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December 23, 2015 

City of Calgary 
Planning, Development & Assessment 
P.O. Box 2100 Station M 
Calgary, AB  T2P 2M5 
 
Attention:   Michele Bussiere 
  Project File Manager 
Via email:   michele.bussiere@calgary.ca / DP.Circ@calgary.ca  
 
Dear Michele: 
 
Re:   Proposed "Co-op" development (Dwelling units (136 units), Liquor store, 

gas bar, convenience food store, car wash-single vehicle 
 Heninger Used Car Sales site (3649 Macleod Trail SW) 
 C-COR2 f3.0 h30 (Commercial – Corridor 2) 
 
Further to the City's request of November 17, 2015, our committee met to review this 
matter on December 3, 2015.  I apologize for the overdue response (the City had 
requested a reply by December 8th).  We spoke today and I understand that the 
application is still "under review". 
 
On Thursday August 20, 2015, two members of our committee met with Jeanette Lee 
and Michael Lobsinger, both representing the project applicant..  They reviewed with 
us the very general nature of a mixed-use redevelopment proposal for the existing 
Heninger Toyota used car sales site that might include a gas-bar, liquor store, 
commercial retail and residential components. 

 
In general, the application seems to be an attempt to redevelop a very challenging 
site.  Some of your challenges include: 

• Access restrictions to / from Macleod Trail 
• The current posted 60 kph speed limit on Macleod Trail 
• Interface with adjacent residential development to the west (in both the Parkhill 

and Erlton communities) 
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• Desire to develop mixed-use 
• Proximity to the 39th Avenue SE LRT station 
• Connectivity to the "mini-park" to the north of the site 
• Residential density 

Our community's development committee is supportive of the redevelopment of this 
site.  We advised the applicant when we met in August that the consideration and 
incorporation of the City's major planning documents, including the Municipal 
Development Plan (MDP), would be an important aspect of any application.  We also 
advised the applicant that our committee (and community) would be pleased to work 
with them as they progressed their application through the anticipated stages – land 
use redesignation and development permits being the expected next steps.  We 
emphasized that their meaningful engagement with the nearby residents and 
community associations (both Parkhill and Erlton) will be part of any successful 
strategy. 

We have received at least one letter of concern from a resident of the adjacent 
condominium multi-dwelling building at 24 Mission Road SW.  This resident opposes 
the proposed project, principally relying on the following concerns: 

• The application is not in keeping with the Parkhill Stanley Park ARP and, in 
particular, the Mission Road special area 

• The application is contextually insensitive to the adjacent residential community 

We have reviewed both the subject ARP and applicable C-COR2 land use district and 
have the following comments: 

The Parkhill Stanley Park ARP 
 

1. Parkhill Stanley Park ARP Bylaw 20P94.  The “form based code” section 
(section 3.2 Special Policy Area) applies to areas shown on Map 3.  This map 
outlines the “special policy area" in red.  The subject development site is not in 
this area.  It is identified by a “pink” colour as “regional auto / general 
commercial”.  The transition area immediately west of the development site is 
identified as “low / medium density multi-family” (dwelling). 
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This distinction is outlined again on page 13 in Figure 6. 
 

 
 
 

2. The commercial sections of the ARP (starting at page 20) are therefore relevant 
to this site.  Some of the concerns over any redevelopment are outlined in 
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section 3.3.1 and they are identified as reasons for not allowing for further 
expansion of the commercial zone into the adjacent residential area: 
 

 
 

3. The “objectives” portion of the Commercial Land Use section 3.3.2 are very 
important targets for the City in considering this application.  They include: 
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4. The Commercial Area boundary is further identified on Map 6, a map consistent 
with Map 3 and Figure 6 above. 
 

5. The current application is encouraged by Policy 3.3.3.1 (page 21), with a 
recommendation on noise attenuation for residential units: 
 

 
 

6. The current application positively responds to the following ARP commercial 
zone policies: 
 

a. Incorporation of commercial retail and personal services uses within new 
commercial development to serve the local community (see also section 
3.3.4.2). 

b. Limit impact of commercial development on adjacent residential by 
orientation of commercial development to Macleod Trail 

c. Retain “C-3 District” (the equivalent of the current C-COR2) with a 30 m 
height limit along Macleod Trail with considerations for: 

i. No adverse impact on adjacent residential development (sunlight 
penetration, privacy, overviewing) 

ii. Design techniques utilized (e.g. terracing on west elevation) 
iii. Particular sensitivity where there is no escarpment (41 to 43 

Avenue segment identified) 
 

7. “Compatibility” (p. 24) – the following characteristics incorporate some of the 
commercial policy statements and would all be significant considerations for 
any commercial / mixed-use application.  The first bullet point, in particular, may 
need to be specifically addressed by the applicant: 
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8. LRT / transit orientation.  Some recognition for proximity to the 39th Street LRT 

station and local bus routes is warranted (at p. 24): 
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9. Servicing (garbage, loading bays) should (p. 25) 

a. not be adjacent to residential 
b. be visually screened  

 
10. Parking (p. 25) should: 

a. Be provided on site 
b. Not relaxed from commercial parking standards 
c. Provide marked staff parking 
d. Have off-site impacts be considered any applicant 
e. Minimize off-site impacts by parking structures (underground) 
f. Be visually screened if at grade 
g. Be designed to discourage overspill 

 
11. Access (p. 25) should: 

a. Be from Macleod Trail and not the adjacent lane west of Macleod Trail 
b. Incorporate safe, visible and clear access for pedestrians and cyclists 

 
12. Signage (p. 25) should: 

a. Not be permitted on the west face of commercial development 
b. Light sources should be directed away from adjacent residential 

development 
c. Signage to be “compatible” with any buildings 
d. Not be located in corner visibility triangles 
e. If on a roof, be designed to not be viewed from a residential area 

 
13. Landscaping (p. 26) should: 

a. Be high quality and attractive along Macleod Trail 
b. Be varied 
c. Be to a depth of 2 metres along Macleod Trail 

 
Our review of the proposed plans suggests that most, if not all of the above 
considerations, have been met. 
 
The Calgary Land Use Bylaw 1P2007 
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14. The subject site has a "C-COR2" land use designation.  The "purpose" of this 
district is to accommodate a mix of commercial and residential uses, with a 
recognition that automotive uses may also exist in this district. 
 

15. The modifiers used for this site allow for a maximum height of 30 meters and a 
site coverage of 3.0 FAR (floor area ratio). 
 

16. The uses proposed for the site are all included within the discretionary uses 
section of the C-COR2 district (LUB 1P2007, section 798) – other than the 
convenience food store, which is a permitted use. 
 

17. We have not done a full "bylaw check" and rely on the City staff to ensure that 
the application meets Calgary LUB 1P2007 requirements.  Should there be any 
required relaxations, our committee would need to reconsider such requests in 
light of the use, enjoyment or value of the neighbouring parcels. 
 

Further Comments 
 

18. A neighbour has suggested that idling vehicles and noise of same with westerly 
commercial surface parking (proposed to have 8 commercial stalls that will be 
adjacent to the laneway fronting the residential properties to the west).  This is 
a potential concern if this parking were at the top of the parking structure.  It 
appears that the commercial parking will be "at grade", meaning it is two 
parking decks down at the west elevation. 
  

19. Traffic access to the site.  We recommend that the south access NOT be all-
turns out of the site, given the proximity to the intersection. 
 

20. Sidewalks.  We would like the pedestrian realm improved by widening the 
sidewalk width from the current 1.8 metres to at least 2.0 metres. 
 

21. Pedestrian realm.  We would like to see the pedestrian realm improved by the 
reduction of the speed limit on the adjacent Macleod Trail from the current 60 
kph to 50 kph.  This will further improve safety when entering / exiting the site, 
particularly at the north access. 
 

22. Cul-de-sac laneway.  The current application identifies a turnaround completion 
at the north end of the adjacent laneway, coupled with a significant retaining 
wall structure.  Some public art component or element on this wall should be 
considered, particularly as it is located on public lands.  We further expect that 
the City road right of way within 34th Avenue (at 3551 Macleod Trail), formerly 
used by the Heninger dealership, will be rehabilitated. 
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Sincerely, 

 
Christopher Davis 
Co-chair 
Parkhill / Stanley Park Community Association 
Environment and Planning Committee 
 
cc: Ward 9 Councillor Gian-Carlo Carra; ward09@calgary.ca 
 Brent Bedford (President, P/SPCA); president@parkhillstanleypark.ca  
 Parkhill Stanley Park C.A. Environment & Planning Committee 

 Newland Construction (Jeannette Lee, Project Development Manager); 
Jeannette@newlandconstruction.ca 
Parkhill Resident 
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