station to service the lands, 
however, this is unlikely. The sanitary trunk is to be constructed concurrently with the proposed 
development and will be operational before any homes are constructed. The developer will be 
responsible for installing local sanitary sewers throughout the plan area to direct flows into the 
Belvedere sanitary trunk when it is completed.  
 
Fire Infrastructure 
Fire response for the plan area will be provided from the recently constructed Belvedere Fire 
Station located within the East Hills shopping centre on 84 Street SE. This meets the Council 
approved standard for seven and 11-minute fire response. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 
Regional Plan, which directs population growth in the region to cities and towns, and promotes 
the efficient use of land. 
 

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
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Rocky View County/City of Calgary Intermunicipal Development Plan (Statutory – 2012) 
The subject site is within an area covered by the Rocky View County/City of Calgary 
Intermunicipal Development Plan. The proposed application was circulated to Rocky View 
County for review. While no comments were received from Rocky View County on the proposed 
application, the City of Calgary and Rocky View County are currently working collaboratively on 
the alignment and approval of the sanitary trunk that is required for development of the 
proposed application.  

Municipal Development Plan (Statutory – 2009)  
The site is located within the Developing Residential – Planned Greenfield with Area Structure 
Plan (ASP) area as identified on Map 1 in the Municipal Development Plan (MDP). The 
applicable policies promote housing diversity and choice through a wide range of housing types 
and densities to create diverse neighbourhoods. The proposed redesignation accommodates 
both multi-residential and low-density development and meets minimum density targets of the 
MDP. 

Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
permit stages.  

Belvedere Area Structure Plan (Statutory – 2020)  
The Belvedere Area Structure Plan (ASP) identifies the subject site within the Neighbourhood 
Area and includes a Community Centre and a NAC. Most of the plan area is also within the 600-
metre TSPA.  

The proposed outline plan meets the minimum density target of the ASP set out for the 
Neighbourhood Area. While the portions of the NAC and TSPA that are included in this outline 
plan do not reach the minimum intensities set out in the ASP, these areas form only a portion of 
the NAC and TSPA and a future outline plan will help to meet and exceed these intensity 
targets. 

https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=RTTrAesAcTL&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=DTTrAcATTeX&msgAction=Download
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Approved Outline Plan Conditions of Approval 
 
These conditions relate to Recommendation 1 for the Outline Plan where Calgary Planning 
Commission is the Approving Authority. Attachment for Council’s reference only. 
 
The following conditions of approval shall apply: 
 

Planning 
 

1. A deferred reserve caveat in the amount of 10 per cent of gross developable area shall 
be registered on title concurrent with the registration of the legal plan of subdivision. 
Gross developable area is calculated based on area on titles with exceptions itemized 
on land title certificates. 
 

2. Compensation for dedication of Municipal Reserve in excess of 10 per cent is deemed to 
be $1.00. 

 
3. The outline plan has an over-dedication of roadways/public utilities (over 30 per cent). 

Compensation for said over-dedication is deemed to be $1.00 
 

4. A uniform screening fence (with gates where appropriate) of high-quality material 
requiring minimum maintenance, be provided at the developer’s expense, where 
required, adjacent to Municipal Reserve, the design of such fence shall be to the 
satisfaction of the Approving Authority. 

 
5. The standard City of Calgary Party Wall Agreement regarding the creation of the 

separate parcels for semi-detached dwellings shall be executed and registered against 
the titles concurrently with the registration of the final instrument.  

 
6. With each Tentative Plan, the developer shall submit a density phasing plan indicating 

the intended phasing of Subdivision within the outline plan area and the projected 
number of dwelling units within each phase and demonstrating compliance with 
minimum required densities. 

 
7. On a map on all marketing, sales, and resale information for the site and portions of the 

site, depict and label: 
 
a. all highway rights-of-way within 500 metres of the site; 
b. all floodway and flood fringe areas in the site; 
c. all Airport Vicinity Protection Area Regulation noise exposure forecast bands on the 

site; 
d. all Subdivision and Development Regulation setbacks from sour gas facilities, as per 

sections 10; 
e. all Subdivision and Development Regulation setbacks from gas and oil wells, as per 

section 11; and 
f. all Subdivision and Development Regulation setbacks from waste management 

facilities, as per sections 12 and 13. 
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8. Prior to approval (and submission of construction drawings) of the first affected 
subdivision application, submit a proposed community name and street name 
application. Proposed community and street names must be approved by City Council 
by Bylaw.  

 

9. All residential land use parcels abutting a lane shall only have direct vehicle access from 
the lane (no front drive garages) and a restrictive covenant be registered against the 
titles of those parcels to that effect concurrent with the registration of the legal plan of 
subdivision. 

 

10. For lots with proposed reduced side yard setbacks (zero lot lines), a private maintenance 
and access easement shall be registered concurrent with the registration of the final 
instrument. 
 

11. Zero side yard setbacks are prohibited on parcels where the side property line is 
adjacent to Municipal Reserve and public utility land. 
 

12. Relocation of any utilities shall be at the developer's expense and to the appropriate 
standards. 

 
13. The developer shall minimize stripping and grading within the future Environmental 

Reserve/existing wetland (s). Any proposed disturbance within the future ER, including 
that for roadways, utilities, and storm water management infrastructure, shall be 
approved by Calgary Parks and Open Spaces prior to stripping and grading. 

 
14. Pursuant to Part 4 of the Water Act (Alberta) and the Public Lands Act (Alberta), the 

applicant shall provide the City of Calgary Parks Department with a copy of the Water 
Act approval, issued by Alberta Environment and Parks, for the proposed wetland 
disturbance.  If a wetland is crown-owned, both Public Lands Act approvals and Water 
Act Approval will be required prior to the disturbance of the wetland. 

 
15. Until receipt of the Water Act approval by the applicant from Alberta Environment and 

Parks, the wetland(s) affected by the development boundaries and directly beside the 
development shall not be developed or disturbed in anyway and shall be protected in 
place. 
 

16. Construct all regional pathway routes within and along the boundaries of the plan area 
according to Calgary Parks- Development Guidelines and Standard Specifications - 
Landscape Construction (current version), including setback requirements, to the 
satisfaction of the Director, Parks.  
 

17. Plant all public trees in compliance with the approved Landscape Construction Drawing 
for Boulevard and Median Tree Line Assignment. 
 

18. The developer shall restore, to a natural state, any portions of the future Environmental 
Reserve/existing wetland (s) along the boundaries of the plan area that are damaged in 
any way as a result of this development. The restored area is to be maintained until 
established and approved by the Park Development Inspector. The associated 
restoration plan shall conform to requirements detailed in the City of Calgary Habitat 
Restoration Project Framework and be approved by Parks. 
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19. Prior to the approval of a stripping and grading permit, a Development Agreement or a 
subject area Tentative Plan, Calgary Parks and Open Spaces requires details pertaining 
to the total limit of disturbance adjacent to existing municipal reserve/environmental 
reserve extents//existing wetland (s) or proposed municipal reserve/future Environmental 
Reserve extents resulting from the proposed development in its entirety.   
 

20. Prior to approval of the Tentative Plan, Landscape Concepts prepared at the Outline 
Plan stage shall be refined to add: 
 
- A site plan showing general conformance to Outline Plan landscape concepts, 

intended park program, site layout, and preliminary planting. 
- Grading plans that are coordinated with engineering to show updated perimeter 

grades to confirm slope percentage and details of any other features, including (but 
not limited to) retaining structures, utility rights-of way, green infrastructure, trap lows, 
drainage from private lots, etc. 

- Storm-related infrastructure details above and below ground, including (but not 
limited to) access roads with required vehicle turning radii, inlets, outlets, retaining 
walls, control structures, oil grit separators, etc. 

 
21. Prior to Endorsement of the tentative plan Landscape Construction Drawings that are 

reflective of the subject Tentative Plan for the proposed Municipal Reserve lands are to 
be submitted to the Contact the Parks Coordinator, Landscape Construction Approvals 
Michael Nelson at michael.nelson@calgary.ca for review and approval prior to 
construction and submit the Drawings to parksapprovals@calgary.ca. 
 

22. The developer, at its sole cost and expense, shall be responsible for the construction of 
the Municipal Reserve (MR) parcels within the boundaries of the plan area according to 
the approved Landscape Construction Drawings and the Calgary Parks and Open 
Spaces Development Guidelines and Standard Specifications: Landscape Construction 
(current version). 

 
23. The developer shall install and maintain a temporary construction fence on the private 

property line with the adjacent future Environmental Reserve/existing wetland (s) to 
protect public lands prior to the commencement of any stripping and grading related to 
the site and during all phases of construction. Contact the Parks Development Inspector 
Jackie Swartz 403-620-3216 to approve the location of the fencing prior to its 
installation. 
 

24. All mitigations in the approved BIA for LOC2022-0232 will be followed throughout the 
development process.  
 

25. No disturbance of future Environmental Reserve/existing wetland s) is permitted without 
written permission from the Parks Development Coordinator (brad.bevill@calgary.ca) for 
this area.  
 

26. At the sole responsibility of the Community Association, for all proposed development 

activity on the Community Association site, landscape construction drawings (LCD) shall 

be submitted to Landscape Construction Approvals. All LCDs shall comply with the 

current version of the Calgary Parks & Open Spaces Design Guidelines and Standard 

Specifications: Landscape Construction.  
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Utility Engineering 

 
27. All technical details and reports associated with this Outline Plan have been accepted on 

a conditional basis referencing the guidelines and standards of the day. The Developer 
is responsible to update all such details and reports as may be required at the time of 
development/construction to reflect the applicable requirements at that time. The 
Developer is responsible to ensure all infrastructure can be constructed in accordance 
with the applicable standards and regulations at the time of development. If such an 
update impacts the layout during the review of the detailed engineering construction 
drawings, it is the Developer's responsibility to accommodate the required changes 
within their plan, or apply for an amendment to the outline plan for the affected portions if 
necessary.  
 

28. This Outline Plan contains a pond(s)/wetland(s) to manage stormwater. The Staged 
Master Drainage Plan (SMDP) developed for this outline plan has an expiry date of five 
years from the date of the outline plan approval because guidelines, standards, and 
regulations may change from time to time. If subdivision and construction of any given 
pond/wetland and its associated catchment area does not commence within five years of 
approval, the Developer shall be required to update the SMDP as may be deemed 
appropriate, to the satisfaction of Development Engineering. If such an update impacts 
the layout or size of the pond(s), it is the Developer's responsibility to accommodate the 
required changes within their plan, or apply for an amendment to the outline plan for the 
affected portions if necessary. 

 

Please note that the subject plan area is within the Cooperative Stormwater 
Management Inititiave (CSMI) drainage catchment and shall conform to the Belvedere 
Master Drainage Plan. The subject lands shall drain to the CSMI system and shall 
comply with all CSMI Regional Stormwater Guidelines & Policies (currently being 
developed). This includes (but is not limited to) adhering to the Unit Area Release Rate 
(including interim scenarios as may be applicable), volume control targets, water quality 
targets, and no winter releases. 

 
29. The ultimate/permanent stormwater ponds and/or constructed wetlands provided for this 

outline plan will include Public Utility Lots (PUL) for the inlet and outlet pipes, control 
structures, pump houses, oil/grit separators, etc., as all utility components are to be 
within a PUL. Any large oil/grit separators are required to be located within a PUL to 
avoid conflict with other utility (or tree) line assignments within the road and to ensure 
regular maintenance activities will be safe for the operators and not impact traffic flow. 
Prior to approval of the affected tentative plan(s), a preliminary design and report shall 
be submitted to the satisfaction of Development Engineering and Parks and Open 
Spaces for the proposed infrastructure to determine the exact PUL size and 
configuration. The PUL shall be sized to allow for adequate space around all 
underground infrastructure for the required excavation. The Developer is responsible for 
making the adjustments to the land use boundaries as may be required, and if the 
adjusted PUL impacts a Municipal Reserve (MR) site, the loss of MR shall be reallocated 
elsewhere within the plan. 
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30. Prior to the approval of the first tentative plan and pond report, submit an update to the 
Belvedere Master Drainage Plan (MDP) for the relevant pages for the proposed change 
in routing for the plan area to the Belvedere Storm Trunk planned on Range Road 284. 
Furthermore, submit and get approval for any updates that may be required to the 
Staged Master Drainage Plan (SMDP). 

 
31. Prior to the approval of the first tentative plan, submit a Pond Report for review and 

approval with the interim operation of the pond as well as include details regarding the 
transition to ultimate operation. The ultimate operation will need to include the offsite 
storm sewer from the Pond to the future Capital Storm Trunk located in Range Road 
284. Note that no Final Acceptance Certificate or close out of the Development 
Agreement will be issued until such time as the ultimate pond and infrastructure related 
to the ultimate operation of the pond is in place and the interim pond was adequately 
decommissioned.  

 
The Developer is responsible for the ongoing maintenance and operation of any 
temporary stormwater and/or utility installations to the satisfaction of the Manager of 
Development Engineering until such time as the permanent facilities are constructed. No 
Construction Completion Certificates will be issued for any temporary facilities. The 
Developer is responsible to complete and pay for all work required to decommission / 
remove / abandon all temporary facilities as directed by Development Engineering at the 
time when the permanent facilities are constructed. The Developer proceeds at their own 
risk if changes are required to the plan based on the finalized design of the trunk.  
 

32. Prior to the approval of the first tentative plan, submit a utility rights-of-way (URW) 
agreement and corresponding plan for all areas related to the interim operation of the 
pond, including but limited to the ponding areas, irrigation areas, piping, and any other 
related installations. If any portion of the proposed ultimate storm solution (ie: ultimate 
pond, sewer alignment to 17 AV, etc.) is outside of the first tentative plan boundary that 
area must also be included within the provided URW. Registration of the URW 
agreement must be completed prior to the endorsement of the tentative plan.  
 
Note that if any of the proposed URW areas impact an existing wetland (including 
irrigation areas), provide evidence that prior Water Act approval has been granted for the 
wetland disturbances.  
 

33. Prior to the approval of the first tentative plan, submit a revised sanitary servicing study 
(SSS) for review and acceptance, prepared by a qualified professional engineer under 
seal and permit to practice stamp. 
 
Note: Approval of the sanitary servicing study will require the design completion for the 
sanitary trunk and execution of a line assignment agreement with Rocky View County 
(RCV), endorsed by Rocky View County Council, for approval of the trunk alignment 
within Peigan Trail, RVC Right of way. Should any required updates to the outline plan 
(ie: sanitary sewer alignments, proposed finish grades, etc) be required resulting from 
the finalized trunk design, those updates must be completed prior to the approval of the 
first tentative plan. Based on the latest information on the preliminary design of the 
sanitary trunk there are no concerns with proposed tie in location(s) and capacity within 
the trunk, however finalized design of the trunk including confirmation of the alignment is 
needed before approval of the study. The Developer proceeds at their own risk if 
changes are required to the plan based on the finalized design of the trunk.  
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34. Prior to approval of the affected tentative plan(s), submit details of the sanitary trunk 
alignment and profile through the subject site. Based on the final depth and alignment 
details, the Developer will be responsible to provide any additional right-of-way in 
locations as may be required. 

 
35. Prior to approval of affected tentative plans of subdivision that propose shallow utilities 

under public sidewalks or pathways, provide a detailed servicing concept showing how 
the utilities will be designed to ensure that: 
 
- No surface features are located within the sidewalks/pathways (such as pull box or 

vault access points). Show all required pocket easement for shallow utility boxes and 
pedestals minimizing pull distances between. 

- Utility networks are planned to minimize the likelihood of excavations in the future for 
upgrades/repairs (such as use of protected conduits). 

- Trench details to prevent uneven settlements and/or frost heaves of public 
sidewalks/pathways. 

 
All details are subject to the approval of The City of Calgary and affected Utility 
companies. Utility rights-of-ways shall be provided where may be required. 
 

36. With each future subdivision application, submit an updated water servicing (including 
main sizes) and hydrant location design map as may be required for review and 
approval to the satisfaction of the City of Calgary, Development Engineering. The 
submission shall include an electronic file in .PDF format, as well as three (3) full size 
colour prints. The water network shall be reviewed with each phase as it may need to 
change depending on the timing of phases and availability of connections. The 
submission shall also include the land use, conceptual site grading plan, onsite and 
offsite tie-ins, PRV chamber locations (if applicable), and phasing plan for review. Dead 
end mains are not permitted. 
 
Note that the outline plan area is within Glenmore pressure zone. Two or more feeds will 
be required to service each phase as may be required to provide the required fire flow. 
The Developer is responsible to work with adjacent landowners as may be needed to 
extend the required watermains to service the plan area and show the required off-site 
extensions. 
 

37. Throughout the phased construction of the development, each construction phase must 
meet the minimum fire access standards. Any group of dwelling units of 100 or more 
require 2 accesses, and 600 or more require 3 accesses. Furthermore, if the road to 
access the plan area is longer than 120m, an emergency access road is required. If the 
road to access the plan area is longer than 200m, a secondary public access street is 
required. 
 

38. At the time of construction drawing submission for all subdivision applications, all road 
cross sections shall be reviewed to confirm they meet the minimum Fire Access 
Standards (including but not limited to a minimum of 6.0m clear pavement width that is 
unencumbered by parking or other obstructions). Any roads found to be deficient shall 
be amended accordingly.  
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39. Submit an electronic version of a Deep Fills Report to the Utility Engineering Generalist 
for any proposed subdivision applications that have fills in excess of two metres, or if the 
proposed development will not have any fills in excess of two metres, submit a letter to 
that effect signed and sealed by a professional Geotechnical Engineer.  
 
The report must be prepared by a qualified Geotechnical Engineer under seal and permit 
to practice stamp to the satisfaction of The City of Calgary. The report is to identify lots 
to be developed on fills in excess of two metres above original elevations within the plan 
area. The report must also state whether the lots to be developed on these fills will 
require any specific development restrictions.  
 
If required, a Development and Geotechnical Covenant may be registered against the 
affected lot(s), prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the Deep Fills Report. 
 

40. Submit an electronic version of a Slope Stability Report to the Utility Engineering 
Generalist for any proposed subdivision applications that have proposed grades in 
excess of 15% (or adjacent to existing grades in excess of 15%), or if the proposed 
development will not have any grades in excess of 15%, submit a letter to that effect 
signed and sealed by a Professional Engineer. The report must be prepared by a 
qualified Geotechnical Engineer under seal and permit to practice stamp to the 
satisfaction of The City of Calgary. 
 
If required, a Development and Geotechnical Covenant may be registered against the 
affected lot(s) prohibiting the development of the lot(s), except in strict accordance with 
the development restriction recommendations in the Slope Stability Report. 
 

41. Prior to endorsement of the affected legal plans or issuance of affected construction 
permissions, submit evidence that Water Act approval has been obtained for any 
changes/disturbances of the existing natural wetlands (both on-site and off-site), 
including any proposed discharges into natural wetlands. 
 

42. The parcels shall be developed in accordance with the development restriction 
recommendations outlined in the following reports (and any subsequent updates): 
 
- Hydrogeological Assessment East Belvedere Development, prepared by Waterline 

(File No. 3236-21-001), dated March 08, 2022. 
- East Belvedere Lands Geotechnical Report, prepared by McIntosh-Lalani 

Engineering Ltd. / Englobe (File No ML02101991.000), dated May 21, 2021. 
 

43. The site shall be developed in accordance with the recommendations outlined in "Phase 
1 Environmental Site Assessment of 2498 - 100 Street SE, NW1/4-08-24-28-W4M, 
Calgary, Alberta" prepared by Troy Environmental Consulting October 24, 2019. 
 

44. Servicing arrangements shall be to the satisfaction of Development Engineering and in 
accordance with the approved reports. Separate service connections to a public main 
shall be provided for each proposed lot (including strata lots). All downstream local and 
capital infrastructure must be in place to support any proposed development. All main 
extensions are at the expense of the Developer.  
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To service the entire plan area, the following capital infrastructure is required to be in 
service: 
 
- Belvedere Feedermain Phase 1 and Phase 2  
- Belvedere Sanitary Trunk 

 
Prior to the release of any Building Permits within the plan area, confirmation that the 
sanitary trunk and connection to the trunk are operational will be required. It is the 
Developer’s responsibility to coordinate the timing of the development with the 
installation of the required capital infrastructure. 
 
Note that for future applications on the remainder of the site, the following additional 
capital infrastructure is required to be in service: 
 
- Belvedere Storm Trunk 
- Cooperative Stormwater Management Initiative (CSMI) Trunk 

 
45. Coordinate with the utility owner(s) for the removal and/or relocation of any existing 

utilities (including oil and gas pipelines) that may be located within the subject parcel, to 
the satisfaction of the utility owners. Prior to registration of affected parcels, the existing 
utilities shall be removed and the associated easement discharged. If the utilities cannot 
be relocated the utilities shall be protected within a utility right-of-way, public utility lot, or 
road allowance. Any relocated utilities require line assignment approval from The City of 
Calgary and the Developer is responsible for providing any additional right-of-way as 
may be needed.  
 

46. Prior to endorsement of any Tentative Plan/prior to release of a Development Permit, 
execute a Development Agreement. Contact the Infrastructure Strategist, Development 
Commitments for further information at 587-229-7368 or email urban@calgary.ca. 
 

47. Off-site levies, charges and fees are applicable. Prior to endorsement of any Tentative 
Plan/prior to release of a Development Permit, the applicant must agree to pay these 
charges by entering into an agreement with the City. Contact the Infrastructure 
Strategist, Development Commitments for further information at 587-229-7368 or email 
urban@calgary.ca. 
 

48. The developer, at its expense, but subject to normal oversize, endeavours to assist and 
boundary cost recoveries shall be required to enter into an agreement to: 
 
a) Install the offsite sanitary sewers, storm sewers and water mains and construct the 

offsite temporary and permanent roads required to service the plan area (including, 
but not limited to, any offsite road upgrades that are required to accommodate the 
traffic generated by the development). The developer will be required to obtain all 
rights, permissions, easements or rights-of-way that may be required to facilitate 
these offsite improvements.  

b) Construct the underground utilities, surface improvements (including streetlighting) 
for all streets and lanes within and along the boundaries of the plan area. 

c) Construct the onsite and offsite storm water management facilities (wet pond 
wetlands, etc.) to service the plan area according to the most current City of Calgary 
Standard Specifications Sewer Construction, Stormwater Management and Design 
Manual and Design Guidelines for Subdivision Servicing.  



 

CPC2025-0571 

Attachment 2 

CPC2025-0571 Attachment 2  Page 9 of 12 
ISC:UNRESTRICTED 

d) Construct the Municipal Reserves (MR), Public Utility Lots (PUL), Environmental 
Reserves (ER), and Recreation Centre site within the plan area.  

e) Construct the pathways within and along the boundaries of the plan area, to the 
satisfaction of Parks and Open Spaces.  

f) Construct a wood screening fence, chain link fence, sound attenuation fence, 
whichever may be required, within and along the boundary of the plan area, where 
required by The City for lots backing onto public land.  

g) Rehabilitate the portions of public or private lands and/or infrastructure that may be 
damaged as a result of this development, all to the satisfaction of The City of 
Calgary. 

 
49. At the subdivision stage, prior to endorsement of the final instrument, discuss cost 

sharing arrangements with Opengate Properties Ltd. for part cost (costs not recovered 
by the developer from the City) of the underground utilities to be installed/constructed by 
Opengate Properties Ltd. under East Belvedere (Twinhills Cybercity) Water Feedermain 
and Sanitary Sewer Trunk at Memorial Dr and 100 St SE and 17 Avenue SE along 100 
St SE pursuant to a Construction Agreement dated Dec 17, 2020. Note that if there is an 
assumption agreement to reassign this work to a different Developer, arrangements will 
be with the new Developer. 

 
50. Prior to issuance of any construction permissions, an Erosion and Sediment Control 

Report and Drawings for the development site shall be submitted to the satisfaction of 
Development Engineering. The report and drawings submission shall follow the latest 
version of The City of Calgary Guidelines for Erosion and Sediment Control.  
 

51. Prior to approval of any affected subdivision or development (including stripping and 
grading), the applicant shall provide an Alberta Energy Regulator reclamation certificate 
for the abandoned sour gas well 11-08-24-28W4M (License 0028469). All 
documentation shall be reviewed to the satisfaction of The City of Calgary. 
 

52. Prior to approval of any affected subdivision or development (including stripping and 
grading), the applicant shall provide documentation confirming that the identified oil and 
gas well on the adjacent lands have been abandoned and that the land is suitable for the 
intended uses as related to environmental concerns. All documentation shall be 
prepared by a qualified professional and will be reviewed to the satisfaction of The City 
of Calgary. 

 
53. Prior to approval of any affected subdivision or development (including stripping and 

grading) the Applicant shall provide documentation that outlines the land use, access 
and setback for the abandoned well and how the access and setback will be maintained. 
The land use, access and setback shall be established accordance to applicable Alberta 
Energy Regulator Directives and in consultation with the operator to ensure that the 
minimum amount of space required to safely re-enter the abandoned well is available. 
All documentation shall be reviewed to the satisfaction of The City of Calgary. 

 
54. Prior to approval of any affected subdivision or development (including stripping and 

grading) the applicant shall provide documentation that the conditions on the pipeline 
right of way are suitable for the intended uses as related to environmental concerns. All 
documentation shall be prepared by a qualified professional and shall be reviewed to the 
satisfaction of The City of Calgary. 
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55. Prior to approval of any affected subdivision or development (including stripping and 
grading), the applicant shall provide documentation that all abandoned pipelines on the 
subject lands have been removed and the environmental condition of the land is suitable 
for the intended uses. Supporting documents include, but are not limited to: Alberta 
Energy Regulator Pipeline Removal Licence Amendments, environmental investigation 
reports, etc. All documentation shall be prepared by a qualified professional and shall be 
reviewed to the satisfaction of The City of Calgary. 
 

56. Prior to approval of any affected subdivision or development (including stripping and 
grading), the applicant shall provide documentation from the operator of the pipeline 
confirming that they have been engaged, do not object to the proposed land use on or 
adjacent to the existing pipeline right of way, and have specified acceptable surface 
uses on the pipeline right of way. All documentation shall be reviewed to the satisfaction 
of The City of Calgary. 

 
57. Prior to approval of any affected subdivision or development (including stripping and 

grading) that includes ground disturbance activities on the pipeline right of way the 
applicant must provide documentation from the operator confirming that they do not 
object to the proposed work. All documentation shall be reviewed to the satisfaction of 
The City of Calgary. 

 
Mobility Engineering 
 

58. In conjunction with each tentative plan of subdivision, each submission shall be subject 
to conditions based on findings from Stage 2 of the Belvedere Global Transportation 
Impact Assessment (TIA), related to Infrastructure Phasing. Conditions shall be provided 
on each application relating to the number of units that can be supported based on 
available transportation infrastructure at the time of submission. Available is defined as 
either constructed or funded with the ability to construct. 
 
It is advised the current funding of the Memorial Drive E flyover is anticipated to support 
75 per cent of the Belvedere area as per the Global TIA.  
 

59. The developer, at its expense, but subject to normal oversize, endeavors to assist and 
boundary cost recoveries shall be required to enter into an agreement with the City to 
construct the east half of the complete cross-section of the ultimate 100 Street SE, 
including the intersections of 100 Street with 17 Ave SE. 
  

60. In conjunction with each Tentative Plan, functional-level plans shall be submitted as a 
component of the Tentative Plan submission package to the satisfaction of Development 
Engineering, for the staged development arterial and collector standard roadways, 
inclusive of the staged development of the at-grade intersections, and to the satisfaction 
of the Manager, Development Engineering. Additional road Right-of-way may be 
required to accommodate transitions and local widenings at intersections. 
 

61. Prior to approval of Construction Drawings and Permissions to Construct Surface 
improvements:  The developer shall provide signed copies of backsloping agreements 
for any backsloping that is to take place on adjacent lands (owned privately or owned by 
the City). 
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62. At the applicable Tentative Plan or Development Permit, prior to final approval of the 
construction drawings and applicable tentative plans, a noise analysis and visual 
screening report must be submitted to and approved by Public Spaces Project 
Development Division for the residential development adjacent to 100th Street SE, to the 
satisfaction to the Manager of Development Engineering.    
 

63. At the affected tentative plan, guardrails may be required along 104 Street SE adjacent 
to the wetland. Guardrail and warrant calculations will be required for each applicable 
tentative plan. 
 

64. No direct vehicular access shall be permitted to or from 100 Street SE and a restrictive 
covenant shall be registered on all applicable titles concurrent with the registration of the 
final instrument to that effect at the Tentative Plan stage. 
 

65. No direct vehicular access from Low Residential Parcels shall be permitted to or from 
20th Avenue SE, 23 Avenue SE, and 104 Street SE; and a restrictive covenant shall be 
registered on all applicable titles concurrent with the registration of the final instrument to 
that effect at the Tentative Plan stage. 
 

66. A restrictive covenant shall be registered against the specific lot(s) identified by the 
Director, Community Planning, concurrent with the final instrument prohibiting the 
construction of front driveways over the bus loading area(s). 
 

67. Wheel chair (curb) ramps are to be constructed at each end of a cross walk, as per the 
Complete Streets Policy, section 3.2.4.  Each crosswalk should have a curb ramp at 
each end and not be shared (e.g., two per corner for standard intersections). Ramps 
must be entirely contained within a crosswalk (the crosswalk can be flared to capture a 
ramp that cannot be easily relocated). Where possible, align the ramp run with the 
crosswalk, as ramps angled away from the crosswalk may lead some users into the 
intersection. 
 

68. Any proposed community entrance features shall be located on private sites, not within 
public land or rights-of-way. 
 

69. In conjunction with each Tentative Plan, the Developer shall register road plans for 
Collector standard roadways within the subject lands to the satisfaction of the Director, 
Community Planning, that provides continuous active modes and vehicle routing through 
the community with at least two points of public access around the Tentative Plan 
boundary to the arterial road network. 
   
The continuous collector road network is required to ensure that efficient Transit routing 
through the plan area can be accommodated, while the two points of access to the plan 
area ensures residents will have two routes into and out of the area, in the event of 
emergency or road closures, and the ensure availability of capacity at the plan area 
access points. 
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70. Temporary oil and gravel bus turnaround / cul-de-sac with a minimum radius of 15.25 
meters is required at the terminus of each construction phase.  Where the developer 
intends to fence the turnaround, the minimum radius shall be increased to 16.25 meters.  
If road construction and/or construction phasing affects the operations of transit service, 
the Developer is required to provide an interim transit route replacement, to the 
satisfaction of the Director, Transit and the Director, Community Planning. 
 

71. Prior to Release of any permits or Permission to Construct, the Developer shall enter 
into a Construction Access Road Agreement with Roads Maintenance. Contact 
Stephanie Barbario at?stephanie.barbario@calgary.ca to enter into the agreement and 
provide executed agreement to the Mobility Generalist prior to Endorsement. 
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Applicant Submission 
2025 May 26 
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Approved Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only.  
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Approved Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 
 

 HECTARES ACRES 

GROSS AREA OF PLAN 16.19 40.00 

LESS: ENVIRONMENTAL RESERVE   

LESS: LAND PURCHASE AREA   

NET DEVELOPABLE AREA 16.19 40.00 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 
ANTICIPATED 
 # OF UNITS 

R-G 4.67 11.54 171 171 

R-Gm 1.92 4.75 79 79 

M-G 2.01 4.96 2 103 

Total Residential 8.60 21.25 252 353 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 5.97 14.75 36 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 1.62 4.00 10 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
353   

ANTICIPATED DENSITY   21.8 8.8 

ANTICIPATED INTENSITY   67.3 27.2 

Note:  

Intensity calculation assumes the following based on the Guide to the MDP/CTP: 

 Low Density Residential Uses (R-G and R-Gm)= 3.3 people/unit 

 Medium Density Residential Uses (M-G)= 2.2 people/unit 
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 Home-Based Jobs= 3.8 jobs per 100 people 
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Proposed Land Use Plan 
 
 
 

 



CPC2025-0571 

Attachment 7 

CPC2025-0571 Attachment 7  Page 1 of 2 
ISC:UNRESTRICTED 

Applicant Outreach Summary 
2025 May 16 
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BYLAW NUMBER 113D2025 
 

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

(LAND USE AMENDMENT  
LOC2022-0232/CPC2025-0571) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

 
2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 
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Outline Plan and Land Use Amendment in Belvedere (Ward 9) at 2313 and 2313R - 
84 Street SE, LOC2024-0321 

RECOMMENDATIONS: 

That Calgary Planning Commission: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 2313 and 2313R – 84 Street SE (portion of NE1/4 Section 12-24-29-4; Plan
8511085, Block OT) to subdivide 16.79 hectares ± (41.49 acres ±) with conditions
(Attachment 2); and

2. Forward this report (CPC2025-0559) to the 2025 July 15 Public Hearing Meeting of
Council; and

That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the redesignation of 8.00 hectares ±
(19.77 acres ±) located at 2313 and 2313R – 84 Street SE (portion of NE1/4 Section 12-
24-29-4; Plan 8511085, Block OT) from Residential – Low Density Mixed Housing (R-G)
District, Residential – Low Density Mixed Housing (R-Gm) District, Multi-Residential –
Medium Profile (M-2) District, Special Purpose – School, Park and Community Reserve
(S-SPR) District and Special Purpose – City and Regional Infrastructure (S-CRI) District
to Residential – Low Density Mixed Housing (R-G) District, Multi-Residential – Medium
Profile (M-2) District, Special Purpose – School, Park and Community Reserve (S-SPR)
District, and Direct Control (DC) District to accommodate residential development, with
guidelines (Attachment 3).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 JUNE 19: 

That Council give three readings to Proposed Bylaw 130D2025 for the redesignation of 8.00 
hectares ± (19.77 acres ±) located at 2313 and 2313R – 84 Street SE (portion of NE1/4 Section 
12-24-29-4; Plan 8511085, Block OT) from Residential – Low Density Mixed Housing (R-G)
District, Residential – Low Density Mixed Housing (R-Gm) District, Multi-Residential – Medium
Profile (M-2) District, Special Purpose – School, Park and Community Reserve (S-SPR) District
and Special Purpose – City and Regional Infrastructure (S-CRI) District to Residential – Low
Density Mixed Housing (R-G) District, Multi-Residential – Medium Profile (M-2) District, Special
Purpose – School, Park and Community Reserve (S-SPR) District, and Direct Control (DC)
District to accommodate residential development, with guidelines (Revised Attachment 3).

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
June 19: 

“The following documents were distributed with respect to Report CPC2025-0559: 
 Revised Attachment 3;”
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HIGHLIGHTS 

 This application seeks to establish a subdivision framework and to redesignate portions
of the site to accommodate street-oriented residential development in the form of semi-
detached dwellings and rowhouses on small-scale lots with minimal rear yard setbacks
and rear lane access.

 The proposed application aligns with the Municipal Development Plan (MDP) and the
Belvedere Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposal will allow for increased housing
choice within a compact greenfield development, which will be served by neighbourhood
parks and pathways and local commercial uses.

 Why does this matter? Compact development of a greenfield site will contribute to
Calgary’s overall economic health by housing new residents within the city limits.

 No development permit has been submitted at this time.

 There is no previous Council direction related to this proposal.

DISCUSSION 
This outline plan and land use amendment application was submitted on 2024 December 23 by 
O2 Planning and Design on behalf of Minto Communities. The two sites measure approximately 
16.79 hectares ± (41.49 acres ±) in total area and are in the community of Belvedere. The lands 
are currently undeveloped. 

As noted in the Applicant Submission (Attachment 4), the proposal seeks to revise the 
previously approved outline plan and land use designations to redesign the neighbourhood and 
accommodate a Direct Control (DC) District, based on Residential – Low Density Mixed 
Housing (R-Gm) District that would allow for a rowhouse product that requires greater lot depths 
and lot coverage than allowed by the standard district. 

Additional minor changes are proposed to redesign the internal road network, relocate the 
planned park space, and slight adjustments to the related land uses. For details, please refer to 
the proposed Outline Plan (Attachment 5) and the Proposed Land Use District Map (Attachment 
6), which are anticipated to accommodate 652 low density residential units and 382 medium 
density residentials units. As referenced in the Outline Plan Data Sheet (Attachment 7) this 
development will achieve an anticipated density of 61.6 units per hectare and anticipated 
intensity of 153 people and jobs per hectare. This exceeds the density targets of the MDP and 
ASP. 

A detailed planning evaluation of the application, including location maps and site context is 
provided in the Background and Planning Evaluation (Attachment 1). 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed application, the applicant was encouraged to use the 
Applicant Outreach Toolkit to assess which level of outreach with the public/interested parties 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
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and the respective community association was appropriate. As this is a new greenfield 
community, the Applicant contacted adjacent landowners to make them aware of the 
application. For more information, refer to the Applicant Outreach Summary (Attachment 8). 

City-Led Outreach 
In keeping with Administration’s practices, this application was circulated to the public/interested 
parties, notice posted on-site and published online. Notification letters were also sent to 
adjacent landowners. 

Administration received one letter of opposition from the public. The letter objected to the  
proposed road re-alignment of 84 Street SE, shown in the original approved outline plan, which 
would cross through private property.  

There is no community association for the area. 

Administration considered the relevant planning issues specific to the application and has 
determined the proposal to be appropriate. The opposition is not against the proposed outline 
plan and land use amendment, rather The City’s realignment of 84 Street SE. This feedback 
was passed on to the relevant City business units; however, it is not within the scope of this 
application. 

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

IMPLICATIONS 

Social 
The proposal would allow for a variety of housing choices in low and medium density residential 
building forms, providing a range of housing opportunities. The proposal would also provide 
landscaped open spaces connected via pathways. 

Environmental 
This application does not include any actions that specifically address the objectives of the 
Calgary Climate Strategy – Pathways to 2050. Further opportunities to align future development 
on this site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages. 

Economic 
Development of a greenfield site would contribute to Calgary’s overall economic health by 
housing new residents within city limits. 

Service and Financial Implications 
No anticipated financial impact. 

https://developmentmap.calgary.ca/?find=LOC2024-0321
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RISK 
There are no know risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Approved Conditions of Approval
3. Proposed Bylaw 130D2025
4. Applicant Submission
5. Approved Outline Plan
6. Proposed Land Use District Map
7. Approved Outline Plan Data Sheet
8. Applicant Outreach Summary

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is in the eastern developing community of Belvedere, on the east side of Stoney Trail 
SE and on the south side of 17 Avenue SE. The site is bordered by medium and low density 
residential to the east, as well as existing rural residential development. To the south is a 
Special Purpose – Urban Nature (S-UN) District that contains a wetland. 
 
The subject site is approximately 16.79 hectares ± (41.49 acres ±) in combined area with 
dimensions of roughly 550 metres by 440 metres. The site is undeveloped and undergoing 
stripping and grading. The topography is mostly flat. Access to the wider regional transportation 
network is provided by 84 Street SE and 17 Avenue SE. 
 

Community Peak Population Table 
 
Not available because the subject area is a newly developing community. 
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Location Maps 
 

 

 
 

 

Subject Site 
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Land Use Redesignation Area

 

 
Outline Plan Area 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing land use designations of the site include a variety of low density and medium 
density residential development, including parks and open space. This application proposes an 
outline plan and land use amendment that revises the subdivision design and land use districts 
for the following: 
 

 Residential – Low Density Mixed Housing (R-G) District; 

 Direct Control (DC) District based on the Residential – Low Density Mixed Housing 
(R-Gm) District; 

 Multi-Residential – Medium Profile (M-2) District; and 

 Special Purpose – School, Park and Community Reserve (S-SPR) District. 
 

This application excludes the previously approved Multi-Residential – High Density Medium 

Rise (M-H2 h40) District, because no changes are proposed to this area. 

 
The proposed R-G District is intended for low-density neighbourhoods in master-planned 
communities in suburban greenfield locations. This district is designed to support a variety of 
low-density residential building forms, including single detached dwellings, duplex dwellings and 
rowhouse buildings, along with secondary suites and backyard suites. The maximum building 
height in this district is 12 metres. The application proposes a mix of both laned and laneless 
R-G parcels, which have been located to work with the topography of the land.  
 
The proposed DC District is based on R-Gm District, which has the same intent as the R-G 
District but single detached dwellings are discretionary in the R-Gm District and permitted in the 
R-G District. The proposed DC District would support three-storey laned rowhouse development 
with a maximum building height of 13.0 metres. The DC District includes rules to require 
vehicular access and private garages accessed from lanes only, reduced parcel depth, width 
and area, and increased parcel coverage of up to 90 percent, which is reduced where no private 
garage is provided. Also, the DC District includes adjustments to setbacks and private amenity 
space rules to ensure the customized parcel rules correctly interface with standard bylaw 
requirements. 
 
Pursuant to Section 20 of the Land Use Bylaw 1P2007, this application for a DC District has 
been reviewed by Administration and the use of a DC District is necessary to provide for the 
applicant’s proposed development due to unique characteristics. The proposal accommodates 
the applicant’s intent for row houses without backyards and more flexible setbacks. The same 
result could not have been achieved with a standard land use district in the Land Use Bylaw. 
 
The proposed DC District includes a rule that allows the Development Authority to relax 
Sections 6 through 18 of the DC District Bylaw. Section 6 incorporates the rules of the base 
district in Bylaw 1P2007, where the DC District does not provide for specific regulation. The 
remaining sections refer to parcel width, parcel depth, parcel area, parcel coverage, building 
setbacks, outdoor private amenity space, development within a setback area, building height 
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and vehicle access. Retaining the ability to relax these rules allows for alternative measures to 
be considered. In a standard district, many of these rules can be relaxed if they meet the test for 
relaxation of Bylaw 1P2007. The intent of this DC District rule is to ensure that rules of Bylaw 
1P2007 that regulate aspects of development that are not specifically regulated in this DC 
District can also be relaxed in the same way that they would be in a standard district.  
 
The proposed M-2 District is intended for multi-residential development of medium height and 
density, where intensity is measured by floor area ratio (FAR) to provide flexibility in building 
form and dwelling unit size and number. This district is intended to be in proximity or adjacent to 
low density residential development and to be located at community nodes or transit and 
transportation corridors and nodes. The maximum FAR is 3.0, the minimum required density is 
60 units per hectare and the maximum building height is 16.0 metres. 
 
The proposed S-SPR District is intended to provide for schools, parks, open space and 
recreational facilities with parcels of various sizes and use intensities. This district is to be used 
for land dedicated as municipal school reserve (MSR) or other forms of municipal reserve (MR) 
pursuant to the Municipal Government Act (MGA). This applies to the proposed park located in 
the southern portion of the plan area, which includes a mix of passive space and future 
programmable space to provide a broad range of recreational opportunities for the surrounding 
neighbourhood. For example, the conceptual design includes passive walking paths, a half 
basketball court, playground space and pump track. 
 
Subdivision Design 
This outline plan forms a logical eastward extension of urban development. The proposed 
residential districts offer a variety of housing forms and increases housing choice for Calgarians. 
An M-H2 District site is located at the north end of the parcel but is excluded from this outline 
plan and land use amendment application, because no changes are proposed.  
 
M-2 District parcels line Eston Road SE, providing medium scale multi-residential dwellings 
along the eastern boundary. The proposed plan revises previously approved low-density 
residential blocks to include the proposed DC District, based on the R-Gm District for compact, 
rowhouse development with lanes, while retaining some R-G District (without lanes).  
 
The previously approved park space (S-SPR District) is proposed to be relocated to a south-
central location, which will offer residents programmed and passive spaces. Pathways are 
proposed internal to this plan and connect to external lands. Along the southern boundary is an 
ATCO pipeline (S-CRI District), which is effectively additional green space and includes a local 
pathway. An existing regional pathway is located along Eston Road SE, along with planned 
transit stops and a planned MAX Purple BRT stop will be located at the intersection of 
17 Avenue SE and Eston Road SE. 
 
Housing 
A variety of housing options are possible in the plan area, including low density housing forms, 
such as single detached, semi-detached, duplex and rowhouse dwellings. Laned and laneless 
parcels are provided to allow for a variety of building forms. The proposed DC District, based on 
R-Gm District, is unique in that it is intended for a compact rowhouse form without a backyard. 
These rowhouses will be accessed via a lane, be ground-oriented in design and include front 
yard landscaping. The rationale for this built form is that not all residents value a yard and the 
associated maintenance.  
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Multi-residential housing forms, such as townhouses and apartments will be located along the 

periphery of the plan area, along Eston Road SE. The proposed land use framework of this plan 

meets the requirements of the Municipal Development Plan (MDP) and the Belvedere Area 

Structure Plan (ASP). 

 
Pathway and Street Network 
An interconnected system of streets, pathways and walkways provide mobility choices to future 
residents. Collector streets connect the plan area to the surrounding street network, which 
includes an arterial street along Eston Road SE. 
 
Laned blocks ensure pedestrian-friendly development fronts onto adjacent streets, which also 
enhances the urban design and pedestrian safety of the adjacent streetscapes. Multi-use 
pathways are located to reduce interruption and provide convenient connections to the park 
space and edges of the community. 
 
Open Space Network 
The plan includes a 0.4 hectare (1 acre) MR park space, which has shifted to a south-central 
location when compared to the previously approved outline plan (LOC2022-0159). This park 
provides increased access and connectivity to a modified collector street with road access on 
three of the four sides of the site. It will include a mixture of outdoor programmed space, as well 
as passive spaces to support a broad range of recreational uses. For example, walking paths, a 
half basketball court, playground and pump track are proposed. 
 
This outline plan area provides 2.38 percent of MR dedication, compared to the standard 10% 
required by the Municipal Government Act (MGA) because of a past cash-in-lieu payment in 
place of reserve land (SB2010-0462 and LOC2009-0042). In addition, road and public utility lot 
dedications equal 35.2 percent of gross developable area, which is over the MGA maximum of 
30 percent. 
 
Density and Intensity 
The proposed outline plan provides a land use framework that will provide an anticipated 
density of 61.6 units per gross developable hectare and an intensity of 153.4 people and jobs 
per hectare, exceeding the MDP target of 20.0 units per hectare and an initial intensity of 60 
people and jobs per hectare. 
 
The ASP shows these lands to be within a Neighbourhood Area, intended for residential 
development, along with amenities, such as parks. The proposed outline plan and associated 
land uses meet the intent of the ASP. The proposed medium density residential lands along 
Eston Road SE supports transit service and a portion of the community is within walking 
distance of the future MAX Purple BRT line along 17 Avenue SE. 
 
Transportation 
The site is bounded by Stoney Trail SE to the west, 17 Avenue SE to the north and Eston Road 
SE to the east. The arterial road (Eston Road SE) provides regional access to east Calgary and 
downtown Calgary. The proposed outline plan design includes a modified grid internal street 
network, consistent with the intent of the ASP. 
 
Transit stops are planned along Eston Road SE and a future MAX Purple BRT stop is planned 
at the intersection of Eston Road SE and 17 Avenue SE, approximately 100 metres (a two-
minute walk) from the northeast corner of the plan. All residents will be within 750 metres 
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(a 13-minute walk) of the future MAX Purple BRT stop and approximately 400 metres (a seven-
minute walk) of standard transit stops. 
 
A Transportation Impact Assessment (TIA) was provided and accepted by Administration with 
the previously approved outline plan and land use amendment application. The conclusions of 
that assessment are not significantly impacted by the current proposal.  
 
The proposed active transportation network includes regional pathways and local multi-use 
pathways, which provide bicycle and pedestrian connectivity throughout the plan area. There is 
a central, north-south multi-use pathway along Eston Circle SE, which connects residents to the 
local pathway within the ATCO pipeline corridor, to the park and to Eston Road SE. 
 
Environmental Site Considerations 
There are no environmentally significant lands within the plan area. 
 
Utilities and Servicing 
Administration reviewed the sanitary servicing study and staged master drainage plan (SMDP) 
submitted for the previously approved outline plan and found that the proposed revised plan is 
consistent with the previously approved reports. Developer constructed stormwater, sanitary 
and water servicing is available from Eston Road SE. 
 
Stormwater servicing is available from a pre-service connection in the southwest corner, which 
drains into the East Hill constructed stormwater wetland adjacent to the site in the south. The 
existing pipe and the wetland were previously designed and constructed to accommodate the 
development of this site. The site is within the Forest Lawn Creek catchment area. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014) 
Administration’s recommendation aligns with the policy direction of the South Saskatchewan 

Regional Plan, which directs population growth in the region to cities and towns, and promotes 

the efficient use of land. 

 
Municipal Development Plan (Statutory – 2009) 
The site is located within the Developing Residential – Planned with Greenfield Area Structure 
Plan (ASP) area, as identified on Map 1: Urban Structure in the Municipal Development Plan 
(MDP). The applicable policies promote housing diversity and choice through a wide range of 
housing types and densities to create diverse neighbourhoods. The proposed redesignation 
accommodates multi-residential and low-density development with a subdivision design that 
includes a grid-based pattern of complete streets and meetings minimum density and intensity 
targets.  
 
Calgary Climate Strategy (2022) 
This application does not include any specific actions that address the objectives of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align development of this site 
with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
  

http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
http://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=CTTrAeysTKK&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
https://www.calgary.ca/content/dam/www/uep/esm/documents/esm-documents/climate-strategy-pathways-to-2050.pdf
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Belvedere Area Structure Plan (Statutory – 2013) 
The site is located within the Belvedere Area Structure Plan (ASP). The ASP identifies the lands 
as Neighbourhood Area and a portion is within a Transit Station Planning Area. The proposal 
provides a grid-based pattern of development with complete streets, pathways and a variety of 
housing options in a compact urban form. In addition, it exceeds the intensity and density 
targets, providing the greatest density within or in proximity to the Transit Station Planning Area. 
The proposal meets the applicable policies of the ASP. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=DTTrAcATTeX&msgAction=Download
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Approved Conditions of Approval 
 

If this Application is approved, the following Conditions of Approval shall apply: 

 
Planning 
 
 1. With each tentative plan of subdivision, the developer shall submit a density 

phasing plan indicating the intended phasing of subdivision within the outline plan 
area and the projected number of dwelling units within each phase, 
demonstrating compliance with the minimum required densities. 

 
 2. Prior to approval of the affected tentative plan of subdivision, the proposed 

community and street names shall be submitted to the City for review and 
approval by City Council.  

 
 3. All residential land use parcels abutting a lane shall only have direct vehicle 

access from the lane (no front drive garages) and a restrictive covenant shall 
be registered against the land title certificates of those parcels to that effect. 

 
 4. Prior to approval of the tentative plan of subdivision, landscape concepts 

prepared at the outline plan stage shall be refined to add: 
 

a) A site plan showing general conformance to outline plan landscape 
concepts, intended park program, site layout, and preliminary planting. 

b) Grading plans that are coordinated with engineering to show updated 
perimeter grades to confirm slope percentage and details of any other 
features, including (but not limited to) retaining structures, utility rights-of 
way, green infrastructure, trap lows, drainage from private lots, etc., and 

c) Storm-related infrastructure details above and below ground, including 
(but not limited to) access roads with required vehicle turning radii, inlets, 
outlets, retaining walls, control structures, oil grit separators, etc. 

 
 5. Construct all regional pathway routes within and along the boundaries of the plan 

area according to Calgary Parks - Development Guidelines and Standard 
Specifications - Landscape Construction (current version), including setback 
requirements, to the satisfaction of the Pathways & Trails in the Department of 
Parks and Open Space. 

 
 6. If applicable, prior to approval of the initial tentative plan of subdivision, the 

special conditions addressing the formation and maintenance/financial 
responsibilities of the Residents Association shall be applied as a condition of 
subdivision approval, to the satisfaction of the Approving Authority. 

 
 7. Zero lot line is prohibited on parcels whose property line is adjacent to Municipal 

Reserve or public lands. 
 
 8. Compensation for dedication of Municipal Reserve in excess of 10% is deemed 

to be $1.00.   
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 9. Plant all public trees in compliance with the approved Landscape Construction 

Drawing for Boulevard and Median Tree Line Assignment. 
 
 10. Prior to endorsement of a legal plan of subdivision, landscape construction 

drawings that are reflective of the subject tentative plan of subdivision for the 
proposed Municipal Reserve lands are to be submitted to the Coordinator, 
Landscape Construction Approvals (parksapprovals@calgary.ca) for review and 
approval prior to construction. 

   
 11. Calgary Parks and Open Spaces does not support point source drainage 

directed towards Municipal Reserve (MR)/Municipal School Reserve (MSR) or 
Environmental Reserve (ER) extents. All drainage and storm related 
infrastructure catering to private property shall be entirely clear of MR/ER/MSR 
areas. 

 
 12. The developer, at its sole cost and expense, shall be responsible for the 

construction of the Municipal Reserve (MR) parcel within the boundaries of the 
plan area according to the approved Landscape Construction Drawings and the 
Calgary Parks and Open Spaces Development Guidelines and Standard 
Specifications: Landscape Construction (current version). 

 
 13. When a regional pathway is also to be used as a service vehicle access road, the 

pathway is to be constructed to a residential road standard so that the pathway 
can support the weight of maintenance vehicles. 

 
 14. Rehabilitate all portions of the Environmental Reserve/Public Utility 

Lot/Transportation Utility Corridor lands along the boundaries of the plan area 
that are damaged as a result of this development, all to the satisfaction of the 
Director, Calgary Parks. 

 
 15. Construct all regional pathway routes within and along the boundaries of the plan 

area according to Calgary Parks Development Guidelines and Standard 
Specifications: Landscape Construction (current version), including setback 
requirements, to the satisfaction of the Director, Calgary Parks.  

 
 16. No disturbance of Environmental Reserve lands is permitted without written 

permission from Parks and Open Space. The Parks Specialist can be reached at 
587-216-8073 

 
 17. Prior to the approval of a development permit for excavation, stripping and 

grading, a development agreement or a subject area tentative plan of 
subdivision, Calgary Parks requires details pertaining to the total limit of 
disturbance adjacent to existing Environmental Reserve extents. 

 
 18. Prior to approval of the first tentative plan of subdivision or stripping and 

grading development permit (whichever comes first), it shall be confirmed that 
grading of the development site will match the grades of existing adjacent parks 
and open space (Environmental Reserve (ER)) or proposed ER, with all grading 
confined to the private property, unless otherwise approved by Parks.   
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 19. All proposed parks (Municipal Reserve) and regional/local pathways and trails 

must comply with the Calgary Parks and Open Spaces DGSS - Development 
Guidelines and Standard Specifications: Landscape Construction (current 
edition). 

 
 20. All stormwater related infrastructure is to be located within Public Utility Lots 

(PUL) extents. 
 
 21. All shallow utility alignments, including street light cables, shall be set back 1.5 

metres from the street tree alignment on all road cross sections in accordance 
with Section 4.1.3 of Calgary Calgary Parks and Open Spaces Development 
Guidelines and Standard Specifications: Landscape Construction (current 
edition). 

 
 22. All ground disturbances are subject to Section 31 of the Historical Resources Act 

(HRA), including those projects that have received HRA approval.  Section 31 
states a “ person who discovers a historic resource in the course of making an 
excavation for a purpose other than for the purpose of seeking historic resources 
shall forthwith notify the Minister of the discovery.” The chance discovered of 
historic resources is to be reported to the contacts identified within Standard 
Conditions under the Historical Resources Act: Standard requirements under the 
Historical Resources Act : reporting the discovery of historic resources - Open 
Government. 

 
Utility Engineering 
 
 23. Execute a Development Agreement. Contact the Infrastructure Strategist, 

Development Commitments for further information at 587-224-0054 or email 
mathew.lanz@calgary.ca. 

 
 24. The developer, at its expense, but subject to normal oversize, endeavours to 

assist and boundary cost recoveries shall be required to enter into an agreement 
to:  

     
a) Install the offsite/onsite sanitary sewers, storm sewers and water mains 

and construct the offsite temporary and permanent roads required to 
service the plan area. The developer will be required to obtain all rights, 
permissions, easements or rights-of-way that may be required to facilitate 
these offsite improvements.  

   
b) Construct the underground utilities and surface improvements within 

Eston Road SE (formerly Old 84 Street SE) and 17 Avenue SE along the 
boundaries of the plan area.  

   
c) Construct the onsite and offsite storm water management facilities (wet 

pond, wetlands, etc.) to service the plan area according to the most 
current City of Calgary Standard Specifications Sewer Construction, 
Stormwater Management and Design Manual and Design Guidelines for 
Subdivision Servicing.  
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d) Construct a wood screening fence, chain link fence, sound attenuation 

fence, whichever may be required, along the boundary of the plan area.  
   

e) Construct the Municipal Reserve/Public Utility Lot within the plan area.  
   

f) Construct the multiuse pathway within and along the boundaries of the 
plan area, to the satisfaction of the Director of Parks Development. 

 
 25. Make satisfactory cost sharing arrangements with Riotrin Properties (Calgary 

East) for part cost of the existing underground utilities (sanitary sewer, storm 
sewer, and watermain) and surface improvements installed/constructed in Eston 
Road SE (formerly Old 84 Street SE) that was paid for and/or constructed by 
Riotrin Properties (Calgary East) under East Hills, Phase 01 (DA2010-0110). 

 
 26. Make satisfactory cost sharing arrangements with Riotrin Properties (Calgary 

East) for part cost of the existing watermain installed/constructed along the south 
boundary of the site that was paid for and/or constructed by Riotrin Properties 
(Calgary East) under East Hills, Phase 01 (DA2010-0110). 

 
 27. Make satisfactory cost sharing arrangements with Riotrin Properties (Calgary 

East) for part cost of the existing storm pond installed/constructed in Lot 1ER in 
Block 1 (Plan 181 1560) that was paid for and/or constructed by Riotrin 
Properties (Calgary East) under East Hills, Phase 01 (DA2010-0110). 

 
 28. Make repayment arrangements with the City of Calgary for part cost of the 

surface improvements in 17 Avenue SE, including levies, within the 
Transportation & Utility Corridor (TUC) adjacent to the site as per the TUC policy. 

 
 29. Prior to endorsement of the legal plan of subdivision, discuss cost sharing 

arrangements with 1154592 Alberta Ltd. for part cost (costs not recovered by the 
developer from the City) of the existing underground utilities installed/constructed 
by 1154592 Alberta Ltd. under East Belvedere Water Feedermain and Sanitary 
Sewer Trunk at Memorial Drive SE (between 84 Street SE and 100 Street SE) 
and 17 Avenue SE along 100 Street SE pursuant to the Amended and Restated 
Construction Agreement, dated Jan. 5, 2024. 

 
Mobility Engineering 
 
 30. Prior to endorsement of a legal plan of subdivision, two access points (defined 

as intersections or roundabouts that provide direct access into or out of an area 
for vehicular traffic) are to be provided to an "available" regional transportation 
network infrastructure for any new residential, commercial or industrial areas. 
"Available" is defined as follows 

 

 The ability to construct or contribute towards construction of a regional 
transportation network infrastructure required to provide connection to the 
tentative plan of subdivision; and 
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 The ability to construct or contribute towards construction of a 
pedestrian/active modes system to service the tentative plan of 
subdivision. 

   
  In conjunction with the affected tentative plan of subdivision, two connections 

from the outline plan to the regional road network must be constructed and open 
to the public. These connections are defined as intersections with Eston Road 
SE (formerly (Old) 84 Street SE). 

 
 31. Prior to approval of any applicable tentative plan of subdivision for single 

detached lots and/or multi-family development permit applications and 
subsequent to finalizing lot and building grades, a noise analysis is to be 
submitted to and approved by Development Engineering for the residential 
developments adjacent to Stoney Trail S and 17th Avenue SE. 

 
 32. Prior to approval of any applicable tentative plan of subdivision or development 

permit for residential developments adjacent to the Transportation Utility Corridor 
(TUC), a visual screening cross-section shall be submitted for review and 
approval.  The cross-sections are to be drawn to scale and shall demonstrate 
how vehicles on the TUC or Stoney Trail can be screened from the adjacent 
residential development. 

 
 33. At the applicable tentative plan of subdivision stage, submit construction 

drawings for surface improvements. Include vehicle templating to confirm corner 
knuckles (road width) on Eston Road SE (formerly Old 84 Street SE) are large 
enough to accommodate travel and parking lanes. 

 
 34. Prior to endorsement of a legal plan of subdivision, the developer shall provide 

a letter of credit for pedestrian-actuated crossing signals or half signal as 
required by the Manager, Development Engineering. Pedestrian-actuated 
crossing signals or half signal shall be considered to the satisfaction of the 
Manager, Development Engineering at: 

   
  a. Eston Road SE (formerly Old 84 Street SE) & 21 Avenue SE 
 
 35. The construction of driveways and/or vehicular access over bus stop patron 

waiting areas is prohibited. Concurrent with registration of any applicable 
tentative plan of subdivision, restrictive covenants must be registered on the 
affected land title certificates to prohibit vehicular access across bus zone areas. 
The parcel sizes shall be designed to provide sufficient width to accommodate 
both driveways and bus pads. 

 
 36. Concurrent with the registration of the applicable legal plan of subdivision or 

release of a development permit, the developer shall register a Public Access 
Easement for any portion of Transit amenity pads located on private property. 

 
 37. Concurrent with the registration of the applicable legal plan of subdivision or 

release of a development permit, the developer shall register an access 
easement for vehicular and pedestrian access through the Multi-Residential – 
Medium Profile (M-2) District from Eston Circle SE; providing potential site 



 

CPC2025-0559 

Attachment 2 

CPC2025-0559 Attachment 2  Page 6 of 6 
ISC:UNRESTRICTED 

access to the east property line of the parcel allowing access to the future 
"triangular" parcel that will be created by realignment of 84 Street SE.   

 
 
 38. Wheel chair (curb) ramps are to be constructed at each end of a cross walk, as 

per the Complete Streets Policy, section 3.2.4. Each crosswalk should have a 
curb ramp at each end and not be shared (e.g., two per corner for standard 
intersections). Ramps must be entirely contained within a crosswalk (the 
crosswalk can be flared to capture a ramp that cannot be easily relocated). 
Where possible, align the ramp run with the crosswalk, as ramps angled away 
from the crosswalk may lead some users into the intersection. 

 
 39. Prior to release of any permits or Permission to Construct, the developer shall 

enter into a Construction Access Road Agreement with Roads Maintenance. 
Contact Stephanie Barbario at stephanie.barbario@calgary.ca to enter into the 
agreement and provide executed agreement to the Mobility Generalist prior to 
endorsement of a legal plan of subdivision. 

 
 40. No direct vehicular access shall be permitted to or from Stoney Trail SE 

(Transportation Utility Corridor (TUC)) and a restrictive covenant shall be 
registered on all applicable land title certificates concurrent with the 
registration of the legal plan of subdivision to that effect. 

 
 41. No direct vehicular access shall be permitted to or from 17 Avenue SE 

(Transportation Utility Corridor (TUC)) and a restrictive covenant shall be 
registered on all applicable land title certificates concurrent with the 
registration of the legal plan of subdivision to that effect. 

 
 42. No direct vehicular access shall be permitted to Eston Road SE (formerly Old 84 

Street SE) from the  Multi-Residential – Medium Profile (M-2) District parcels and 
a restrictive covenant shall be registered concurrent with the registration of 
the legal plan of subdivision to that effect. 
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BYLAW NUMBER 130D2025 
 

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

(LAND USE AMENDMENT  
LOC2024-0321/CPC2025-0559) 

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

 WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 
 
 NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 
 
1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by 

deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to 
this Bylaw and replacing it with that portion of the Land Use District Map shown as 
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific 
land uses and development guidelines contained in the said Schedule “B”. 

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

 

 
 

DIRECT CONTROL DISTRICT 
 

Purpose 
1 This Direct Control District Bylaw is intended to accommodate street-oriented residential 

development in the form of semi-detached dwellings and rowhouses on small-scale lots 
with minimal rear yard setbacks and rear lane access in the developing area.  

 
Compliance with Bylaw 1P2007 
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District Bylaw.  
 
Reference to Bylaw 1P2007 
3 Within this Direct Control District Bylaw, a reference to a section of Bylaw 1P2007 is 

deemed to be a reference to the section as amended from time to time.  
   
Permitted Uses 
4 The permitted uses of the Residential – Low Density Mixed Housing (R-Gm) District of 

Bylaw 1P2007 are the permitted uses in this Direct Control District.  
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Discretionary Uses  
5 The discretionary uses of the Residential – Low Density Mixed Housing (R-Gm) District 

of Bylaw 1P2007 are the discretionary uses in this Direct Control District. 
 
Bylaw 1P2007 District Rules 
6 Unless otherwise specified, the rules of the Residential – Low Density Mixed Housing 

(R-Gm) District of Bylaw 1P2007 apply in this Direct Control District. 
 
Parcel Width 
7 (1) The minimum parcel width for each parcel containing one unit of a 

Semi-detached Dwelling or Single Detached Dwelling is: 
 

(a) 7.2 metres for a corner parcel; and 
(b) 6.0 metres in all other cases. 

 
(2) The minimum parcel width for a parcel containing one unit of a Duplex 

Dwelling or a Rowhouse Building is: 
 

(a) 4.5 metres for a corner parcel; and 
(b) 3.3 metres in all other cases. 

 
(3) There is no minimum parcel width for a Cottage Housing Cluster or carriage 

house lot. 
 
Parcel Depth 
8 The minimum parcel depth is 18.5 metres. 
 

Parcel Area 
9 (1)  The minimum area of a parcel is: 
 

(a) 111.0 square metres for each parcel containing one unit of a 
Semi-detached Dwelling or Single Detached Dwelling; and 

 
(b) 62.0 square metres for each parcel containing one unit of a Duplex 

Dwelling or a Rowhouse Building. 
 

(2) The area of a carriage house lot is:  
 

(a) a minimum of 120.0 square metres per Dwelling Unit; and 
 

(b) a maximum of 250.0 square metres per Dwelling Unit. 
 

(3) The minimum area of a parcel for a Cottage Housing Cluster is 90.0 
square metres per Dwelling Unit. 

 
Parcel Coverage 
10 (1) The maximum parcel coverage is 90.0 per cent of the area of the parcel. 
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(2) The maximum parcel coverage referenced in subsection (1) must be reduced by 

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

 
Building Setback Areas 
11 The minimum depth of all setback areas must be equal to the minimum building 

setbacks required in sections 12, 13 and 14. 
 
Building Setback from Front Property Line 
12 (1) Unless otherwise referenced in subsection (2), the minimum building setback 

from a front property line is 2.0 metres. 
 

(2) The minimum building setback from a front property line is 1.5 metres for a: 
 

(a) porch; 
(b) balcony; 
(c) column; or 
(d) post. 

 
Building Setback from Side Property Line 
13 (1) Unless otherwise referenced in subsection (2), (3), (4) or (5), the minimum 

building setback from any side property line is 1.2 metres. 
 

(2) For a corner parcel, the minimum building setback from a side property 
line shared with a street is 1.2 metres, except for a projection as allowed in 
subsection (3), provided there is no portion of a building located within 3.0 
metres of: 

 
(a) the back of a public sidewalk; or 

 
(b) the curb where there is no public sidewalk. 

 
(3) Eaves may project a maximum of 0.6 metres into any side setback area. 

 
(4) For parcels of less than 13.0 metres in width, the building setback 

required may be reduced to 0.6 metres where: 
 

(a) the owner of the parcel proposed for development and the owner of the 
adjacent parcel register, against both titles, a 1.8 metre exclusive private 
access easement; 

 
(b) all roof drainage from the building is discharged through 

eavestroughs and downspouts onto the parcel on which the building 
is located; and 

 
(c) notwithstanding subsection (3), eaves may project a maximum of 

0.45 metres into the side setback area. 
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(5) For a Backyard Suite, Rowhouse Building or Semi-detached Dwelling there 

is no requirement for a building setback from the property line on which a 
party wall is located that separates two or more Dwelling Units or Backyard 
Suites. 

 
Building Setback from Rear Property Line 
14 (1) The minimum building setback from a rear property line is 0.6 metres. 
 

(2)  Notwithstanding Section 338(4) of Bylaw 1P2007, when an attached 
private garage has a balcony or deck, the minimum building setback 
from a rear property line for a balcony or deck is 0.6 metres. 

 
Outdoor Private Amenity Space 
15 (1) Each Dwelling Unit must have a private amenity space for the use of the 

occupants of the Dwelling Unit that: 
 

(a) has a minimum area of 7.0 square metres with no dimension less 
than 2.0 metres; and 
 

(b) must be in the form of a porch, balcony, deck or patio. 
 

(2) Where a patio is located within 4.0 metres of a side property line of a parcel 
containing a Dwelling Unit, it must be screened. 

 
Balconies 
16 (1) Subsection 340(1) and (2) of Bylaw 1P2007 do not apply in this Direct Control 

District.  
 

(2) Unless otherwise referenced in this Part, a privacy wall located on a balcony: 
 

(a) must not exceed 3.0 metres in height when measured from the surface of 
the balcony; and 

 
(b) must not be located between the foremost front façade of the main 

residential building and the front property line. 
 
(3) A balcony attached to a Semi-detached Dwelling or Rowhouse Building 

within 1.2 metres of a party wall must have a solid privacy wall that: 
 
(a) is a minimum of 2.0 metres in height; 
 
(b) is a maximum of 3.0 metres in height; and 
 
(c) extends the full depth of the balcony. 
 

Building Height 
17 The maximum building height is 13.0 metres. 
  

https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=p#section13sub109
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=b#section13sub13
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=5&div=1
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=b#section13sub13
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=m#section13sub89
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=m#section13sub89
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=f#section13sub66
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=b#section13sub13
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=S#section297
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=4&div=2&alpha=R#section287
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=5&div=1
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=p#section13sub109
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=5&div=1
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=5&div=1
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=b#section13sub13
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Vehicle Access 
18 (1) All vehicle access to a parcel must be from a lane. 
 

(2) A driveway must not have direct access to a street. 
 
(3) A private garage may only be allowed at the rear of a unit. 

 
Relaxations 
19 The Development Authority may relax the rules contained in Sections 6 through 18 of 

this Direct Control District Bylaw in accordance with Sections 31 and 36 of Bylaw 
1P2007.  
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Approved Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only.  
 
 

 

 

 

 

 

 

 

 

 

 

 

  

OUTLINE PLAN STATISTICS 
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 ROAD CROSS SECTIONS 



CPC2025-0559 

Attachment 5 

CPC2025-0559 Attachment 5 Page 3 of 3 
ISC:UNRESTRICTED 

 PREVIOUS OUTLINE PLAN (LOC2022-0159)  
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Proposed Land Use District Map 
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Approved Outline Plan Data Sheet 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan.  
Attachment for Council’s reference only. 
 

 HECTARES ACRES 

GROSS AREA OF PLAN 16.79 41.49 

NET DEVELOPABLE AREA 16.79 41.49 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

R-G 3.99 9.87 191 191 

DC (R-Gm) 3.84 9.48 461 461 

M-2 2.65 6.54  382 

Total Residential   652 1,034 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 5.56 13.72 33.09 

PUBLIC UTILITY LOT (S-CRI) 0.36 0.88 2.14 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 0.40 1.00 2.38 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
1,034   

ANTICIPATED DENSITY   61.58 24.92 

ANTICIPATED INTENSITY   153.36 62.06  
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Applicant Outreach Summary 
 
2025 April 25 
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Planning & Development Services Report to ISC:  UNRESTRICTED 

Infrastructure and Planning Committee IP2025-0471 

2025 June 04 

Targeted Amendments to the Municipal Development Plan 

PURPOSE 

This report recommends targeted amendments to the Municipal Development Plan to reflect 
Ministerial Order MSD:017/25 which rescinded the Growth Plan and the Regional Evaluation 
Framework for the Calgary Metropolitan Region while also addressing the disbandment of the 
Calgary Regional Metropolitan Board; and to support the implementation of Connect: Calgary’s 
Parks Plan (“Connect”).

PREVIOUS COUNCIL DIRECTION 

Address Council direction from Connect: Calgary’s Parks Plan, IP2025-0132: 

 Direct Administration to make amendments to the Municipal Development Plan Volumes
1 and 2 to align with terminology and enable implementation of Connect: Calgary’s
Parks Plan.

RECOMMENDATION(S): 

That the Infrastructure and Planning Committee: 

1) Forward this report to the 2025 July 15 Public Hearing of Council; and
2) Recommend that Council give three readings to the proposed bylaw to amend the

Municipal Development Plan to:
a. Reflect Ministerial Order MSD:017/25 and the dissolution of the Calgary Regional

Metropolitan Board (Attachment 3); and
b. Align the Municipal Development Plan and Connect: Calgary’s Parks Plan

(Attachment 3).
3) Recommend that Council adopt, by resolution, the proposed amendments to the non-

statutory appendices of the Municipal Development Plan (Attachment 4).
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Planning & Development Services Report to ISC:  UNRESTRICTED 
Infrastructure and Planning Committee IP2025-0471 
2025 June 04 

Targeted Amendments to the Municipal Development Plan 

RECOMMENDATION OF THE INFRASTRUCTURE AND PLANNING COMMITTEE, 
2025 JUNE 4: 

That Council: 

1. Give three readings to Proposed Bylaw 57P2025 to amend the Municipal Development
Plan to:

a. Reflect Ministerial Order MSD:017/25 and the dissolution of the Calgary Regional
Metropolitan Board (Attachment 3); and

b. Align the Municipal Development Plan and Connect: Calgary’s Parks
Plan (Attachment 3); and

2. Recommend that Council adopt, by resolution, the proposed amendments to the non-
statutory appendices of the Municipal Development Plan (Attachment 4).

CHIEF ADMINISTRATIVE OFFICER/GENERAL MANAGER COMMENTS 

General Manager Debra Hamilton concurs with this report. The proposed recommendations 
reflect provincial alignment with the planning policy framework and Calgary Council’s direction 
to enable Connect: Calgary’s Parks Plan.  

HIGHLIGHTS 

 The City of Calgary’s Municipal Development Plan is a statutory policy that guides
Calgary’s growth and city building. Alberta’s Municipal Government Act requires that the
council of every municipality adopt a Municipal Development Plan by bylaw.

 The Municipal Development Plan is periodically amended to ensure alignment with the
Municipal Government Act and Provincial Land Use Framework, address issues and to
support its continued functionality.

 The proposed amendments to the Municipal Development Plan serve two primary
purposes:

1. To remove references to the Growth Plan and the Regional Evaluation
Framework for the Calgary Metropolitan Region in order to reflect Ministerial
Order MSD: 017/25. Similarly, to remove references to the Calgary Metropolitan
Regional Board which was disbanded on 2025 May 1.

2. To enable Connect to be implemented by aligning language, removing redundant
policy, and updating relevant maps and figures.

DISCUSSION 

The amendments proposed in this report and in the accompanying bylaw (Attachment 3) reflect 
provincial direction through Ministerial Order MSD:017/25 that rescinds the need to align with 
the Calgary Metropolitan Region Growth Plan and Regional Evaluation Framework (as was 
outlined in Ministerial Order MSD:064/22); and follow Council’s direction to enable the 
implementation of Connect: Calgary’s Parks Plan.  
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Planning & Development Services Report to ISC:  UNRESTRICTED 
Infrastructure and Planning Committee IP2025-0471 
2025 June 04 

Targeted Amendments to the Municipal Development Plan 

Regional Context 

 On 2024 November 22, the Honourable Ric McIver, Minister of Municipal Affairs,
announced that the Province would no longer provide annual funding support for the
Calgary Regional Metropolitan Board and would make membership voluntary.

 In response, on 2025 February 7, the eight-member Calgary Metropolitan Region Board
unanimously voted to dissolve its operations effective 2025 May 1.

 On 2025 February 18, Minister McIver formally rescinded both the Calgary Metropolitan
Region Growth Plan and the Regional Evaluation Framework, which had been in effect
since 2022 August 15.

To reflect these changes, targeted amendments to the Municipal Development Plan are 
proposed. These include textual amendments that remove references to the Calgary Regional 
Metropolitan Board and its planning documents, as well as updates to relevant plan figures that 
are now outdated. The majority of the amendments to reflect the updated regional context are 
noted in Part 1: Role and Scope of the Municipal Development Plan. Notably, these 
amendments remove the Calgary Regional Metropolitan Board layer from the Planning 
Hierarchy and remove references to the now disbanded Board and to the regional Growth Plan 
which has been rescinded by the Province.  

Aligning with Connect: Calgary’s Parks Plan 

Amendments related to Connect reflect Council’s direction from 2025 May 27 as outlined in 
report IP2025-0132. The proposed changes align the Municipal Development Plan with the 
language and definitions around park system categories introduced in Connect. 

Updates include: 

 Terminology and Definitions: Updates throughout the Municipal Development Plan to
ensure consistency with Connect, around the new, simplified park system categories
and definitions.

o The largest update in the Municipal Development Plan to enable Connect is the
deletion of section 3.4 - 3.4.4 in the Community Services and Amenities chapter
of the New Community Planning Guidebook which removes outdated references
to various "open spaces" for which language has been updated in Connect and is
consistent in nature with other proposed terminology and definition updates.

 Mapping Updates: Replacement of the Ecological Network Map in Figure 2-8 and the
Open Space and Naturally Vegetated Lands Map (Map 4 of Part 7 of the Municipal
Development Plan) to reflect the new refined approach to the park system categories
and reflect updated terminology and definitions.

The updates provide clarity for both industry and administration when implementing Connect’s 
policies and when developing Area Structure Plans, Local Area Plans and Outline Plans.  

EXTERNAL ENGAGEMENT AND COMMUNICATION 

☐ Public engagement was undertaken

☐ Public/interested parties were

informed

☐ Dialogue with interested parties was

undertaken
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2025 June 04 

Targeted Amendments to the Municipal Development Plan 

☒ Public communication or

engagement was not required

Public engagement is not required to reflect policy amendments that implement Ministerial 
Orders. With respect to Connect, an extensive engagement and research program was 
undertaken as part of that work and is reflected in report IPC2025-0132.   

IMPLICATIONS 

Social 

The proposed amendments align with provincial direction. Although the amendments no longer 
require The City of Calgary to align with a regional growth plan, The City still maintains 
Intermunicipal Development Plans with neighbouring municipalities, thereby maintaining a focus 
on relationships and broader regional considerations that impact Calgarians and those living in 
or working in the region. 

The proposed amendments also enable the implementation of the Council approved, Connect: 
Calgary’s Parks Plan. As that plan was developed with a high degree of collaboration and 
engagement, its policies and operational actions address barriers to park access, foster a more 
inclusive park system and promote increased use of parks by all Calgarians to support their 
personal well-being including mental and physical health.   

Environmental 

Although alignment to a regional growth plan is no longer part of the broader planning 
framework, there is other guidance in the South Saskatchewan Regional Plan and in the city’s 
Municipal Development Plan that considers regional resources such as water and watersheds, 
ecological networks including river systems and natural systems, and others that support 
environmental considerations, ecological health and protection of natural resources.  

The proposed amendments to the Municipal Development Plan enable Connect’s 
implementation which supports the expansion and protection of Calgary’s ecological network 
and urban forest, enhancing biodiversity, strengthening the protection of natural areas and 
contributing to a livable, healthy city. 

Economic 

The proposed amendments clarify, update and align the Municipal Development Plan to reflect 
provincial directives and Council supported plans.  

City Council is committed to a strong regional economy. By clarifying that alignment with the 
Calgary Metropolitan Region Growth Plan and Regional Evaluation Framework are no longer 
requirements, the updates to the Municipal Development Plan support prompt, private sector-
led investments. Investors seek policy clarity and certainty before advancing major economic 
investment initiatives in the Calgary region. These investments, including the Calgary Economic 
Development-led Invest Greater Calgary initiative and the City of Calgary and Rocky View 
County partnership on the Prairie Economic Gateway, will create jobs and boost regional 
economic activity. 

Service and Financial Implications 
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Targeted Amendments to the Municipal Development Plan 

No anticipated financial impact 

RISK 

There is no risk to approving the amendments given they bring the Municipal Development Plan 
into alignment with provincial and Council decisions.  

There would be a risk that should Council not approve the amendments proposed in this report, 
there would be misalignment with the latest provincial Ministerial Order MSD:017/25 and 
Council’s decision on Connect through IPC2025-0132. This would result in policy misalignment 
and may cause confusion, and delays in moving forward on regional considerations and parks 
planning. 

ATTACHMENT(S) 

1. Background and Previous Council Direction
2. Ministerial Orders MSD:017/25 and MSD:064/22
3. Proposed Bylaw 57P2025
4. Targeted Amendments to the Appendices of the Municipal Development Plan (non

statutory)
5. Redlined Copy of Targeted Amendments
6. Presentation

Department Circulation 

General Manager/Director Department Approve/Consult/Inform 

Debra Hamilton Planning and Development Services Approve 

Kathy Davies Murphy Planning and Development Services Approve 

Graham Jones Parks and Open Spaces Inform 

Kelly Cote Government Relations Inform 

Author: M. Rogowska – City and Regional Planning 

City Clerks: C. Doi / R. Derwantz 
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Background and Previous Council Direction 

Background 
This attachment provides a summary of the background and previous Council direction related 

to the proposed Targeted Amendments to the Municipal Development Plan. Existing Council 

direction is from the Connect: Calgary’s Parks Plan report IP2025-0132 and is noted below.  

 

Previous Council Direction 
 

 

 

DATE REPORT 

NUMBER 

DIRECTION/DESCRIPTION 

2025 May 27 IP2025-0132 Connect: Calgary’s Parks Plan  

Direct Administration to make amendments to the 

Municipal Development Plan Volumes 1 and 2 to align 

with terminology and enable implementation of Connect.  
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Ministerial Orders MSD:017/25 and MSD:064/22 
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Attachments to Ministerial Order MSD:062/22 can be found on the Alberta Government webpage: 

https://open.alberta.ca/publications/ma-msd-064-22  

https://open.alberta.ca/publications/ma-msd-064-22
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  ATTACHMENT 3 

BYLAW NUMBER 57P2025 
 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE MUNICIPAL DEVELOPMENT 

PLAN BYLAW 24P2009 
(IP2025-0471) 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
 WHEREAS it is desirable to amend the Municipal Development Plan Bylaw 24P2009, as 
amended; 
 
 AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26, as amended: 
 

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

 
1. The Municipal Development Plan attached to and forming part of Bylaw 24P2009, as 

amended, is hereby further amended as follows: 
  
(a) Volume 1 of the Municipal Development Plan is amended as follows: 

 
(i) Amend Part 1 – Role and Scope of the Municipal Development Plan, by 

deleting in the last bullet the words “Calgary Metropolitan Region Board 
Growth Plan (CMRB Growth Plan) and intermunicipal” and replace with 
the words “Intermunicipal”.  

 
(ii) Amend subsection 1.1.1, bullet 5 under “The Sustainability Principles for 

Land Use and Mobility are” by deleting “open space” and replacing with 
“parks”. 

 
(iii) Amend subsection 1.2, Part 1 – Role and scope of the MDP, second 

bullet by deleting “regional authorities and”. 
 
(iv) Delete the preamble of subsection 1.3 and replace with the following:  
 

“Land use planning and decision-making in Alberta are done 
through various provincial legislation and policies and are 
implemented by a number of decision makers including provincial 
departments, agencies and municipal governments.  
 
Provincial land use planning in Alberta is centered on the Alberta 
Land Stewardship Act (ALSA), Land Use Framework (LUF), and 
the South Saskatchewan Regional Plan authorized under this Act. 
Municipal land use planning is primarily governed by the Municipal 
Government Act (MGA). Figure 1 below explains the hierarchy of 
land use planning in Alberta.” 
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(v) Amend subsection 1.3 by deleting the image in Figure 1-1, entitled Land 
Use Planning in Alberta in its entirety and replace with the revised Figure 
1-1, entitled Land Use Planning in Alberta as shown in Schedule A. 

 
(vi) Amend subsection 1.3.1, second bullet by deleting the second bullet that 

reads “Calgary Metropolitan Region Growth Plan”. 
 
(vii) Delete subsection 1.3.3 in its entirety. 
 
(viii) Delete Figure 1-2: Calgary Metropolitan Region Board (CMRB) Members 

in its entirety. 
 
(ix) Amend subsection 1.4.6, fifth bullet by deleting “Open space and park” 

and replacing with “Park”. 
 
(x) Amend subsection 1.4.7, first paragraph by deleting “open space” and 

replacing with “park”. 
 
(xi) Amend subsection 1.4.7, second paragraph by adding “, parks” after 

“open space” and before “and road network”. 
 
(xii) Amend subsection 1.4.8, second sentence by adding “and park” after 

“open space” and before “locations”. 
 
(xiii) Amend subsection 1.4.8, third sentence by deleting “the provincial, 

regional” and replacing with “provincial”. 
 
(xiv) Amend subsection 1.4.10 by deleting “open space” and replacing with 

“park system”. 
 
(xv) Amend subsection 2.1 A Prosperous City and Sustainable Urban Growth, 

number 3, first bullet by deleting “regional,”. 
 
(xvi) Amend subsection 2.1.1 Objective, last sentence in the second 

paragraph, by deleting “open spaces” and replacing with “park”. 
 
(xvii) Amend subsection 2.2.4, policy b.x. by deleting “open space” and 

replacing with “parks”. 
 
(xviii) Amend subsection 2.3.4 Objective, second paragraph, by deleting the 

paragraph in its entirety and replacing with:  
 

“The parks system enriches the fabric of our city and provides a 
unifying framework across neighbourhoods and communities, a 
means of orientation and special places for gathering, relaxing or 
active recreation.” 
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(xix) Delete the first callout box in subsection 2.3.4 in its entirety which reads: 
 

“Calgary’s park system covers over 8,400 hectares of green, 
natural and open spaces and 1,000 kilometres of pathways and 
trails. The overall provision of green space demonstrates that all 
residential areas are well serviced.” 

 
(xx) Amend subsection 2.3.4 Objective, third paragraph, by deleting the 

paragraph in its entirety and replacing with: 
 

“Calgary is a city recognized for its park system, consisting of 
parks, natural areas, open space and pathways that serve many 
functions. The City will strengthen the connection between the 
park system and communities to enhance opportunities for 
outdoor recreation, retain Calgary’s natural and cultural heritage 
and conserve biodiversity and important environmental systems. 
Map 4 represents the park system in Calgary. Together, these 
promote overall community health and quality of life for all 
Calgarians.” 

 
(xxi) Amend subsection 2.3.4 Objective, first bullet by deleting “open space” 

and replacing with “park”. 
 

(xxii) Amend subsection 2.3.4 Objective, sixth bullet by deleting “open space 
network” and replacing with “park system”. 

 
(xxiii) Amend subsection 2.3.4 Objective, seventh bullet by deleting “high-

quality open space” and replacing with “a high-quality park system”. 
 

(xxiv) Amend subsection 2.3.4, policy a. by deleting “and open-space”. 
 

(xxv) Amend subsection 2.3.4, policy b. by deleting the policy in its entirety and 
replacing with the following: 

 
“b. Create a comprehensive and connected park and pathway 

system that links neighbourhoods, public parks, natural 
areas, athletic parks, plazas, squares and the river 
valleys.” 

 
(xxvi) Amend subsection 2.3.4, policy e. by deleting “and open-space”. 

 
(xxviii) Amend subsection 2.3.4, policy f. by deleting “social”, and replacing with 

“recreation, sport”. 
 

(xxix) Amend subsection 2.3.4, Policies, by deleting the text in the callout box in 
its entirety and replacing with the following: 

 
“Park System 
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The public spaces made up of parks, natural areas and open 
space that provide opportunities for recreation, active mobility and 
access to nature.  
Park  
 
Publicly accessed land set aside for human enjoyment, recreation, 
education, cultural or aesthetic use without restricted access. 
 
Open Space 
 
Land that has a primary purpose that is utilitarian or to provide a 
recreational activity with managed access but has a secondary 
purpose that provides park system functions. Examples include 
roadway greens, public utility lots, transportation and utility 
corridors and regional amenities such as regional sport fields, 
athletic parks, cemeteries and public golf courses. 
 
Natural Area 
 
A City-owned park or portion of a park or open space where the 
primary role is the protection of an undisturbed or relatively 
undisturbed parcel or parcels of land with characteristics of a 
natural/native plant community.” 

 
(xxx) Amend subsection 2.3.4, policy g. by deleting “neighbourhood”. 
 
(xxxi) Amend subsection 2.3.4, policy h. by deleting the policy in its entirety and 

replacing with the following: 
 

“h. Ensure sufficient local park space in Inner City and 
Established areas using 2.0 hectares of open space per 
1,000 residents. 

 
(xxxii) Amend subsection 2.3.4, policy j. by deleting “open” and replacing with 

“park”. 
 

(xxxiii) Amend subsection 2.3.6, policy e. by deleting “open space” and replacing 
with “park”. 
 

(xxxiv) Amend subsection 2.4.1, third paragraph by deleting “open space” and 
replacing with “park”. 
 

(xxxv) Amend subsection 2.4.1, policy a. by deleting the policy in its entirety and 
replacing with:  
 

“a. Locate and design significant sites and public buildings to 
promote their civic importance and integrate with the park 
system to enhance the quality of the setting and support a 
variety of public functions.” 
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(xxxvi) Amend subsection 2.4.3, policy a. by adding “parks and” after 
“neighbourhoods,” and before “open spaces”. 
 

(xxxvii) Amend subsection 2.6, first paragraph, last sentence by deleting “open 
space” and replacing with “natural areas”. 
 

(xxxviii) Amend subsection 2.6.2, policy h. by deleting “open space network” and 
replacing with “park system”. 
 

(xxxix) Amend subsection 2.6.2, policy k. by deleting “open spaces” and 
replacing with “natural areas”. 
 

(xl) Amend subsection 2.6.3, policy m. by deleting “undisturbed open space” 
and replacing with “undeveloped”. 
 

(xli) Amend subsection 2.6.3, policy v. by deleting “open space” and replacing 
with “park system”. 

 
(xlii) Amend subsection 2.6.4, by deleting the second paragraph in its entirety, 

and replacing with the following: 
 

“An ecological network is a network of natural areas, parks and 
open spaces that provides the conditions necessary for 
ecosystems and species populations to survive in a human-
dominated landscape. This network is one of the defining features 
that establish Calgary’s character, sense of place and quality of 
life. The river systems along with Calgary’s natural areas and 
regional parks form the backbone of the network. Other spaces 
such as neighbourhood and linear parks, boulevards and 
community gardens make an important contribution in urban areas 
providing valuable resources for plant and animal species. Figure 
2-7 provides an example of key components that form part of 
Calgary’s ecological network. The distribution and health of both 
habitats and corridors influence how well ecological networks 
function to support biodiversity and foster network resilience.” 

 
(xliii) Amend subsection 2.6.4, third paragraph, last sentence by deleting 

“Urban Parks Master Plan and Open Space Plan” and replacing with 
“Connect: Calgary’s Parks Plan”. 

 
(xliv) Amend subsection 2.6.4, by deleting the fourth paragraph in its entirety, 

and replacing with the following: 
 

“The real power of natural areas – and their ability to significantly 
improve the quality of life for all species – lies in viewing and 
managing them as a system, rather than as individual 
components. Natural areas can be viewed as a pattern of 
landscape elements, patches and corridors, that join together to 
form a mosaic.” 
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(xlv) Amend subsection 2.6.4, Figure 2-7 by deleting “open spaces” and 
replacing with “parks” in the figure title. 

 
(xlvi) Delete the existing Figure 2-8 entitled “Ecological Network Map” and 

replace it with the revised Figure 2-8 entitled “Ecological Network Map” as 
shown in Schedule B. 

 
(xlvii) Amend subsection 2.6.4, first callout box by deleting the text in its entirety 

and replacing with the following: 
 
“Ecological Network Typology 
 
Major ecological network  
 
Key corridors and natural areas that play a central role in 
maintaining ecological structural connectivity. They support 
ecological processes and safe passage for wildlife, connect major 
habitat components and locations where there is a higher potential 
for regional connectivity. 
 
Supporting ecological network 
 
Corridors and natural areas that are important contributors to the 
overall connectivity of the ecological network. They connect 
supporting habitat components and enhance the major corridors 
by providing alternative pathways in the network and linking 
smaller natural areas and open green space to improve 
connectivity through the urban landscape. 
 
Local ecological network  
 
Linkages that connect small natural areas, parks or other 
permeable landscape features within a community and provide 
opportunities for biodiversity enhancement, naturalization and 
other green space provisions.” 

 
(xlviii) Amend subsection 2.6.4, policy b.ii. by deleting “and open space”. 

 
(xlix) Amend subsection 2.6.4, policy b.v. by deleting “local and regional open 

space” and replacing with “the park system”. 
 

(l) Amend subsection 2.6.4, policy g. by deleting “open space network” and 
replacing with “park system”, and by deleting “open space” after “regional” 
and before “planning”. 
 

(li) Amend subsection 2.6.4, policy h. by deleting the leading paragraph in its 
entirety and replacing with the following: 
 

“Preserve natural land in environmentally significant areas for 
biodiversity and ecosystem functions, while supporting complete 
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communities and naturalization of parks and open space, 
through:” 
 

(lii) Amend subsection 2.6.4, policy h.vi. by deleting “open space” and 
replacing with “areas”. 

 
(liii) Amend subsection 2.6.4, callout box on page 74, referencing “City’s 

riparian management categories” by deleting “open space” and replacing 
with “parks and natural areas”. 

 
(liv) Amend subsection 2.6.4, policy o. by deleting “green spaces” and 

replacing with “natural areas”. 
 
(lv) Amend subsection 2.6.5, policy e.i. by deleting the policy in its entirety 

and replacing with the following: 
 

“Create a compact urban form and complete communities to 
encourage active transportation and reduce vehicular trips.” 

 
(lvi) Amend subsection 3.3.1, policy b. by deleting “open space” and replacing 

with “parks”. 
 
(lvii) Amend subsection 3.3.2, policy c. by deleting “open space” and replacing 

with “park location and distribution”. 
 
(lviii) Amend subsection 3.3.2, policy h. by deleting “Open” and replacing with 

“Public”. 
 
(lix) Amend subsection 3.3.3, policy c. by deleting “open space” and replacing 

with “park location and distribution”. 
 
(lx) Amend subsection 3.6.2, first paragraph, last sentence by deleting “open 

space and natural infrastructure systems” and replacing with “park 
system”. 

 
(lxi) Amend subsection 3.6.2, policy f. by deleting “open space, parks, 

wetlands and sports fields” and replacing with “the park system”. 
 
(lxii) Amend subsection 3.6.2, policy n. by deleting “public open space and 

natural infrastructure networks” and replacing with “the park system”. 
 
(lxiii) Amend subsection 3.7.1, policy s. by deleting “Public open space” and 

replacing with “Parks”. 
 
(lxiv) Amend subsection 3.7.2, policy i. by deleting “public” and replacing with 

“parks”. 
 
(lxv) Amend subsection 4.4, policy a.ii. first bullet by adding “natural areas,” 

after “parks,” and before “transportation”. 
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(lxvi) Amend subsection 5.2, first paragraph by deleting “the Calgary 
Metropolitan Region Board (CMRB) Growth Plan,”. 

 
(lxvii) Amend subsection 5.2, by deleting the first image of the two images of 

Figure 5-1: Growth Strategy Infographic in its entirety and replace it with 
the revised image as shown in Figure 5-1: Growth Strategy Infographic as 
shown in Schedule C.  

 
(lxviii) Amend subsection 5.2.1, Objective, first paragraph by deleting “and 

regional”. 
 
(lxix) Amend subsection 5.2.1, Objective, by deleting the second paragraph in 

its entirety and replacing with the following: 
 

“The City must ensure that growth is aligned with and occurs 
within the legislative and regulatory framework of other orders of 
government. In particular, the South Saskatchewan Regional Plan 
and Alberta Land Use Framework will provide direction on how the 
city grows and interacts within a regional and provincial context.” 

 
(lxx) Amend subsection 5.2.1, by deleting policy a. in its entirety and 

renumbering the subsequent policies. 
 
(lxxi) Amend subsection 5.2.2, Objective, first paragraph by deleting “CMRB 

Growth Plan,”. 
 
(lxxii) Amend subsection 5.2.2, Objective, second paragraph by deleting “and 

the CMRB Growth Plan”. 
 
(lxiii) Amend subsection 5.2.2, policy a. by deleting “through the policies of the 

CMRB Growth Plan,”. 
 
(lxxiv) Amend subsection 5.2.2, policy d. by deleting “the CMRB Growth Plan,”. 

 
(b) The Community Planning Guidebook, Volume 2, Part 1 of the Municipal 

Development Plan, attached to and forming part of Bylaw 24P2009, as amended, 
is hereby further amended as follows: 

 
(i) Amend section 1.0 Vision and Core Ideas, callout box by deleting “open 

space” and replacing with “park”. 
 
(ii) Amend section 1.0 Vision and Core Ideas, fourth core idea by deleting 

“Open space network” and replacing with “Park system” and deleting 
“system of programmed and natural open spaces” and replacing with 
“park system”. 

 
(iii) Amend subsection 2.2.1, by deleting “Environmental Open Space (see 

Section 3.4.2)” and replacing with “natural areas”. 
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(iv) Amend subsection 2.2.6, policy a.i. by deleting “open space” and 
replacing with “parks”. 

 
(v) Amend subsection 2.9, Transit Station Planning Area (TSPA) first 

sentence by deleting “open space” and replacing with “parks”. 
 

(vi) Amend subsection 2.9, callout box by deleting “open space” and 
replacing with “park”. 

 
(vii) Amend section 3.0, first paragraph, last sentence by deleting “open”. 
 
(viii) Amend subsection 3.1 by deleting last bullet “Open Space Plan” and 

replacing with “Connect: Calgary’s Parks Plan”. 
 
(ix) Amend subsection 3.1.1, policy 2.a.vi. by deleting in its entirety and 

replacing with the following: 
 

“vi. link major parks, natural areas, open spaces and other 
significant community destination points; and”. 

 
(x) Amend subsection 3.2, by deleting last bullet “Open Space Plan” and 

replacing with “Connect: Calgary’s Parks Plan”. 
 
(xi) Amend subsection, 3.2.2, policy 6. by deleting “Environmental Open 

Space” and replacing with “natural areas”. 
 
(xii) Amend subsection 3.2.3, first paragraph, last sentence by deleting “open 

space network” and replacing with “park system”. 
 
(xiii) Amend subsection 3.2.3. policy 2.b. by deleting “Environmental Open 

Space” and replacing with “natural areas”. 
 
(xiv) Amend subsection 3.2.3, policy 3. first paragraph by deleting “open 

space” and replacing with “parks and natural areas”. 
 
(xv) Amend subsection 3.3.4, policy 3. by deleting “open space” and replacing 

with “parks”. 
 
(xvi) Delete subsection 3.4. in its entirety.  

 
(c) The Centre City Guidebook, Volume 2, Part 2 of the Municipal Development 

Plan, attached to and forming part of Bylaw 24P2009, as amended, is hereby 
further amended as follows: 

 
(i) Amend subsection 2.2, Centre City Goals, fourth bullet by deleting "Open 

Space: A network of quality open spaces and community amenities.” and 
replacing with “Park System: A network of quality parks, open space and 
natural areas.” 

 



 
BYLAW NUMBER 57P2025 

 

Page 10 of 18 

(ii) Amend subsection 3.2, d. by deleting “open space network” and replacing 
with “park system”. 

 
(iii) Amend section 4.0, Urban Design, second paragraph, by deleting “open 

spaces” and replacing with “parks”. 
 
(iv) Amend subsection 4.3.2, title, by deleting “Open Space Frontages” and 

replacing with “Park Frontages”.   
 
(v) Amend subsection 4.3.2, preamble, by deleting in its entirety and 

replacing with the following: 
 

“Park frontages may be identified in a local area plan where 
developments face or abut a park. Special consideration is given 
to animating the park.”. 

 
(vi) Amend subsection 4.3.2, policy a. by deleting “open space” and replacing 

it with “parks”, the two times it occurs. 
 
(vii) Amend subsection 4.3.2.b, by deleting “open spaces” and replacing it with 

“parks”. 
 
(viii) Amend subsection 4.3.2.c, by deleting “open space” and replacing it with 

“parks”.  
 
(ix) Amend section 5.0, title, by deleting “Open Space” and replacing it with 

“Park System” and deleting “Centre City Goal: A network of quality open 
spaces and community amenities.” and replacing it with “Centre City 
Goal: A network of quality parks, open spaces, natural areas and 
community amenities.” 

 
(x) Amend section 5.0, by deleting the preamble in its entirety and replacing 

it with: 
 

“The park system within each area should promote, conserve and 
enhance an interconnected ecological and recreation system. The 
system is composed of parks, schools, public plazas, natural 
areas and open spaces that support a variety of active and 
passive pursuits.”. 

 
(xi) Amend subsection 5.1, title, by deleting “Open Space” and replacing it 

with “The Park System”, amend preamble by deleting “open space 
network” and replacing it with “park system”.  

 
(xii) Amend subsection 5.1, policy a. by deleting “Public open spaces” and 

replacing it with “Public spaces”, and by deleting “open space network” 
and replacing it with “park system”.  

 
(xiii) Amend subsection 5.1, policy b. by deleting “open space network”, and 

replacing it with “park system”.  
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(xiv) Amend subsection 5.1, policy c. by deleting “open” and replacing it with 

“park”. 
 
(xv) Amend subsection 5.1, policy d. by deleting “open space or publicly 

accessible open space” and replacing it with “park or open space”. 
 
(xvi) Amend subsection 6.1, policy c. iii. deleting “green corridors” and 

replacing it with “the park system”. 
 
(xvii) Amend subsection 6.1, policy g. by deleting “open” and replacing it with 

“park”. 
 
(xviii) Amend subsection, 6.1, policy h. by deleting “significant public open 

spaces” and replacing it with “the park system”. 
 
(xix) Amend subsection 6.2, policy c. by deleting “open spaces,”.  

 
(d) The Developed Areas Guidebook, Volume 2, Part 3 of the Municipal 

Development Plan, attached to and forming part of Bylaw 24P2009, as amended, 
is hereby further amended as follows: 
 
(i) Amend Figure 1-1 description by deleting “open space” and replacing with 

“the park system”. 
 
(ii) Amend subsection 3.1.1, policy 1.a. by deleting “open space” and 

replacing with “parks”. 
 
(iii) Amend subsection 3.1.1, policy 4.a.ii. by deleting “public open space” and 

replacing with “park”. 
 
(iv) Amend subsection 3.1.2, preamble, fourth sentence by deleting “public 

open space” and replacing with “parks”. 
 
(v) Amend subsection 3.1.2, policy 2.a. by deleting “open space” and 

replacing with “the park system”. 
 
(vi) Amend subsection 3.1.2, policy 2.f. by deleting “open space” and 

replacing with “the park system”. 
 
(vii) Amend section 4.0, second paragraph after the preamble, first sentence 

by adding “, parks,” after “streets” and before “and open spaces”. 
 
(viii) Amend section 4.1, preamble by deleting “open spaces” and replacing 

with “the park system”. 
 
(ix) Amend subsection 4.1.1, policy a. by deleting “open spaces” and 

replacing with “parks”. 
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(x) Amend subsection 4.1.1, policy c. by deleting “open spaces” and 
replacing with “parks”. 

 
(xi) Amend subsection 4.1.3, policy iii. by deleting “Public open space” and 

replacing with “Parks”. 
 
(xii) Amend subsection 4.2.1, policy d. by deleting “public open spaces” and 

replacing with “the park system”. 
 
(xiii) Amend subsection 4.2.1, policy f. by deleting “public open spaces” and 

replacing with “parks, natural areas”. 
 
(xix) Amend subsection 4.2.4, subheading by deleting “Open Space 

Frontages” and replacing with “Park System Frontages”. 
 
(xx) Amend subsection 4.2.4, policy i. by adding “parks or” before “open 

space”. 
 

(xxi) Amend subsection 4.2.4, policy j. by deleting “open space” and replacing 
with “the park system”. 

 
(xxii) Amend subsection 4.2.4, policy k. by deleting “open spaces” and 

replacing with “parks”. 
 
(xxiii) Amend Figure 4-4 description by deleting “parks or open spaces” and 

replacing with “the park system”. 
 
(xxiv) Amend subsection 4.3, policy g. by deleting “the open space” and 

replacing with “outdoor spaces”. 
 
(xxv) Amend subsection 4.5, first paragraph by adding “parks,” after “buildings,” 

and before “open spaces”. 
 
(xxvi) Amend subsection 4.5, policy v. by adding “parks,” after “pathways,” and 

before “open space”. 
 
(xxvii) Amend section 5.0, preamble, third sentence by deleting “open space” 

and replacing with “parks”. 
 
(xxviii) Amend subsection 5.1, policy d. by deleting “open space network” and 

replacing with “park system”. 
 
(xxix) Amend subsection 5.1.1, policy c. by deleting “green” and replacing with 

“outdoor”. 
 
(xxx) Amend subsection 5.1.2, policy d. by deleting “green space, pathways, 

parks, and other natural amenities” and replacing with “pathways and the 
park system”. 
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(xxxi) Amend section 6.0, title by deleting “Parks and Open Spaces” and 
replacing with “The Park System”. 

 
(xxxii) Amend section 6.0, preamble by deleting in its entirety and replacing with:  
 

“The park system within each community should promote, 
conserve and enhance an interconnected ecological, sport and 
recreation system. The network is composed of parks, natural 
areas and other open spaces. 
 
These amenities support a variety of active and passive pursuits 
and provide valuable spaces for social interaction and community 
participation. Opportunities to enhance the streets and sidewalks 
as extensions to an accessible and inclusive park system are 
encouraged.”. 

 
(xxxiii) Amend section 6.0, quote callout by deleting “Parks and open spaces are 

special places within the urban environment. These spaces enrich” and 
replacing with “The park system enriches”. 

 
(xxxiv) Retitle subsection 6.1 from “Parks and Open Spaces” to “The Park 

System”. 
 
(xxxv) Amend subsection 6.1 first paragraph by deleting “network of open 

spaces, consisting of parks, natural corridors” and replacing with “system 
of parks, natural areas, open spaces”. 

 
(xxxvi) Amend subsection 6.1, policies subheading by deleting “A High-Quality, 

Connected Public Park and Open Space System” and replacing it with “A 
High-Quality, Connected Park System”. 

 
(xxxvii) Delete subsection 6.1, policy a. in its entirety and replacing with “Improve 

the quality and diversity of the park system and encourage better 
utilization of available resources within the community.”. 

 
(xxxviii) Delete subsection 6.1, policy b. in its entirety and replacing with “Enhance 

connections between the park system, community destination points, and 
employment areas via regional pathways, sidewalks and pathways.”. 

 
(xxxix) Amend Figure 6-1, title by deleting “Figure 6-1 | Open Spaces Frontage” 

and replacing with “Figure 6-1 | Park Frontage”. 
 
(xl) Amend Figure 6-1, quote by deleting “open spaces” and replacing with 

“park spaces”. 
 
(xli) Delete subsection 6.1, policy d. in its entirety and replacing with “Design 

parks in a manner that is accessible for all people, and contributes to the 
overall park system, reinforcing pedestrian connections, complementing 
adjacent land uses and providing for year-round use.”. 
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(xlii) Delete subsection 6.1, policy e. before subitems i - viii replacing with 
“Design parks and open spaces to be safe and active and reinforce the 
urban character of the community. Factors that should be considered in 
their design to achieve this policy may include:”. 

 
(xliii) Amend subsection 6.1, policy f. by deleting “larger urban plaza spaces, 

formal in nature and” and replacing with “plazas”. 
 
(xliv) Amend subsection 6.1, policy g. by deleting “open” and replacing with 

“park”. 
 
(xlv) Amend subsection 6.1, policy i. by deleting “open space, river bank and 

regional systems, natural habitat and biodiversity” and replacing with “the 
park system”. 

 
(xlvi) Amend subsection 6.1, policy j., by deleting “open space” and replacing 

with “park”. 
 
(xlvii) Amend Figure 6-2, title by deleting “Figure 6-2 | Parks and Open Space 

Network” and replacing with “Figure 6-2 | The Parks System”. 
 
(xlviii) Delete the description of Figure 6-2 and replacing with: 
 

“The regional pathway system provides opportunities for active or 
passive recreation over a large area and to link major features 
within the park system. Pathways are an integral element of the 
city’s park system, as they facilitate alternative transportation 
modes and connections between parks, open space, natural 
areas and other destinations.”. 

 
(xlix) Amend subsection 6.1, policy q. by deleting “environmental open space 

lands” and replacing with “the ecological network and natural areas”. 
 
(l) Amend subsection 7.2, policy e. by deleting “and open spaces”. 
 
(li) Amend subsection 8.3.1, introduction by adding “, parks” after streets. 
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2. This Bylaw comes into force on the date it is passed. 
 
 
READ A FIRST TIME ON ___________________________________ 
 
READ A SECOND TIME ON ___________________________________ 
 
READ A THIRD TIME ON ___________________________________ 
 
 
 _________________________________________ 
 MAYOR 
 SIGNED ON ____________ 
 
 
 _________________________________________ 
 CITY CLERK 
 SIGNED ON ____________ 
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SCHEDULE A 
 
 

Figure 1-1: Land Use Planning in Alberta 
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SCHEDULE B 
 

Figure 2-8: Ecological Network Map 
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SCHEDULE C 
 

Figure 5-1: Growth Strategy Infographic 
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Targeted Amendments to the Appendices of the Municipal 

Development Plan (non-statutory) 

 
A. The Municipal Development Plan appendices, as amended, are hereby further amended as 

follows: 

 

(a) Amend the Glossary by deleting the term and definition for “Alternative Use Open 
Space” in its entirety. 

(b) Amend the Glossary by deleting the definition for “Calgary Region” in its entirety and 
replacing with the following: 

“The geographic area encompassing Calgary and other neighbouring municipal 
jurisdictions.” 

(c) Amend the Glossary by deleting the term and definition for “Calgary Metropolitan 
Region Board” in its entirety. 

(d) Amend the Glossary by deleting the term and definition for “Calgary Metropolitan 
Region Board Growth Plan” in its entirety. 

(e) Amend the Glossary by deleting the term and definition for “Environmental Open Space” 
in its entirety. 

(f) Amend the Glossary by deleting the definition for “Environmentally Significant Area 
(ESA)” in its entirety and replacing it with the following: 

“Natural areas recognized by The City as providing essential ecosystem functions and 
services within urban or adjacent landscapes and include one or more of the following:  

 Areas with wetlands, non-permanent streams, surface water, floodplains, riparian 
areas, source watershed and the meander width of a watercourse.  

 Rare, intact or biologically diverse areas with native vegetation communities, soil 
function, unique landscape features, pollinators, rare plants or historical and 
cultural resources.  

 Habitat for native species of interest with habitat connectivity, patches, fish 
habitats, species at risk, terrestrial species present, habitat sensitivity and slope 
characteristics.” 

(g) Amend the Glossary by deleting the term and definition for “Green Corridor” in its 
entirety. 

(h) Amend the Glossary by adding the term and definition for “Local ecological network”:   

“Local ecological network 

Linkages that connect small natural areas, parks or other permeable landscape features 
within a community and provide opportunities for biodiversity enhancement, 
naturalization and other green space provisions.” 

(i) Amend the Glossary by adding the term and definition for “Major ecological network”:   

“Major ecological network 

Key corridors and natural areas that play a central role in maintaining ecological 
structural connectivity. They support ecological processes and safe passage for wildlife, 
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connect major habitat components and locations where there is a higher potential for 
regional connectivity.” 

(j) Amend the Glossary by deleting the definition for “Natural Area” in its entirety and 
replacing with the following: 

“A City-owned park or portion of a park or open space where the primary role is the 
protection of an undisturbed or relatively undisturbed parcel or parcels of land with 
characteristics of a natural/native plant community.” 

(k) Amend the Glossary by deleting the definition for “Open Space” in its entirety and 
replacing with the following: 

“Land that has a primary purpose that is utilitarian or to provide a recreational activity 
with managed access but has a secondary purpose that provides park system 
functions. Examples include roadway greens, public utility lots, transportation and utility 
corridors and regional amenities such as regional sport fields, athletic parks, cemeteries 
and public golf courses.” 

(l) Amend the Glossary by deleting the term and definition for “Open space network” in its 
entirety. 

(m) Amend the Glossary definition for “Outline Plan/Land Use Amendment Application” by 
adding “park and” after “environmental areas,” and before “open space locations”. 

(n) Amend the Glossary by deleting the definition for “Park” in its entirety and replacing with 
the following: 

“Publicly accessed land set aside for human enjoyment, recreation, education, cultural 
or aesthetic use without restricted access.” 

(o) Amend the Glossary by adding a term and definition for “Park System” as follows: 

“The public spaces made up of parks, natural areas and open space that provide 
opportunities for recreation, active mobility and access to nature.” 

(p) Amend the Glossary by deleting the term and definition for “Recreational Open Space” 
in its entirety. 

(q) Amend the Glossary by adding the term and definition for “Supporting ecological 
network”:   

 “Supporting ecological network 

Corridors and natural areas that are important contributors to the overall connectivity of 
the ecological network. They connect supporting habitat components and enhance the 
major corridors by providing alternative pathways in the network and linking smaller 
natural areas and open green space to improve connectivity through the urban 
landscape.”  

(r) Amend the Glossary definition for “Transit-Oriented Development (TOD)” by deleting 
“open space” and replacing it with “parks”. 

(s) Amend Part 7 Maps by deleting “Map 4 Open Space and Naturally Vegetated Lands” 
and replace it with the revised “Map 4 The Park System” as shown in Schedule A. 

 

B. The Centre City Guidebook appendices, as amended, are hereby further amended as follows: 
 

(a) Amend Appendix, subsection 2., by deleting “Open Space” and replacing it with “The 
Park System”, deleting “Cultural Landscape Strategic Plan” and by deleting “Open 
Space Plan” and replacing it with “Connect: Calgary’s Parks Plan”. 
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C. The Developed Areas Guidebook appendices, as amended, are hereby further amended as 
follows: 
 

(a) Amend Appendix 2, subheading 2. by deleting “2. Open Space” and replacing with “2. 
The Park System”. 

(b) Amend Appendix 2, subheading 2., third bullet by deleting “Cultural Landscape 
Strategic Plan”.  

(c) Amend Appendix 2, subheading 2., fifth bullet by deleting “Open Space Plan” and 
replacing with “Connect: Calgary’s Parks Plan”. 

(d) Retitle Appendix 3, Table 4, row 5., from “5. Parks and Open Spaces” to “5. The Park 
System”. 

(e) Amend Appendix 3, Table 4, row 5., by deleting “Parks and open space network” and 
replacing with “Parks, open spaces and natural areas”. 
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Schedule A 

Map 4: The Park System 

 

(f)  
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Redline Copy of Targeted Amendments  
 

Note on this work:  

This work is focused on showcasing amendments through redline tracking of areas where changes are 

proposed in the: 

1) Municipal Development Plan; Volume 1  

2) Municipal Development Plan; Volume 2, Part 1: New Community Planning Guidebook 

3) Municipal Development Plan; Volume 2, Part 2: The Center City Guidebook  

4) Municipal Development Plan; Volume 2, Part 3: Developed Areas Guidebook  

Since only targeted sections of each of the above documents require amendments, the redline copy is 

focused on showcasing those amendments, rather than including the full transcript of all the documents.  
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I. Redline Copy of Targeted Amendments to the 
Municipal Development Plan  

 

Part 1: Role and Scope of the Municipal Development Plan   
 

The MDP and MGA 

Calgary’s MDP is a statutory document that establishes the orderly use of land and settlement 

to optimize the quality of the physical environment. The MDP fulfils the requirement of section 

632 of the MGA as amended from time to time by addressing matters related to:   

 Future land use, development, transportation systems, municipal services and facilities 
within Calgary and with adjacent municipalities.  

 City’s development constraints.  

 Subdivision and development regulations.  

 Municipal, school, environmental and conservation reserves.  

 Calgary Metropolitan Region Board Growth Plan (CMRB Growth Plan) and I 
Intermunicipal development plans.  

The MGA allows a municipal development plan to address other matters relating to the physical, 
social, environmental and economic development of the city. The MDP addresses these matters 
as they relate to the integrated land use patterns and mobility networks of the city. 

 

1.1.1 SUSTAINABILITY PRINCIPLES AND KEY DIRECTIONS 
The Sustainability Principles for Land Use and Mobility are: 

5. Preserve open space, parks, agricultural land, natural beauty and critical environmental areas.  

1.2 Organization of the MDP  
 
Part 1: Role and scope of the MDP 

 Plan foundations, sustainability principles and key directions 

 Alignment of the MDP with provincial legislation, regional authorities and policies and other City 
policies. 

 

1.3 Role of MDP in Planning Hierarchy 
 
Land use planning and decision-making in Alberta are done through various provincial legislation and 

policies and are implemented by a number of decision makers including provincial departments, regional 

boards and agencies and municipal governments.  

Provincial land use planning in Alberta is centered on the Alberta Land Stewardship Act (ALSA), Land 

Use Framework (LUF), and South Saskatchewan Regional Plan and the regional plans authorized under 
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this Act. Municipal land use planning is primarily governed by the Municipal Government Act (MGA). 

Figure 1 below explains the hierarchy of land use planning in Alberta. 

 

 

1.3.1 CALGARY AS A REGIONAL PARTNER 
 

The MGA and Provincial Land use Framework requires that local Municipal Development Plans align 

with:  

 South Saskatchewan Regional Plan  

 Calgary Metropolitan Region Growth Plan 

 Intermunicipal development plans. 

 

1.3.3 CALGARY METROPOLITAN REGION BOARD GROWTH PLAN 
 

The Government of Alberta established the Calgary Metropolitan Region Board (CMRB) of which Calgary 

is a member. The purpose of the CMRB is to provide for integrated and strategic planning for the 

longterm sustainability of the region. The Growth Plan and Servicing Plan must be consistent with the 

SSRP. Policy plans approved by The City of Calgary, including the MDP, must be consistent with the 

CMRB Growth Plan. 
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1.4.6 LOCAL AREA PLANS 
 

Non-statutory local area plans are also prepared or specific areas of the city, and include plans that apply 
to future growth corridors, watershed basins, areas of interest across multiple-communities or small 
redevelopment sites within one community. Such plans may include but are not limited to: 

 Regional context studies. 

 Community studies or community design briefs. 

 Detailed site design plans for transit-oriented development. 

 Corridor land use studies – Comprehensive redevelopment plans for major streets. 

 Open space and park Park plans. 

1.4.7 OUTLINE PLAN AND LAND USE AMENDMENT APPLICATIONS 
 
The City undertakes detailed planning and design of new communities, or the redevelopment of large 
areas of existing communities, through the outline plan and subdivision process. This involves design 
details such as the preservation of environmental areas, open space park locations and reserve 
dedications, development patterns, land use mixes and local street networks.  
 
The outline plan is a non-statutory site plan, with associated conditions, that is usually processed together 
with land use amendments, to ensure a workable distribution of land uses, open space, parks and road 
network (e.g., land use districts, the location and classification of streets, the distribution and size of the 
parks and school sites in the neighbourhood). 
 

1.4.8 SUBDIVISION 
 

Subdivision is a legal process of dividing land into smaller parcels. This involves design details such as 
the preservation of environmental areas, open space, and park locations and reserve dedications, lot 
patterns, development patterns, land use mixes and local street networks. Decisions made by the 
Subdivision Authorities must comply with the provincial, regional, and municipal plans and policies. 
 

1.4.10 URBAN DESIGN  
 
The urban design policies in Part 2 set out the overall urban design vision for Calgary. The policies and 
guidelines are intended to inform local area planning, outline plans, land use amendments and 
development permits. They are also relevant to city-initiated design projects for public realm 
improvements, street corridors, open space park system plans, and transit station area planning.  
 
 

Part 2: City-wide Policies   

2.1 A Prosperous and Diverse Economy  
 
A Prosperous City and Sustainable Urban Growth   
3. The dynamics of the three orders of government (municipal, provincial and federal) impact The City, its 
cash flow and the quality of life of Calgarians. Calgary needs to:  

 Influence regional, provincial and National economic policy decisions that impact cities. 
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2.1.1 CREATING A CITY ATTRACTIVE TO PEOPLE 
 
Objective  
… The design of a community is also essential to delivering additional attractors including convenient 
transportation to jobs and amenities. Chief among those amenities is proximity to schools, open spaces 
parks and education facilities. 
 

2.2.4 COMPLETE COMMUNITIES 
 
Policies 
Complete communities 
b,x.  A healthy, sustainable and resilient environment with street trees and greenery, connections to the 
city’s open space park system and an integration of local natural systems with an urban development 
pattern that respects the natural function of the landscape. 
 

2.3.4 PARKS, OPEN SPACES AND OUTDOOR RECREATION 
 
Objective  
Parks and open spaces are special places within the urban environment. These spaces The parks 
system enriches the fabric of our city and provides a unifying framework across neighbourhoods and 
communities, a means of orientation and special places for gathering, relaxing or active recreation. 
 
...Calgary is a city recognized for its vast network of open spaces, consisting of parks, natural corridors, 
pathways, and trail systems park system, consisting of parks, natural areas, open space and pathways 
that serve many functions. The City will strengthen the connection between its natural areas, public parks 
and communities to enhance opportunities for outdoor recreation, retain Calgary’s natural and cultural 
heritage and conserve biodiversity and important environmental systems. Map 4 represents the parks and 
Open Space system in Calgary. Together, these promote overall community health and quality of life for 
all Calgarians. 
 
…In addition to these natural areas, The City provides high-quality public parks, open spaces and other 
community amenities by: 

 Protecting, conserving and restoring environmentally significant areas and providing a 
sustainable, connected and diverse open space park system that represents the natural 
ecosystem of Calgary and the region.  

 …Protecting and promoting an integrated, open space network park system to better connect 
communities. 

 Providing a high-quality open space park system and neighbourhood, community, regional and 
city-wide recreation opportunities to service new development or redeveloped areas. 
 
 
 

 
Calgary’s park system covers over 8,400 hectares 

of green, natural and open spaces and 1,000 

kilometres of pathways and trails. The overall 
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provision of green space demonstrates that all 

residential areas are well serviced. 

 
Policies 
A high-quality public park system  

a. Provide a high-quality park and open-space system to meet the varied needs of Calgarians.  
b. Create a comprehensive and connected park, and pathway and open-space system that links 

neighbourhoods, public parks, natural areas, athletic parks, plazas, squares and the river valleys.  
e. Protect and promote large-scale landscaped and open-space areas that define neighbourhoods 

and local topography and enhance Calgary’s river valley park system.  
f. Protect the basic social recreation, sport and environmental functions of City parks and public 

open spaces and prevent parkland conversion to other uses. 
Land use, location and design 

g. Provide neighbourhood parks within a five-minute walk of all residents. 
h. Ensure sufficient community open local park space in Inner City and Established Areas using 2.0 

hectares of open space per 1,000 residents. Calculations should be applied to logical community 
clusters where parks and recreation amenities are accessible and shared between communities. 
Community open space includes areas dedicated for schools; community centres; playfields; 
outdoor performance spaces; community gardens; and habitat areas that offer public amenity. 

j. Plan land uses adjacent to public parks that are supportive and enhance the vitality of both 
existing and new open park spaces. 

 

Open Space  
Open space in its broadest sense includes all land 
and water areas, either publicly or offering public 
access, that are not covered by structures. Open 
space includes current and potential future parks, 
pathways, roadway greens, land for parks and 
recreation facilities, golf courses, cemeteries and 
other alternative use of green space.  
 
Park  
A specific-use open space that is managed to 
provide opportunities for recreation, education, 
cultural and/or aesthetic use (Open Space Plan).  
 
Natural area  
Open space containing unusual or representative 
biological, physical or historical components. It 
either retained or has had re-established a natural 
character, although it need not to be completely 
undisturbed (Natural Areas Management Plan) 

Park System 
The public spaces made up of parks, natural 
areas and open space that provide opportunities 
for recreation, active mobility and access to 
nature. 
 
Park 
Publicly accessed land set aside for human 
enjoyment, recreation, education, 
cultural or aesthetic use without restricted access. 
 
Open Space 
Land that has a primary purpose that is utilitarian 
or to provide a recreational activity with managed 
access but has a secondary purpose that provides 
park system functions. Examples include roadway 
greens, public utility lots, transportation and utility 
corridors and regional amenities such as regional 
sport fields, athletic parks, cemeteries and public 
golf courses. 
 
Natural Area 
A City-owned park or portion of a park or open 
space where the primary role is the protection of 
an undisturbed or relatively undisturbed parcel or 
parcels of land with characteristics of a 
natural/native plant community. 
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2.3.6 COMMUNITY SERVICES AND FACILITIES 
 
Policies  
Community services and facilities 
 

e. Locate community services and facilities in a manner that integrates with the open space park 
system. 

 

2.4.1 CREATING A BEAUTIFUL CITY  
 
Objective  
… Its location, proximity to the Canadian Rockies, riverfronts, escarpments, ridgelines and other natural 
features are memorable, act as landmarks and are special for the value they add to the passive and 
recreational open space park system...  
 
Policies  
Civic image  

a. Locate and design significant sites and public buildings to promote their civic importance and 
integrate open space that is designed with the parks system to enhance the quality of the setting 
and support a variety of public functions. 
 

2.4.3 ENHANCING THE PUBLIC REALM 
 
Policies  

a. Design streets and sidewalks to encourage pedestrian comfort, safety and linkages between 
neighbourhoods, parks and open spaces and adjacent land uses. 
 

2.6 Greening the City 
 
Supports  
… It is important to recognize the interconnectedness of air, land, water, climate, ecosystems, habitat and 
people. Connecting citizens to nature, through access to open space natural areas and through fostering 
ecological literacy can contribute to personal well-being. 
 

2.6.2 LAND 
 
Policies  
Connecting with nature 
 

h. Protect and expand the integrated open space network park system to support community well-
being and for ecological connectivity. 

k. Provide educational and interpretive elements in parks and open spaces natural areas to 
increase knowledge about natural conservation and cultural and archeological points of interest 

 

2.6.3 WATER 
 
Policies  
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Stormwater management   
m. Increase the amount of pervious surface by minimizing development on undisturbed open space 

undeveloped and agricultural lands and by reducing hardscape surfaces and maximizing the use 
of pervious paving. 

Sub-watershed planning 
v. Consider sub-watershed management objectives as a foundational tool for regional open space 

park system planning. 
 

2.6.4 ECOLOGICAL NETWORKS 
 
Objective  
… An ecological network is a network of natural areas, parks and open spaces that provides the 
conditions necessary for ecosystems and species populations to survive in a human-dominated 
landscape. This network is one of the defining features that establish Calgary’s character, sense of place 
and quality of life. The river systems along with Calgary’s natural areas and regional parks form the 
backbone of the network. Other open spaces such as neighbourhood and linear parks, boulevards and 
community gardens make an important contribution in urban areas providing valuable resources for plant 
and animal species... 
 
Figure 2-8 depicts Calgary’s ecological network, delineated through spatial network theory and supported 
by a range of City policies, principles and strategies including the Biodiversity Policy, Wetlands Policy, 
Urban Forestry Strategic Plan, Urban Parks Master Plan and Open Space Plan Connect: Calgary’s Parks 
Plan. 
 
The real power of natural areas and open spaces – and their ability to significantly improve the quality of 
life for all species – lies in viewing and managing them as a system, rather than as individual 
components. Natural areas and open spaces can be viewed as a pattern of landscape elements, patches 
and corridors, that join together to form a mosaic. 
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Figure 2-8: Ecological Network Map 
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Ecological Network Typology  
 
Habitat 
There are two types of environmentally significant 
areas and natural environment parks that form the 
framework of Calgary’s open space system: 

 Habitat cores: areas greater than 30 
hectares 

 Stepping stones habitats: areas between 
five and 29 hectare 

 
Corridor 
Corridors are natural and semi-natural open 
spaces that link habitats. There are two types of 
corridors: 

 Primary corridors connect Calgary to the 
region and consist of linear riparian zones 
along Calgary’s major waterways 
including the Bow and Elbow Rivers, Fish 
Creek, Nose Creek and West Nose 
Creek. 

 Secondary corridors connect other 
ecological network elements to a primary 
corridor, through a configuration of 
stepping stone habitats. 

 

Ecological Network Typology  
 
Major ecological network  
Key corridors and natural areas that play a central 
role in maintaining ecological structural 
connectivity. They support ecological processes 
and safe passage for wildlife, connect major 
habitat components and locations where there is a 
higher potential for regional connectivity. 
  
Supporting ecological network 
Corridors and natural areas that are important 
contributors to the overall connectivity of the 
ecological network. They connect supporting 
habitat components and enhance the major 
corridors by providing alternative pathways in the 
network and linking smaller natural areas and 
open green space to improve connectivity through 
the urban landscape. 
  
Local ecological network  
Linkages that connect small natural areas, parks 
or other permeable landscape features within a 
community and provide opportunities for 
biodiversity enhancement, naturalization and 
other green space provisions. 

 
 
Policies  
Protection of natural ecosystems 
 

b. ii. Ensure the protection of sensitive ecological areas and unique environmental features within 
the city’s parks and open space system takes precedence over other uses. 

b. v. Incorporate trails and pathways that link local and regional open space the park system into the 
planning and review processes. 
 

 
Regional Partnerships 

g. Partner with neighbouring municipalities to create an integrated regional open space network 
park system and source watershed protection strategy. Consider watershed management plans 
as a foundational tool for regional open space planning. 

h. Preserve natural open space land in environmentally significant areas for biodiversity and 
ecosystem functions, while supporting complete communities and naturalization of parks and 
open space, through:  
vi. Support stewardship of City-owned natural areas open space. 
 

Urban Tree Canopy 
o. Protect and expand parks, natural areas green spaces and connections between these areas, 

where possible, as shown in Map 4.  
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City’s riparian management categories: conservation, restoration, recreation, flood 
and erosion control, develop. Management categories should be used to guide The 
City’s land use decisions within and adjacent to riparian areas and inform restoration 
and bank stabilization efforts. Protect and enhance escarpments for open space 
parks and natural areas, public views and setbacks to private property 
 

 
 

2.6.5 CLIMATE CHANGE AND ENERGY 
 
Policies  
Energy efficient transportation and land use planning 

e. i. Create a compact urban form and complete communities to encourage active transportation 
and reduce vehicular trips and preserve open space. 

 
 

Part 3: Typologies for Calgary’s Urban Structure    

3.3.1 GENERAL POLICIES FOR ACTIVITY CENTRES  
 
Land Use Policies  

b. Uses such as retail, recreation facilities, sport, cultural facilities, open space parks and community 
and protective services that support concentrations of jobs and population are encouraged. 

 

3.3.2 MAJOR ACTIVITY CENTRES 
 
Land Use Policies  

c. Future MACs in New Community areas will be identified through the regional context study (RCS) 
process or in absence of an RCS, the Area Structure Plan (ASP) process may be considered. 
Future MACs should be located to align with the Primary Transit Network and major road system. 
Specific land use and open space park location and distribution patterns, local mobility networks 
and urban design details should be developed through an ASP that includes the entire area of the 
future MAC. 

h. Open Public spaces that provide for a wide variety of activities within a medium to high density 
environment are encouraged. This will include the creation of public plazas and key gathering 
areas. Large sports fields may be appropriate, although they should be located at the edges of 
the MAC. 

 

3.3.3 COMMUNITY ACTIVITY CENTRES  
 
Land Use Policies  

c. Future CACs in New Community areas will be identified through the Area Structure Plan (ASP) 
process and/or regional context study process where required and located to align with the 
Primary Transit Network and major road system. Specific land use and open space park location 
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and distribution patterns, local mobility networks and urban design details should be developed 
through an ASP that includes the entire area of the future CAC. 

 

3.6.2 FUTURE GREENFIELD AREA 
 
…The overall community design should integrate natural area protection within the open space and 
natural infrastructure park systems. 
 
Land Use Policies  

f. Encourage the concentration of residential density in areas adjacent to open space, parks, 
wetlands and sports fields the park system, especially where the area is served by transit, 
services and other community amenities. These locations should be identified through the ASP 
process. 

 
Public Realm Policies  

n. Watercourses, significant wetlands and other key natural features shall be prioritized for 
protection and integrated into the public open space and natural infrastructure networks park 
system. 

 

3.7.1 STANDARD INDUSTRIAL AREA 
 
Public Realm Policies  

s. Public open space Parks should be provided where possible throughout the Standard Industrial 
Areas to provide outdoor recreational opportunities and spaces for area employees. 

 
 

3.7.2 INDUSTRIAL-EMPLOYEE INTENSIVE 
 
Public Realm Policies  

i. Encourage forms of accessible public parks or private open space to create amenities and local 
destinations in conjunction with transit stations, higher intensity uses and the local retail/service 
areas. 

 
 

Part 4: Specific Use Policies 

4.4 Flood Hazard Areas  
 
Policies  

a. ii. All new development in the floodway should be refused by the Development Authority, with the 
exception of the following.  

 Uses related to agriculture, open space, outdoor recreation, parks, natural areas, 
transportation infrastructure and utilities.  
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Part 5: City-wide Growth Strategy  

5.2 A Strategic Framework for Growth and Change  
 
In order to strengthen The City’s approach to growth, the Strategic Framework for Growth and Change 
has been created. This framework will ensure policy, strategy and resources for growth are better aligned 
to facilitate Calgary’s supply of planned and serviced lands and achieve the objectives of the Calgary 
Metropolitan Region Board (CMRB) Growth Plan, the Municipal Development Plan and the Calgary 
Transportation Plan. The objectives and alignment of the Strategic Framework for Growth and Change is 
illustrated in Figure 5-1. 
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5.2.1 ALIGNMENT AND STRONG RELATIONSHIPS 
 
Objective 
Maintain strong relationships with municipal neighbours, regional partners and key stakeholders within 
Calgary, to ensure that growth and change decisions reflect provincial and regional policies and the 
direction of the MDP and CTP. 
 
The City must ensure that growth is aligned with and occurs within the legislative and regulatory 
framework of other orders of government. In particular, the South Saskatchewan Regional Plan, and 
Alberta Land Use Framework and the Calgary Metropolitan Region Board (CMRB) Growth Plan will 
provide direction on how the city grows and interacts within a regional and provincial context. 
 
Policies 

a. Continue to engage with inter-municipal and regional partners to ensure the best possible 
outcomes to issues of mutual interest within the framework of the CMRB Growth Plan. 

 

5.2.2 STRATEGIC DECISIONS ON WHERE WE GROW 
 
Objective 
Maintain Calgary’s ability to grow over the long term by ensuring that growth and change decisions 
facilitate a land supply that aligns with the direction, goals, policies and key directions of the CMRB 
Growth Plan, South Saskatchewan Regional Plan, MDP and CTP. 
 
The MDP and CTP are aligned with the policy directions of the Alberta Land Use Framework and the 
CMRB Growth Plan. 
 
Policies 

a. Continue to protect and manage Calgary’s long-term growth requirements through the policies of 
the CMRB Growth Plan, through Intermunicipal Development Plans, and through joint planning 
with regional neighbours. Bylaw 65P2024 

d. City planning and investment decisions must support the policy and growth directions of the 
CMRB Growth Plan, the Municipal Development Plan and the Calgary Transportation Plan.  
 

Part 6: Glossary  
 

Current Definitions  Updates 

Alternative Use Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated for the purposes other than 

those of Recreational or Environmental Open 

Space such as, but not limited to, plazas, utility 

corridors, stormwater management facilities (e.g., 

dry or wet ponds) and special event facilities. 

Alternative Use Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated for the purposes other than 

those of Recreational or Environmental Open 

Space such as, but not limited to, plazas, utility 

corridors, stormwater management facilities (e.g., 

dry or wet ponds) and special event facilities. 
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Calgary Region 

The geographic area encompassing Calgary and 

other municipal jurisdictions within the boundary 

of the Calgary Metropolitan Region Board. 

Calgary Region 

The geographic area encompassing Calgary and 

other neighbouring municipal jurisdictions within 

the boundary of the Calgary Metropolitan Region 

Board. 

Calgary Metropolitan Region Board  

The provincially mandated Growth Board for the 

Calgary Region, as described in section 1.3.  

Calgary Metropolitan Region Board  

The provincially mandated Growth Board for the 

Calgary Region, as described in section 1.3.  

Calgary Metropolitan Region Board Growth 

Plan 

Refers to the current approved Growth Plan of the 

Calgary Metropolitan Region Board 

Calgary Metropolitan Region Board Growth 

Plan 

Refers to the current approved Growth Plan of the 

Calgary Metropolitan Region Board 

Environmental Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated to preserve Environmentally 

Significant Areas such as, but not limited to, 

forests, shrublands, grasslands, streams and 

wetlands. 

Environmental Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated to preserve Environmentally 

Significant Areas such as, but not limited to, 

forests, shrublands, grasslands, streams and 

wetlands. 

Environmentally Significant Area (ESA)  

A natural area site that has been inventoried prior 

to potential development and which, because of 

its features or characteristics, is significant to 

Calgary from an environmental perspective and 

has the potential to remain viable in an urban 

environment. A site is listed as an Environmentally 

Significant Area on the basis of meeting one or all 

of the criteria listed in Appendix C of The City of 

Calgary Parks’ Open Space Plan. 

Environmentally Significant Area (ESA)  

A natural area site that has been inventoried prior 

to potential development and which, because of 

its features or characteristics, is significant to 

Calgary from an environmental perspective and 

has the potential to remain viable in an urban 

environment. A site is listed as an Environmentally 

Significant Area on the basis of meeting one or all 

of the criteria listed in Appendix C of The City of 

Calgary Parks’ Open Space Plan. 

Natural areas recognized by The City as providing 

essential ecosystem functions and services within 

urban or adjacent landscapes and include one or 

more of the following:  

 Areas with wetlands, non-permanent streams, 

surface water, floodplains, riparian areas, 

source watershed and the meander width of a 

watercourse.  

 Rare, intact or biologically diverse areas with 

native vegetation communities, soil function, 

unique landscape features, pollinators, rare 

plants or historical and cultural resources.  
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 Habitat for native species of interest with 

habitat connectivity, patches, fish habitats, 

species at risk, terrestrial species present, 

habitat sensitivity and slope characteristics. 

Green Corridor  

The recreational component of Environmental 

Open Space, providing pathways and linking 

ecological networks. 

Green Corridor  

The recreational component of Environmental 

Open Space, providing pathways and linking 

ecological networks. 

(None) Local ecological network 

Linkages that connect small natural areas, parks 

or other permeable landscape features within a 

community and provide opportunities for 

biodiversity enhancement, naturalization and 

other green space provisions. 

 

(None) Major ecological network 

Key corridors and natural areas that play a central 

role in maintaining ecological structural 

connectivity. They support ecological processes 

and safe passage for wildlife, connect major 

habitat components and locations where there is a 

higher potential for regional connectivity.” 

Natural Area 

Open space containing unusual or representative 

biological, physical or historical components. It 

either retained or has had re-established a natural 

character, although it need not to be completely 

undisturbed. (Natural Areas Management Plan) 

Natural Area 

Open space containing unusual or representative 

biological, physical or historical components. It 

either retained or has had re-established a natural 

character, although it need not to be completely 

undisturbed. (Natural Areas Management Plan) 

A City-owned park or portion of a park or open 

space where the primary role is the protection of 

an undisturbed or relatively undisturbed parcel or 

parcels of land with characteristics of natura/ 

native plant community. 

Open Space 

Open space in its broadest sense includes all land 

and water areas, either publicly or offering public 

access, that are not covered by structures. Open 

space includes current and potential future parks, 

pathways, roadway greens, land for parks and 

Open Space 

Open space in its broadest sense includes all land 

and water areas, either publicly or offering public 

access, that are not covered by structures. Open 

space includes current and potential future parks, 

pathways, roadway greens, land for parks and 
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recreation facilities, golf courses, cemeteries, and 

other alternative use of green space. 

recreation facilities, golf courses, cemeteries, and 

other alternative use of green space. 

Open space is land that has a primary purpose 

that is utilitarian or to provide a recreational 

activity with managed access, but has a 

secondary purpose that provides park system 

functions. Examples include roadway greens, 

public utility lots, transportation and utility 

corridors and regional amenities such as regional 

sports fields, athletic parks, cemeteries and public 

golf courses. 

Open Space Network 

Comprises current and future land and water 

areas offering public access.  These areas may 

include features such as wetlands, sports fields, 

grasslands, plazas, cemeteries, neighbourhood 

parks, utility corridors and stormwater 

management facilities. The network is composed 

of three open space categories: Recreational 

Open Space (ROS), Environmental Open Space 

(EOS) and Alternative Use Open Space (AUOS) 

Open Space Network 

Comprises current and future land and water 

areas offering public access.  These areas may 

include features such as wetlands, sports fields, 

grasslands, plazas, cemeteries, neighbourhood 

parks, utility corridors and stormwater 

management facilities. The network is composed 

of three open space categories: Recreational 

Open Space (ROS), Environmental Open Space 

(EOS) and Alternative Use Open Space (AUOS) 

Outline Plan / Land Use Amendment 

Application  

Detailed planning and design of new communities, 

or the redevelopment of large areas of existing 

communities, is done through the outline plan and 

subdivision process. This involves design details 

such as the preservation of environmental areas, 

open space locations and reserve dedications, 

development patterns, land use mixes and local 

street networks. 

Outline Plan / Land Use Amendment 

Application 

Detailed planning and design of new communities, 

or the redevelopment of large areas of existing 

communities, is done through the outline plan and 

subdivision process. This involves design details 

such as the preservation of environmental areas, 

park and open space locations and reserve 

dedications, development patterns, land use 

mixes and local street networks. 

Park 

A specific – use open space that is managed to 

provide opportunities for recreation, education, 

cultural or aesthetic use. (Open Space Plan) park 

and ride lots. 

Park 

A specific – use open space that is managed to 

provide opportunities for recreation, education, 

cultural or aesthetic use. (Open Space Plan) park 

and ride lots. 

Publicly accessed land set aside for human 

enjoyment, recreation, education, cultural or 

aesthetic use without restricted access. 

(None) Park System 

The public spaces made up of parks, natural 

areas and open space that provide opportunities 
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for recreation, active mobility and access to 

nature. 

Recreational Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated to provide areas for public 

recreation, such as but not limited to, sports fields, 

neighbourhood parks and cemeteries. 

Recreational Open Space 

Part of the Open Space Network; lands that are 

acquired or dedicated to provide areas for public 

recreation, such as but not limited to, sports fields, 

neighbourhood parks and cemeteries. 

(None) Supporting ecological network 

Corridors and natural areas that are important 

contributors to the overall connectivity of the 

ecological network. They connect supporting 

habitat components and enhance the major 

corridors by providing alternative pathways in the 

network and linking smaller natural areas and 

open green space to improve connectivity through 

the urban landscape. 

Transit-Oriented Development (TOD)  

A compact, mixed-use community within walking 

distance of a transit stop, 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 Development (TOD)  

A compact, mixed-use community within walking 

distance of a transit stop, that mixes residential, 

retail, office, open space parks and public uses in 

a way that makes it convenient to travel on foot or 

by public transportation instead of by car. 
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Part 7: Maps  
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II. Redline Copy of Targeted Amendments to 
The New Community Planning Guidebook   

  

1.0: VISION AND CORE IDEAS    
 

   
“... The overall community design should integrate natural 

area protection within the open space park and green 

infrastructure systems.”   

- MDP Section 3.6.2 Bylaw 19P2017 
 

 

Core Ideas  
 
4. Open space network Park System 
New communities will have a conveniently located and interconnected park system of programmed and 
natural open spaces serving a wide range of users.  
Bylaw 19P2017  
  

2.0: COMMUNITY FRAMEWORK    
  

2.2 Neighbourhoods 
 

1. Overview 

All lands within Communities should be identified as part of a Neighbourhood, with the exception of 

Environmental Open Space (see Section 3.4.2) natural areas which may form a boundary of one or more 

Neighbourhoods 

 

6. Multi Residential Developments 

a. Location  

i. Multi-residential developments should locate near a transit stop, amenities, open space parks 

and fit into the public grid street network. 

 

2.9 Transit Station Planning Area (TSPA) 

 
Transit-Oriented Development (TOD)  
 
“A compact, mixed-use community within walking 
distance of a transit stop, that mixes residential, retail, 
office, open space parks and public uses in a way that 
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makes it convenient to travel on foot or by public 
transportation instead of by car.”  
 
- MDP Glossary 
 

 

Transit-Oriented Development (TOD): A compact, mixed-use community within walking distance of a 

transit stop, that mixes residential, retail, office, open space parks and public uses in a way that makes it 

convenient to travel on foot or by public transportation instead of by car. – MDP Glossary 

 

3.0: COMMUNITY SERVICES AND AMENITIES    
  

Community services and amenities are what support and tie together the neighbourhood building blocks 

as described in the previous section. The physical elements provide mobility and water services. The 

social elements provide education, recreation and care facilities. The green elements provide open 

spaces for people and ecosystems. Together, they make places liveable. 

 

3.1 Mobility   

The mobility system should encourage sustainable modes of transportation and provide a highly-

connected network of paths, streets and transit routes. This section builds on the following: 

 ... 

 Open Space Connect: Calgary’s Parks Plan  

 

3.1.1 Pedestrian and Bicycle Circulation     

2. Regional Pathways  

a. The regional pathway network should aim to:  

... vi.  link major parks, natural areas, open spaces and other significant community destination 

points; and  

 

3.2 Utilities 
These policies ensure that utility infrastructure will adequately, safely and efficiently service the ultimate 
development within each Plan Area. This section builds on the following: 

 ... 

 Open Space Connect: Calgary’s Parks Plan 

 

3.2.2 Water and Sanitary Servicing   
... 6. Utility placement will minimize impact to Environmental Open Space natural areas. Outline 

Plan/Land Use Amendment Applications shall identify the location of proposed infrastructure utility rights-

of-way.  

Bylaw 47P2015 
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3.2.3 Stormwater Management  
... The stormwater management system within a Plan Area shall adhere to all relevant City of Calgary 

policies, including stormwater management design manuals, bulletins and modules, watershed plans, 

approved Master Drainage Plan, and the goals of the open space network park system.  

 

2. Stormwater Ponds 

b. Engineered stormwater wetlands may be integrated within acquired Environmental Open Space 

natural areas where there is no significant impact to natural habitat, as demonstrated in an 

approved biophysical impact assessment.  

Bylaw 47P2015 

 

3. Best Management Practices  

As part of the preparation of the Master Drainage Plans and Staged Master Drainage Plans, alternative 

methods for stormwater volume control, peak flow control and water quality enhancement should be 

assessed with regard to natural features of the watershed, source controls, low impact development 

methods, and the conservation of open space parks and natural areas. 

 

3.3.4 Community Association Sites 

 

Community Association sites provide public spaces where residents can enjoy recreational and 

community oriented pursuits. One Community Association site should be located in each community. 

 

3. The size of the site may be adjusted where facilities and open space parks are shared with other 

compatible and complimentary civic uses. 
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3.4 Open Space Network – 3.4.4 Regional Pathway System   
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III. Redline Copy of Targeted Amendments to 

The Centre City Guidebook 
 

2.0: Community Framework    
  

2.2 Centre City Goals 
 

a. Open Space Park System: A network of quality open spaces parks, open space and community 

amenities natural areas. 

 

3.0: Land Use    
 

3.2 Community Amenities and Facilities  
Community Services and Facilities  

Polices  
d. Civic buildings should be located and designed to reinforce the open space network park system 

and create space for community gathering. 
 
 

4.0: Urban Design    
 
Centre City Goal 
Development in the Centre City should include high-quality buildings that frame adjacent streets and open 
spaces parks, ensure pedestrian comfort in all seasons, and accommodate a wide variety of public 
amenities and services.  
 

4.3.2 Open Space Park Frontages 
Open space Park frontages may be identified in a local area plan where developments face or abut an 

open space a park. Special consideration is given to animating the open space park. 

 

Policies 

a. Developments abutting open space parks should be designed to animate the open parks space 

and provide uses that are accessible and well integrated with the sidewalk or public pathway 

(e.g., active ground floor uses). 

b. Buildings should be designed to provide a strong sense of enclosure for open spaces parks. 

c. Developments facing open space parks should be designed to provide natural surveillance for 

these areas (e.g., openings or façades with transparent glazing, building entrances or balconies). 
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5.0: Open Space Park System    
 
Centre City Goal:  A network of quality parks, open spaces, natural areas and community amenities. 
 
The open space network park system within each area should promote, conserve and enhance an 
interconnected ecological and recreation system. The network system is composed of parks, schools, 
public plazas, natural areas and other open spaces that support a variety of active and passive pursuits. 
 

5.1 Open Space The Park System 
 
Opportunities to enhance the streets and sidewalks as extensions to an accessible and inclusive open 
space network park system are encouraged.  
 
Policies  

a. Public open spaces should be designed in a manner that is accessible for all Calgarians, 
accommodates people of all abilities and contributes to the overall open space network park 
system, reinforcing pedestrian connections, complementing adjacent land uses and providing for 
use year-round.  

b. The open space network park system should provide for a variety of experiences, including 
opportunities for active recreation, passive enjoyment and community gathering.  

c. Additional open park space acquisition may occur through voluntary dedication, land purchase or 
other means.  

d. Road or lane closures may also be contemplated where there is an opportunity to reconfigure, 
enlarge or improve the functionality of an existing park or open space or publicly accessible open 
space. 

 
 

6.0: Mobility     
 

6.1 Pedestrian Circulation 
 

c. The local pathway, multi-use pathway, sidewalk and walkway system should:  
...iii. Connect to the regional pathway system and green corridors the park system. 
 

g. Installation of temporary open park spaces within the street right-of-way may be supported on 
streets or lanes with low traffic volumes. 

h. Large development sites should provide attractive, well-lit and safe pedestrian routes between 
streets to support a fine-grain pedestrian network and to link significant public open spaces the 
park system. These routes should be connected or directed to points where marked or signalized 
pedestrian crossings exist or are safe and suitable locations for new crossings. 

 

6.2 Cyclist Circulation 
 
Policies 

c. Bicycle facilities should be incorporated into parks, open spaces, transit hubs and other key 
locations to promote cycling as an alternative mode of transportation and a form of recreation, 
and to support the regional cycling network. 
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Appendix     
 
2. Open Space The Park System 

 Access Design Standards 

 Calgary Wetland Conservation Plan  

 Calgary... A City of Trees: Parks Urban Forest Strategic Plan  

 Cultural Landscape Strategic Plan  

 imagineParks: A Long-Term Vision of Calgary’s Public Parks and Open Space  

 Living a Creative Life – An Arts Development Strategy for Calgary  

 Open Space Plan Connect: Calgary’s Parks Plan  
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IV. Redline Copy of Targeted Amendments to the 
Developed Areas Guidebook   

 

1.0 Introduction     
 

  
Figure 1-1 I Complete Communities  
Complete communities are places that provide 
environments that support children at every 
stage of their development, a range of housing 
forms and options for all households, and seniors 
aging gracefully in their neighbourhoods. These 
communities have a built form and spaces that 
support public life and well-being, providing 
connections by foot, bike, transit and vehicle to 
jobs, shopping, learning, open space the park 
system, recreation, and other amenities and 
services. 
 

 
 

3.0 Land Use and Built Form     
 

3.1.1 Community Category  
Policies 
 

1. General Community Areas  
Development within an area defined as a Community building block should contribute to the 
following aims: 

a. ...Provide direct, convenient and accessible pedestrian connections across larger sites, 
connecting to transit service, open space parks and other community services and 
amenities. 

 
4. Active Frontages 

a. Where active frontages are proposed, the development should be designed to: 
ii. Create a finer-grained building frontage with multiple uses for developments 

that face a primary pedestrian street or abut a public open space park. 
 
 

3.1.2 Neighbourhood Category 
... Residential buildings should be ground oriented, and provide pedestrian access points oriented 
towards the street. There are typically on-site amenities, green spaces, or connections to public open 
space parks. Through the Local Area Plan, various forms of housing mix and services should be provided 
to serve the growing diversity in household types and ages. 
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C. Neighbourhood – Limited 
Policies 

2. Multi-Residential Development 
... Multi-residential development should be designed or planned to: 

a. Locate primarily within 400 metres of the PTN, community services, amenities and open 
space the park system. 

f. Provide direct, convenient and accessible pedestrian connections across larger sites, 
connecting to transit service, open space the park system and other community services 
and amenities. 

 

4.0 Urban Design      
 
...Development should include well designed and high quality buildings that frame adjacent streets, parks 
and open spaces and accommodate a wide variety of public amenities and services. 
 

4.1 Site Design   
Site design determines the siting, form and scale of new development and its relationship to the streets, 
public environment and open spaces the park system and the overall neighbourhood and city context. 
This section outlines a set of general site design policies that applies to any parcel located in the 
Developed Areas. 
 

4.1.1 Urban Structure – Complete Communities    
Policies  

a. Create or reinforce a compact urban development pattern with pedestrian scaled blocks and 
building frontages that spatially define public streets and open spaces parks, and encourage 
walkability and transit use. 

c. Encourage buildings that are connected and integrated with adjacent open spaces parks and 
other landscaped, or private and public amenity areas. 
 

4.1.3 Transition Areas   
a. iii. Public open space Parks or a publicly accessible private space; 

 
 

4.2.1 Building Height and Massing   
Policies 

d. Design the massing and articulation of wide and tall buildings, including orientation of perimeter 
block and mid-rise buildings to reduce the impacts of wind at ground level and to optimize 
sunlight access on adjacent properties, streets and public open spaces the park system. 

f. Ensure that a building is not visually dominating when viewed from the street, neighbouring sites, 
public open spaces parks, natural areas and from distant locations, except for any corner site or 
landmark building location identified in the Local Area Plan with higher height limit. 

 

4.2.4 Building Frontage and Interface  
...Open Space Park System Frontages  
Policies 
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i. Design buildings abutting parks and open space with active ground floor uses that integrate and 
animate the open space and that are accessible and well integrated with the sidewalk or public 
pathway.  

j. Design buildings facing open space the park system to provide natural surveillance for these 
areas (e.g., openings or façades with transparent glazing, building entrances or balconies).  

k. Support and enhance the vitality of existing and new open spaces parks in urban areas through 
appropriately designated adjacent land uses, e.g. commercial uses on ground floors, residential 
uses above. 

 

Figure 4-4 I Building Character and Interface 

Generally, mixed-use and multi-residential 

buildings are encouraged to have their primary 

frontages, entrances and lobbies on primary 

pedestrian streets, or facing parks or open 

spaces the park system to encourage safety, 

help provide “eyes on the street” or park and to 

create a lively public realm. 

 
 

4.3 Streetscape Character and Public Realm   
Policies 

g. Encourage private development to include public art as an amenity to enhance the open outdoor 
spaces and architecture and to engage people. 

 

4.5 Crime Prevention through Environmental Design (CPTED)  
Design that enhances the safety and security of walkways and public spaces should be a consideration in 
the design of buildings, parks, open spaces, walkways or pathways, and parking areas. Fundamental 
CPTED principles include defining a boundary between public and private space, improving natural 
surveillance (by reducing blind spots and encouraging ‘eyes on the street’) and controlling access to 
private space.  
 
Policies  

v. Ensuring that landscaping does not compromise security by preventing clear views from streets 
to pathways, parks, open space or car parking areas; and 

 
 

5.0 Community Amenities and Facilities      
 
Community amenities and facilities provide care, culture, education, recreation and protection to the 
community. The private sector, public sector, non-profit agencies, charities and partnerships can all play a 
role in the ownership and operation of community facilities and services. They should be located in areas 
close to transit services, open space parks and areas where a consistent pedestrian orientation and a 
regular pattern of pedestrian, cycling and vehicular connections exist or will be built 
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5.1 Community Services and Facilities   
Policies  
 

d. Locate and design public and civic buildings to reinforce the open space network park system 
and create space for community gathering. 

 

5.1.1 Community Association Sites   
Policies 

c. Support space for alternative forms of food sales such as a farmers’ market or Community 
Supported Agriculture pick-up and community gardens, where appropriate, for local food 
production, and other programmable and flexible green outdoor spaces 

 

5.1.2 Care Facilities    
Policies 

d. Locate facilities along streets with direct sidewalk access and in proximity to green space, 
pathways, parks, and other natural amenities, pathways and the park system where possible. 

 
 

6.0 Parks and Open Spaces The Park System   
 
The open space network park system within each community should promote, conserve and enhance an 
interconnected ecological, sport and recreation system. The network is composed of parks, schools, 
public plazas, natural areas and other open spaces.  
 
These amenities support a variety of active and passive pursuits and provide valuable spaces for social 
interaction and community participation. Opportunities to enhance the streets and sidewalks as 
extensions to an accessible and inclusive open space park system network are encouraged. 
 
 

 
“Parks and open spaces are special places within 
the urban environment. These spaces enrich The 
park system enriches the fabric of our city and 
provide a unifying framework across 
neighbourhoods and communities, a means of 
orientation and special places for gathering, 
relaxing or active recreation”.  
— MDP Vol. 1, Section 2.3.4 
 

 
 

6.1 Parks and Open Spaces The Park System 
Calgary is a city recognized for its vast network system of parks, natural areas, of open spaces, 
consisting of parks, natural corridors, pathways and trail systems that serve many functions. Together, 
these promote overall community health and quality of life for all Calgarians. These policies are intended 
to be used when writing a Local Area Plan. They should be further refined through the Local Area Plan to 
help ensure specific local needs are met.   
 
Policies 
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A High-Quality, Connected Public Park and Open Space Park System  

a. Improve the quality and diversity of existing parks and open spaces the park system and 
encourage better utilization of available park resources within the community. 

b. Enhance connections between the park system, community destinations points, and to major 
open spaces and employment areas via regional pathways, sidewalks and pathways. 

d. Design public parks, playgrounds and open spaces in a manner that is accessible for all people, 
and contributes to the overall park system open space network, reinforcing pedestrian 
connections, complementing adjacent land uses and providing for year-round use. 

e. Design parks and open spaces public plazas to be safe and active and reinforce the urban 
character of the community. Factors that should be considered in the their design of the parks 
and open spaces to achieve this policy may include: 

i. Opportunities for natural surveillance through adequate lighting and active street fronts; 
ii. Opportunities for maximum sunlight access; 
iii. Clear and legible public access, either through signage or through inviting design 

elements; 
iv. Pedestrian and bicycle linkages incorporated within and through the parks; 
v. Pedestrian-friendly connections from the parks to neighbouring areas in order to increase 

accessibility; 
vi. Features to support all season-use; 
vii. Park edges framed with vertical landscape elements and buildings animated with active 

uses at grade where appropriate; and 
viii. Universal accessibility according to the Access Design Standards. 

f. Support opportunities to create plazas larger urban plaza spaces, formal in nature and scaled in 
proportion to the street and block pattern. The design and programming of these plazas should 
be based on the intended uses and character of the adjacent blocks. 

 

Figure 6-1 I Open Spaces Park Frontage 

“Plan land uses adjacent to public parks that are 

supportive and enhance the vitality of both 

existing and new open park spaces.”  

— MDP Vol. 1, Section 2.3.4.j 

 

g. Ensure that an appropriate amount of park open space, proportionate with the needs of the 
community, is maintained, where it already exists. 

i. Explore opportunities where appropriate, for acquiring, restoring and expanding the park system 
open space, river bank and regional systems, natural habitat and biodiversity. 

j. Consider road or lane closures where there is an opportunity to reconfigure, enlarge or improve 
the functionality of an existing park open space. 

 

Figure 6-2 I Parks and Open Space Network 

The Park System 

The regional pathway system provides 

opportunities for active or passive recreation over 

a large area and to link major features within the 

park system open space network. Pathways are 

an integral element of the city’s park system 
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open space network, as they facilitate alternative 

transportation modes and connections between 

parks, open space, natural areas and other 

destinations. 

 

q. Design pathways to buffer and minimize damage to the ecological network and natural areas 
environmental open space lands acquired by The City. 

 

7.0 Mobility      

 

7.2 Cyclist Circulation   
Policies 

 
e. Encourage bicycle share program parking stations in key locations for transit hubs and stations, 

Main Streets, and entrances to parks and open spaces. 

 

8.0 Infrastructure and Environment 

 

8.3.1 Building and Site Sustainability   
Building and neighbourhood design as well as the design of streets, parks and open spaces should 
contribute to overall city sustainability. 

 

Appendix 2 Other Relevant City Policies 

 

2. Open Space The Park System  
• Calgary Wetland Conservation Plan 
• Calgary... A City of Trees: Parks Urban Forest 
• Cultural Landscape Strategic Plan 
• imagineParks: A Long-Term Vision of Calgary’s Public Parks and Open Space 
• Living a Creative Life – An Arts Development Strategy for Calgary 
• Open Space Plan Connect: Calgary’s Parks Plan 
• Our BiodiverCity: Calgary’s 10-Year Biodiversity Strategic Plan 
• Pathway and Bikeway Plan 
• Riparian Strategy: Sustaining Healthy Rivers and Communities 
• Urban Park Master Plan 

 

Appendix 3 

 

Table 4 | Local Area Plan Template 
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Local Area Plan Considerations 

5. Parks and Open Spaces The Park 
System 

Parks, open spaces and natural areas and open 
space network 

 



ISC: Unrestricted Targeted Amendments to the Municipal Development Plan

•Click to edit Master text styles•Click to edit Master text styles

IP2025-0471
ATTACHMENT 6

Targeted Amendments to the Municipal 
Development Plan 

IP2025-0471

June 4, 2025



ISC: Unrestricted Targeted Amendments to the Municipal Development Plan

•Click to edit Master text styles•Click to edit Master text styles

IP2025-0471
ATTACHMENT 6

Previous Provincial and Council Direction
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• Rescind the Growth Plan and Regional Evaluation Framework

To address direction from Connect: Calgary’s Parks Plan, IP2025-0132:
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Recommendation 

That the Infrastructure and Planning Committee:

1. Forward this report to the 2025 July 15 Public Hearing Meeting of Council; and 

2. Recommend that Council give three readings to the proposed bylaw to amend the 

Municipal Development Plan to:

a. Reflect Ministerial Order MSD:017/25 and the dissolution of the Calgary Regional 

Metropolitan Board (Attachment 3); and

b. Align the Municipal Development Plan and Connect: Calgary’s Parks Plan 

(Attachment 3).

3. Recommend that Council adopt by resolution the proposed amendments to the non-

statutory appendices of the Municipal Development Plan (Attachment 4).
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• To reflect Ministerial Order MSD: 017/25 and 

remove the need to align to the Growth Plan 

and Regional Evaluation Framework

• Reflect that as of 2025 May 1 the Calgary 

Metropolitan Regional Board has been 

disbanded
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7

That the Infrastructure and Planning Committee:

1. Forward this report to the 2025 July 15 Public Hearing Meeting of Council; and 

2. Recommend that Council give three readings to the proposed bylaw to amend the 

Municipal Development Plan to:

a. Reflect Ministerial Order MSD:017/25 and the dissolution of the Calgary Regional 

Metropolitan Board (Attachment 3); and

b. Align the Municipal Development Plan and Connect: Calgary’s Parks Plan 

(Attachment 3).

3. Recommend that Council adopt by resolution the proposed amendments to the non-

statutory appendices of the Municipal Development Plan (Attachment 4).
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