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3.7 Employment Activities
   
	 Creation of a successful urban village requires 

ensuring an appropriate mix of uses. Key to this 
is ensuring that the employment opportunities 
develop in concert with the new residential 
development. This can be accomplished by linking 
the construction of office space to housing. 

3.7.1 Policies:	  

	 •	 Prior to approval of the redesignation of the site 
The City and The Land Owner will enter into a 
special development agreement that will require 
that prior to the approval of more than:

500 residential units, at least 14,000 square −−
metres GFA of office space must be con-
structed on the site.

1000 residential units, at least 28,000 −−
square metres GFA of office space must be 
constructed on the site.

3.8 Urban Design and Built Form

3.8.1 Site Design

	 New development within the site should be 
designed and sited to contribute to the creation of 
pedestrian-oriented precinct. While architectural 
variety is strongly encouraged, the Plan is 

concerned with ensuring individual sites and 
buildings work together as an urban ensemble. In 
general, buildings should relate well to the street and 
to each other, foster a vital and active pedestrian-
oriented street life, maintain sunlight penetration to 
streets and open spaces, and contribute to a fine-
grained, pedestrian-oriented urban form.

	 Individual buildings are encouraged to be located 
adjacent to the sidewalk or other public spaces to 
create a uniform edge and to enclose the street or 
public space forming a ‘public room’. 

3.8.2 Policies:

	 •	 New development will contribute to the creation 
of pedestrian-oriented street and public space 
fronts through the following:

Locating active uses at-grade along all major −−
pedestrian frontages.

Aligning buildings to relate directly with the −−
primary pedestrian frontage with lobbies 
and building entries oriented toward the 
sidewalks.

Modulating building faces in width, height, −−
and finishing materials to visually break 
up large building walls. The inclusion of 
smaller commercial retail units (CRUs) into 
the building facades of large retail tenants 
is encouraged.
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A minimum of 70 percent of non-residential −−
building facades at-grade should have 
transparent glazing (doors and windows); 
and

Providing canopies or other forms of shelter −−
for pedestrians 

	 •	 Maximum building setbacks from the edges of 
the sidewalk are recommended as follows:

Commercial (Office/Retail): 0-3 metres−−

Residential: 1.5-3.0 metres−−

	 •	 The area between the maximum building setback 
and the property line should be occupied by 
building entryways, outdoor seating areas for 
restaurants, seasonal display, bicycle parking, 
and residential front porches or yards.

	 •	 Residential buildings shall be designed based 
on the following:

At-grade residential units that front a sidewalk −−
are required to have individual, primary 
entrances (e.g. front doors) providing direct 
access to and from that sidewalk. 

All at-grade residential units should be −−
designed to provide visual privacy from any 
public or internal sidewalk without the need 
for high or non-transparent privacy fences 
or walls that detract from the active street 
edge.

Front yard gardens with low fences or hedges −−
should be provided for each dwelling unit.

Balconies should be inset into the façade −−
of the building.

All new residential units shall be provided −−
with private outdoor amenity space, either 
exclusive to an individual unit or as a 
common amenity available to all units within 
a development. Common amenity space may 
be provided at or above grade.

	 •	 Upper storey building elements, including 
penthouse floors and mechanical rooms should 
be treated with expressive architectural forms 
to contribute to a distinctive skyline. Night 
time accent lighting is encouraged on building 
elements above 15 storeys.

	 •	 Tall building elements and massing should 
be organized in a way that maintains sunlight 
access, indirect daytime lighting and sky 
exposure through the majority of the day.

	 •	 Towers should be stepped-back or located on 
the building podium in a manner that allows 
sunlight to filter to the street level.
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	 •	 Building heights will be determined in accordance 
with the provisions of Section 3.9.2. 

	 •	 New buildings shall be designed in accordance 
with the Access Guidelines to ensure universal 
access for all citizens. Where feasible, buildings 
should be designed to eliminate the need for 
access ramps. Where this is not feasible, the 
ramps should be designed to have minimal 
impact on the sidewalk. 

	 •	 All new development shall make provision for the 
collection and pick-up of recyclable materials.

	 •	 New development is encouraged to strive 
for a LEED TM rating through consideration 
of sustainable built forms and an integrated 
approach to building infrastructure systems. 
The following design concepts, development 
practices, and technologies are encouraged:

Construction waste management: recycling −−
to divert material from landfill sites.

Optimizing building energy performance.−−

Use of renewable energy sources.−−

U s e  o f  i n n ova t i ve  wa s t ewa t e r −−
technologies.

Storm water management:  reduction of −−
quantity.

Collection, filtering, reuse.−−

Provision of water efficient landscaping.−−

Provision of building recycling facilities.−−

Provision of occupant transportation −−
alternatives.

Provision of a high quality of indoor air quality −−
and thermal comfort.

Maximizing day lighting and views.−−

Use of building materials with a high recycled −−
component.

Use of durable and rapidly renewable −−
materials.

Encouragement of innovation in the design −−
of buildings, their systems, and their site 
considerations; and

Provision of green roofs.−−

	 •	 Design outdoor lighting to prevent light intrusion 
on adjacent blocks, e.g. by applying down-lighting 
and low reflectance ground covers, selecting 
lighting locations that contain light within the block 
and employing lamp fixtures that do not allow 
direct-beam illumination to leave the block. 

	 •	 A storm water Management Report will be 
required.
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3.8.3 Public Realm

	 Design that enhances the safety and security of 
public spaces and that responds to the conditions 
of a winter city should be prime considerations in 
the design of the public realm. In addition, one of 
the most important elements of creating attractive 
streetscapes is the presence of street trees. 
Calgary has a particularly harsh climate for the 
survival of street trees and therefore it is essential 
that tree planting be conducted properly so that 
they can thrive over many years. 

3.8.4 Policies  

	 •	 New development should be designed in 
accordance with the principles of Crime 
Prevention Through Environmental Design. 
In particular, the following factors should be 
considered in the evaluation of Development 
Permit applications:

Clear distinction between the public and −−
semi-private realms;

Clear sight lines along public pathways and −−
in public spaces;

Opportunities for natural surveillance of −−
lanes, sidewalks, streets, and other public 
spaces;

Provision of adequate security lighting of −−
pedestrian and cycling routes, car parking 
areas and other public spaces; and

Ensuring that landscaping does not com-−−
promise security by preventing clear views 
from streets to pathways, open space or car 
parking areas.

	 •	 Weather protection should be incorporated into 
streetscape design. This can be achieved with 
use of canopies, shelters and street trees.

Maximizing sun exposure for public areas −−
(especially in winter months) by careful loca-
tion of seating, plantings, building elements, 
and limiting the heights of adjacent buildings 
(if necessary).

Providing protection from wind, rain, −−
and snow with plant screens, walls and 
canopies. 

	 •	 Pedestrian connections should incorporate 
durable paving that is resistant to salt and 
snowplough damage.

	 •	 Consider use of heat tracing in sidewalks and 
ice resistant surfacing to keep areas clear of 
dangerous snow and ice build-ups.

	 •	 Consider use of color, light, urban furniture, and 
natural materials to counter dreary effects of 
long winter nights.

	 •	 Incorporate coniferous trees into landscape 
design to provide natural color in winter and a 
valuable wind-screen.
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	 •	 Design and position buildings to minimize wind 
tunnelling and the creation of uncomfortable 
microclimates.

	 •	 A highly integrated development pattern with 
careful spacing of taller building elements is 
encouraged to ensure wind movements are 
kept at higher levels and ‘smoothed’ over low 
densely-built areas, including adjacent single 
family residential areas.

	 •	 Designs for tree planting on public land should 
accommodate and facilitate an average 50 year 
life span for trees in groomed parks and roadways 
and an average 25 year life span for trees in 
sidewalks.  Tree trenches shall be encouraged 
over the use of tree vaults in street tree plantings 
and urban hardscaped plazas.

	 •	 The species diversity for trees in groomed parks 
and roadways should be that no more than 15% 
of trees represent any one genus, no more than 
10% of trees represent any one species, and 
no more than 7% of trees represent any one 
cultivar.

	 •	 The average species rating for trees planted in 
groomed parks and roadways should be 80%.

3.9 Relationship to Surrounding Area

	 The successful integration of the Ramsay Exchange 
development with the surrounding uses requires 
that special attention be paid to a number of 
design features including, building height, shadow 
impact and amelioration of the impacts between 
potentially incompatible uses.

3.9.1 Shadow

	 The location of Ramsay Exchange to the south 
of the primarily single family Ramsay Community 
means that there are potentially significant shadow 
impacts on that area. It is not feasible to develop 
Ramsay Exchange in a manner that will not cast 
any shadows upon the adjacent residential area. 
The two factors that impact shadows are:

	 •	 Floor plate sizes, and

	 •	 Overall building height. 

	 It is proposed to limit the shadow impact by 
imposing floor plate size limitations in all tower 
developments and limit building heights by using a 
shadow guideline related to a six hour window on 
the equinox.

3.9.2 Policies: 

	 •	 Maximum floor plate size of the portion of a 
building higher than 26.0 metres and designed 
as a tower should be:
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750 square metres gross floor area for −−
residential uses.

850 square metres gross floor area for hotel −−
uses; and

1850 square metres gross floor area for −−
office uses.

	 •	 No building shall cast a shadow on any one area 
for more than 60 minutes between the hours of 
10:00 a.m. and 4:00 p.m.  Mountain Summer 
Time on September 21st on lands lying to the 
north of 24th Avenue, S.E. or west of Spiller 
Road, S.E. north of its intersection with 6 Street 
S.E.

	 Notwithstanding the above shadow guideline no 
individual building shall exceed   …. metres in 
height.

	 •	 Buildings shall be positioned and designed so 
as to minimize the amount of shadow cast upon 
Reserve Land and other public spaces within 
the Ramsay Exchange Project.

3.9.3 Interface with Stampede Park

	 The Ramsay Exchange Project is located 
immediately north of land that is proposed to be 
used by the Calgary Stampede for a number of 
its support functions including vehicle storage 
and animal accommodation. These uses have 
the potential to create both noise and odours that 
could impact the users of the Ramsay Exchange 
lands. Opportunities such as building placement 
and design, incorporation of special equipment, 
etc. offer the potential to reduce these impacts.

3.9.4 Policies:

	 •	 Prior to the approval of any new buildings on 
the site the applicant, in consultation with the 
Calgary Stampede, Calgary Health Authority 
and Alberta Environment shall commission an 
air quality study of the Ramsay Exchange Site 
based upon the existing and potential uses 
of the Stampede Land legally described as 
…………   Such study shall determine if there 
is any potential odour exposure on the Ramsay 
Exchange Site and if so shall recommend 
ameliorative measures which may relate to the 
site or the Stampede Lands. In the case of the 
latter the applicant is responsible for determining 
the practicability and willingness of the Calgary 
Stampede to implement such measures. The 
Approving Authority shall have regard to this 
information in considering applications for any 
new building on the site.
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	 •	 Prior to approval of the subdivision of the site the 
applicant shall prepare in a manner satisfactory 
to the Approving Authority a notification of the 
relationship of the Ramsay Exchange Site to 
the existing and potential future uses on the 
Stampede Lands legally described as…………  
Such notification shall be registered on the titles 
of individual properties in a manner satisfactory 
to the Approving Authority.

	 •	 Any building facing the south boundary of the site 
shall incorporate appropriate design features to 
ameliorate the impact of existing and potential 
future uses on the Stampede Lands legally 
described as ………  Such design features may 
include but are not limited to:

No opening windows, balconies or air intakes −−
in the lower five stories of the building

Provision of above ground parking structure −−
to a maximum of four stories above grade.

3.10 Streetscape and Open Space Design 

 Policies:
  
	 •	 A coherent design theme specific to the Ramsay 

Exchange, but reflective of the history of the 
Ramsay Community, shall be applied to all 
streetscape elements and open space, including 
the reconstruction of Spiller Road, 24th Avenue, 
S.E. and Dartmouth Road adjacent to the site.

	 •	 Street furniture, lighting, signage and landscaping 
should be oriented towards the pedestrian.

	 •	 Opportunities for public art should be incorporated 
throughout the pedestrian realm.

	 •	 The planting of deciduous trees is encouraged 
wherever possible.

	 •	 Parks, plazas and other publicly used open space 
should be positioned to maximize their exposure 
to sunlight and surrounded by development that 
contains active ground floor uses to provide 
“eyes on the space”.

	 •	 Small plazas and places open to the public should 
have clear and legible public access, either 
through signage or inviting design elements and 
be designed for social interaction and passive 
recreation.

	 •	 All residential or mixed-use developments that 
include residential must provide private common 
open space for residents use.
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3.11 Heritage

	 The Ramsay Exchange Site was first developed 
for industrial uses in the 1920’s and the buildings 
and structures still on the land reflect the history of 
the evolution of heavy metal fabricating in Calgary 
over the last 90 years.

	 The site is designated as a Category B Site on 
the City of Calgary Inventory of Potential Heritage 
Sites. The most important structure is the red brick 
Dominion Bridge Building that dates from the 
1920’s and the landowner is proposing, as part of 
the Concept Plan, to retain and reuse the building 
for retail, restaurant and office uses as part of their 
concept plan.

	 Another significant building is the “Blue Whale” 
Building which dates from 1975. This structure 
houses a large gantry crane which is an important 
part of the industrial history of the site.

3.11.1 Policies:   

	 •	 Consideration should be given to the designation 
of appropriate portions of the Dominion Bridge 
Building as a Municipal Heritage Resource under 
the provisions of the Historical Resources Act. 

	 •	 Prior to approval of development permits 
for new structures on the site a heritage 
interpretive program to record and display the 
industrial history of the site shall be developed 
in consultation with the City’s Heritage Planner. 
Such program shall be implemented as part of 
subsequent development permit approvals. 

	 •	 That consideration be given to retention of:he 
overhead gantry crane currently housed in the 
“Blue Whale” Building in the redevelopment of 
that part of the site.

	 •	 That consideration be given to the retention of                        
some of the older electrical pylons on the site 
e.g. by their incorporation into appropriate open 
spaces.

3.12 Transportation and Parking

	 Key to mitigating the impact of the development 
on the established areas of Ramsay is reducing 
the amount of traffic generated by the site and by 
directing as much of that traffic as possible to 25th 
Avenue, via Spiller and Dartmouth Roads. 

	 This is to be accomplished by encouraging use 
of alternatives to the private automobile and  the 
creation of a spine road linking Spiller Road and 
Dartmouth Road as the main movement corridor 
into and through the site. This road must be 
designed to accommodate vehicular, shuttle transit, 
cycling and pedestrian movement. All other roads 
within the site intersect with Exchange Road.

	 Diagrams A, B and C are cross sections and 
drawings indicating the concepts and intended 
quality of this spine  road.
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3.12.1 Policies 

	 •	 The site shall have a maximum of four vehicular 
access points to the adjacent road network. 

	 •	 The spine road shall connect to Spiller Road 
at the existing intersection with 6th Street, S.E. 
and with Dartmouth Road. A maximum of two 
additional local street connections may be made 
to 24th Avenue, S.E. - one between 7th Street 
and Spiller Road and one between Dartmouth 
Road and 7th Street. These connections shall 
be designed to minimize their attractiveness to 
vehicles wishing to proceed from the spine road 
in a northward direction. 

	 •	 Prior to approval of a plan of subdivision or 
development permits for new buildings on the 
site, Development Permits shall be approved for 
the construction of the spine road. In approving 
such road the Approving Authority shall have 
regard to the intent conveyed in Diagrams A, B 
and C.  

	 •	 The spine road shall be constructed from 
Dartmouth Road to Spiller Road prior to 
completion of any new buildings in Areas 2, 3 
or 4 on Map B.

	 •	 All buildings fronting the spine road shall be 
designed to enhance the pedestrian environment 
at grade.

	

	 •	 The Ramsay Exchange development shall be 
responsible for any necessary changes, traffic 
control devices, etc., required on the adjacent 
road system, including 25th Avenue, which are 
determined to be required to accommodate 
the development. Such changes or devices, 
etc., may be required as part of the land use 
redesignation, subdivision and or development 
permit approval process. 

	 •	 There shall be no direct access to parking or 
loading stalls from the spine road, Spiller Road, 
24th Avenue or Dartmouth Road.  

	 •	 Parking and Loading shall be provided 
in accordance with the Land Use Bylaw 
requirements which may be varied based on 
the following policies:

The total amount of parking provided for −−
a development should be minimized by 
employing various measures to reduce 
parking demand for a particular project. 
These may include provision of car-pooling 
stalls, shared parking with complementary 
developments, provision of share cars, provi-
sion of cycling facilities including showers 
and lockers, etc.

Parking requirements may be further re-−−
duced, subject to City approval, by provision 
of parking facilities that serve multiple uses to 
enable efficient use of space over the course 
of the day and for car co-op provision. 
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The area for above ground parking structures −−
is included in the calculation for the total gross 
floor area permitted for a development. 

Parking standards may be reduced for −−
affordable housing units that meet Councils 
approved definition for such units.

	 •	 Temporary surface parking may be allowed 
as part of a phased plan for a comprehensive 
development scheme.  Any portion of the surface 
parking lot which is adjacent to a pedestrian 
route must provide adequate edge conditions 
allowing for screening and natural surveillance 
of the parking area.  

	 •	 On-street parking is encouraged on all streets 
except where transit needs dictate otherwise.  
Maximize on-street parking efficiency by 
managing time limits to correspond with daily 
activity patterns and through the use of pay 
machines.  

	 •	 On-site parking is not permitted in front of 
buildings and interior parking areas should be 
accessed via rear lanes.

	 •	 At grade, all permanent parking areas shall be 
separated from streets with active uses such as 
commercial or residential development.

	 •	 Above-grade parking structures shall be 
screened from streets and public areas by active 
uses to at least the first storey and architectural 
treatments above that make the parking areas 
indistinguishable from the rest of the building 
façade.  

	 •	 Above grade parking structures that do not abut 
streets or public areas should be screened from 
adjacent developments to the satisfaction of the 
Approving Authority. 

	 •	 Where parking structures have exhaust vents, 
such vents shall be directed away from any public 
street frontage and adjacent residential uses.

	 •	 All new development shall made provisions 
for common private parking and storage of 
bicycles. 

	 •	 Loading activities should occur at the rear of 
buildings with suitable access provided. 

	 •	 Waste and recycling should be stored within 
buildings in order to avoid waste disposal facilities 
being located in rear lanes. 
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Diagram A: Potential Cross Section of Spine Road
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Diagram B: Potential Cross Section of Spine Road
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Diagram C: Potential Cross Section of Spine Road



21

Potential Amendment to RAMSAY ARP       Re: The Ramsay Exchange SiteDraft for Circulation - July 16/08

3.13 Land Use Controls – Subdivision and 
Bonusing

3.13.1 Policies:

	 •	 Land Use designations shall be consistent with  
the categories identified on Map B

	 •	 In the event of the subdivision of the site to 
create a bare land condominium, the subdivision 
application shall:

Be accompanied by Development Permit −−
Applications for the construction of the 
roadways as required under Section 3.12

Require that public access easements al-−−
lowing 24 hour public access be registered 
on all roadways.

	 •	 In the event of the subdivision of the site to 
create fee simple lots this plan shall be revised to 
incorporate the appropriate roadway standards 
and cross sections satisfactory to the City of 
Calgary prior to approval of such subdivision 
application.

 

3.13.2 Bonusing

3.13.2.1 Provision of Public Amenities through Bonus 
System

	
	 Rationale:
	 A bonus system may also be used by the developer  

to build more than 91,000 square metres in Area 
4 on Map B.  It has been designed to balance the 
higher density development with the provision of 
appropriate public benefits and amenities and 
amenities based on the following principles:

	 • 	 Density Bonuses should only be established 
for items of features that provide a perpetual or 
enduring benefit to the community in which the 
density is being accommodated. 

	 • 	 Density Bonuses should not be granted for 
elements of building or site design that can be 
achieved or required through other means.

	 •	 The amount of floor area granted through a  
bonus should be based on the additional 
monetary value added to the land as a result 
of the bonus and the cost to the  developer of 
providing the bonus item.
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	 Approach:
	 In order to develop above 91,000 square metres 

in Area 4 on Map B, developments may provide 
one or more bonus items in exchange for a defined 
amount of additional density.  Any combination 
of items can be used to earn additional density, 
subject to the discretion of the Approving Authority 
and the local context of the proposed development 
site.   Details of each item are as follows:

	 1.	 Provision of Community Amenity Space
	
	 Description:
	 Community Amenity Space is defined as floor area 

made available within the proposed development, 
in perpetuity to The City of Calgary, in a form 
acceptable to The City of Calgary for not-for-profit 
community purposes including but not limited 
to: offices, meeting rooms, assembly spaces, 
recreation facilities, educational facilities, cultural 
facilities, daycares and other social services.

	
	 Eligibility: 
	 Projects must provide physical space of a location, 

size and configuration that is acceptable to The City 
and the proposed user group when the proposed 
user group is not directly affiliated with The City 
of Calgary.  The space must be secured by The 
City in perpetuity through ownership or other 
acceptable means.  The City will then contract the 
space to specific user groups.  Developers are 
encouraged to develop their own relationships with 
possible users or consult with The City of Calgary 
on potential users for community amenity space 
within their project.

	 Bonus Rate: 
	 The allowable bonus floor area will be based on  

the construction cost of the raw floor space and, 
where provided, any improvements to the space 
required by the proposed user.  It does not include 
operating costs.  Cost estimates shall be prepared 
by a Professional Quantity Surveyor.  For example, 
if the cost to the developer to provide the space is 
$500,000 and the average land value per square 
metre of buildable floor area for the area is $ X, 
then the amount of the bonus floor area will be 
calculated as follows:

	
	 Total construction cost / (average land value x 

75%) = Allowable Bonus Floor Area 

	 $500,000 / ($ X x 75%) = Y m² 
	
	 Note: The average land value is discounted at 

a   rate of 25% to account for transactional costs 
associated with the provision and negotiation of 
the bonus.

	 2.  	Provision of Publicly Accessible Private Open 
Space

	 Description:
	 Publicly accessible private open space is defined as 

a portion of a private development site that is made 
available to the public through a legal agreement 
acceptable to The City, that is in a location, form 
and configuration and is constructed in a way that 
is acceptable to The City.
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	 Rationale:
	 Actual acquisition of park and open space by The 

City should not be relied on to build the entire open 
space network over time.  Opportunities often 
exist to utilize private lands for public purposes 
that can benefit both the private development and 
the public.  Such arrangements can help mitigate 
density impacts on both an individual site or the 
cumulative impact of density in a broader area.

	 Eligibility: 
	 Any development that can provide a publicly 

accessible private space that is in a location, form 
and configuration that is acceptable to The City is 
eligible for this bonus. 

	 This open space may be located on Areas 1, 2, 
3 or 4 on Map B, but may not include any lands 
required to be provided at the Subdivision stage 
pursuant to Policy 2.2.5D of the Calgary Plan 
(see last policy statement under 3.15.1). Such 
lands may be provided ahead of the construction 
of the development earning the bonus and such 
provision shall be recorded through an appropriate 
legal agreement.

	 Bonus Rate:
	 The bonus is based on the cost of construction 

(excluding land costs) of the proposed space to 
be accessible by the public.  Cost estimates shall 
be prepared by a Registered Landscape Architect 
or Professional Quantity Surveyor.  For example, if 
the cost to the developer to construct the space is 
$500,000 and the average land value per square 
metre of buildable floor area for the area is $ X 
then the amount of the bonus floor area will be 
calculated as follows:

	 Total construction cost / (average land value x 
75%) = Allowable Bonus Floor Area

	 $500,000 / ($ X x 75%) = Y m²
	
	 Note: The average land value is discounted at 

a rate of 25% to account for transactional costs 
associated with the provision and negotiation of 
the bonus.

	 3.	 Provision of Affordable Housing Units

	 Description:
	 Affordable housing units, as per Council’s approved 

definition, are owned and operated by The City 
of Calgary or any bona fide non-market housing 
provider recognized by The City of Calgary, 
provided within the proposed development.

	 Rationale: 
	 As allowable densities increase, so does the 

likelihood that smaller, affordable rental apartment 
buildings will be redeveloped to higher density 
uses.  Providing for some affordable housing units 
within new developments will help increase the 
supply of existing affordable housing in the city.

	 Eligibility: 
	 Any new development that can provide affordable 

housing units for a minimum of twenty years, within 
a proposed development in a number, operating 
plan, location and of a design acceptable to The 
City or other bona fide non-market housing provider 
recognized by The City, is eligible for this bonus.
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	 Bonus Rate: 
	 The allowable bonus floor area will be based on 

the total construction cost of the units to a standard 
acceptable to The City. Cost estimates shall be 
prepared by a Professional Quantity Surveyor.  For 
example, if the cost to the developer to provide the 
units and associated parking stalls is $500,000 
and the average land value per square metre of 
buildable floor area for the area is $ X, then the 
amount of the bonus floor will be calculated as 
follows: 

	 Total construction cost / (average land value x 
75%) = Allowable Bonus Floor Area

	 $500,000 / ($ X x 75%) = Y m²

	 Note: The average land value is discounted at 
a rate of 25% to account for transactional costs 
associated with the provision and negotiation of 
the bonus.

	 Further, affordable housing units and associated 
parking stalls provided to earn this bonus density 
shall not be included in the calculation of gross 
floor area for that project. 

	 4.	 Heritage Designation

	 Description: 
	 A building or portions of a building are designated 

as a Municipal Historic Resource.

	 Rationale: 
	 As allowable density increases, the pressure 

to redevelop heritage sites also increases.  
To counterbalance this situation, incentives 
are required to preserve and re-use heritage 
resources. 

	
	 Eligibility: 
	 A heritage resource on a proposed development 

site must be designated a Municipal Historic 
Resource. The upgrade to the structure shall be 
consistent with the Standards and Guidelines for 
the Conservation of Historic Places in Canada 
and to a degree that will allow for residential or 
commercial occupancy under the Alberta Building 
Code. Any cost estimates for the preservation, 
rehabilitation or restoration shall be submitted 
by the applicant and prepared by a Registered 
Architect with demonstrated experience in heritage 
conservation. Agreement on the cost estimates 
shall be determined through negotiations with the 
applicant and the Senior Heritage Planner. 
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	 Bonus Rate: 
	 The amount of additional floor area that may be 

earned through the preservation of heritage features 
will be determined through negotiations between 
the owner/developer and The City, based on the 
overall cost of the preservation, rehabilitation or 
restoration and any other related costs, depending 
on the specific circumstances of each building. As 
with other bonus items, the floor area bonus will 
relate to the average land value per square metre 
of buildable floor area for the area. For example, if 
the total cost is determined to be $500,000 and the 
average land value per square metre of buildable 
floor area for the area is $, then the amount of the 
bonus floor area will be calculated as follows: 

	 Total cost / (Average land value x 75%) = Allowable 
Bonus Floor Area

	
	 $500,000 / ($ x 75%) = Y m²

	 5.  	Contribution to a Community Enhancement 
Fund (CEF)

	 Description:
	 A CEF is a fund to be used for projects within 

the Ramsay Community related to public realm 
improvements, including but not limited to: 
park acquisition, park design, redevelopment 
or enhancement, streetscape design and 
improvements within City rights-of-way, 
implementation of urban design strategies and 
public art on public land.  Projects to be funded in 
whole or in part with CEF monies should, where 
possible, be included within the approved City 
Capital Budget. Where possible, projects will be 
funded through multiple sources including mill rate 
support.  It is an objective of the Fund to implement 
projects throughout the Ramsay Community.

	 Rationale:	
	 As development intensity increases, there is an 

increased demand for public parks and open 
spaces, sidewalks, lanes and roads. This fund can 
be used to enhance the amount and quality of     
these spaces.

	 Eligibility:
	 Upon creation of the CEF, any development 

proposing to build above the 91,000 square metres 
density in Area 4 is eligible to make a contribution to 
the CEF.  The contribution may be one component 
of a larger package of bonus items.
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	 Bonus Rate:
	 The amount of the contribution will be calculated 

at the time of the development permit approval 
based on the average land value per square metre 
of buildable floor area, as established by The City.  

		
	 For example, if the average land value per square 

metre of buildable floor area for the area is $ X, 
and the developer is proposing to build 1,000 m2 
of floor area, then the amount of the contribution 
will be calculated as follows:

	 Average land value x Proposed amount of bonused 
floor area = Contribution $ X x 1,000 m2 = Y

	 This contribution amount represents what a 
developer would, on average, have to pay for 
the additional land within the surrounding area 
necessary to support the additional floor area.

3.13.2.2 Administration of the Community Enhancement 
Fund

	
	 The CEF will be established by Council and 

administered by a Committee with a Terms of 
Reference and membership to be approved by 
Council. The Committee should have a core 
membership from the following City Business Units: 
Land Use Planning and Policy, Parks, Recreation, 
Urban Development, and Transportation and 
Transit. Additional membership should include 
other stakeholders within the Ramsay Community  
who have an interest, such as the Community 
Association, businesses and landowners.  Each 
year, or as is necessary, the Committee will 
prepare a list of priority projects for funding that 
will be approved by Council and, where possible, 
through the City Capital Budget.

3.13.2.3 Establishing the Average Land Value

	 The actual dollar amount used to represent the 
average land value per square metre of buildable 
floor area in the bonus floor area calculations will 
be approved by Council, as and when required.  
It will be reviewed and updated as necessary in 
order to represent changing market conditions, i.e.  
the amount could be increased or decreased. 
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3.14 Reserve Land

	 The site is currently held in …………… separate 
titles by one owner.  None of these titles have 
provided Reserve Land in accordance with the 
provisions of the Municipal Government Act. 

	 The following Calgary Plan Policies are relevant to 
this situation:

	 Policy 2-2.2.5A Require that ten percent of the 
gross developable area of lands to be subdivided 
be dedicated for the purpose of providing municipal 
reserve(MR), and/or school reserve (SR) and or 
municipal and school reserve in accordance with 
the provisions of the MGA.

	 Policy 2-2.2.5D – dedicate additional municipal, 
school, or municipal and school reserve where) 
where the density of land being subdivided may 
exceed 30 units per hectare (12 units per acre) 
and where deemed appropriate, subject to the 
limitations of the MGA.

	 The provisions of Section 668(1) of the MGA 
entitle a subdivision approving authority to require 
additional reserve lands where the proposed 
subdivision would result in a density of 30 dwelling 
units or more per hectare of developable land.

	 Given the intensity of residential development 
proposed for this site in it is appropriate to consider 
applying both of these policies to the land.

	

3.14.1 Policies 

	 •	 Provided suitable arrangements can be put in 
place to guarantee the long-term retention of 
the Dominion Bridge Building, the Subdivision 
Approving Authority may calculate reserves 
owing excluding the area of land required to 
accommodate the retention of that building. 

	 •	 The Municipal Reserve obligation of ten percent 
should be met by the dedication of unencumbered 
land with the following characteristics:

One parcel of approximately one half acre −−
in size on the eastern portion of the site with 
a minimum dimension of 50 metres on one 
side, designed to provide opportunities for 
informal recreation activities with appropriate 
interface with surrounding development.

The balance of reserves owing maybe −−
provided in smaller parcels (one quarter acre 
in size is the preferred minimum) designed 
to meet a variety of community needs.  If 
these lands are developed with non-standard 
features, e.g. fountains, gazebos, etc, the 
developer will be required to enter into special 
arrangements for ongoing maintenance.
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The Subdivision Approving Authority may −−
consider accepting, in lieu of part of the ten 
percent reserve obligation lands, (such as 
the proposed urban plaza) which are to be 
developed with a range of urban activities 
that could not be allowed under the reserve 
provisions of the MGA.  This would involve 
the land being transferred to the City (not 
as reserve) with an agreement to lease it 
back to the development with conditions to 
allow a range of urban activities.  This would 
ensure the City’s long term control of the 
land but facilitate its management as part 
of the development.

	 •	 The intensity of residential development on 
this site warrants requiring the dedication 
of additional land as provided for in Policy 
2-2.2.5D of the Calgary Plan and the Subdivision 
Approving Authority should require same 
as part of any subdivision application.  The 
Subdivision Approving Authority may waive this 
requirement where it is satisfied that suitable 
alternate arrangements are in place to ensure 
the provision of appropriate additional amounts 
of publicly accessible open space within the 
development.

	 •	 Reserve Land shall be

located so as to be accessible to residents −−
of the development and the surrounding 
community.

designed to facilitate a variety of activities −−
including informal active recreation.

3.15 Environmental Remediation and Landfill 
Setbacks

	 Prior to Subdivision or Development Permit 
approval being granted for any site located within 
a land use district that allows for residential uses 
or food establishment uses within the 300 metre 
setback from the landfill to the south, a waiver of 
Section 13 of the Subdivision and Development 
Regulation shall be applied for by the Subdivision 
Authority or Development Authority and granted by 
the Minister, Alberta Environmental Protection.

	 In conjunction with the initial Development Permit 
application on a site, a Site Remediation Plan and 
Risk Managment Assessment for the site shall be 
submitted to the satisfaction of the Development 
Authority.

	 In conjunction with the initial Development Permit 
or Subdivision application on the site, a survey plan 
identifying the location of the 300 metre setback 
from the landfill to the south shall be submitted to 
the satisfaction of the Development or Subdivision 
Authority.


