
CITY OF CALGARY  
NOTICE OF 2026 MARCH 17 

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 
pre-register by contacting the City Clerk's 

Office electronically at 
www.calgary.ca/publicsubmissions 

 
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. 

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


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

PLANNING MATTERS 

To be held at the Council Chamber, Calgary Municipal Building, 800 Macleod Trail SE, on 
Monday, 2026 March 17, 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), Monday, 2026 March 9, 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 is collected for the purpose of public participation in municipal decision-
making by Council and Council Committees and scheduling speakers for Council or Council 
Committee meetings. Your personal information may also be used by an automated system to 
generate content. This collection is authorized under Procedure Bylaw 42M2025, and Section 
216.4 of the Municipal Government Act and Sections 4(a) and (c) of the Protection of Privacy 
Act of Alberta. 
 
If you speak at a meeting of Council or a Council Committee, your name will appear in the 
meeting minutes, which are retained as a permanent public record. Your name, image and/or 
comments may be made publicly available in the live video broadcast and recordings of 
meetings that are publicly accessible on Council and committee agendas, minutes and video. 

 
If you have questions regarding the collection and use of your personal information, please 
contact: City Clerk’s Office, Legislative Services, 403-268-5861, or 700 Macleod Trail S.E., P.O. 
Box 2100, Station M (MC 8007), Calgary, Alberta, T2P 2M5. 

 
  

http://www.calgary.ca/planningmatters
http://www.calgary.ca/PublicSubmissions
https://www.calgary.ca/council/meetings/agenda-minutes.html


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. 
 
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, 2026 March 17 at 9:30 a.m. 
 

* * * * * * * 
 

POSTPONEMENTS FOR PUBLIC HEARING 
 
Item 1 Land Use Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, 

LOC2025-0107, CPC2025-1003 
 Proposed Bylaw 23D2026 
 
PLANNING MATTERS FOR PUBLIC HEARING 
 
Item 2 Land Use Amendment in Wildwood (Ward 6) at 157 Wedgewood Drive SW, 

LOC2025-0185, CPC2025-1033 
 Proposed Bylaw 31D2026 
 
Item 3 Land Use Amendment in Rosscarrock (Ward 8) at multiple addresses, 

LOC2025-0165, CPC2026-0019 
 Proposed Bylaw 30D2026 
 
Item 4 Land Use Amendment in Killarney/Glengarry (Ward 8) at 2803 – 32 Street 

SW, LOC2025-0211, CPC2026-0069 
 Proposed Bylaw 27D2026 
 
Item 5 Outline Plan, Policy and Land Use Amendment in Belvedere (Ward 9) at 

multiple addresses, LOC2025-0045, CPC2025-1017 
 Proposed Bylaws 8P2026 & 33D2026 
 
Item 6 Land Use Amendment in Horizon (Ward 10) at 3359 – 27 Street NE, 

LOC2025-0148, CPC2026-0064 
 Proposed Bylaw 28D2026 
 
Item 7 Land Use Amendment in Franklin (Ward 10) at multiple addresses, 

LOC2025-0126, CPC2026-0035 
 Proposed Bylaw 29D2026 
 
Item 8 Land Use Amendment in Douglasdale/Glen (Ward 11) at 400 – 163 Quarry 

Park Boulevard SE, LOC2025-0182, CPC2026-0041 
 Proposed Bylaw 32D2026 
 
Item 9 Outline Plan and Land Use Amendment in Pine Creek (Ward 13) at 21900 

Sheriff King Street SW, LOC2024-0012, CPC2025-1008 
 Proposed Bylaw 34D2026 



Item #  

ISC: Unrestricted City Clerks: C. Doi / A. Lennox 
2026 March 17 Public Hearing Meeting of Council Page 2 of 2 

POSTPONED REPORT  

Excerpt from the Minutes of the Public Hearing Meeting of Council, held 2026 February 17: 

“Moved by Councillor Tyers 
Seconded by Councillor Atkinson 

That the Agenda for today’s meeting be amended by postponing Item 7.2.1, Land Use 
Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, LOC2025-0107, CPC2025-1003 to 
the 2026 March 17 Public Hearing Meeting of Council. 

For: (14): Councillor Ward, Councillor Yule, Councillor Pantazopoulos, Councillor Jamieson, 
Councillor Clark, Councillor Dhaliwal, Councillor Atkinson, Councillor Tyers, Councillor Kelly, 
Councillor Chabot, Councillor Schmidt, Councillor Wyness, Councillor Johnston, and Councillor 
McLean 

MOTION CARRIED 

… 

Moved by Councillor Clark 
Seconded by Councillor Kelly 

That the Agenda for the 2026 February 17 Public Hearing Meeting of Council be confirmed, as 
amended. 

For: (14): Councillor Ward, Councillor Yule, Councillor Pantazopoulos, Councillor Jamieson, 
Councillor Clark, Councillor Dhaliwal, Councillor Atkinson, Councillor Tyers, Councillor Kelly, 
Councillor Chabot, Councillor Schmidt, Councillor Wyness, Councillor Johnston, and Councillor 
McLean 

MOTION CARRIED” 



Approval: M. Sklar  concurs with this report.  Author: T. Jobin 

City Clerks: A. Lennox / A. Adegunwa 

Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-1003 

2025 December 18 Page 1 of 3 

Land Use Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, LOC2025-0107 

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 6516 – 35 Avenue SE (Plan 4610AJ, Block 26, a portion of Lot 3) from 
Residential – Grade-Oriented Infill (R-CG) District to Multi-Residential – Contextual Grade-
Oriented (M-CG) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2025 
DECEMBER 18: 

That Council give three readings to Proposed Bylaw 23D2026 for the redesignation of 0.11 
hectares ± (0.27 acres ±) located at 6516 – 35 Avenue SE (Plan 4610AJ, Block 26, a portion 
of Lot 3) from Residential – Grade-Oriented Infill (R-CG) District to Multi-Residential – 
Contextual Grade-Oriented (M-CG) District. 

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, 2025 
December 18: 

“The following documents were distributed with respect to Report CPC2025-1003: 
 Revised Attachment 3;”

HIGHLIGHTS 

 This land use amendment seeks to redesignate the subject property to allow for multi-
residential buildings in a variety of forms including townhouses and fourplexes that may
contain suites, up to a maximum building height of 12 metres (three to four storeys).

 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
Bowness Area Redevelopment Plan (ARP).

 What does this mean to Calgarians? The proposed Multi-Residential – Contextual
Grade-Oriented (M-CG) 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-CG 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.



Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2025-1003 
2025 December 18 Page 2 of 3 

Land Use Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, LOC2025-0107 

Approval: M. Sklar concurs with this report. Author: T. Jobin 

City Clerks: A. Lennox / A. Adegunwa 

DISCUSSION  
This application, in the northwest community of Bowness, was submitted by Horizon Land 
Surveys on behalf of the landowner, Jeff Jiang, on 2025 May 25. No development permit has 
been submitted at this time, however, as noted in the Applicant submission (Attachment 2), the 
applicant is looking for the uses and height within the M-CG District. 

The approximately 0.11 hectare (0.27 acre) midblock site is located on 35 Avenue NW. The 
subject parcel is 15 metres wide with lane access. The site is currently developed with a single 
detached dwelling and a detached garage. Surrounding development consists of single 
detached dwellings, duplexes, townhomes and a multi-residential development directly to the 
north. The site is in close proximity to nearby shopping and amenities. The site is also within 
350 meters (a six-minute walk) of the Bowness Road NW Neighbourhood Main Street. 

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 Bowness Community Association, nearby residents and the Ward 
Councillor’s Office. Postcards were delivered and door knocking was conducted within a 100 
metre radius of the subject property. 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, noticed posted on-site and published online. Notification letters were also sent to 
adjacent landowners.  

Three letters of opposition were received from the public, highlighting the following concerns: 

 increased height and density;

 increased traffic and parking issues;

 loss of mature vegetation;

 loss of community character; and

 neighbourhood safety.

The Bowness Community Association (CA) provided a letter in opposition on 2025 November 
12 (Attachment 4), noting the parcel is not located within the Main Street zone and is therefore 
not an appropriate site for intensification. Administration contacted the CA to follow up and 
provide clarification on the applicable policy. No additional response was received. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0107


Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2025-1003 
2025 December 18 Page 3 of 3 

Land Use Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, LOC2025-0107 

Approval: M. Sklar concurs with this report. Author: T. Jobin 

City Clerks: A. Lennox / A. Adegunwa 

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 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 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. 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 the land, existing infrastructure, 
and services. The future development may also support local business and employment 
opportunities in the area. 

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. Revised Applicant Outreach Summary
4. Community Association Response
5. Proposed Bylaw 23D2026
6. CPC Member Comments
7. Public Submission
8. Confidential Public Submission



Item # 7.2.1 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission  CPC2025-1003 
2025 December 18  Page 4 of 4 
 

Land Use Amendment in Bowness (Ward 1) at 6516 – 35 Avenue NW, LOC2025-0107 

 

 Approval: M. Sklar concurs with this report. Author: T. Jobin 

City Clerks: A. Lennox / A. Adegunwa 

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 northwest community of Bowness, midblock along 35 Avenue 
NW, between 64 Street NW and 67 Street NW. The Canadian Pacific Kansas City Railway 
corridor is approximately 65 metres to the west. The site is approximately 0.11 hectares (0.27 
acres) in size and is approximately 15 metres wide and 70 metres deep. The parcel has limited 
lane access characterized by a three-metre frontage in the northeast corner. The lane is 
unpaved and can be accessed from 36 Avenue NW to the north. The existing access to the site 
is from 35 Avenue NW. The site is currently developed with a single detached dwelling and a 
large detached garage.  
 
Surrounding development consists of single and semi-detached dwellings designated as 
Residential – Grade-Oriented Infill (R-CG) District. Directly north of the subject site is a multi-
residential development designated Multi-Residential – Contextual Grade-Oriented (M-CG) 
District and directly east is a development designated Multi-Residential – Contextual Low Profile 
(M-C1) District.  
 
The subject site is conveniently located within walking distance of a variety of parks, services 
and amenities. The Bowness Road NW Neighbourhood Main Street area is located 
approximately 350 metres (a six-minute walk) to the northeast. The Irish Cultural Society, 
Bowness Lawn Bowling Club and Bowness Seniors’ Center are located 150 metres (a two-
minute walk) to the east. Superstore and an associated commercial plaza are 750 metres (a 12-
minute walk) the west. Two school sites are within 1.2 kilometre (a 20-minute walk) of the site 
(Bowcroft School and Thomas B. Riley Junior High School). 
 

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) -15.1% 

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 Residential – Grade-Oriented Infill (R-CG) District is intended to accommodate a 
range of low-density housing forms such as single detached, semi-detached, duplex dwellings, 
townhouses and rowhouses. This district allows for a maximum building height of 11 metres and 
a maximum allowable density of 75 units per hectare. Based on the subject site parcel area, this 
would allow for up to eight dwelling units. Secondary suites are a permitted use within the R-CG 
District.  
 
The proposed Multi-Residential – Contextual Grade-Oriented (M-CG) District allows for Multi-
Residential Development in various forms with some or all units having direct access to grade. 
The M-CG District is also intended to be in close proximity or adjacent to low density residential 
development. The M-CG District allows for a maximum building height of 12 metres and a 
maximum density of 111 units per hectare. Based on the subject site parcel area, this would 
allow up to 12 dwelling units. 
 
Development and Site Design  
The rules of the proposed M-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 interior lot, additional items that will be considered through the 
development permit process include, but are not limited to: 
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 site access, including options to access the site from the lane; 

 shadowing, overlooking and privacy concern mitigation; and 

 site design and building layout, including an appropriate unit count. 
 
Transportation 
Pedestrian access to the site is facilitated by a sidewalk along 35 Avenue NW. 35 Avenue NW 
is classified as a Residential Road. Nearby Bowness Drive NW is part of the Always Available 
for All Ages and Abilities (5A) Network, supporting access to and from the site by various travel 
options.  
 
The site is well served by Calgary Transit. Bowness Road NW is part of the Primary Transit 
Network with stops for Routes 1 (Bowness/Forest Lawn) and 53 (Brentwood 
Station/Greenwood) approximately 300 metres (a five-minute walk) from the subject site.  
Vehicular access to the site is from 35 Avenue NW. Upgrades to the existing lane are 
anticipated to support access to the site, which will be explored further at the development 
permit stage. On-street parking is also available on 35 Avenue NW. There are currently no 
parking restrictions adjacent to the subject site. The parcel is not located within an existing 
Residential Parking Permit (RPP) Zone.  
 
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 sewer and storm sewer mains are available to service the subject site. Details of 
site servicing will be considered and reviewed as part of a 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 subject parcel is located within the Residential – Developed – Inner City area as identified 
on Map 1: Urban Structure in the Municipal Development Plan (MDP). The applicable MDP 
policies encourage intensification of transition zones to higher density areas, such as main 
streets, while ensuring that new development is compatible with the existing neighbourhood. 
The proposal is in keeping with the relevant MDP policies as the proposed M-CG District allows 
for a modest intensification of density that provides an appropriate transition to the nearby 
Bowness Road Neighbourhood Main Street while maintaining a compatible built form.  
This application also aligns to the city-wide policy of shaping a more compact urban form. 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. 
 
  

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/exccpa?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download
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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 development of this site 

with applicable climate strategies will be explored and encouraged at subsequent development 
approval stages. 
 
Bowness Area Redevelopment Plan (Statutory – 1995) 
The subject site is identified as Residential: Low & Medium Multi-Dwelling on Map 2: Land Use 
Policy Area of the Bowness Area Redevelopment Plan (ARP). This policy area allows for multi-
residential development and does not specify a minimum or maximum density requirement. The 
proposed land use aligns with the applicable residential policies of the ARP (Section 6.3). 
 
Location Criteria for Multi-Residential Infill (Non-statutory – 2016) 
The proposed land use aligns with several of the Location Criteria for Multi-Residential Infill 
Development in low density residential areas. The criteria are not meant to be applied as a 
checklist but are used in conjunction with other relevant planning policy, such as the MDP and 
ARP, to assist in determining the appropriateness of an application in the local context. The 
proposed land use amendment meets the following criteria:  
 

 within 400 metres of a transit stop; 

 within 600 metres of an existing or planned primary transit stop; 

 adjacent to existing multi-unit development; 

 along or in close proximity to an existing or planned corridor or activity centre; and 

 direct lane access. 

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=TTTrAcrTqAN&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=BTTrqKegcgO&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=BTTrqKegcgO&msgAction=Download
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Applicant Submission 
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Applicant Outreach Summary 
 

2025 December 18 
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Community Association Response 
 
2025 November 12 
 
This lot is not within the main street corridor, so it does not fall into the designated zone for higher density 
land uses (H-GO, etc.). We do not see an increased density land use designation like M-CG to be an 
appropriate transition for a midblock lot that is already zoned as R-CG. There is not enough 
information about the proposed plans to support this application. 
 

 

 

 

 

  



 
 CPC2025-1003 
  ATTACHMENT 5 

BYLAW NUMBER 23D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0107/CPC2025-1003) 

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

 
 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 MM DD YYYY 
 
 
 
 
_________________________________________ 
CITY CLERK 
SIGNED ON MM DD YYYY 
 

 



 
 AMENDMENT LOC2025-0107/CPC2025-1003 
 BYLAW NUMBER 23D2026 
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SCHEDULE A 

 

 
  



 
 AMENDMENT LOC2025-0107/CPC2025-1003 
 BYLAW NUMBER 23D2026 
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SCHEDULE B 
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Calgary Planning Commission Member Comments 
 

 

For CPC2025-1003 / LOC2025-0107 
heard at Calgary Planning Commission  

Meeting 2025 December 18 
 

Member Reasons for Decision or Comments 

Commissioner 
Hawryluk 

Reasons for Approval 

 The proposed Multi-Residential – Contextual Grade-Oriented 
(M-CG) District would increase the maximum height by 1m 
(from 11m to 12m) and would allow a maximum of 12 units on 
this site, compared to the current Residential – Grade-Oriented 
Infill (R-CG) District’s maximum of 8 units. 
 
This application is consistent with Council’s direction for this 
area. This lot is explicitly included in the Bowness Area 
Redevelopment Plan’s Residential: Low & Medium Multi-
Dwelling area (Map 2: Land Use Policy Area). The MCG 
District “has Multi- Residential Development of low height and 
low density” and is the least intense multi-residential district 
(LUB, 2007, 576 (e) and Part 6: Multi-Residential Districts). An 
amendment to the Area Redevelopment Plan is not required. 
 
To the north is a parcel with the M-CG designation and the 
parcel to the east is designated with a more intense Land Use 
District: Multi-Residential – Contextual Low Profile (M-C1). 
This context supports this Amendment. 
 
During Commission’s review, Administration was asked if there 
had been any discussion of using a density modifier. 
Administration was of the opinion that up to 12 units could be 
built on this site in an appropriate way and that a density 
modifier was not necessary. This lot is very deep: 50’ x 230’ 
(15.24m x 70.16m). I agree that there should be creative and 
appropriate ways to add homes to this site. 
 
During Commission’s review, some topics came up that 
verged toward Development Permit-level questions. This site 
not have lane access, but the current driveway along the east 
side of the lot could be used for vehicle access. Administration 
anticipates that waste and recycling would continue to be 
serviced from 35 Ave. I mention those so Council need not get 
into such details. 
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Commissioner 
Damiani 

Reasons for Approval 

 The use and form align with the Bowness ARP. M-CG provides 
higher standard landscape and parking rules than R-CG for 
this mid-block lot.  
 
Lane access is limited to the site (3m) and Mobility comments 
note improvements will be considered to the lane at 
development approvals stage for access. 

Commissioner 
Montgomery 

Reasons for Approval 

 Support administrations recommendation. Please work closely 
with the applicant and adjacent landoweners through the 
development permit process. 
 
Concerns regarding the authenticity and effectiveness of this 
applicants public engagement given the redundancy of their 
applicants outreach submissions for multiple applications. 
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Collection Notice: 
Personal information is collected for the purpose of public participation in municipal decision-making by Council and Council Com-
mittees and scheduling speakers for Council or Council Committee meetings. Your personal information may also be used by an 
automated system to generate content. This collection is authorized under Procedure Bylaw 42M2025, and Section 216.4 of the 
Municipal Government Act and Sections 4(a) and (c) of the Protection of Privacy Act of Alberta. 

Reminder: 
Public Meetings are broadcast live and recorded for future public viewing. 
By entering the Council Chamber or by speaking at a meeting of Council or a Council Committee, you are consenting to The City 
of Calgary using, disclosing and retaining your name, image, and comments. 
If you speak at a meeting of Council or a Council Committee, your name will appear in the meeting minutes, which are retained as 
a permanent public record. Your name, image and/or comments may be made publicly available in the live video broadcast and 
recordings of meetings that are publicly accessible on Council and committee agendas, minutes and video. 
The use, disclosure and retention of your personal information is for the purposes established by the Procedure Bylaw 42M2025, 
and Section 216.4 of the Municipal Government Act of Alberta. 
If you have questions regarding the collection and use of your personal information, please contact: City Clerk’s Office, Legislative 
Services, 403-268-5861, or 700 Macleod Trail S.E., P.O. Box 2100, Station M (MC 8007), Calgary, Alberta, T2P 2M5. 

Please note that your name and comments will be made publicly available in the Council or Council Committee agenda 
and minutes. Your e-mail address will not be included in the public record. 

ENDORSEMENT STATEMENT ON TRUTH AND RECONCILIATION, ANTI-RACISM, EQUITY, DIVERSITY, INCLUSION AND 
BELONGING

The purpose of The City of Calgary is to make life better every day. To fully realize our purpose, we are committed to addressing 
racism and other forms of discrimination within our programs, policies, and services and eliminating barriers that impact the lives 
of Indigenous, Racialized, and other marginalized people. It is expected that participants will behave respectfully and treat every-
one with dignity and respect to allow for conversations free from bias and prejudice.

First name [required] Michelle

Last name [required] Webb

How do you wish to attend?

You may bring a support person 
should you require language or 
translator services. Do you plan 
on bringing a support person?

What meeting do you wish to 
comment on? [required]

Council

Date of meeting [required] Feb 17, 2026

What agenda item do you wish to comment on? (Refer to the Council or Committee agenda published here.) 

[required] - max 75 characters Public Hearing On Planning Matters LOC2025-0107
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Are you in favour or opposition of 
the issue? [required] In opposition

ATTACHMENT_01_FILENAME

ATTACHMENT_02_FILENAME

Comments - please refrain from 
providing personal information in 
this field (maximum 2500 
characters)

To whom it may concern,  
I am writing to voice my concern regarding the land use resignation for LOC2025-0107 
for the area of 6516-35th ave NW. I have concerns and am against this redesignation 
of increasing in unit sizes for the following reasons: 

1. Parking and traffic are extremely congested in this area. It is already very challeng-
ing to find parking after a work day. I believe this is due to numerous new residential
projects in this quadrant of Bowness that are disbursing parking beyond the immediate
properties because there is not enough designated parking for all of the new builds.
This creates a trickle down effect that impacts area residents, traffic congestion and
pedestrian safety.  I feel that land use requirements must stipulate that each new pro-
posed unit must incorporate one garage/carport in the architectural design.  There is
already limited capacity for street parking and projects such as the one proposed will
continue to place a strain on already limited street parking.

2. Another concern I have relates to an increase in laneway traffic.  I propose that no
laneway access be granted to the new project  The existing single access point to the
lane way has helped keep foot traffic, petty theft and traffic flow down as much as
possible.

3. I strongly believe that Bowness needs time to adjust to the rapidly increasing densifi-
cation and infrastructure in the community. Each new build is contributing to the ever
changing culture, history and dynamic of Bowness. Please give it time to adjust; too
many massive projects are happening within this community.  As a proud resident of
Bowness, I trust you too can feel this tension and disappointment that is occurring
within our community. We all care deeply about this place we call home.

4. Increasing traffic and parking  has and will continue to affect our community events.
I am worried that major events that bring the community together will no longer occur
as there is already limited on-street parking capacity.  These events include Tour of
Bowness put on by Bow Cycle, Main street fairs, as well as the annual parade, to
name a few.

Thank you for considering the people of Bowness's voice in these every-day matters 
that shape how we move forward, care for one another, and this community.  

Michelle Webb 
3614 67 St NW 
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Item #  

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-1033 

2026 January 29 Page 1 of 3 

Land Use Amendment in Wildwood (Ward 6) at 157 Wedgewood Drive SW, 
LOC2025-0185 

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 157 Wedgewood Drive SW (Plan 975HC, Block 22, Lot 58) from Housing 
– Grade Oriented (H-GO) District to Direct Control (DC) District to accommodate
commercial uses, with guidelines (Attachment 2).

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 31D2026 for the redesignation of 0.06 
hectares ± (0.14 acres ±) located at 157 Wedgewood Drive SW (Plan 975HC, Block 22, Lot 58) 
from Housing – Grade Oriented (H-GO) District to Direct Control (DC) District to accommodate 
commercial uses, with guidelines (Attachment 2). 

HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject site to allow for a
limited range of small-scale commercial uses in the existing approved building in
addition to the uses listed in the Housing – Grade Oriented (H-GO) District.

 The proposal allows for an appropriate building form and set of uses and is in keeping
with the Municipal Development Plan (MDP) and Westbrook Communities Local Area
Plan (LAP).

 What does this mean to Calgarians? This application would allow for local commercial
uses within an established inner-city community and would allow for more efficient use of
existing infrastructure.

 Why does this matter? The proposal would enable additional commercial opportunities
with access to alternative transportation modes that may help activate this part of
Wildwood.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding this proposal.

DISCUSSION  
At the 4 December 2025 Calgary Planning Commission (CPC) meeting, Administration 
presented the subject application, which proposed redesignating this parcel from Housing – 
Grade-Oriented (H-GO) District to Commercial – Neighbourhood 1 (C-N1) District to 
accommodate small-scale commercial uses on the site. The application was referred back to 
Administration with the following motion:  

That the Calgary Planning Commission refer Report CPC2025-0953 (LOC2025-0185) 
back to Administration to consider a Direct Control District that maintains the residential 
base while allowing for limited commercial uses and report back to the Calgary Planning 
Commission no later than 2026 February 12.  
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Land Use Amendment in Wildwood (Ward 6) at 157 Wedgewood Drive SW, 
LOC2025-0185 

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

City Clerks: C. Nelson / C. Doi 

Administration worked with the Applicant to revise their proposal and drafted a Direct Control 
(DC) District to address the referral. As directed by CPC, the proposed DC District is based on
the H-GO District and includes a limited suite of commercial uses that may only be located in
the existing building on the site. The proposed DC District can be found in Attachment 2.

ENGAGEMENT AND COMMUNICATION 

☐ Outreach was undertaken by the Applicant

☒ Public/interested parties were informed by Administration

Applicant-Led Outreach 
No additional outreach was conducted by the applicant following the referral from CPC. 

City-Led Outreach 
Administration contacted the Wildwood Community Association to let them know that the item 
would be returning to CPC as a Direct Control District and to ask if they had any questions, 
however no response was received. Administration connected with a previously opposed citizen 
about the item returning to CPC as a DC District; the citizen remains opposed to the proposal. 
Administration also sent a copy of the proposed DC District to neighbours who had expressed 
concerns. The changes proposed to the application were published online. No additional letters 
were received from the public.  

The concerns submitted by the public in Attachment 1 were further considered by Administration 
and helped shape the DC District in terms of the base district selected and the list of 
discretionary uses. 

IMPLICATIONS 

Social 
The proposal would enable neighbourhood-oriented commercial development to serve 
surrounding residents and businesses.  

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 the 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 community-oriented 
commercial space adjacent to existing community amenities and provide employment and local 
commercial opportunities within Wildwood.  

Service and Financial Implications 
No anticipated financial impact. 

https://developmentmap.calgary.ca/?find=LOC2025-0185
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RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. CPC Report from December 4, 2025
2. Proposed Bylaw 31D2026

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Item # 7.2.7 

Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2025-0953 

2025 December 04 Page 1 of 3 

Land Use Amendment in Wildwood (Ward 6) at 157 Wedgewood Drive SW, 
LOC2025-0185 

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 157 Wedgewood Drive SW (Plan 975HC, Block 22, Lot 58) from Housing 
– Grade Oriented (H-GO) District to Commercial – Neighbourhood 1 (C-N1) District.

HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject site to allow for
small-scale street-oriented commercial uses.

 The proposal allows for an appropriate building form and set of uses and is in keeping
with the Municipal Development Plan (MDP) and Westbrook Communities Local Area
Plan (LAP).

 What does this mean to Calgarians? This application would allow for additional
commercial development within an established inner-city community and would allow for
more efficient use of existing infrastructure.

 Why does this matter? The proposal would enable additional commercial opportunities
with access to alternative transportation modes that may help activate this part of
Wildwood.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding this proposal.

DISCUSSION  
This application in the southwest community of Wildwood was submitted by Wildwood 
Developments Inc. on behalf of the owner, Shaminder Cheema on 2025 September 17. No 
development permit has been submitted at this time, however as noted in the Applicant 
Submission (Attachment 2), the intent is to operate a coffee shop in the existing building.  

The subject site is located at the northwest corner of Spruce Drive SW and Wedgewood Drive 
SW and is approximately 0.06 hectares (0.14 acres) in size. Directly across Spruce Drive SW to 
the south of the subject site is the Wildwood Community Association (CA) site with a community 
garden, tennis courts and a baseball diamond. Directly to the west of this is Wildwood School 
(Calgary Board of Education K-6). The proposed Commercial – Neighbourhood 1 (C-N1) District 
is characterized by small pedestrian-oriented commercial developments in buildings that are in 
keeping with the scale of nearby residential areas. The C-N1 District allows for a maximum 
height of 10 metres (approximately two storeys) and a maximum floor area ratio (FAR) of 1.0 
(approximately 554 square metres). The proposal is in keeping with the Westbrook 
Communities LAP.  

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

CPC2025-1033 
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 Approval: S. Lockwood concurs with this report. Author: J. Miller 

 

ENGAGEMENT AND COMMUNICATION 

☒ Outreach was undertaken by the Applicant 

☒ Public/interested parties were informed by Administration 

 
Applicant-Led Outreach 
As part 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 had 
conversations with neighbours about the proposal and published an article about the proposal in 
the community newsletter.   
 
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.  
 
One letter of support and 12 letters of opposition were received from the public.  The letter of 
support stated that a coffee shop would be a good use in this location.  
 
The letters of opposition cited the following concerns: 
 

 increased demand for parking; 

 increased traffic issues and associated safety concerns; 

 increased commercial activity in the community; 

 concerns over engagement with directly adjacent neighbours; and 

 decreased privacy. 
 
No comments from the Wildwood CA were received. Administration contacted the CA to follow 
up 2025 October 29 and received a response which stated that it was unclear what kind of 
business would be operating on the site. Administration offered to set up a meeting with the CA 
to discuss further, however no response was received at the time of writing this report.  
 
IMPLICATIONS  
 
Social 
The proposal would enable neighbourhood-oriented commercial development to serve 
surrounding residents and businesses.  
 
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 the site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages.  
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Economic 
The proposed land use amendment would enable the development of community-oriented 
commercial space adjacent to existing community amenities and provide employment and local 
commercial opportunities within Wildwood.  
 
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 
 
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 Wildwood, at the northwest corner of 
Spruce Drive SW and Wedgewood Drive SW. The site is directly across Spruce Drive SW from 
a variety of community amenities. The site is approximately 0.06 hectares (0.14 acres) in size 
with dimensions of approximately 18 metres wide and 30 metres deep. The site is currently 
developed with a single detached dwelling and detached garage with access from Spruce Drive 
SW through the rear lane.  
 
Surrounding development is characterized by single detached dwellings on parcels designated 
Housing – Grade Oriented (H-GO) District along Spruce Drive SW, Residential – Grade-
Oriented Infill (R-CG) District beyond this and Special Purpose – School, Park and Community 
Reserve (S-SPR) District directly across Spruce Drive from the subject site. 
 
The site is well served by Calgary Transit with bus stops for Route 93 (Coach Hill/Westbrook 
Station) within 50 metres (a one-minute walk) east on Spruce Drive SW. The site is directly 
across Spruce Drive SW from the Wildwood Community Association (CA) building, along with a 
community garden, tennis courts and a baseball diamond. Directly to the west of the CA site is 
Wildwood School (Calgary Board of Education K-6). 
 

Community Peak Population Table  

 
As identified below, the community of Wildwood reached its peak population in 1968. 
  

Wildwood 

Peak Population Year 1968 

Peak Population 4,294 

2019 Current Population 2,709 

Difference in Population (Number) - 1,585 

Difference in Population (Percent) - 36.9% 
Source: The City of Calgary 2019 Civic Census 

Additional demographic and socio-economic information may be obtained online through the 
Wildwood Community Profile. 
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Location Maps  
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Previous Council Direction 
 
None.  

 

Planning Evaluation 
 
Land Use  
The existing 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 in a form and at a scale that is consistent with low density residential districts. The 
H-GO District allows for a maximum building height of 12.0 metres and a maximum floor area 
ratio (FAR) of 1.5. Based on the parcel area of the subject site, this would allow a development 
with a maximum gross floor area of 831 square metres.  
 
The proposed C-N1 District accommodates small-scale commercial developments in buildings 
that are in keeping with the scale of nearby residential areas. It is intended to be characterized 
by buildings that are close to each other, the street and the public sidewalk. It is also 
characterized by storefront commercial buildings oriented towards the street, and development 
that has limited use sizes and types. The C-N1 District allows for a maximum building height of 
10.0 metres and a maximum FAR of 1.0. Based on the parcel area of the subject site, this would 
allow a development of up to 554 square metres.  
 
Administration explored accommodating the applicant’s intended commercial use under the 
existing H-GO District however this district does not allow for stand-alone commercial uses and 
would have required employees to live on site. The Commercial – Neighbourhood 2 (C-N2) 
District was also discussed, however this district is not as suitable as the C-N1 District due to 
the existing residential context and the vehicle-oriented nature of the C-N2 District.  
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The proposed C-N1 District accommodates a street-oriented building frontage which is more 
suitable to the size, scale and location of the site. The proposal would provide more local 
amenity to meet the community’s daily needs and would also allow residential opportunity on 
the upper floor, giving more flexibility on the site.  
 
Development and Site Design 
If approved by Council, the rules of the proposed C-N1 District and the policies of the 
Westbrook Communities Local Area Plan (LAP) will provide guidance for any future 
redevelopment of the site. This includes appropriate uses, building height and massing, 
landscaping, and parking. 
 
Given the context of this site, additional items that will be considered at the development permit 
stage include, but are not limited to: 
 

 ensuring an engaging interface along Wedgewood Drive SW; and 

 mitigating traffic and access concerns.  
 
Transportation  
Pedestrian access to the site is provided via Wedgewood Drive SW, which is classified as a 
Residential Street with a speed limit of 40 km/h. The area is served by Calgary Transit Route 93 
(Coach Hill/Westbrook Station) with a bus stop approximately 50 metres (one minute walk) 
northeast of the site on Spruce Drive SW. Vehicular access to the site is available via 
Wedgewood Drive SW and the rear lane which connects directly to Spruce Drive SW. A 
Transportation Impact Analysis and Parking Study were not required in support of the land use 
redesignation application but may be required at development permit stage. On-street parking is 
available adjacent to the site along Wedgewood Drive SW without any restrictions. 
 
Environmental Site Considerations  
No environmental concerns were noted for this site.  
 
Utilities and Servicing 
Water and sanitary mains are available to service the site. Storm is not available for connection 
and details of site servicing will be 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.  
 
Growth Plan (2022) 
Administration’s recommendation aligns with the policy direction of the Calgary Metropolitan 
Region Board’s Growth Plan (GP). The proposed land use amendment builds on the principles 
of the GP by promoting efficient use of land and regional infrastructure, and establishing strong, 
sustainable communities. 
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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 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 deliver small and 
incremental benefits to climate resilience. The proposed land use is in alignment with the 
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.  
 
Westbrook Communities Local Area Plan (Statutory – 2023)  
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as being part of 
the Neighbourhood Connector Urban Form Category (Map 3: Urban Form) with a Limited 
Building Scale modifier (Map 4: Building Scale), which allows for up to three storeys. The LAP 
states that development in Neighbourhood Connector areas may include local commercial uses 
to serve nearby residents such as cafes, corner stores, retail, personal services uses, work-live 
units or home-based businesses. The proposed land use is in alignment with the applicable 
policies of the LAP. 
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https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=CTKccgAyqsD&msgAction=Download
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BYLAW NUMBER 31D2026 

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

(LAND USE AMENDMENT  
LOC2025-0185/CPC2025-1033) 

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

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 commercial uses in an existing 

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. 
 
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 the 
following uses when they are located in a building existing at the time of approval of 
this Direct Control District Bylaw, or additions to that building: 

 
(a) Artist’s Studio; 
(b) Catering Service – Minor; 
(c) Child Care Service;  
(d) Convenience Food Store;  
(e) Instructional Facility;  
(f) Office;  
(g) Outdoor Café; 
(h) Print Centre; 
(i) Restaurant: Food Service Only;  
(j) Restaurant: Licensed; 
(k) Retail and Consumer Service; 
(l) Social Organization; and 
(m) Specialty Food Store. 

 
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. 
 
 



Approval: S. Lockwood  concurs with this report.  Author: T. Josephson 

City Clerks: C. Nelson / C. Doi 
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Planning and Development Services Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2026-0019 

2026 January 29 Page 1 of 4 

Land Use Amendment in Rosscarrock (Ward 8) at multiple addresses, LOC2025-0165 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.31 hectares ± (0.76 
acres ±) located at 1626, 1628, 1630 and 1632 – 38 Street SW and 3820 – 17 Avenue 
SW (Plan 1427HB, Block 32, Lots 5 to 9) from Mixed Use – Active Frontage (MU-
2f3.0h46) District, Direct Control (DC) District and Multi-Residential – Contextual Medium 
Profile (M-C2) District to Mixed Use – General (MU-1f7.0h46) District and Mixed Use – 
General (MU-1f4.0h24) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 30D2026 for the redesignation of 0.31 
hectares ± (0.76 acres ±) located at 1626, 1628, 1630 and 1632 – 38 Street SW and 3820 – 
17 Avenue SW (Plan 1427HB, Block 32, Lots 5 to 9) from Mixed Use – Active Frontage (MU-
2f3.0h46) District, Direct Control (DC) District and Multi-Residential – Contextual Medium 
Profile (M-C2) District to Mixed Use – General (MU-1f7.0h46) District and Mixed Use – 
General (MU-1f4.0h24) District. 

HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject property to allow
for mixed use development between six to 12 storeys in height.

 The proposal allows for an appropriate building form and uses on a site that are
consistent with the Municipal Development Plan (MDP) and the Westbrook Communities
Local Area Plan (LAP), which categorises the subject site as Neighbourhood Flex and
Neighbourhood Local urban form categories with building scales of Low (up to six
storeys) and Mid (up to 12 storeys).

 What does this mean to Calgarians? This application would allow for additional housing
and commercial options in an established area that is transit oriented, with access to
primary transport service nodes including Light Rail Transit (LRT) and Bus Rapid Transit
(BRT) services, facilitating more efficient use of existing infrastructure.

 Why does this matter? The proposal would enable additional housing and potential
commercial opportunities for the community of Rosscarrock, improving housing
availability and employment opportunities.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding this proposal.

DISCUSSION  
This land use amendment application, in the southwest community of Rosscarrock, was 
submitted by O2 Planning and Design on behalf of the landowner, 2226406 Alberta Ltd (Roxeth 
Group) on 2025 August 11. No development permit has been submitted at this time. The subject 
site is approximately 0.31 hectares (0.76 acres) in size, consists of five parcels, and is largely 
undeveloped. Three of the five parcels are currently utilized for surface parking, while the 
remaining two parcels each contain a single detached dwelling with lane access along the east 
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boundary of the site. Located at the southwest corner of 38 Street SW and 17 Avenue SW, the 
site is within an approximate three-minute walk of Westbrook Shopping Mall and the Westbrook 
LRT station. 

As outlined in the Applicant Submission (Attachment 2), this application proposes to redesignate 
the subject site to the Mixed Use – General (MU-1) District to allow for a mix of residential and 
commercial uses on the site. The proposal includes a maximum building height of 46 metres (up 
to 12 storeys) and a maximum floor area ratio (FAR) of 7.0 on the southernmost portion of the 
site closest to 17 Avenue SW, with the remainder of the subject site proposed to include a 
maximum FAR of 4.0 and maximum building height of 24 metres (up to 6 storeys). This is 
consistent with the LAP building height scale.  The application would offer new housing supply 
and commercial uses in a redeveloping area in proximity to retail amenities, commercial 
services, primary transit and regional transportation corridors.  

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 circulated postcards to surrounding neighbours, erected a public notice sign at the 
subject site and held an in person public outreach meeting on 2025 November 5. 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 sent to adjacent 
landowners.  

Administration received three letters of opposition from the public. The letters cited the following 
concerns:  

 increased traffic;

 parking and congestion in the local roads;

 destruction of neighbourhood character;

 privacy concerns;

 shadowing; and

 building height allowance.

The Rosscarrock Community Association (CA) provided a letter on 2025 October 9 (Attachment 
4) stating they oppose the proposal until such time a traffic management and parking

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0165


Item # 

Planning and Development Services Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2026-0019 
2026 January 29 Page 3 of 4 

Land Use Amendment in Rosscarrock (Ward 8) at multiple addresses, LOC2025-0165 

Approval: S. Lockwood concurs with this report. Author: T. Josephson 

City Clerks: C. Nelson / C. Doi 

strategy/report is completed to address potential traffic concerns and services infrastructure is 
reviewed/updated to support the proposed density.  

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 will be reviewed and determined at the development permit stage. Advisory 
comments were issued to the applicant informing them that the following technical studies would 
be required with a development permit application: 

 Transportation Impact Study, dependent on the proposed density;

 Sanitary servicing study where density is greater than 55 dwellings per hectare; and

 Water and stormwater connection study through the Development Site Servicing Plan
process.

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 enable the continuation of development in the community of Rosscarrock 
and provide future opportunity for mixed-use development. The development of these lands 
would provide for additional housing opportunities supporting Calgarian’s housing needs.  

Environmental  
This application does not include any specific actions that address the objections of the Calgary 
Climate Strategy – Pathways to 2050. Further opportunities to align future development on the 
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 in an established community and in proximity to existing amenities in a 
transit oriented area. The development would provide housing opportunities and support local 
business within Rosscarrock and nearby communities.  

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 southwest community of Rosscarrock, at the corner of 38 
Street SW and 17 Avenue SW. The subject site encompasses five parcels with a combined total 
site area of approximately 0.31 hectares (0.76 acres). The site is largely undeveloped with three 
of the five parcels containing a surface parking with the remaining two parcels occupied each by 
a single detached dwelling. The entirety of the subject site is accessible from a rear lane which 
intersects with 17 Avenue SW and along 38 Street SW.  
 
Surrounding development is largely characterized by a mix of uses in the form of commercial 
and multi-residential development. Parcels designated Multi-Residential – Contextual Medium 
Profile (M-C2) District are located immediately to the north with parcels designated as Multi-
Residential – Contextual Low Profile (M-C1) District and Mixed Use – General (MU-1f3.0h26) 
District to the west across from 38 Street SW. Parcels designated MU-1f4.5h22 and Mixed Use 
– Active Frontage (MU-2f3.0h46) District are located immediately east of the site with parcels to 
the south across from the subject site along 17 Avenue SW designated as Commercial – 
Corridor 1 f5.0h26 (C-COR1f5.0h26) District. The mixture of uses in the immediate area is a 
reflection of the areas close proximity to primary transit routes (Westbrook LRT Station) and 
community shopping districts, primarily Westbrook Mall. 
 
The subject site is located close to primary transit routes and is approximately 360 metres (a 
four-minute walk) from the Westbrook LRT station, 15 metres (less than a one-minute walk) 
from an outbound bus stop and 50 metres from an inbound bus stop along 17 Avenue SW 
which facilitate access to primary transit bus route 306 or the MAX Teal BRT line and other 
regular bus services providing a connection to Downtown. The subject site is situated close to 
major commercial districts and areas of recreation, located approximately 250 metres (a three-
minute walk) from the Westbrook Shopping Centre situated north east of the subject site, which 
contains a Walmart and Safeway, 800 metres (a 12-minute walk) from the Killarney Aquatic and 
Recreation Centre located to the south east and 1.1 kilometres (a 20-minute walk) from the 
Shaganappi Point Golf Course.  
 

Community Peak Population Table 
 
As identified below, the community of Rosscarrock reached its peak population in 1971. 
 

Rosscarrock 

Peak Population Year 1971 

Peak Population 3,868 

2019 Current Population 3,625 

Difference in Population (Number) -243 

Difference in Population (Percent) -6.3% 

Source: The City of Calgary 2019 Civic Census 

 

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

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

Planning Evaluation 
 
Land Use  
The subject parcels are currently designated with three land use districts.  
 
The southernmost parcel at 3820 – 17 Avenue SW is designated Mixed Use – Active Frontage 
(MU-2f3.0h46) District. The MU-2 District is intended to provide commercial uses at grade that 
are oriented towards the street and pedestrian corridors to promote activity at the street level. 
The District allows for a maximum floor area ratio (FAR) of 3.0 and a maximum building height 
of 46 metres (about 12 storeys). However, a restrictive covenant prohibits permanent 
development over half of the parcel width for the purpose of protecting the underground LRT 
tunnel. The restrictive covenant reduces the ability to provide appropriate active frontage along 
17 Avenue SW. The parcel is currently undeveloped with a driveway constructed over the 
parcel.   
 
The centre parcels located at 1630 and 1632 – 38 Street SW are designated as a Direct Control 
(DC) District (Bylaw 71Z86), which applies the C-1 Local Commercial District of Land Use Bylaw 

2P80, though a rule is included which specifically controls development over the site for the 
exclusive use of surface parking and related signage only. The parcels are currently used as an 
independent private parking lot with access via the laneway and a driveway from 38 Street SW.  
 
The parcels located at 1626 and 1628 – 38 Avenue SW are designated as Multi-Residential – 
Contextual Medium Profile (M-C2) District. The M-C2 District allows a variety of residential built 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1986/1986z71.pdf
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forms that are varied in height and contextual to the immediate area. The District allows for a 
maximum FAR of 2.5 and a maximum building height of 16 metres (about three storeys). The 
parcels are currently developed with single detached dwellings.     
 
The proposed Mixed Use – General (MU-1f7.0h46 and MU-1f4.0h24) Districts are intended to 
accommodate predominately residential uses with the potential to mix commercial uses in the 
same building or multiple buildings throughout an area to respond to local area context by 
establishing maximum building height for individual parcels. A maximum FAR of 7.0 is proposed 
for the two southernmost parcels closest to 17 Avenue SW with a maximum FAR of 4.0 for the 
remaining parcels, equating to a total gross floor area of approximately 13,000 square metres. 
The proposed land use would allow for a maximum building height of 24 metres (about six 
storeys) for the three northernmost parcels and 46 metres (about 12 storeys) for the two 
southernmost parcels. The existing designation on 3820 – 17 Avenue SW already allows for 46 
metres. The proposal expands the 46 metre building height onto the adjoining parcel to the 
north, and increases the FAR on this parcel.  
 
The MU-1 District is deemed suitable where the district allows for appropriate building heights 
that are contextual to the area whilst maximizing density opportunity in a transit oriented 
location. The MU-1 District allows the opportunity to provide commercial uses at grade in an 
arrangement that is achievable based on the constraints over the site limiting developable area.  
 
Development and Site Design  
The rules of the proposed MU-1f7.0h46 and MU-1f4.0h24 Districts as well as the policies of the 

Westbrook Communities Local Area Plan (LAP) would provide guidance for the development of 

the site, including appropriate uses, building height and massing, landscaping, parcel coverage 

and parking. Other key factors that will be considered through the review of a future 

development permit application include the following: 

 interface with the rear lane, including parkade access; 

 public realm enhancements; 

 building massing and relationship with the surrounding residential parcels; 

 mix of uses within the building; and 

 appropriate amenity space for the residents. 
 
Transportation  
Pedestrian access to the site is available via 38 Street SW along existing sidewalks. A 
multimodal pathway is constructed along 17 Avenue SW, providing off street cycling 
opportunities which connect to primary transit routes along 17 Avenue SW including the 
Westbrook LRT Station (approximately 350 metres or a three-minute walk), the 45 Street SW 
LRT Station (approximately 800 metres or a nine-minute walk). The subject site is serviced by 
the LRT stations with additional access to Bus Rapid Transit (BRT) MAX service 306 and other 
regular services at bus stops located 50 metres away (less than a one-minute walk) along 17 
Avenue SW, with direct service routes to Downtown.  
 
A Traffic Impact Assessment may be required at the development permit stage.  
 
Environmental Site Considerations 
At this time, there are no known environmental concerns associated with the site that would 
prevent support for the subject land use proposed. At the development permit stage, a Phase 1 
Environmental Site Assessment will be required. 
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Utilities and Servicing  
Stormwater Servicing  
Storm is available for connection adjacent to the lot via the rear lane. As per the October 2018 
Interim Unit Area Release Rate Requirements for Redevelopment a release rate of 50 L/s/ha 
will be applied to this project 
 
Sanitary Servicing 
Sanitary is available for connection adjacent to the lot via 38 Street SW. A Sanitary Servicing 
Study would be required at development permit stage, where density is greater than 55 persons 
per hectare with a proposed flow increase greater than 1 L/s. 
 
Water Servicing 
Water is available for connection adjacent to the lot via 38 Street SW. The site is located at 
Glendale pressure zone. A fire flow assessment is to be provided at the development permit 
stage. The suitability of the connection is to be evaluated through the Development Site 
Servicing Plan process 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. 
 
Municipal Development Plan (MDP) (Statutory – 2009)  
The site is categorized as being part of a Neighbourhood Main Street within the Municipal 
Development Plan (MDP). Applicable policies stipulate mixed uses are to be encouraged within 
main street locations with higher densities and moderate to tall buildings at intersections with 
other major transit streets. Commercial uses are to be oriented towards the transit street/road. 
Development in a Neighbourhood Main Street should encourage ground-oriented housing, low-
scale apartments and mixed-use retail buildings, with the highest densities occurring near transit 
stops and in locations where they merge with Activity Centres. The proposed land use 
redesignation aligns with the relevant 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 will be explored and encouraged at subsequent development 
approval stages.  
 
Westbrook Communities Local Area Plan (Statutory – 2023)  
The Westbrook Communities Local Area Plan (LAP) identifies portions of the subject site 
nearest to 17 Avenue SW as being part of the Neighbourhood Flex Urban Form Category and 
parcels furthest away from 17 Avenue SW categorized as Neighbourhood Local Urban Form 
Category.  
 
Neighbourhood 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. Neighbourhood Flex categories are applied 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
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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areas that are commercially oriented, or in areas where commercial development would be 
appropriate, but is not required. Neighbourhood Local areas are to primarily facilitate for 
residential uses in various built forms including multi-residential built forms. 
 
The LAP applies varying building height scales over the subject site, where some parcels have 
a mid (up to 12 storeys) building height scale or a low (up to six storeys) building height scale. 
Section 4.2 of the LAP has been applied to ensure the Mid building height scale is consistent 
with parcels categorized as Neighbourhood Flex and the Low building scale applied to parcels 
categorized as Neighbourhood Local.    
 
The entirety of the subject site is located within a transition area of the Westbrook Transit 
Station Area. No portion of the subject site fronts a neighbourhood main street despite 17 
Avenue SW and 37 Street SW being recognized as neighbourhood main streets. According to 
section 2.2.1.6 building forms containing three or more residential units can be supported on 
parcels in the neighbourhood local area when within a transition zone and separated from a 
main street by a lane from a parcel along a main street.  
 
Overall, the proposed Land Use Amendment to apply the Mixed Use – General (MU-1) District 
is consistent with the objectives of the LAP where floor area ratio and building height modifiers 
align with the assigned urban form categories and building height scales, of the LAP.   
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Applicant Submission 
 
2025 August 11 
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Applicant Outreach Summary 
 
2025 November 14 
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Community Association Response 
 

2025 October 8 
 
 

Hello Tyler, 

Thank you for following up. I’ll give you a call today. Below is the RCA Planning & Development Committee’s 

view: 

The Rosscarrock Community Association (“RCA”) aims to have walkable, livable communities. The 

LOC2025-0165 - 1632 38 ST SW proposal in its current form does not effectively address, in our view, how 

the change in zoning will positively impact Rosscarrock and the broader Westbrook communities. 

The significant increase in density would have material impacts on the Rosscarrock and surrounding 

communities’ above and below ground infrastructure which should be critically assessed at the rezoning 

stage to ensure that the request is appropriate for the site. 

We are supportive of the mixed use nature of the zoning designation which will permit a mix of residential 

and commercial usage at the site, as this will allow for increased amenities and opportunities for Westbrook 

community residents which is critical to the success of future development at the sites. 

However, without a broader proposal or vision for the property addressing traffic egress/parking, 

infrastructure impacts etc., the RCA does not support the proposal in its current form. 

If you have any questions or concerns do not hesitate to contact me. 

Gennaro Costa 

Treasurer, Rosscarrock Community Association 
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BYLAW NUMBER 30D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0165/CPC2026-0019) 

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

 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 CPC2026-0069 

2026 January 29 Page 1 of 3 

Land Use Amendment in Killarney/Glengarry (Ward 8) at 2803 – 32 Street SW, 
LOC2025-0211 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.07 hectares ± (0.17 
acres ±) located at 2803 – 32 Street SW (Plan 732GN, Block 9, Lot 25) from Direct Control 
(DC) District to Housing – Grade Oriented (H-GO) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 27D2026 for the redesignation of 0.07 
hectares ± (0.17 acres ±) located at 2803 – 32 Street SW (Plan 732GN, Block 9, Lot 25) from 
Direct Control (DC) 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 density increase of a residential site, allows for
a development that is compatible with the character of the existing neighbourhood and is
in keeping with the policies of the Municipal Development Plan (MDP) and the
Westbrook Communities Local Area Plan (LAP).

 What does this mean to Calgarians? The proposed Housing – Grade Oriented (H-GO)
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 H-GO District would allow for housing options that
may better accommodate the evolving needs of different age groups, lifestyles, and
demographics.

 A development permit including four dwelling units, four secondary suites and a
detached garage is currently under review.

 There is no previous Council direction regarding this proposal.

DISCUSSION 
This land use amendment application in the southwest community of Killarney/Glengarry was 
submitted by Horizon Land Surveys on behalf of landowners Gurdas Singh Brar and Tejinder 
Kaur Brar on 2025 October 21. A development permit (DP2025-05397) was submitted for the 
parcel, proposing four dwelling units, four secondary suites, and a detached garage, which is 
currently under review.  

The subject parcel is approximately 18 metres wide and 37 metres long for an approximate area 
of 0.07 hectares (0.17 acres). The DC District (Bylaw 28Z91) designated parcel based on RM-2 
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land use of City of Calgary Land Use Bylaw 2P80 is currently development with a single 
detached dwelling with a detached garage, with access to a rear lane.  

The subject parcel meets the location criteria of the H-GO District established in Land Use 
Bylaw 1P2007 as the site is located within the Westbrook Communities Local Area Plan (LAP) 
and is identified as part of the Neighbourhood Connector urban form category.  

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 delivered postcards and spoke with residents within 100-metre radius, along with 
contacting the Killarney/Glengarry Community Association (CA) and Ward 8 Councillor’s Office, 
both with no response. 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 seven letters of opposition from the public, with one of the letters 
containing a petition with 25 signatures in opposition of 21 neighbouring properties. The letters 
of opposition include the following areas of concern: 

 land uses;
 density (e.g. number of units);
 amount of parking;
 lot coverage;
 public safety;
 emergency access; and
 traffic impacts.

The CA was circulated on this application and did not provide any comments at the time of 
writing this report. 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. Concerns related to overlooking, design and impact 
on local street traffic are being considered within the development permit review. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0211
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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 to adjacent landowners. In addition, 
Commission’s recommendation and the date of the Public Hearing will be advertised. 

IMPLICATIONS 

Social 
This land use amendment would create an opportunity to provide a variety of housing types 
which could cater to different age groups, lifestyles and demographics which may further 
contribute to an inclusive community. 

Environmental 
This application does not include actions that specifically address 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 with the development 
permit review process. 

Economic 
This land use amendment would allow for an efficient use of land, existing infrastructure and 
local services and would provide more housing choice in the community. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with the proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. Proposed Bylaw 27D2026

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, on the corner of 
26 Avenue SW and 32 Street SW. The site is approximately 18 metres wide and 37 metres long 
with an area of approximately 0.07 hectares (0.17 acres).  
 
The parcel is bordered by low density development designated as Direct Control (DC) District 
(Bylaw 28Z91) to the east, Housing – Grade Oriented (H-GO) District parcels to the north, 
Commercial – Neighborhood 1 and 2 (C-N1 and C-N2) Districts to the immediate west along 26 
Avenue SW, and Multi-Residential – Contextual Grade-Oriented (M-CGd72) District and Multi-
Residential – Contextual Low Profile (M-C1) District on parcels to the southwest.  
 
The parcel has a bus stop within a one-minute walk (100 metres) on 26 Avenue SW for Route 6 
(City Centre), and within an eight-minute walk (550 metres) on 37 Street SW for Route 9 
(Dalhousie Station) and Route 306 (MAX Teal Westbrook). In terms of nearby amenities, the 
parcel is approximately a four-minute walk (350 metres) to Killarney School, a nine-minute walk 
to the Killarney-Glengarry Community Association, a ten-minute walk to (700 metres) to Holy 
Name School, and a 13-minute walk (1 kilometer) to the Killarney Aquatic & Recreation Centre.  
 

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) 0.0% 

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/1991/1991z28.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 subject parcel is currently designated as a Direct Control (DC) District (Bylaw 28Z91). This 
DC District applies to several blocks between 32 Street SW and 30 Street SW along 26 Avenue 
SW in the Killarney/Glengarry community. This DC District applies the R-2 Residential Low 
Density District rules from Land Use Bylaw 2P80 to all parcels and has specific rules governing 
a minimum lot width and a minimum lot area.  
 
The proposed H-GO District accommodates grade-oriented developments in a range of housing 
forms where dwelling units and secondary suites may be attached or stacked within a shared 
building or cluster of buildings.  
 
The H-GO District also provides rules for:  
 

 a minimum building separation of 6.5 metres where there is more than one residential 
building on a laned parcel (between the residential building at the front and the 
residential building at the rear) to ensure functional courtyard amenity space; 

 a minimum requirement of 0.5 motor vehicle parking stalls per dwelling unit and 
secondary suite;  

 a maximum floor area ratio (FAR) of 1.5;  

 a maximum building height of 12 metres; and  

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/1991/1991z28.pdf
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 building chamfer rules where sites are adjacent to low density residential, H-GO and 
Multi-residential – Contextual Grade-Oriented (M-CG) Districts. 

 
Section 1386(d) of the Land Use Bylaw 1P2007 provides locational criteria for where the H-GO 
District may be considered appropriate. In areas that are subject to an approved Local Area 
Plan, such as this subject site, the H-GO District is intended for areas which are identified as 
either the Neighbourhood Connector or Neighbourhood Flex urban form category. The subject 
site is identified as Neighbourhood Connector on Map 3: Urban Form of the Westbrook 
Communities Local Area Plan (LAP) and therefore meets the locational criteria of Section 
1386(d) for sites to be designated as the H-GO District 
 
Development and Site Design  
If approved by Council, the rules of the H-GO District would provide guidance for future site 
redevelopment including appropriate uses, building massing, height, landscaping, parcel 
coverage and parking. Items that would be considered through the development permit review 
process include, but are not limited to:  
 

 mitigating shadowing, overlooking and privacy concerns with neighbouring parcels; 

 ensuring appropriate provision and design of a range of mobility options including motor 
vehicle parking, bicycle parking and alternate mobility storage lockers;  

 accommodating appropriate waste management pick-up and storage; and 

 ensuring appropriate amenity space for residents. 
 
Transportation  
Pedestrian access to the site is available via existing sidewalks on 32 Street SW. In addition, 
26 Avenue SW is an east-west designated as an on-street bikeway providing north-south 
connections along 37 street SW and 20 Street SW.  
 
The parcel has a Calgary Transit bus stop within a one-minute walk (100 metres) on 26 Avenue 
SW for Route 6 (City Centre), and within an eight-minute walk (550 metres) on 37 Street SW for 
Route 9 (Dalhousie Station) and Route 306 (MAX Teal Westbrook).  
 
Direct vehicular access to the proposed development is anticipated to be from the lane. 
 
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 utilities are available. Water and sewer services exist to service the 
site. Servicing requirements will be further determined at the time of further 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 parcel is located within the Developed Residential – Inner City area as identified on 
Map 1: Urban Structure in the Municipal Development Plan (MDP). The proposed application 
complies with relevant land use policies that encourage redevelopment and modest 
intensification within inner-city areas to support the transit network, make more efficient use of 
existing infrastructure, public amenities and deliver 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 are being explored through the development permit.  
 
Westbrook Communities Local Area Plan (Statutory – 2023) 
The Westbrook Communities Local Area Plan (LAP) identifies the subject site as being part of 
the Neighbourhood Connector urban form category (Map 3: Urban Form). The LAP also 
indicates a Limited building scale modifier for the site (Map 4: Building Scale), which allows for 
building forms up to three storeys. Neighbourhood Connector areas are characterized by 
primarily residential uses and support a broad range and mix of housing types, unit structures 
and forms. The proposed H-GO District is in alignment with the LAP, as the H-GO District would 
fulfill objectives of the plan with respect to design, street interface, transition to adjacent 
dwellings and building height. 
 

https://www.calgary.ca/pda/pd/municipal-development-plan/municipal-development-plan-mdp.html
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 
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BYLAW NUMBER 27D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0211/CPC2026-0069) 

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

 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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Outline Plan, Policy and Land Use Amendment in Belvedere (Ward 9) at multiple 
addresses, LOC2025-0045 

RECOMMENDATIONS: 

That Calgary Planning Commission recommend that Council: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 1825 – 92 Street SE and 9025 and 9115 – 17 Avenue SE (Plan 1858AD,
Blocks 3 to 5) to subdivide 10.62 hectares ± (26.24 acres ±) with conditions (Attachment
2);

2. Forward this report (CPC2025-1017) to the 2026 March 17 Public Hearing Meeting of
Council;

That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the amendment to the Belvedere Area 
Structure Plan (Revised Attachment 4); and

4. Give three readings to the proposed bylaw for the redesignation of 11.20 hectares ±
(27.67 acres ±) located at 1825 – 92 Street SE and 9025 and 9115 – 17 Avenue SE
(Plan 1858AD, Blocks 3 to 5) from Special Purpose – Future Urban Development (S-
FUD) District to Commercial – Community 1 (C-C1) District, Commercial – Regional 3 
f1.0h11 (C-R3 f1.0h11) District, Special Purpose – Urban Nature (S-UN) District, Special 
Purpose – City and Regional Infrastructure (S-CRI) District and Mixed Use – General
(MU-1f4.5h40) District.

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
FEBRUARY 12: 

That Council: 

1. Give three readings to Proposed Bylaw 8P2026 for the amendment to the Belvedere 
Area Structure Plan (Attachment 4); and

2. Give three readings to Proposed Bylaw 33D2026 for the redesignation of 11.20 
hectares ± (27.67 acres ±) located at 1825 – 92 Street SE and 9025 and 9115 – 17 
Avenue SE (Plan 1858AD, Blocks 3 to 5) from Special Purpose – Future Urban 
Development (S-FUD) District to Commercial – Community 1 (C-C1) District, 
Commercial – Regional 3 f1.0h11 (C-R3 f1.0h11) District, Special Purpose – Urban 
Nature (S-UN) District, Special Purpose – City and Regional Infrastructure (S-CRI) 
District and Mixed Use – General (MU-1f4.5h40) District.

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, held 
2026 February 12: 

“Moved by Commissioner Hawryluk 

That with respect to Report CPC2025-1017, the following be approved: 
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That Attachment 2 be amended to amend Condition of Approval 47 to read as follows: 

"47.  In conjunction with each tentative plan of subdivision, two connections from the affected 
tentative plan to the Regional Transportation Network infrastructure may be required to be 
constructed and open to the public." 

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner Damiani, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Pink, and Commissioner 
Wagner 

MOTION CARRIED 

Moved by Commissioner Damiani 

That with respect to Report CPC2025-1017, the following be approved, as amended: 

That Calgary Planning Commission recommend that Council: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 1825 – 95 Street SE and 9025 and 9115 – 17 Avenue SE (Plan 1858AD,
Blocks 3 to 5) to subdivide 10.62 hectares ± (26.24 acres ±) with conditions (Amended
Attachment 2);

2. Forward this report (CPC2025-1017) to the 2026 March 17 Public Hearing Meeting of
Council;

 That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the amendment to the Belvedere Area
Structure Plan (Attachment 4); and

4. Give three readings to the proposed bylaw for the redesignation of 11.20 hectares ±
(27.67 acres ±) located at 1825 – 95 Street SE and 9025 and 9115 – 17 Avenue SE
(Plan 1858AD, Blocks 3 to 5) from Special Purpose – Future Urban Development (S-
FUD) District to Commercial – Community 1 (C-C1) District, Commercial – Regional 3
f1.0h11 (C-R3 f1.0h11) District, Special Purpose – Urban Nature (S-UN) District, Special
Purpose – City and Regional Infrastructure (S-CRI) District and Mixed Use – General
(MU-1f4.5h40) District.

For: (7): Director Mahler, Commissioner Campbell-Walters, Commissioner Damiani, 
Commissioner Hardwicke, Commissioner Hawryluk, Commissioner Pink, and Commissioner 
Wagner 

MOTION CARRIED” 
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HIGHLIGHTS 

 This application seeks to establish a subdivision framework and to redesignate portions
of three sites to allow for residential and commercial uses, open space and supporting
infrastructure.

 The proposed application aligns with the applicable policies of the Municipal
Development Plan (MDP).

 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 Calgary’s city limits.

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

 A development permit application for excavation, stripping and grading and for a
commercial development has been submitted and is under review.

 There is no previous Council direction related to this proposal.

DISCUSSION  
This outline plan, policy and land use amendment application was submitted on 2025 March 6 
by B&A Studios on behalf of the landowners Enright Belvedere Ltd. and CP REIT Alberta 
Properties Limited. The site is approximately 10.62 hectares (26.24 acres) in total area and is in 
the community of Belvedere on the east side of the city. The site is currently vacant and 
includes a wetland. A development permit (DP2025-06206) for excavation, stripping and 
grading was submitted on 2025 November 3 and is under review. Another development permit 
(DP2026-00317) for a supermarket and retail development was submitted 2026 January 20 and 
is under review. 

As referenced in the Applicant Submission (Attachment 3), the proposal seeks to obtain land 
use approval to accommodate medium-scale residential and commercial development. 

An amendment to the ASP is required, which identifies a portion of the lands as Community 
Retail 2 Centre. This change matches the Proposed Outline Plan (Attachment 5) and the 
Proposed Land Use District Map (Attachment 6), which are anticipated to accommodate 660 
multi-residential units and 15,260 square metres of commercial space. As referenced in the 
Proposed Outline Plan Data Sheet (Attachment 7) this development will achieve an anticipated 
density of 83 units per hectare and an anticipated intensity of 222 people and jobs per hectare. 
This aligns with 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
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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. As this is a new greenfield 
community, the Applicant relied on the city’s engagement process. For more information, please 
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 did not receive any public comments and there is no community association for 
the subject area. 

Following Calgary Planning Commission, notification for a Public Hearing of Council for the land 
use amendment and ASP 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 within the community that is within 
proximity of a planned Bus Rapid Transit (BRT) station along 17 Avenue SE. The proposal 
would also provide additional choice of commercial goods and services within the community, 
while being within walking distance of planned residential development that will meet the needs 
of nearby residents. 

Environmental 
This application does not include any actions that specifically address 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 a greenfield site would contribute to Calgary’s overall economic health by 
housing new residents within city limits. The proposed commercial development provides 
commercial goods and services within proximity of existing and planned residential lands. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with this application. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0045
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Background and Planning Evaluation 
 

Background and Site Context 
 
The site is in the southeast developing community of Belvedere, within the central-south portion 
of the Belvedere Area Structure Plan (ASP), as shown on the Site Context Map below. The site 
is approximately 10.62 hectares (26.24 acres) in size with dimensions of roughly 250 metres by 
375 metres, excluding a small panhandle of land that projects into the adjacent wetland. The 
site is undeveloped agricultural land and contained a rural residence that was removed. The 
topography is relatively flat land except for a hill in the northwest corner, which slopes down to 
the east. 
 
The proposal is primarily for the purpose of accommodating a Real Canadian Superstore, along 
with complementary commercial businesses, while providing supportive, multi-residential 
development. The working name for the development is South Belvedere Village, which will 
provide both residential and commercial uses within walking distance of a future MAX Purple 
Bus Rapid Transit (BRT) station and provide commercial goods and services to the recently 
approved residential development to the east (LOC2024-0098). 
 
The site is not located within an area requiring a growth application. 
 
Site Context Map 
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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. 
 

Location Maps  
 

 
 

 

Subject Site 
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing land use on the site is Special Purpose – Future Urban Development (S-FUD) 
District, which is intended for lands awaiting urban development and utility servicing. This 
application proposes an outline plan and land use amendment for the following: 
 

 Commercial – Community 1 (C-C1) District 

 Commercial – Regional 3 (C-R3 f1.0h11) District 

 Special Purpose – Urban Nature (S-UN) District 

 Special Purpose – City and Regional Infrastructure (S-CRI) District 

 Mixed Use – General District (MU-1f4.5h40) District 
 
The proposed C-C1 District is intended for small to mid-scale commercial developments located 
within a community or along a commercial street where building location, setback areas and 
landscaping limit the effect of commercial uses on nearby residential districts. This district also 
permits residential and office uses to be in the same building as commercial uses. The 
maximum floor area ratio (FAR) is 1.0 and the maximum building height is 10.0 metres. 
 
The proposed C-R3 District is intended for comprehensively planned development across 
multiple parcels, accommodating multiple buildings, a range of building sizes and use areas, 
and flexibility in building density and height through the use of district modifiers. The applicant is 
proposing a FAR of 1.0 and a maximum building height of 11.0 metres. This is the site of the 
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proposed Real Canadian Superstore (RCSS), a community-scale grocer that will locate beside 
complementary retail shops, including a liquor store. Administration reviewed comparable sites 
across the city and found the predominant, modern comparables were also designated C-R3 
District. This is because it is the only standard land use district that would permit RCSS’s 
standard building size and use areas, while also permitting complementary retail shops without 
significant relaxations. These commercial uses will support surrounding existing and future 
residential development, including the recently approved residential development to the east. 
 
The proposed S-UN District is intended for lands that provide for natural landforms, vegetation 
and wetlands and is used for lands dedicated as environmental reserve (ER) pursuant to the 
Municipal Government Act (MGA). This district limits development to improvements that 
facilitate passive recreational use. For this application, the district will be applied to an existing, 
Provincial Crown protected wetland, which will include a pathway and decorative landscaping. 
 
The proposed S-CRI District is intended to provide for city and regional infrastructure necessary 
for the proper servicing of the development. This district is proposed for a vegetated swale that 
will filter stormwater derived from the nearby road.  
 
The proposed MU-1 District is intended for a mix of residential and commercial uses in the 
same or multiple buildings along commercial streets, where commercial uses are at grade 
facing the street. This would allow a variety of retail and consumer service uses, cafes, 
restaurants and other uses. The maximum building height and FAR are established through the 
use of modifiers; in this case the proposed FAR is 4.5 with a building height modifier of 40 
metres. Maximum façade width rules apply to specific commercial uses to prioritize active uses. 
The applicant’s proposal is to develop multi-residential buildings which would place higher-
density, transit-supportive development within the 600-metre radius (a 10-minute walk) of a 
future BRT station, and support nearby, proposed commercial development. 
 
Subdivision Design 
This 10.62 hectare (26.24 acre) outline plan forms a logical, eastward expansion of the city. Two 
MU-1 District parcels will provide higher density development within walking distance of a future 
BRT station and planned commercial lands. The C-C1 District site will provide for a variety of 
small to medium scale commercial uses, which will support residents within this outline plan and 
those within adjacent lands to the east. The C-R3 District site will include a grocery store 
(RCSS), liquor store and other supportive retail shops. This site will have 6.0-metre landscaped 
setbacks beside adjacent residential lands and development can be oriented in a way that 
reduces its impacts on nearby residences. The western portion of the outline plan (S-UN District 
and S-CRI District) provides for open space and protects the existing wetland with a 30-metre 
setback and incorporates necessary stormwater infrastructure. Pathways, sidewalks, transit 
stops and roads within the outline plan provide multi-modal connectivity to adjacent lands, 
including future residential development to the south. The site’s location along 17 Avenue SE 
provides excellent exposure for commercial development and a convenient way for future 
residents and customers to travel to and from the site. The interface with adjacent lands to the 
east will be enhanced by a green corridor extending the length of the plan area. 
 
Open Space Network 
An interconnected system of streets, pathways and walkways provide mobility choices to future 
residents and visitors. 
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Pathways will line the perimeters of the MU-1 District, C-C1 District and S-UN District sites, 
connecting the site with 17 Avenue SE and adjacent lands to the south and east. Within the 
S-UN District (ER) a pathway connection is planned and a future green corridor pathway will run 
along the eastern boundary of the plan.  
 
An existing Crown-claimed wetland exists on the western portion of the plan and will be 
protected from development impacts, in accordance with the Belvedere Master Drainage Plan. 
A 30-metre setback is maintained from the proposed MU-1 District sites and the proposed road 
(Bellstone Road SE). A portion of the ER lands will incorporate backfill from the proposed 
development and a vegetated swale is proposed in the southernmost portion of the ER along 
the proposed Bellstone Road SE, labeled in this plan as S-CRI District (public utility lot (PUL)). 
The swale is designed to treat potential runoff that results from 1:100 year storm events that 
overflow the catchment designed in Bellstone Road SE.  
 
The Applicant explored options for providing municipal reserve in the form of parks within the 
site; however, due to the constraints of the wetland and its related setbacks, the location of the 
intersection of Belvedere Gate SE and 17 Avenue SE and the spatial requirements for the 
proposed land uses they were unable to accommodate sufficiently sized park spaces. Following 
their review and presentation to the Joint Use Coordinating Committee (JUCC), the JUCC 
supported the Applicant’s request to provide cash-in-lieu of the 10 percent of municipal reserve 
owing, in accordance with the MGA.  
 
Density and Intensity 
The proposed outline plan provides a land use framework that will provide an anticipated 
density of 83 units per gross developable hectare and an intensity of 222 people and jobs per 
gross developable hectare, exceeding the MDP target of 20 units per hectare and an initial 
intensity of 60 people and jobs per hectare. The Belvedere ASP sets the same density and 
intensity targets as the MDP.  
 
Transportation 
The site is bounded by 17 Avenue SE to the north, adjacent residential lands to the east, vacant 
lands to the south and a wetland to the west. The urban boulevard, 17 Avenue 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 Belvedere ASP. 
 
The northern parcels are bound by 17 Avenue SE and include a north to south modified primary 
collector (Belvedere Gate SE), which provides regional access, including transit service to the 
future BRT along 17 Avenue SE The entirety of the outline plan is within 600 metres (a 10-
minute walk) of a future BRT station. Bellstone Way SE, an east to west road provides access 
to residential lands to the east and undeveloped lands to the south via Bellstone Road SE. 
These two roads also provide access to the proposed C-R3 District site. 
 
A Transportation Impact Assessment (TIA) was reviewed and accepted by Administration. 
 
The proposed active transportation network includes regional pathways and local multi-use 
pathways, which provide bicycle and pedestrian connectivity throughout the plan areas. There 
are three north to south regional/multi-use pathways, one that passes through the ER lands 
beside the wetland and MU-1 District sites, a second that runs down either side of Belvedere 
Gate SE and Bellstone Road SE and a third that will be in the green corridor, located within the 
92 Street SE Right-of-Way (ROW) along the eastern boundary. Between these routes, east to 
west connections are provided along Bellstone Way SE. Customized road cross-sections, 
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aligning with adjacent outline plans have been utilized to accommodate unique circumstances 
and requirements, such as multi-use pathways in the boulevard and a modified urban boulevard 
along 17 Avenue SE. All other portions of roads without pathways feature sidewalks. In addition, 
the green corridor will include a pedestrian overpass that will cross the BRT lanes and be 
integrated into the BRT functional design. 
 
Future transit service for the plan will be provided along 17 Avenue SE and Belvedere Gate SE, 
including proximity to a future BRT station located less than 600 metres to the northeast.   
 
Environmental Site Considerations 
The Belvedere ASP shows the subject lands to be within a Special Study Area (SSA) and a 
300-metre setback from a non-operating landfill. The intent of the SSA is to highlight that 
additional study is required within the 300-metre setback, which is governed by the Matters 
Related to Subdivision and Development Regulation and the MGA. The regulation prohibits 
subdivision and development permit approvals for residential uses within the setback area, 
unless variance is granted by Alberta Environment and Protected Areas (AEPA). The proposed 
Outline Plan Conditions of Approval reference this requirement and outline the process for 
obtaining a variance. 
 
Utilities and Servicing 
The site does not currently have servicing available; however, it does have an approved growth 
application, which means that servicing will be provided in the future in support of the proposed 
development. 
 
Stormwater Servicing 
Stormwater connections are not yet available to service the site however, the developer plans to 
connect its infrastructure within the north parcel to a nearby landowner’s (TriStar) stormwater 
pond and direct treated stormwater from its southern parcel to the Stoddart Wetland. The 
Applicant provided an updated stormwater memo that was reviewed and accepted by 
Administration. 
 
The Staged Master Drainage Plan (SMDP) submitted in support of this development includes 
proposed off-site impacts to the Stoddart Wetland. This is a Crown-owned waterbody, which 
requires approval from AEPA under applicable provincial regulations. If this approval is not 
granted, the SMDP may need to be revised to accommodate either on-site or off-site 
stormwater ponds. This revision may require changes to the site design and trigger a new 
outline plan review and approval process. 
 
Water Servicing 
Water servicing is proposed to be provided through the extension of the adjacent Qualico 
(LOC2024-0098) network. A local distribution main along 17 Avenue SE will also be provided. 
The Qualico development is connecting to the Belvedere feedermain, which will 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 water mains 
throughout the plan area and offsite extensions to provide the required connections to the 
Belvedere feedermain when it is completed. 
 
Sanitary Servicing 
Sanitary servicing for the proposed development will be provided through the extension of 
Qualico (LOC2024-0098) sanitary network. The Qualico site is heavily reliant on construction of 
a connection to the capital-funded Belvedere regional sanitary trunk, which is planned to run 
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along 100 Street SE and Peigan Trail SE. The final alignment and detailed design of this trunk 
are currently under review by the City of Calgary and Rocky View County but have not yet 
received formal approval. Once finalized, the alignment and design will determine the site 
grading and sanitary catchment areas for the outline plan area. If the alignment changes 
significantly from what is currently anticipated, a lift station may be required to service the area; 
however, this scenario is considered unlikely. The sanitary trunk will be constructed concurrently 
with the development and will be fully operational before any homes are built. The developer will 
be responsible for installing the local sanitary sewer system throughout the plan area, which will 
direct wastewater flows into the Belvedere trunk once it is completed. 
 

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 (Statutory - 2012)  
The site is within the Policy Area on Map 1: Plan Area of the Rocky View County/City of Calgary 
Intermunicipal Development Plan (IDP). The application was circulated to Rocky View County 
for their review and no concerns were identified. The proposal is consistent with the policies of 
the IDP. 
 
Municipal Development Plan (Statutory – 2009) 
The site is identified as ‘Future Greenfield with Area Structure Plan (ASP)’ according to the 
Municipal Development Plan (MDP) Map 1 Urban Structure. The proposal aligns with the 
applicable policies of the MDP, supporting a variety of retail services, being transit-supportive in 
its location near a planned BRT station and being integrated with planned mixed-use and 
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. 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 site as part of the Special Study Area, 
which was used to identify areas where additional study is required within the 300-metre 
restricted Subdivision Development Regulations setback. The ASP requires submission of 
supporting environmental studies and following the process for provincial exemption for 
restricted land uses. In addition, the ASP directs proponents to seek a policy amendment to 
remove the existing designation. This means that the future intended use of this area hasn’t 
been determined and will be evaluated through the policy amendment, outline plan and land use 
application process. 
 
This application proposes an amendment to the ASP to add a Community Retail 2 Centre 
designation to the site. This would support the proposed mixed-use and community-scale 
commercial land uses. The proposed development meets the ASP’s policies for a Community 
Retail 2 Centre. Administration supports this proposal since it results in a more efficient 

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/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/exccpa?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=DTTrAcATTeX&msgAction=Download
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distribution of commercial lands and accommodates a greater variety of multi-residential 
dwellings to meet Calgary’s growing need for housing. The proposal is in proximity of a planned 
BRT station, within walking distance of recently approved residential development to the east 
and would reduce vehicle trips outside of the community for shopping and services.  
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Approved Outline Plan Conditions of Approval, as 
amended 
 

If this Application is approved, the following Conditions of Approval shall apply: 
 
Planning 
 

1. Prior to approval of the first tentative plan of subdivision, the developer shall pay cash-

in-lieu of land for reserve dedication for 1825  92 Street SE, 9025  17 Avenue SE and 

9115  17 Avenue SE in the amount of 0.80 hectares, to the satisfaction of the City of 
Calgary. 

 
2. A legal agreement shall be entered into between the City and the developer, to the 

satisfaction of the City Solicitor, deferring the provision of an undetermined amount of 
Environmental Reserve, which may be required upon further subdivision of the residual 
lands. Said agreement is to be registered against the residual lands, by caveat, 
concurrent with registration of the legal plan of subdivision. 

 
3. If the total area for roads and Public Utility Lots is over 30 per cent, note that 

compensation in the order of $1.00 for over dedication is deemed to be provided. 
 

4. 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 
minimum required densities (as required by the Belvedere Area Structure Plan and 
Municipal Development Plan). The density phasing plan shall include a breakdown of the 
type of units anticipated within each land use district. 

 
5. Relocation of any utilities shall be at the developer's expense and to the appropriate 

standards. 
 

6. The site is in the waste management facility setback of the Stoddart Landfill at 8775  17 
Avenue SE. Section 17, Sub-section (2) of the Matters Related to Subdivision and 
Development Regulation (MRSDR) prohibits subdivision and development permit 
approvals for school, hospital and residential use within waste management facility 
setbacks, unless written consent for variance of the Matters Related to Subdivision and 
Development Regulation is granted by a Subdivision Authority or a Development 
Authority in accordance with Section 17, Sub-section (6) of the MRSDR. 

 
Prior to approval of a legal plan of subdivision and/or development permit a landfill 
setback variance shall be granted by the City of Calgary. 

 
7. Prior to endorsement of the legal plan of subdivision, Landscape Construction 

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

 
8. All mitigations in the approved Biological Impact Assessment (BIA) for LOC2025-0045 

must be followed. 
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9. There shall be no unauthorized stripping and grading within the Environmental Reserve 

(ER). Any proposed disturbance within the ER, including that for roadways, utilities, and 
storm water management infrastructure, shall be approved by Calgary Parks and Open 
Space prior to stripping and grading. 

 
10. The developer shall install and maintain a temporary construction fence on the private 

property line with the adjacent Environmental Reserve 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 
(Jackie.Swartz@calgary.ca) to approve the location of the fencing prior to its installation. 

 
11. The developer shall restore, to a natural state, any portions of the Environmental 

Reserve lands 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 Calgary Parks.  

 
12. 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 resulting from the proposed 
development in its entirety. 
 

13. Prior to approval of the first tentative plan of subdivision or development permit for 
excavation, stripping and grading (whichever comes first), it shall be confirmed that 
grading of the development site will match the existing grades of adjacent parks and 
open space (Municipal Reserve and/or Environmental Reserve), with all grading 
confined to the private property, unless otherwise approved by Calgary Parks. 
 

14. There shall be no retaining walls placed within the Municipal Reserve and Environmental 
Reserve lands, unless approved by Calgary Parks and Open Spaces. Grade matching 
and slope stability is to be handled within the confines of private property boundaries.  

 
15. Prior to approval of the tentative plan of subdivision or development permit for 

excavation, stripping and grading (whichever comes first), an on-site meeting shall be 
arranged to confirm that the surveyed boundaries of the Environmental Reserve (ER) 
area meet Parks and Open Spaces approval. Contact the Senior Open Space Planner 
Brad Bevill (brad.bevill@calgary.ca) to arrange. A plan illustrating the surveyed ER 
boundaries must be provided to Parks and Open Spaces in advance of the on-site 
meeting. 

 
16. Prior to approval of the first tentative plan of subdivision or development permit for 

stripping, grading and excavation, whichever comes first the Biophysical Impact 
Assessment associated with LOC2025-0045 must be finalized and approved. 

 
17. At the construction drawing and landscape construction drawing review stage, Parks and 

Open Spaces must be circulated to verify compliance with Environmental Reserve 
design standards related to back-sloping into the Environmental Reserve. 
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18. Concurrent with the registration of the legal plan of subdivision for the affected MU-1 
(Site A2) District, a public access easement will be registered on the MU-1 (A2 Site) 
parcel for a publicly accessible private open space to be designed at the development 
permit stage. 

 
Utility Engineering 

 
19. Servicing arrangements shall be to the satisfaction of the Manager, Development 

Engineering. 
 

20. Separate service connections to a public main shall be provided for each proposed lot 
(including strata lots). 

 
21. Prior to the approval of the first tentative plan of subdivision, 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 (RVC), endorsed by Rocky View 
County Council, for approval of the trunk alignment within Peigan Trail SE, RVC Right of 
way. Should any required updates to the outline plan (i.e. 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 of 
subdivision. 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. 
 

22. Prior to endorsement of any tentative plan of subdivision and/or prior to release of 
a development permit, execute a Development Agreement.  Contact the Infrastructure 
Strategist, Development Commitments for further information at 587-216-3390 or email 
adam.macdonald@calgary.ca. 

 
23. 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 17 Avenue 
SE (south half) along the north boundary 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.  
 

d. Construct a wood screening fence, chain link fence, sound attenuation fence, 
whichever may be required, along the boundary of the plan area.  

mailto:adam.macdonald@calgary.ca
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e. Construct the Environmental Reserve and Public Utility Lot within the plan area.  

 
f. Construct all pathways (i.e. multi-use, regional and green corridor) within and 

along the boundaries of the plan area, to the satisfaction of the Director of Parks 
and Open Spaces. 

 
24. Off-site levies, charges and fees are applicable. Contact the Infrastructure Strategist, 

Development Commitments, Development Engineering for further information at 587-
216-3390 or email adam.macdonald@calgary.ca.. 

 
25. Make satisfactory cost sharing arrangements with Tristar Communities Inc. for part cost 

of the existing storm pond installed/constructed in Lot 2, Block 1, Plan 101 3597 that was 
paid for and/or constructed by Tristar Communities Inc. under Belvedere, Phase 01, 
DA2020-0019. 

 
26. 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 East (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 2024 January 5. 

 
27. The parcel shall be developed in accordance with the following: 

 
 Belvedere Mixed Use Geotechnical Report created by Englobe on 2024 September 24. 
 

28. Prior to approval of the first tentative plan of subdivision, an approved pond report is 
required for modifications to the Tri-Star pond. 

 
29. Ensure all cross-sections meet or exceed the standards in the Complete Streets Policy 

(TP021) and Guide and the Design Guidelines for Subdivision Servicing 2020 (DGSS), 
including industry bulletins. All construction drawing cross-sections are to reflect the 
alignments and easements as shown in the 2020 DGSS. These cross-sections will be 
used as a guideline and all final shallow utility designs and utility rights-of-way (URW) 
will be determined prior to endorsement of the legal plan of subdivision. 

 
Mobility Engineering 

 
30. In conjunction with the initial tentative plan of subdivision, the Developer shall register a 

road plan to dedicate half of the boundary shared with 17 Avenue SE to the satisfaction 
of the Manager, Development Engineering. 

 
31. 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, to the satisfaction of the 
Manager, Development Engineering. 
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It is advised the current funding of the Memorial Drive East flyover is anticipated to 
support 75 per cent of the Belvedere area per the Global Transportation Impact 
Assessment. 

 
32. In conjunction with each tentative plan of subdivision, functional-level plans shall be 

submitted as a component of the tentative plan of subdivision 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.  

 
Specific to this outline plan, truck aprons shall be utilized at Bellstone Way SE and 
Bellstone Road SE, as well as Bellstone Way SE and Bellstone Gate SE to mitigate the 
turning radii caused by turning trucks. 

 
33. No direct vehicular access shall be permitted to or from 17 Avenue SE 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 at the tentative plan of 
subdivision stage. 
 

34. In conjunction with the initial tentative plan of subdivision, the developer shall construct 
half of the boundary shared with 17 Avenue SE in accordance with the approved cross-
section.  

 
 The roadways and ancillary works to support the roadways shall be designed and 
constructed at the developer's sole expense, subject to normal oversize, endeavors to 
assist, and boundary cost recoveries. 

 
35. In conjunction with the applicable tentative plan of subdivision, a mutual access 

easement agreement shall be required to be registered on title across Site A2 in favour 
of Site A1, to ensure the required number of access points can be provided to Site A1 to 
serve the proposed densities. 

 
36. 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). 

 
37. Prior to approval of construction drawings, guardrail and warrant calculations will be 

required for each applicable tentative plan of subdivision. Guardrails may be required 
along Bellstone Road SE adjacent to the wetland if warranted.  

 
38. Prior to endorsement of the legal plan of subdivision: to the satisfaction of the 

Manager, Development Engineering remit payment (certified cheque, bank draft) OR 
provide a Letter of Credit for the pedestrian-actuated crossing signals that are agreed 
upon by the Manager, Development Engineering. Pedestrian-actuated crossing signals 
shall be considered to the satisfaction of the Manager, Development Engineering: 
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a. North leg Belvedere Gate SE  / Bellstone Way SE  (as per Transportation Impact 
Assessment); 

b. at mid-block crossings; 
 

39. A restrictive covenant shall be registered on the certificates of title for the specific lot(s) 
identified by the Manager, Development Engineering, concurrent with the legal plan of 
subdivision prohibiting the construction of front driveways over the bus loading area(s). 

 
40. Any proposed community entrance features shall be located on private sites, not within 

public land or rights-of-way. 
 

41. 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. 

 
42. 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 Manager, Development Engineering. 

 
43. In conjunction with the applicable tentative plan of subdivision, detailed engineering 

drawings and turning templates shall be submitted and approved to the satisfaction of 
the Manager, Development Engineering for all roadways within the plan area, as well as 
boundary roads. Construction drawing review may require changes to proposed right-of-
way to meet the approved design. 

 
44. At each tentative plan of subdivision, if the developer intends to use any road subject to 

load restrictions (as indicated on the City of Calgary Load Bans Map), they must obtain a 
valid load ban permit before using that road. For more details, please refer to the link 
below: https://www.calgary.ca/roads/permits/overweight-load-bans.html 

 
45. Prior to approval of any development permit, the developer shall provide a statement 

on the condition of those roads and their ability to handle the construction and 
development traffic that will be generated by the development. Confirm maintenance 
requirements with the Calgary Roads Maintenance section. Where development will 
cause excess wear and tear on adjacent rural or existing roads directly attributable from 
the subject site for construction traffic, the developer will be responsible for the additional 
maintenance and/or upgrade of the roads, or pay to the City the costs caused by excess 
wear and tear.  

 
46. In conjunction with the applicable tentative plan of subdivision, collector standard roads 

(and below) shall be built to their full width to the satisfaction of the Manager, 
Development Engineering.   

 

https://www.calgary.ca/roads/permits/overweight-load-bans.html
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47. In conjunction with each tentative plan of subdivision, two connections from the affected 
tentative plan to the Regional Transportation Network infrastructure may be required to 
be constructed and open to the public.   

 
48. In conjunction with the applicable tentative plan of subdivision and development permit, 

all access to parcels within the subject lands shall be located and designed to the 
satisfaction of the Manager, Development Engineering. 

 
49. At the applicable construction drawings, geotechnical review of the backslope along the 

west side of Bellstone Road will be required for each applicable tentative plan of 
subdivision, to the satisfaction of Manager, Development Engineering. 
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Applicant Submission 
 
2025 November 27 
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BYLAW NUMBER 8P2026 

BEING A BYLAW OF THE CITY OF CALGARY 
TO AMEND THE BELVEDERE AREA 
STRUCTURE PLAN BYLAW 2P2013 

(LOC2025-0045/CPC2025-1017) 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 

WHEREAS it is desirable to amend the Belvedere Area Structure Plan Bylaw 2P2013, 
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 Belvedere Area Structure Plan attached to and forming part of Bylaw 2P2013, as
amended, is hereby further amended as follows:

(a) Amend Map 5 entitled ‘Land Use Concept’ by changing 10.62 hectares ± (26.24
acres ±) located at 1825 – 92 Street SE, 9025 – 17 Avenue SE and 9115 – 17
Avenue SE (Plan 1858AD, Blocks 3, 4, 5) from ‘Special Study Area’ to
‘Community Retail 2 Centre’ as generally illustrated in the sketch below:



 
BYLAW NUMBER 8P2026 

 

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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Approved Outline Plan 
 
Calgary Planning Commission is the Approving Authority for the Outline Plan. Attachment for Council’s reference only. 
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Proposed Land Use Amendment 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 10.62 26.24 

LESS: ENVIRONMENTAL RESERVE 2.58 6.37 

LESS: ROW (GREEN CORRIDOR) 0.09 0.22 

NET DEVELOPABLE AREA 7.95 19.65 

 

LAND USE 

(Mixed Use) 
HECTARES ACRES 

ANTICIPATED 

# OF 

RESIDENTIAL 

UNITS 

ANTICIPATED 

COMMERCIAL AREA 

(SQ.M) 

MU-1f4.5h40 (Site 1) 0.62 1.54 360 N/A 

MU-1f4.5h40 (Site 2) 0.56 1.38 300 N/A 

Total Residential   660  

Total Commercial     N/A 

 

LAND USE 

(Commercial) 
HECTARES ACRES 

ANTICIPATED 

# OF LOTS 

ANTICIPATED AREA 

(SQ.M) 

IF AVAILABLE 

C-C1 (Site B) 1.33 3.29 1 3,200 

C-R3f1.0h11 3.88 9.60 1 12,000 

Total Commercial    15,200 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 1.53 3.78 19.2% 

PUBLIC UTILITY LOT (S-CRI) 0.02 0.06 0.3% 
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RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) – Cash-in-lieu 0.80 1.97 10% 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
660   

ANTICIPATED DENSITY   83.0 33.6 

ANTICIPATED INTENSITY   222 67.4 
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Applicant Outreach Summary 
 

2025 March 6 
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  ATTACHMENT 9 

BYLAW NUMBER 33D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0045/CPC2025-1017) 

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

 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 LOC2025-0045/CPC2025-1017 
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SCHEDULE A 
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SCHEDULE B 
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Calgary Planning Commission CPC2026-0064 

2026 January 29 Page 1 of 3 

Land Use Amendment in Horizon (Ward 10) at 3359 – 27 Street NE, LOC2025-0148 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 0.61 hectares ± (1.50 
acres ±) located at 3359 – 27 Street NE (Condominium Plan 8111015, Units 1 to 10) from 
Industrial – General (I-G) District to Industrial – Commercial (I-C) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 28D2026 for the redesignation of 0.61 
hectares ± (1.50 acres ±) located at 3359 – 27 Street NE (Condominium Plan 8111015, Units 
1 to 10) from Industrial – General (I-G) District to Industrial – Commercial (I-C) District. 

HIGHLIGHTS 

 This application proposes a land use amendment to accommodate primarily light
industrial and limited small-scale commercial uses that are compatible with adjacent
industrial areas.

 The proposal will maintain industrial and commercial land uses that complement the
surrounding context and align with applicable policy from the Municipal Development
Plan (MDP).

 What does this mean to Calgarians? Approval of this proposal enables the opportunity
for more diverse uses on the subject site which will provide Calgarians access to more
industrial and commercial uses in an appropriate area of the city.

 Why does this matter? The proposed land use facilitates additional opportunities for
compatible uses in an existing area that Calgarians rely on.

 No Development Permit has been submitted at this time.

 No previous Council direction exists.

DISCUSSION  
This application, in the NE industrial community of Horizon was submitted by Suteki 
Developments on behalf of the landowner, Simdi Holdings Ltd., on 2025 July 15. No 
development permit has been submitted at this time; however, as noted in the Applicant 
Submission (Attachment 2), the intent is to provide more commercial opportunities within the 
existing building to attract future tenants.  

The approximately 0.61 hectare (1.50 acre) site is currently developed with three existing two-
storey buildings. The subject site fronts 27 Street NE along the east property line with three 
existing vehicular approaches and is bounded by surrounding sites on all other sides. 
Surrounding development includes a mix of industrial and commercial uses. The proposed 
Industrial – Commercial (I-C) District would enable a greater range of commercial uses within 
the existing buildings and is compatible in the area.   

A detailed 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 the respective community association was appropriate. The 
Applicant 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.  

No public comments were received and there is no community association for the Horizon area. 

Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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. 

IMPLICATIONS 

Social 
The proposed application enables the continuation of development in the community of Horizon 
and provides a land use framework for expanded industrial/commercial development on this 
site.  

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 the 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 industrial commercial 
uses that complement and are compatible with the surrounding context. This proposal would 
enable further diversity of industrial and commercial uses for Calgarians in the industrial 
community of Horizon.  

Service and Financial Implications 
No anticipated financial impact. 

https://www.calgary.ca/development/commercial/community-outreach-for-applicants.html
https://developmentmap.calgary.ca/?find=LOC2025-0148
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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 28D2026

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 industrial community of Horizon along 27 Street NE. The site 
consists of a total area of approximately 0.61 hectares (1.50 acres) and is approximately 55 
metres wide by 110 metres deep. Access is available from the east frontage of 27 Street NE 
with three separate existing approaches.  
 
The subject site is approximately 120 metres (a two-minute walk) north of 32 Avenue NE which 
the MDP identifies as an Urban Main Street and within the Primary Transit Network. Industrial – 
Commercial (I-C) District lots, as well as an assortment of other commercial land uses, exist in 
close proximity to the subject site. The nearest I-C site is located on the southwest corner of 26 
Street NE and 32 Avenue NE. 
 
The subject site lies within a narrow Standard Industrial area, between an Urban Main Street 
and a Major Activity Centre typology. Immediately surrounding the subject site are Industrial – 
General (I-G) Districts to the north and east with Commercial – Corridor 3 (C-COR3) Districts to 
the south and west. A variety of established businesses exist in the area such as: pharmacies, 
grocery stores, restaurants, car dealerships, industrial equipment suppliers, food wholesalers, 
and a variety of other retail, commercial, and industrial uses.  

 
A mix of industrial and commercial districts makes up the surrounding land uses in close 
proximity to the subject site. The MDP identifies the parcel within a narrow Standard Industrial 
area, between an Urban Main Street and a Major Activity Centre typology.  
 

Community Peak Population Table  
 
Not available because the subject area is in an industrial area with no population statistics. 
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Location Maps  
 

 
 

 



CPC2026-0064 
Attachment 1 

CPC2026-0064 Attachment 1  Page 3 of 5 
ISC: UNRESTRICTED 

 

 

Previous Council Direction 
None.  

Planning Evaluation 

Land Use  
The subject site is designated as Industrial – General (I-G) District. The existing I-G District 
allows a wide variety of light and medium general industrial uses and a limited number of 
support commercial uses. The I-G District indicates that there is no applicable maximum height 
for the subject site. The I-G District also allows for a maximum floor area ratio of 1.0 for sites 
serviced by City water and sewer.  
 
The proposed Industrial – Commercial (I-C) District is intended to be located on the perimeter of 
industrial areas that allow light industrial uses and small scale commercial uses that are 
compatible with and complement light industrial uses. The I-C District allows for a maximum 
building height of 12 metres, compared to no maximum building height in the I-G District, while 
allowing the same maximum floor area ratio of 1.0.  
 
Surrounding land uses primarily consist of Industrial and Commercial Districts, specifically the 
Industrial – General (I-G) District and Commercial – Community 3 (C-COR3) District, among 
others. The surrounding context complements the intent of the proposed land use amendment 
as the area predominantly consists of compatible industrial and commercial uses. The subject 
site is an appropriate transition between the existing C-COR3 and I-G Districts in close 
proximity. Considering the use of the subject site, the context of the area, and the compatibility 
of the proposal it was determined that the proposed land use amendment would not hinder nor 
significantly affect the overall industrial land supply for the City of Calgary.  
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Development and Site Design  
If approved by Council, the rules of the proposed I-C District would provide guidance for the 
future redevelopment of the site. This would include appropriate uses, building height and 
massing, landscaping, and parking.  
 
Transportation  
Vehicle access to the site utilizes vehicular access points along 27 Street NE. The subject site is 
approximately 120 metres (a two-minute walk) north of 32 Avenue NE which the Municipal 
Development Plan identifies as an Urban Main Street and within the Primary Transit Network. 
Public transit service is available along 27 Street NE for Route 57 (Monterrey Park/McCall 
Way), and along 32 Avenue NE for Route 38 (Brentwood Station/Temple).  
 
Pedestrian sidewalks are not available on 27 Street NE between 32 Avenue NE and 37 Avenue 
NE. The Always Available for All Ages and Abilities (5A) Network is along 39 Avenue NE, 
approximately 700 metres (an 11-minute walk) north of the subject site, and includes an existing 
pedestrian pathway. Additionally, 32 Street NE, approximately 800 metres (a 13-minute walk) 
east of the subject site, is identified within the 5A Network with an existing on-street bikeway. 
Existing pedestrian infrastructure is on 32 Avenue NE in both directions and the 5A Network 
identifies it as a “Recommended On-Street Bikeway”.  
 
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 will be 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. 
 
Municipal Development Plan (Statutory – 2009)  
The subject site is identified as Standard Industrial Area on Map 1: Urban Structure of the 
Municipal Development Plan (MDP). The Standard Industrial Area consists of existing planned 
industrial areas that contain a mix of industrial uses at varying intensities. These areas are  
intended to allow for a broad variety of industrial uses and as the area redevelops, the industrial  
character should be maintained.  
 
The parcel lies within a narrow Standard Industrial area, between an Urban Main Street and a 
Major Activity Centre typology. The MDP is conceptual, providing some flexibility, and the site 
sits at the edge of the Standard Industrial area, in close proximity to an active Urban Main Street 
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/exccpa?func=ccpa.general&msgID=OTTKcgyTerX&msgAction=Download


CPC2026-0064 
Attachment 1 

CPC2026-0064 Attachment 1  Page 5 of 5 
ISC: UNRESTRICTED 

The proposed application complies with the relevant land use policies that encourage a mix of 
industrial uses at varying intensities that offer flexibility to the changing nature of industrial 
activities. This typology also prescribes that uses that support the industrial function of the area 
and cater to day-to-day needs of area businesses and their employees may be supported.  
 
There is no Area Structure Plan that applies to the subject site. 
 
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. 
 
 
 

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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Applicant Submission 
 
2025 September 4 
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Applicant Outreach Summary 
2025 July 15 
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  ATTACHMENT 4 

BYLAW NUMBER 28D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0148/CPC2026-0064) 

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

 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 Franklin (Ward 10) at multiple addresses, LOC2025-0126 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.16 hectares ± (2.87 
acres ±) located at 128 and 188 – 28 Street SE and 2908 – 2 Avenue SE (Plan 9410382, 
Block 4, Lot 8; Plan 7711662, Block 4, Lots 4 and 5) from Industrial – General (I-G) District 
to Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 29D2026 for the redesignation of 1.16 
hectares ± (2.87 acres ±) located at 128 and 188 – 28 Street SE and 2908 – 2 Avenue SE (Plan 
9410382, Block 4, Lot 8; Plan 7711662, Block 4, Lots 4 and 5) from Industrial – General (I-G) 
District to Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District. 

HIGHLIGHTS 

 This land use amendment application seeks to redesignate the subject properties to
allow for a broader range of commercial uses within the existing buildings in close
proximity to the Franklin LRT Station.

 This proposal allows for appropriately scaled commercial uses within industrial areas
and is in keeping with the applicable policies of the Municipal Development Plan (MDP).

 What does this mean to Calgarians? This application would create more business
opportunities within a transit-oriented development area to meet the market demand and
promote more efficient use of existing infrastructure.

 Why does this matter? The proposal would enable additional commercial and
employment opportunities that respond to market needs and improve access to services.

 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 Franklin was submitted by COM-TECH Drafting 
& Design on behalf of the landowner, Plaza 28 LTD., on 2025 June 17. No development permit 
has been submitted at this time; however, as noted in the Applicant Submission (Attachment 2), 
the intent is to provide more commercial opportunities within the existing buildings to attract 
future tenants. 

The approximately 1.16 hectare (2.87 acre) site consists of three parcels, two accessed from 28 
Street SE and one from 2 Avenue SE. The site is located approximately 100 metres (a two-
minute walk) south of Centre Avenue E, 170 metres (a three-minute walk) north of Memorial 
Drive SE, and within 600 metres (a 10-minute walk) east of the Franklin LRT Station. 
Surrounding development includes a mix of industrial, commercial, and institutional uses. The 
proposed Commercial – Corridor 3 f1.0h12 (C-COR3 f1.0h12) District would enable a greater 
range of commercial uses within the existing buildings and is consistent with the adjacent parcel 
to the south at the corner of 28 Street SE and 2 Avenue SE. 
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A detailed 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. The 
Applicant 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.  

No public comments were received and there is no community association for the subject area. 

Following Calgary Planning Commission, notifications for a Public Hearing of Council for the 
land use 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. 

IMPLICATIONS 

Social 
The proposed application allows for a greater diversity of businesses within the existing 
buildings, enabling a more efficient use of land and infrastructure, supporting surrounding uses 
and amenities, and introducing additional amenities for the community and broader 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 the site with applicable climate strategies will be explored and encouraged at subsequent 
development approval stages.  

Economic 
This application would support economic growth by creating new business and job opportunities 
that meet evolving market demands and enhancing community amenities. 

Service and Financial Implications 
No anticipated financial impact. 

https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0126
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RISK 
There are no known risks associated with this proposal. 
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2. Applicant Submission
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4. Proposed Bylaw 29D2026
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast business community of Franklin and consists of 
three parcels forming an irregular-shaped site area bounded by 28 Street SE and 2 Avenue SE. 
Each parcel contains a one or two-storey building. Some of the existing uses / buildings on site 
include an instructional facility, restaurants, offices, and warehouses (General Industrial – Light 
use in the current Land Use Bylaw 1P2007).  The total site is approximately 1.16 hectares (2.87 
acres) in size, measuring approximately 100 metres wide from west to east and 96 metres deep 
from north to south. It is situated approximately 100 metres (a two-minute walk) south of Centre 
Avenue E and 170 metres (a three-minute walk) north of Memorial Drive SE. The site is also 
located within 600 metres (a 10-minute walk) of the Franklin LRT Station to the southwest, and 
the Alberta Park/Radisson Heights residential community lies across Memorial Drive SE to the 
south. Both vehicular and pedestrian access is available via 28 Street SE and 2 Avenue SE. 
 
Surrounding development is characterized by a mix of commercial, industrial and institutional 
developments under various districts: Commercial – Office (C-O f1.0h12) Districts to the north; 
Commercial – Neighbourhood 2 (C-N2) District, Commercial – Corridor 3 f1.0h12 (C-COR3 
f1.0h12) District, and C-O f1.0h12 District to the south; Industrial – General (I-G) District and 
Special Purpose – Community Institution (S-CI) District to the west; and Industrial – Business 
(I-B) District to the east. Existing uses include restaurant, retail store, personal service, office, 
financial institution, medical clinic, dry-cleaning, warehouse store, child care service, post-
secondary learning institution, instructional facility, and etc. 
 

Community Peak Population Table 
 
Not available because the subject site is in a business area with no population statistics. 
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Location Maps  
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Previous Council Direction 
 
None. 
 

Planning Evaluation 
 
Land Use 
The existing I-G District accommodates a variety of light and medium general industrial uses, 
including manufacturing, material processing, equipment servicing and repair, warehousing, and 
heavy vehicle-related activities. It also allows certain business operations to occur outdoors and 
allows a limited number of complementary commercial uses that support industrial functions. 
There is no maximum building height for the subject site. The maximum floor area ratio (FAR) 
for buildings on the site is 1.0.  
 
The proposed C-COR3 f1.0h12 District allows a more diverse mix of commercial uses of various 
scales, with an emphasis on retail, services, supermarkets, and drinking establishments that are 
compatible within industrial areas but not allowed under the I-G District. While both districts 
allow office and restaurant uses, the I-G District restricts their size. The C-COR3 District allows 
for a maximum building height of 12 metres and keeps the same FAR of 1.0 which would 
equate to a building floor area of approximately 11,614 square metres. 
 
During the application review process, Administration suggested an increase in FAR and 
building height to better align with Transit-Oriented Development principles given the site’s 
proximity to the Franklin LRT Station. The applicant declined as they indicated their intent is to 
limit future changes in use within existing buildings and to maintain land use consistency with 
the adjacent parcel to the south which is under the same ownership.  
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The proposed C-COR3 f1.0h12 remains supportable as it introduces greater land use flexibility 
and commercial opportunities compatible with the surrounding context. The proposal aligns with 
policy objectives to diversify employment opportunities and leverage proximity to the primary 
transit network, facilitating future adaptive reuse and contributing to long-term area vitality 
without creating adverse impacts on adjacent development. 
 
If approved, the redesignation would result in certain existing uses within the current buildings, 
such as General Industrial – Light that are not included in the proposed District, becoming non-
conforming. In accordance with the Municipal Government Act (MGA), these uses may be 
continued. However, if they are discontinued for six consecutive months or more, or if any 
alterations are made to the buildings or to the use itself, the non-conforming status would be 
lost. The applicant has confirmed their understanding of these implications and wishes to 
proceed with the application. 
 
Development and Site Design  
If approved by Council, the rules of the proposed C-COR3 District would provide guidance for 
the future redevelopment of the site. Given the specific context of the existing site, additional 
considerations during the development permit process will include the appropriateness of 
proposed uses, potential adjustments to landscaping, parking, site access, and improvements to 
mobility and pedestrian connectivity between buildings. 
 
Transportation 
Pedestrian and vehicular access to the site is currently provided via 28 Street SE and 2 Avenue 
SE. A playground zone exists on 28 Street SE, extending from the south end of 188 – 28 Street 
SE to the north side of 128 – 28 Street SE. On-street parking is prohibited along 28 Street SE 
and 2 Avenue SE. Future applications may require a review of parking demand and driveway 
access at the development permit stage, with all parking and driveway design meeting current 
standards. 
 
The site is approximately 170 metres (a three-minute walk) from Memorial Drive SE, part of the 
primary transit network, and is well served by transit. The Franklin LRT Station is located within 
600 metres (a 10-minute walk) southwest of the site, and Bus Route 127 (Maryvale/Franklin 
Industrial) has northbound and westbound stops less than 200 metres (a three-minute walk) 
along 28 Street SE and Centre Avenue E. 
 
Existing active transportation infrastructure includes an on-street bikeway along 28 Street SE 
connecting the Always Available for All Ages and Abilities (5A) Network west of the site, another 
bikeway approximately 200 metres (a three-minute walk) along 30 Street SE to the east, and a 
pathway along the north side of Memorial Drive SE to the south. 
 
The site is expected to generate higher transit ridership. Should higher transit ridership occur in 
the future, Calgary Transit may require additional facilities, such as concrete bus pad(s), 
standard bus shelter(s), and bench(es) to be constructed to support it. This will be evaluated as 
part of future development permit application review.  A Traffic Impact Assessment (TIA) may 
also be required at the development permit stage, including a review of potential pedestrian 
crossing on 28 Street SE. 
 
A Traffic Impact Assessment was not required as part of this application.  
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Environmental Site Considerations 
There are no known outstanding environmental concerns associated with the site and/or 
proposal at this time. 
 
Utilities and Servicing 
Public water and sanitary mains exist within the adjacent rights-of-way of the site. The site is 
located within Western Headworks Canal catchment area. Any development or redevelopment 
that may increase imperviousness must implement Best Management Practices (BMPs) to 
achieve net-zero increase in runoff rate, volume, and pollutant loading. 
 

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. 

Calgary International Airport Vicinity Protection Area (2009) 
The Calgary International Airport Vicinity Protection Area (AVPA) identifies the subject site as 
being within the 25-30 Noise Exposure Forecast (NEF) area. The AVPA Regulation was 
established to ensure that only compatible land uses are developed near airport flight paths and 
to prohibit certain uses within designated NEF areas where restrictions apply. Uses included in 
the proposed C-COR3 District are generally allowable within the 25-30 contour area. Future 
development permits will be 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 Industrial – Employment Intensive area identified on Map 
1: Urban Structure in the Municipal Development Plan (MDP). This area is intended for 
developments with higher employment concentrations that benefit from access to the Primary 
Transit Network and is targeted at a minimum of 100 jobs per gross developable hectare. While 
industrial uses are prioritized, complementary uses that support the industrial functions may 
also be considered.  
 
This application is generally consistent with the objectives of the MDP by supporting 
employment growth and diversification in an area well connected to the Primary Transit 
Network, including proximity to the Franklin LRT Station. While the proposed C-COR3 land use 
district is not industrial, it aligns with the existing land use context and will not affect the overall 
industrial viability of the area.  
 
The parcel is relatively small (1.16 hectares) and is already developed with commercial uses. 
Five adjacent parcels are designated for commercial districts. The parcel is not located on the 
Primary Goods Movement Network. Therefore, redevelopment of the site will not compromise 
the integrity of either the broader or local industrial land supply. For those reasons, an 
amendment to the MDP Urban Structure Map is not required. 
 
There is no Area Structure Plan that applies to the subject site. 
 
  

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.qp.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
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Transit Oriented Development Policy Guidelines (2004) 
The Transit Oriented Development Policy 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 objectives of the guidelines including diversifying local services and employment 
opportunities and optimizing existing sites and infrastructure. 
 
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=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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Applicant Submission 
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Applicant Outreach Summary 
 

2025 June 17 

 



CPC2026-0035 

Attachment 3 

CPC2026-0035 Attachment 3  Page 2 of 2 
ISC:UNRESTRICTED 

 



 
 CPC2026-0035 
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BYLAW NUMBER 29D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0126/CPC2026-0035) 

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

 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 Douglasdale/Glen (Ward 11) at 400 – 163 Quarry Park 
Boulevard SE, LOC2025-0182 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 3.65 hectares ± (9.02 
acres ±) located at #400 – 163 Quarry Park Boulevard SE (Plan 1010880, Block 3, Lot 6) 
from Direct Control (DC) District to Commercial – Community 2 f0.5h16 (C-C2f0.5h16) 
District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2026 
JANUARY 29: 

That Council give three readings to Proposed Bylaw 32D2026 for the redesignation of 3.65 
hectares ± (9.02 acres ±) located at #400 – 163 Quarry Park Boulevard SE (Plan 1010880, 
Block 3, Lot 6) from Direct Control (DC) District to Commercial – Community 2 f0.5h16 (C-
C2f0.5h16) District. 

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, held 
2026 January 29: 

“A Revised Cover Report was distributed with respect to Report CPC2026-0041.” 

HIGHLIGHTS  

 This application seeks to redesignate the subject site to allow for a broader range of
commercial uses of varying sizes and types than is currently allowed under the existing
Direct Control (DC) District.

 The proposal would allow for more flexibility in the types of commercial uses allowed on
the parcel, whilst maintaining the character of the site as a community-based
commercial node. The proposal aligns with the applicable policies of the Municipal
Development Plan (MDP) and the Barlow Area Structure Plan (ASP).

 What does this mean to Calgarians? The proposal will provide a wide range of uses,
sizes and types of commercial developments in the area and would enable efficient use
of the existing infrastructure.

 Why does it matter? The proposal would provide greater flexibility for commercial use
options on the parcel and would better accommodate the future evolving commercial
needs of the community.

 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 southeast community of Douglasdale/Glen was 
submitted on 2025 September 15 by B&A Studios Inc., on behalf of the landowner, Salthill 
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Capital (SRF5 Quarry Park Inc.). No development permit application has been submitted at this 
time. 

The approximately 3.65 hectares (9.02 acres) site is bounded by Quarry Park Boulevard SE to 
the north, Quarry Park Road SE to the east and 18 Street SE to the west. The subject site is 
currently designated as a Direct Control (DC) District (Bylaw 79Z2006, Site 1), which is based 
on the C-2 General Commercial District of Land Use Bylaw 2P80. The site is fully developed 
with a mix of retail and service uses and functions as a community-oriented commercial node, 
drawing both local residents and visitors from surrounding neighborhoods. The future Quarry 
Park Green Line LRT Station will be located approximately 480 metres (about an eight-minute 
walk) to the east.   

As indicated in the Applicant Submission (Attachment 2), the proposed C-C2f0.5h16 District 
would provide greater flexibility for commercial uses, allowing for a cannabis store and other 
compatible commercial developments that align with the current site format and building scale. 
The application does not propose changes to the maximum floor area ratio (FAR) or building 
height currently permitted under the existing DC 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 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 determined that no outreach would be undertaken. Given that the intent of the 
application is limited in scope and is intended to support a change of use within an existing 
building, the applicant considers public engagement for this site would be more appropriate at 
development permit stage. 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 from the public that neither supported nor opposed the 
application. The letters expressed a desire to keep the existing grocery store, noting recent 
residential growth and an increase in seniors in the area.   

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2006/2006z79.pdf
https://www.calgary.ca/pda/pd/community-outreach/applicant-outreach-toolkit.html
https://developmentmap.calgary.ca/?find=LOC2025-0182
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The DouglasQuarry Community Association did not initially provide a response to the 
circulation. Administration followed up by email and the CA confirmed that they have no 
comments or concerns regarding this application.  

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 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 enable continued commercial development in the 
Douglasdale/Glen community and ensure the long-term function of the site as a community-
based commercial node and Community Activity Centre that is accessible to local and 
surrounding residents of all age groups.  

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 land use amendment would provide greater flexibility and options for commercial uses on 
the parcel. By adapting to evolving community needs and attracting a wider range of 
commercial tenants, it would also support a vibrant, diverse and adaptable local economy and 
the long-term vitality of the site.  

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 Douglasdale/Glen and is 
approximately 3.65 hectares (9.02 acres) in size. The site is approximately 210 metres long and 
175 metres wide and is bounded by Quarry Park Boulevard SE to the north, Quarry Park Road 
SE to the east, and 18 Street SE to the west. Vehicle access is provided to the site from all 
three streets.  
 
Adjacent developments consist primarily of commercial and office uses, including the 
Remington YMCA and a public library that are located southeast of the site, across Quarry Park 
Road SE. Directly south of the subject parcel are three residential towers.  
 
Calgary Transit stops are available along 18 Street SE to the west of the site. The future Quarry 
Park LRT station will be located approximately 480 metres (an eight-minute walk) to the east. 
The site is also approximately 120 metres (a two-minute walk) from a east-west regional 
pathway that connects to adjacent open spaces and amenities and links to the broader pathway 
and open-space network along the Bow River. 
 

Community Peak Population Table 
 
As identified below, the community of Douglasdale/Glen reached its peak population in 2014. 
 

 Douglasdale/Glen 

Peak Population Year 2014 

Peak Population 12,952 

2019 Current Population 12,881 

Difference in Population (Number) -71 

Difference in Population (Percent) - 0.5% 

Source: The City of Calgary 2019 Civic Census 

 
Additional demographic and socio-economic information may be obtained online through the 
Douglasdale/Glen Community Profile 
  

https://www.calgary.ca/communities/profiles/douglasdale-glen.html
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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 a Direct Control (DC) District (Bylaw 79Z2006, Site 

1), which is based on the C-2 General Commercial District of Land Use Bylaw 2P80. This DC 
District is intended primarily for retail, commercial and personal service uses, at moderate 
intensity, that serve areas beyond the surrounding community. It also allows for office and 
dwelling units as discretionary uses. The DC District applies specific rules related to landscape 
plan, parking location and high-quality building design, with an emphasis on pedestrian-oriented 
development. It also allows for a maximum building height of 16 metres and a maximum floor 
area ratio (FAR) of 0.5.  
 
The proposed C-C2f0.5h16 District is intended to accommodate primarily commercial 
developments with a wide range of use sizes and types, including multiple building 
developments, that may serve several surrounding communities. Compared to the existing DC 
district, the proposed C-C2 designation would provide for greater flexibility in permitted and 
discretionary uses for commercial tenants on the subject parcel.  
 
Although the C-C2 designation allows for large commercial developments, the proposal retains 
of the maximum FAR of 0.5 and building height of 16 metres from the DC District. This will 
maintain the scale and character of existing development on the site.  
 

https://www.calgary.ca/content/dam/www/pda/pd/documents/direct-control-districts/2006/2006z79.pdf
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=f#section13sub63
https://www.calgary.ca/planning/land-use/online-land-use-bylaw.html?part=1&div=2&alpha=f#section13sub63
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Overall, the proposed C-C2f0.5h16 District would bring land use regulations for this site into 
alignment with the current land use bylaw. It would better accommodate the evolving needs of 
the community while ensuring that future site development remains compliant with current and 
evolving bylaw requirements through the application of the standard C-C2 District under Land 
Use Bylaw 1P2007. 
 
Development and Site Design  
The site is currently fully developed. The intent of this proposed land use amendment is to allow 
for a broader range of uses within the existing buildings.  There is no intention to redevelop the 
site at this time.  
 
If approved by Council, the rules of the proposed C-C2f0.5h16 District would provide guidance 
for the future development of the site, including appropriate uses, building height and setbacks, 
use area, landscaping, and parking. In particular, the comprehensive landscaping requirements 
for Commercial Land Use Districts in Land Use Bylaw 1P2007 provide direction to achieve and 
maintain sustainable site development. Furthermore, the C-C2 District requirements for 
pedestrian connections from public sidewalks to and between buildings would maintain a 
pedestrian-oriented environment on the site. These are consistent with the current DC District 
rules. 
   
Transportation   
Vehicle and pedestrian access continue to utilize the existing vehicular and pedestrian access 
points along Quarry Park Boulevard SE, Quarry Park Road SE, and 18 Street SE. Public transit 
service is available along Quarry Park Boulevard SE and Quarry Park Road SE for Route 24 
(City Centre), and along 18 Street SE for Route 306 (MAX Teal Douglas Glen). The existing 
Always Available for all Ages and Abilities (5A) Pathway is located along the S-SPR land to the 
south. A future 5A Pathway is planned along 18 Street SE and Quarry Park Boulevard SE. A 
Transportation Impact Assessment was not required in support of this application.  
 
Environmental Site Considerations 
At this time, there are no known outstanding environmental concerns associated with the site or 
the proposal. The site is located outside of the landfill setback area.  
 
Utilities and Servicing   
Water, sanitary and storm services currently exist on the site. 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 identified on Map 1: Urban Structure of the Municipal Development Plan 
(MDP) as a Community Activity Centre (CAC). The applicable policies of the MDP encourage 
development located central to several residential communities or business areas, 
accommodating a broad mix of uses at generally lower intensity levels, and supporting a 
minimum intensity threshold of 150 jobs and population per gross developable hectare. 

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 land use amendment will maintain the character of the CAC and support long 
term employment and population growth in the area. It will provide a greater range of 
commercial uses, attract new business, and increase the resilience and adaptability of the site 
as a Community Activity Centre. As such, the proposal aligns with the MDP goal of supporting a 
vibrant, diverse and adaptable local economy.  
 
Calgary Climate Strategy (2022) 
This application does not include 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 encouraged at subsequent development approval 
stages.  
 
Barlow Area Structure Plan (Statutory – 1980) 
The subject site is identified as “Commercial” on Map 2: Land Use in the Barlow Area Structure 
Plan (ASP), which is intended to establish a community-based commercial node within the area. 
The proposed land use amendment will retain the established commercial character of the site 
and is consistent with the intent and policies of the ASP.  
  
 

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=RTTrAcssygW&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?func=ccpa.general&msgID=RTTrAcssygW&msgAction=Download
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Applicant Submission  

 

2025 September 15 
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Applicant Outreach Summary 
2025 September 15 
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BYLAW NUMBER 32D2026 
 

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

(LAND USE AMENDMENT  
LOC2025-0182/CPC2026-0041) 

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

 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 CPC2025-1008 

2026 February 12 Page 1 of 4 

Outline Plan and Land Use Amendment in Pine Creek (Ward 13) at 21900 Sheriff 
King Street SW, LOC2024-0012 

RECOMMENDATIONS: 

That Calgary Planning Commission: 

1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 21900 Sheriff King Street SW (Plan 0212654, Block 1, Lot 1) to subdivide
4.05 hectares ± (10.00 acres ±) with conditions (Attachment 2);

2. Forward this report (CPC2025-1008) to the 2026 March 17 Public Hearing of Council;
and

That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the redesignation of 4.05 hectares ±
(10.00 acres ±) located at 21900 Sheriff King Street SW (Plan 0212654, Block 1, Lot 1)
from Special Purpose – Future Urban Development (S-FUD) District to Multi-Residential
– Low Profile (M-1) District, Residential – Low Density Mixed Housing District (R-G)
District, Special Purpose – School, Park and Community Reserve (S-SPR) District and
Special Purpose – Urban Nature (S-UN) District.

RECOMMENDATIONS OF THE CALGARY PLANNING COMMISSION, 2026 
FEBRUARY 12: 

That Council give three readings to Proposed Bylaw 34D2026 for the redesignation of 4.05 
hectares ± (10.00 acres ±) located at 21900 Sheriff King Street SW (Plan 0212654, Block 1, Lot 
1) from Special Purpose – Future Urban Development (S-FUD) District to Multi-Residential –
Low Profile (M-1) District, Residential – Low Density Mixed Housing District (R-G) District,
Special Purpose – School, Park and Community Reserve (S-SPR) District and Special Purpose
– Urban Nature (S-UN) District.

Excerpt from the Minutes of the Regular Meeting of the Calgary Planning Commission, held 
2026 February 12: 

The following documents were distributed with respect to Report CPC2025-1008: 

 A presentation entitled "LOC2024-0012 / CPC2025-1008 Outline Plan and Land Use
Amendment"; and

 Revised Attachment 2.

Moved by Commissioner Boechler 

That with respect to Report CPC2025-1008, the following be approved, after amendment: 

That Calgary Planning Commission: 
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1. As the Council-designated Approving Authority, approve the proposed outline plan
located at 21900 Sheriff King Street SW (Plan 0212654, Block 1, Lot 1) to subdivide
4.05 hectares ± (10.00 acres ±) with conditions (Revised Attachment 2);

2. Forward this report (CPC2025-1008) to the 2026 March 17 Public Hearing of Council;
and

That Calgary Planning Commission recommend that Council: 

3. Give three readings to the proposed bylaw for the redesignation of 4.05 hectares ±
(10.00 acres ±) located at 21900 Sheriff King Street SW (Plan 0212654, Block 1, Lot 1)
from Special Purpose – Future Urban Development (S-FUD) District to Multi-Residential
– Low Profile (M-1) District, Residential – Low Density Mixed Housing (R-G) District,
Special Purpose – School, Park and Community Reserve (S-SPR) District and Special
Purpose – Urban Nature (S-UN) District.

For: (8): Director Mahler, Commissioner Boechler, Commissioner Campbell-Walters, 
Commissioner Damiani, Commissioner Hardwicke, Commissioner Hawryluk, Commissioner 
Pink, and Commissioner Wagner 

MOTION CARRIED” 

HIGHLIGHTS 

 This application seeks to establish a subdivision framework and redesignate lands in the
community of Pine Creek to allow for low to medium scale residential development,
public open spaces and retention of a large central wetland which will incorporate a
public pathway connection within the 30-metre wetland setback.

 The proposed application aligns with the applicable policies of the Municipal
Development Plan (MDP) and the West Macleod Area Structure Plan (ASP).

 What does this mean to Calgarians? This proposal would enable the development and
servicing of a remnant land parcel that is surrounded by actively developing lands,
supporting progress towards full build-out of the Pine Creek neighbourhood.

 Why does this matter? The proposed outline plan establishes a framework for the logical
development of a greenfield site that can contribute towards a complete community in
this southwest area of Calgary.

 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, located in the southwest community of 
Pine Creek, was submitted on 2024 January 12 by B&A Studios on behalf of the landowner, 
Pine Valley Developments (2008) Limited. The site is the last remaining remnant parcel in the 
neighbourhood development context (Attachment 3) that has not advanced a formal outline plan 
application. The site is situated approximately 800 metres south of 210 Avenue SW (which 
connects directly to Highway 2A – Macleod Trail SE) and is bounded by Sheriff King Street SW 
to the west and Creekstone Drive SW to the east. 
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As indicated in the Applicant Submission (Attachment 4), the proposed outline plan area is 
intended to complete the surrounding development pattern within the emerging community of 
Pine Creek by preserving the existing wetland as a community amenity and ensuring land use 
continuity with the approved developments adjacent to the site. 

As referenced in the Outline Plan Data Sheet (Attachment 7), future development of the site will 
achieve an anticipated density of 36.9 units per gross developable hectare and anticipated 
intensity of 94.5 people and jobs per gross developable hectare. These densities exceed the 
MDP minimums of 20.0 units per gross developable hectare and 60 people and jobs per gross 
development hectare. 

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 and respective community association was 
appropriate. Since this proposed application is within a developing community, the applicant 
notified the adjacent landowners and developers in the surrounding area as part of the ongoing 
coordination of planning and development activities in the Pine Creek area. The Applicant 
Outreach Summary can be found in 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.  

No public comments were received and there is no community association for the subject area. 

As per the City of Calgary - Foothills County Intermunicipal Development Plan (IDP), the 
application was circulated to Foothills County for comment. Foothills County provided a 
response of ‘no objection’. 

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://developmentmap.calgary.ca/?find=LOC2024-0012
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IMPLICATIONS 

Social 
The proposed application enables the completion of the development framework in the 
community of Pine Creek and provides additional variety of housing choices in low and medium 
density residential building forms. Development of this land may also support surrounding uses 
and provide additional open space amenity to the community. 

Environmental 
The applicant has indicated they plan to pursue specific measures as part of a future 
development permit, which will align with the Calgary Climate Strategy – Pathways to 2050 
(Theme: Natural Infrastructure). This includes Green Infrastructure (wetland retention). 

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. 

RISK 
There are no known risks associated with this proposal. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Approved Outline Plan Conditions of Approval
3. Map of Pine Creek Neighbourhood Area Context
4. Applicant Submission
5. Approved Outline Plan
6. Proposed Land Use Amendment Map
7. Approved Outline Plan Data Sheet
8. Applicant Outreach Summary
9. Proposed Bylaw 34D2026

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 Pine Creek and is of rectangular 
shape with dimensions of roughly 100 metres wide by 402 metres deep. The parcel is 
approximately 4.05 hectares (10.00 acres) in size and bounded by Sheriff King Street SW to the 
west and Creekstone Drive SW to the east. The site is situated within 110 metres of Calgary city 
limits and is approximately 800 metres south of 210 Avenue SW which connects directly to 
Highway 2A (Macleod Trail SE).The site is currently undeveloped and contains a centrally 
located wetland. It is also the last remaining parcel within the Pine Creek community that has 
not yet advanced a formal outline plan application (see Site Context Map below). 
 
The site is currently designated as Special Purpose – Future Urban Development (S-FUD) 
District. The north boundary of the site includes lands within the Creekstone neighbourhood, 
approved on 2017 April 20, under file number LOC2016-0172. These lands are intended to 
accommodate low density residential developments (designated as the Residential - Low 
Density Mixed Housing (R-G) (R-Gm) District) and contain a portion of open space and wetland 
area (designated as the Special Purpose – Urban Nature (S-UN) District) connected to the 
subject site. 
 
The south boundary of the subject site includes lands within the Creekview neighbourhood, 
approved on 2021 April 22, under file number LOC2017-0068. These lands are designated for a 
mix of low density and multi-residential developments with a range of limited support 
commercial uses (designated as the R-G District and the Multi-Residential – Low Profile 
Support Commercial (M-X1) District, respectively). These lands also contain the balance of the 
open space and wetland area (S-UN District) connected to the subject site. 
 
Across Creekstone Drive SW to the east is a site designated as the Special Purpose School, 
Park and Community Reserve (S-SPR) District. The site is dedicated for the development of a 
future Calgary Board of Education elementary school with soccer fields and a baseball diamond. 
 
The proposed application aims to establish a subdivision framework that integrates well with the 
surrounding Pine Creek community by providing residential uses and public open space, 
including a central wetland and public pathway. 
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Site Context Map 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community Peak Population Table 
 
The community of Pine Creek is an actively developing community. The most recent population 
data available is from 2019. 
 

Pine Creek 

Peak Population Year 2019 

Peak Population 14 

2019 Current Population 14 

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 
Pine Creek Community Profile. 

 
 

https://www.calgary.ca/communities/profiles/pine-creek.html
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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. 
 
This application proposes the following residential and special purpose districts: 
 

 Multi-Residential – Low Profile (M-1) District; 

 Residential – Low Density Mixed Housing (R-G) District; 

 Special Purpose School, Park and Community Reserve (S-SPR) District; and 

 Special Purpose – Urban Nature (S-UN) District. 
 
The proposed M-1 District enables multi-residential development of low height and density and 
it is intended to be in proximity or adjacent to low density residential development. The M-1 
District allows for a maximum building height of 14.0 metres (approximately three to four 
storeys). The M-1 District has a minimum density of 50 units per hectare and a maximum 
density of 148 units per hectare. The M-1 District site is approximately 0.83 hectares (2.05 
acres) of the proposed redesignation area. 
 
The R-G District accommodates a range of low-density residential development including 
single-detached, semi-detached, duplex dwellings and rowhouse buildings, along with 
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secondary suites and backyard suites. The maximum building height in this district is 12.0 
metres. The R-G District site comprises approximately 0.46 hectares (1.13 acres) of the 
proposed redesignation 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 (MSR) or municipal reserve (MR) pursuant to the Municipal Government Act 
(MGA). The proposed S-SPR District for this site comprises approximately 0.18 hectares (0.44 
acres) of the proposed redesignation area, which is 10.20 percent of the gross developable area 
of the outline plan area. 
 
The proposed S-UN District is intended for lands that provide for natural landforms, vegetation 
and wetlands and is used for lands dedicated as environmental reserve (ER) pursuant to the 
MGA. This district limits development to improvements that facilitate passive recreational use. 
For this application, the district will be applied to the wetland, which will be surrounded by 
pathways and decorative landscaping. The proposed S-UN District is approximately 2.58 
hectares (6.38 acres) of the proposed redesignation area 
 
Subdivision Design 
The outline plan proposes a small residential neighbourhood that provides a mix of land for low 
density residential development and land for multi-unit housing that is well connected with the 
larger community of Pine Creek. The low density site designated as R-G District fronts onto 
Sheriff King Street SW. A rear lane provides vehicular access to the R-G District site as no 
vehicular access will be permitted from Sheriff King Street SW. The rear lane provides 
connectivity north and south. The rear lane also provides access to the small municipal reserve 
parcel designated as S-SPR District, which will feature a small park space. The multi-residential 
site is located on the east side of the plan area, adjacent to a future school site across 
Creekstone Drive SW and a multi-residential (M-X1 District) site directly south that is identified 
as a Neighbourhood Node in the West Macleod Area Structure Plan (ASP). 
 
The two residential sites in the plan area are connected by open space and a local pathway 
located in lands to be dedicated as MR (proposed as S-SPR District) and ER (proposed as 
S-UN District). This local pathway will extend south to lands outside the plan area designated 
S-UN District, ultimately connecting to the regional pathway along Creekview Drive SW. The 
proposed local pathway along the north boundary of the parcel takes advantage of an existing 
driveway that bisects the larger wetland (ER) area.  
 
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 percent of 
the gross area of the lands may be dedicated for municipal reserve (a cash in lieu of land 
dedication may also be provided instead of a land dedication). This applies to each parcel 
individually, if they are under separate ownership. 
 
This outline plan provides 10.2 percent (0.15 hectares/0.37 acres) of municipal reserve (MR) 
area that connects to adjacent open space amenities. The park is located near the west 
boundary of the site and will provide passive recreational opportunities, including a lookout. The 
design is intended to expand upon and provide connections to the open space and pathway 
network within the community.  
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Included in the open space network is a Class IV wetland located at the center of the subject 
site, with a 30.0 metre buffer around it. The wetland is proposed to be dedicated as 
Environmental Reserve (ER) which will be integrated with the adjacent lands and the buffer area 
will feature a pathway encircling the wetland with connections extending both north and south. 
 
Density and Intensity 
The total outline plan area is anticipated to have a total of 54 dwelling units and a density of 
36.9 units per hectare (14.9 units per acre). This exceeds the 17.3 units per hectare minimum 
density requirement for Residential Areas set out in the ASP. The anticipated intensity of the 
proposed development is 94.5 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 (eight units per acre) and an 
intensity of 60 people and/or jobs per gross developable hectare. Based on the anticipated 
residential density and intensity, the proposed development meets the targets of both the MDP 
and ASP. 
 
Transportation 
The site is bounded by Sheriff King Street SW to the west and Creekstone Drive SW to the east. 
The subject site will also be providing a future road right of way dedication along Sheriff King 
Street SW that would contribute to an appropriate cross section for this portion of the road 
network. 
 
A Transportation Impact Assessment (TIA) was not required for this application. At a future 
development permit stage, a Transportation Memorandum to evaluate any proposed changes to 
the regional road and street network, as well as to evaluate the internal street network and 
cross-sections, may be required in support of the proposal. 
 
The existing and proposed roadway system near the site is designed to ensure efficient 
movement throughout the Pine Creek area. Future active modes options in the area include 
regional pathways on Sheriff King Street SW and Creekview Drive SW and a multi-use pathway 
on the east side of Creekstone Drive SW that would facilitate connectivity with the surrounding 
area. 
 
Future transit service including bus stops, are anticipated to be available within walking distance 
to and from Sheriff King Street SW and Creekstone Drive SW.  
 
Environmental Site Considerations 
A Preliminary Natural Site Assessment (PNSA) was completed for this application, since a 
Biophysical Impact Assessment (BIA) was reviewed and approved as part of the outline plan 
application process for the other adjacent sites. The existing wetland on the subject site extends 
to the adjacent land to the south and will be enhanced with restored plantings and provide 
opportunities for natural interactions. 
 
A Phase I Environmental Site Assessment was also reviewed and accepted. There are no 
additional environmental concerns with the proposed application. 
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Utilities and Servicing 
 
Stormwater Servicing 
This subject site is within the boundary of the Fullerton Wetland drainage catchment. 
Stormwater release rates and volume control are to be in accordance with the Fullerton Wetland 
Management Plan. Servicing details will be reviewed in greater detail at the subdivision and 
development permit stage of development. 
 
Water Servicing 
The subject site is located within the Glenmore Pressure Zone. The installation of the water 
system as per the approved water network for Pine Creek is required to service this subject site. 
The installation and extension of the system will be at the expense of the developer. Servicing 
details will be reviewed in greater detail at the subdivision and development permit stage of 
development. 
 
Sanitary Servicing 
The subject site is located within West Macleod catchment. The installation of sanitary servicing 
as per the approved servicing study is required to service this subject site. The installation and 
extension of the system will be at the expense of the developer. Servicing details will be 
reviewed in greater detail at the subdivision and development permit stage 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. 
 
Foothills County/City of Calgary Intermunicipal Development Plan (Statutory – 2017) 
The site is within the Policy Area on Map 1: Plan Area of the Our Shared Boundary - An 
Intermunicipal Development Plan for the Municipal District of Foothills and The City of Calgary 
(IDP). The application was circulated to Foothills County for their review and no concerns were 
identified. The proposal is consistent with the polices of the IDP.  
 
Municipal Development Plan (Statutory – 2009) 
The subject lands are identified as ‘Planned Greenfield with Area Structure Plan (ASP)’ in the 
Municipal Development Plan (MDP) on Map 1: Urban Structure. The proposal meets the 
MDP’s policies by providing the completion of a development pattern, a variety of dwelling types 
(housing choice), an appropriate wetland transition and access to a public recreational space.. 
The outline plan also aligns with the density and intensity targets set out in the MDP. 
 
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 committed to preserve  
natural infrastructure, which includes the retention of a wetland on site that provides benefits to 
habitat, water quality and stormwater management. 
  

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=GTTrAeeeysG&msgAction=Download
https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=GTTrAeeeysG&msgAction=Download
https://publicaccess.calgary.ca/lldm01/exccpa?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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West Macleod Area Structure Plan (Statutory – 2014) 
The site is identified in the West Macleod Area Structure Plan (ASP) on Map 4: Land Use as 
'Residential Area’ and ‘Environmental Open Space Study Area’ land use classifications. The 
applicable policies indicate the site will be predominantly residential with a potential to provide 
amenity through the preservation of the ecological integrity of public open spaces. 
 
This application fulfills the policy objectives for the area by providing a range of housing forms 
within the community and strengthening connections between natural areas and public parks. 
The M-1 District proposed at the east end of site also supports the adjacent Neighbourhood 
Node and school site by locating more residential density in direct proximity to community 
services and amenities. 
 
The outline plan results in a logical distribution of residential lands and accommodates an 
additional variety of multi-residential dwellings to meet Calgary’s growing need for housing that 
is in proximity to community services. The proposed outline plan also meets the density and 
intensity targets of the ASP set out for the Residential Area. 

https://publicaccess.calgary.ca/lldm01/livelink.exe?func=ccpa.general&msgID=STTrAesyTKL&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 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 Environmental Reserve and Municipal Reserve; the design 
of such fence shall be to the satisfaction of the Approving Authority. 
 

2. 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. 

 

3. If the Special Purpose School, Park and Community Reserve (S-SPR) District, 
the Municipal Reserve (MR) parcel is not registered in the first phase of 
developed, a deferred reserve caveat in the amount of 0.15 hectares shall be 
registered on the remainder parcel concurrent with registration of the legal plan 
of subdivision. 

 

4. A legal agreement shall be entered into between the City and the developer, to 
the satisfaction of the City Solicitor, deferring the provision of an undetermined 
amount of Environmental Reserve which may be required upon further 
subdivision of the residual lands. Said agreement is to be registered by caveat 
against the residual lands, concurrent with registration of the legal plan of 
subdivision. 

 

5. Compensation for dedication of reserves in excess of 10 per cent is deemed to 
be $1.00. 

 

6. 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. 

 

7. 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 and 
demonstrating compliance with minimum required densities. 

 

8. Prior to affected tentative plan of subdivision, approval the proposed community 
and street names shall be submitted. 

 

9. A Mutual/Pathways/Emergency Access Easement Agreement and right-of-way 
plan shall be executed and registered on title concurrent with the registration 
of the legal plan of subdivision. 
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10. All existing access to the affected properties in the area shall be maintained or 
alternative access be constructed at the developer’s expense. 
 

11. Relocation of utilities shall be at the developer's expense and to the appropriate 
standards. 

 

12. The developer, at its sole cost and expense, shall be responsible for the 
construction of the Municipal Reserve / Environmental Reserve within the 
boundaries of the plan area according to the approved Landscape Construction 
Drawings and the Parks' Development Guidelines and Standard Specifications: 
Landscape Construction (current version). 

 

13. With the submission of Landscape Construction Drawings, the developer shall 
include a detailed Habitat Restoration Plan including a maintenance schedule for 
each Environmental Reserve proposed to be affected by any construction. The 
Plan shall conform to requirements detailed in the City of Calgary Habitat 
Restoration Project Framework and specify how it will be rehabilitated and 
restored. The restored area(s) shall be maintained by the developer until it is 
established and approved by Parks prior to Final Acceptance Certificate. 

 
 14. The developer shall minimize stripping and grading within the Environmental 

Reserve (ER). Any proposed disturbance within the ER, including that for 
roadways, utilities, and storm water management infrastructure, shall be 
approved by Calgary Parks prior to stripping and grading. 

 
 15. The developer shall install and maintain a temporary construction fence on the 

private property line with the adjacent Environmental Reserve 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 
Ania Verrey at ania.verrey@calgary.ca or (403) 804-9417 to approve the location 
of the fencing prior to its installation. 

 
 16. Prior to approval of the tentative plan of subdivision, the related development 

permit for excavation, stripping and grading, or Engineering Construction 
Drawings (whichever comes first) the developer shall install Environmental 
Reserve (ER) protection measures around the wetlands/ravines/Environmentally 
Significant Areas to be retained in order to prevent excessive overland drainage 
and siltation onto said areas during all phases of construction, in accordance with 
The City's Guidelines for Erosion and Sediment Control, to the satisfaction of the 
Director of Water Services and the Director of Calgary Parks. Contact the Parks 
Development Inspector Ania Verrey at ania.verrey@calgary.ca or (403) 804-9417 
to approve the location prior to commencement of stripping and grading 
activities. 

 
 17. Pursuant to Part 4 of the Water Act (Alberta) and the Public Lands Act (Alberta), 

the applicant shall provide the City of Calgary Parks and Open Spaces 
Department with a copy of the Water Act approval, issued by Alberta 
Environment and Protected Areas, 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. 
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18.  The wetland(s) identified within the outline plan area are subject to The City of 
Calgary's Calgary Wetland Conservation Plan (the 'Plan') and its 'no net loss' 
policy.  All Class III and above wetland(s) (as defined by the Stewart and Kantrud 
Wetland Classification System) identified within the Outline Plan area qualify as 
Environmental Reserve ('ER') pursuant to the Municipal Government Act 
(Alberta)('MGA') and are to be dedicated to The City of Calgary as ER, pursuant 
to the MGA. Pursuant to the Plan, the Subdivision Authority may permit an 
applicant to damage or destroy Class III and above wetland(s) provided that prior 
to the approval of the affected tentative plan of subdivision and/or development 
permit, the applicant shall provide the City of Calgary Parks department with a 
copy of the agreement entered into with the Province of Alberta or its agent that 
provides for compensation for the loss or alteration of the Class III and above 
wetland(s). 

 
19.  Until receipt of the Water Act approval by the applicant from Alberta Environment 

and Protected Areas, the wetland(s) affected by the development boundaries 
shall not be developed or disturbed in anyway and shall be protected in place. 

 
20. 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.  

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

Drawing for Boulevard and Median Tree Line Assignment. 
 
22. No disturbance of Environmental Reserve (ER) lands is permitted without written 

permission from the Planning Parks Specialist (julia.bennett@calgary.ca) for this 
area. Any proposed disturbance within the ER, including that for roadways, 
utilities, and storm water management infrastructure, shall be approved by 
Calgary Parks prior to stripping and grading. 

 
23. The developer shall restore, to a natural state, any portions of the environmental 

reserve lands 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. 

 
24. Prior to the approval of a development permit for exacavation, stripping and 

grading, a Development Agreement or a subject area tentative plan of 
subdivision, Parks requires details pertaining to the total limit of disturbance 
adjacent to existing Municipal Reserve/Environmental Reserve extents or 
proposed Environmental Reserve extents resulting from the proposed 
development in its entirety.   

 
25. Any development or grading related to permanent disturbance which results from 

storm water infrastructure within lands designated as Environmental Reserve, 
requires approval from the Director of Parks.    
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26. 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. 

 

 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. 

 

 Replace the proposed bird blind within the Municipal Reserve with a lookout 
or other suitable alternative. The proposed bird blind is not an appropriate 
distance from the wetland to function effectively. 

 

 Add a label to the Environmental Reserve.  
 
 27. Prior to approval of the first tentative plan of subdivision or development permit 

for ecavation, 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.   

 
 28. Prior to approval of the tentative plan of subdivision or development permit for 

ecavation, stripping and grading (whichever comes first), an onsite meeting shall 
be arranged to confirm that the surveyed boundaries of the environmental 
reserve area meet Parks approval.  A plan illustrating the surveyed 
Environmental Reserve boundaries must be provided to Parks in advance of the 
onsite meeting.   

 
 29. Prior to endorsement of the legal plan of subdivision, Landscape Construction 

Drawings that are reflective of the subject tentative plan for the proposed 
Municipal Reserve lands are to be submitted to parksapprovals@calgary.ca for 
review and approval prior to construction. 

 
 30. Parks does not support point source drainage directed towards Municpal 

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. 

 
 31. All stormwater related infrastructure is to be located within Public Utility Lots 

(PUL) extents. 
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 32. 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' Development Guidelines and Standard 
Specifications: Landscape Construction (current edition). 

 
 33. Prior to the approval of the affected tentative plan of subdivision, it shall be 

demonstrated through concepts and cross-sections that the local pathways 
around the wetland are located outside of the high-water line.  

 
Utility Engineering 
 

34. Execute a Development Agreement. Contact the Infrastructure Strategist, 
Development Commitments for further information at 587-229-7368 or email 
Joseph.Ma@calgary.ca. 

 
 35. 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 Sheriff 
King Street SW along the WEST boundary 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. 

 

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 Environmental Reserve within the plan area. 
 

f) Construct the regional and multiuse pathways within and along the 
boundaries of the plan area, to the satisfaction of the Director of Parks 
Development. 

 
36. (i) Make satisfactory cost sharing arrangements with WEST CREEK 

DEVELOPMENTS LTD. for part cost of the existing underground 
utility/surface improvement installed/constructed in PINECREEK Road SW 
that was paid for and/or constructed by WEST CREEK DEVELOPMENTS 
LTD. under PINE CREEK, PHASE 01 (DA2023-0049). 

   
 (ii)  The developer, prior to the City's Calgary Approvals Coordination business 

unit providing a clearance letter to the City's Community Planning Business 
Unit to facilitate the release of building permits for any of the lots located 
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within the Development Area, shall pay UNITED ACQUISITION II CORP. for 
proportionate share of the of the waterline in 210 Avenue SW (intersection of 
Macleod Trail SW ) installed by UNITED ACQUISITION II CORP. through 
their BELMONT, PHASE 01(DA2017-0022) subdivision. 

   
 (iii) The developer, prior to the City's Development Commitments business unit 

providing a clearance letter to the City's Development, Business & Building 
Services Business Unit to facilitate the release of building permits for any of 
the lots located within the Development Area, shall pay Mattamy (Burgess) 
Ltd, United West Macleod I Lands Ltd Partnership, and United Acquisition II 
Corp. for their share of the West Pine Creek Phase II Sanitary Trunk as per 
the Construction Agreement dated February 10, 2016. 

 
Mobility Engineering 
 

37. The developer is advised that the interim and ultimate cross sections for Sherriff 
King Street SW are anticipated to provide a 3.0 metre easement adjacent to both 
sides of the right-of-way. 

 
 38. Prior to the release of any permits or Permissions to Construct, the developer 

shall enter into a Construction Access Roads Agreement with Roads 
Maintenance. 

 
 39. Prior to approval of Construction Drawings and Permissions to Construct Surface 

improvements:  The developer shall provide signed copies of back sloping 
agreements for any back sloping that is to take place on adjacent lands (owned 
privately or owned by the City). 

 
 40. The West Macleod Global TIA (prepared by Stantec June 2015) has been 

completed and the Regional Transportation network infrastructure required to 
support development throughout the study area west of Macleod Trail S, up to 
7100 units and 200,000 SF commercial is defined as follows: 

 
a) At-grade intersection of Macleod Trail S and 210 Avenue S; 
 
b) At-grade intersection of Macleod Trail S and 194 Avenue S; 

 

c) 210 Avenue SE - four (2-2) paved lanes from Macleod Trail S to Sheriff King 
Street SW; 

 

d) 194 Avenue SE - four (2-2 paved lanes from Macleod Trail S to Sherriff King 
Street SW; and 

 

e) Sherriff King Boulevard SW - four (2-2) paved lanes from 210 Avenue SW to 
Stoney Trail S. 

  
41. In conjunction with the initial tentative plan, the developer shall enter into a 

Development Agreement for the offsite surface improvements necessitated by 
the development.  It must be demonstrated that the regional transportation 
network infrastructure is 'available' and connects the Outline Plan area with 
Macleod Trail and/or Stoney Trail SW, in accordance with the approved Calgary 
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Transportation Plan (CTP) and Municipal Development Plan (MDP) and Area 
Structure Plan.  Available is defined as follows: 

 
a) The ability to construct or contribute towards construction of a Regional 

Transportation Network infrastructure required to provide a connection to the 
Tentative Plan; and 

 
b) The ability to construct or contribute towards construction of a pedestrian / 

active modes system to service the Tentative Plan. 
 

 42. All roads and intersections shall be designed to Calgary Complete Street 
Guideline standards, constructed at the expense of the developer, and to the 
satisfaction of Directors, Roads and Transportation Planning. 

 
 43. Accesses for multi-family sites shall be designed to the satisfaction of the 

Director, Transportation Planning. 
 
 44. In conjunction with the first tentative plan of subdivision and for any subsequent 

tentative plans, two connections from the affected tentative plan to the Regional 
Transportation Network must be constructed and open to the public. These 
connections are defined as: 

 
a) 210 Avenue SW / Sheriff King Street SW; and 
 
b) Sheriff King Street SW / Pineview Drive SW 

 
 45. Prior to the approval of affected tentative plan of subdivision, the developer shall 

ensure that all pathways from Municipal Reserve lands have a direct pedestrian 
connection by sidewalk or pathway to the desired crossings at the intersections. 

 
 46. All community entrance features must be located on a private site. 
 
 47. In conjunction with the affected tentative plan of subdivision, the developer is 

responsible to construct the full width of Sheriff King Street SW.  Cost 
sharing/reimbursement/ endeavours to assist to be discussed with Transportation 
Planning. 

 
48. Gravelled 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. 

 
 49. No direct vehicular access shall be permitted to or from Sheriff King Street SW 

and a restrictive covenant shall be registered concurrent with the registration 
of the legal plan of subdivision . 

 
 50. 36.0 metres of right-of-way is to be preserved for Sheriff King Street SW. 
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Map of Pine Creek Neighbourhood Area Context 
 
2025 December 17 
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Applicant Submission 
 
2026 January 07 
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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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Proposed Land Use Amendment 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 4.05 10.00 

LESS: ENVIRONMENTAL RESERVE 2.58 6.38 

NET DEVELOPABLE AREA 1.46 3.62 

 

LAND USE 
(Residential) 

HECTARES ACRES 
ANTICIPATED 

# OF LOTS 

ANTICIPATED 
 # OF UNITS 

(Multi Residential) 

R-G (Laned) 0.34 0.85 13  

M-1 0.83 2.05  41 

Total Residential   13 41 

 

RESERVES HECTARES ACRES 
% OF NET 

AREA 

MR Credit (S-SPR) 0.15 0.37 10.2% 

 

 
HECTARES ACRES 

% OF NET 

AREA 

ROADS (Credit) 0.14 0.35 9.7% 

 

 

 UNITS UPH UPA 

ANTICIPATED # OF RESIDENTIAL 

UNITS 
54   

ANTICIPATED DENSITY   36.9 14.9 

ANTICIPATED INTENSITY   94.5 38.2 
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Applicant Outreach Summary 
 
2025 December 4 
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  ATTACHMENT 9 

BYLAW NUMBER 34D2026 
 

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

(LAND USE AMENDMENT  
LOC2024-0012/CPC2025-1008) 

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

 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 LOC2024-0012/CPC2025-1008 
 BYLAW NUMBER 34D2026 
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SCHEDULE A 
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SCHEDULE B 
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