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ABSTRACT 

Calgary Downtown is lacking vita lity after working hours and on weekends. The city is 

booming and office space demand in the downtown is increasing, reinforcing its role as a 

single use district The lack of life downtown is mostly an effect of the small number of 

downtown residents who would support a variety of businesses and activities in the area. 

In this study. the policies and programs to encourage housing downtown used in four 

cities in North America - Vancouver, Edmonton, Toronto and Portland - were assessed 

through a literature review, key informant interviews and site visits. The purpose of this 

investigation was to determine which policies were effective in encouraging downtown 

housing in each city. 

Downtown Calgary's planning evolution, current policies and land use pattern as well as 

its opportunities and barriers for housing were also examined Based on this context the 

policies identified as most effective in the cities investigated were evaluated regarding the 

possibility of their use in Calgary. 

As a result a Downtown Housing Strategy was suggested and recommendations made 

for Downtown Calgary regarding land use policies, the establishment of developer 

contributions, financial incentives, the use of city-owned land, physical improvements and the 

streamline of application approval processes for residential projects 

Key Words affordable housing Calgary conversions, Downtown CalgaryDowntown Edmonton 
Downtown Portland Downtown Toronto, financial incentives, housing housing policy land-use 
re-designation linkage fees, reSidential Use Vitality 
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CHAPTER I - INTRODUCTION 

1.0 Background 

I . I. The Decline of the North American Downtown 

For decades after the American industrial revolution, the downtown of most American 

and Canadian cities was the natural manifestation of a bounded social and commercial 

structure. Living in downtown was efficient, functional and desirable for the majority of the 

population. A mix of resident groups - families, young singles and couples, the elderly, the rich 

and the poor - lived within or in proximity of the city centre where they worked and where 

goods and services were provided (Moulton, 1999). 

The years after World War II brought great changes to the structure of these cities. 

Housing demands increased significantly, while newly built highways provided access to 

cheap land outside of the downtown with the automobile becoming increasingly inexpensive 

to own and to operate (Ibid.). 

12. Increased Accessibility and Inexpensive Suburban Land 

Historically, the nature of streetcar transportation, always centred on the downtown, 

reinforced and maintained its central role and position as the most accessible place in the city 

(Smerk, 1967). With the advent of the automobile and the consequent need of space for 

parking and larger streets, decentralisation rapidly increased. Thus, the automobile 

transfigured downtown areas in two crucial ways The first was the need for more space for 

vehicular storage and circulation. The second relates to the loss of status of the most accessible 

place in the city, since the majority of the population had become suburban dwellers. 

Likewise, homebuilders chose cheaper suburban land and perfected the production of 

tract housing in the fringe. Homebuyers immediately followed, choosing larger sites at lower 

costs, safer neighbourhoods, and a better return on investment than that offered by 

downtown housing. The exodus of the population to the suburbs resulted in the consequent 

move of department stores, taking many smaller stores with them to the new suburban malls 

(Ibid.). 

1 



2.0. The Study: A Strategy to Encourage Housing in Downtown Calgary 

2. 1 . Problem Definition 

In Calgary following the I 950s, as in many North American cities, the downtown area was 

perceived as unsafe and lacking vitality after working hours and on weekends. What was 

once a thriving mixed-use area became less populated and lively. The new suburbs with their 

modern schools, parks and shopping malls continued to attract families from the central 

residential areas. Even inner city residents found suburban malls more convenient and 

accessible than shopping downtown. Consequently, businesses downtown - retail, restaurants 

and entertainment facilities - suffered reduced patronage (CDA and City of Calgary, 1999). 

The customer basis in Downtown Calgary was further depressed with the increased 

demand for office space throughout the years. Housing was displaced and land prices driven 

up, making residential developments overly expensive in the area. Although the employees of 

the new offices created a new market for certain downtown businesses, their support is 

largely at lunchtime and their purchases comprise of a small number of products and seNices 

(Ibid.) . 

While the population is spread out in 

low-density suburbs, the job concentration 

in the downtown area has increased peak 

traffic congestion that goes in and 

through inner city neighbourhoods that 

surround downtown. The resultant 

deterioration of these areas has further 

encouraged downtown residents to move 

to the new suburban communities. In turn, 

their houses were replaced by new office 

buildings and parking lots (Ibid.) 

With the recent economic boom, Calgary's population - which was over half a million 

people in 1978 - reached more than 700,000 in 1998 and almost 900,000 in 1999 (Calgary 

Downtown Association, I 999) . The economic boom is also reflected in the increasing need 

for office space and the consequent decrease in residential uses in Downtown Calgary. The 

expansion of office tower development has overtaken most of the original residential and 

small-scale commercial buildings in the downtown (Dauncey. 1993). 

Fig. 1. 1. Downtown Calgary skyline 
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The late 1980's represented a significant shift in Calgary as corporate headquarters moved 

in and the office core experienced rapid development that transformed Calgary's downtown 

into a practically single-use district. With the decline of downtown vitality, planners 

throughout North America have followed trends in revitalisation within central districts. 

Approaches to downtown revitalisation such as Urban Clearance, Downtown Shopping 

Malls, Pedestrian Malls, Skyways, and Festival Markets were used to revive the downtown 

(Smithers, 1993). The latest trend in North America incorporates an increase in the amount 

and variety of housing in downtown areas as a catalyst for revitalisation. This trend has long 

been defended by people such as Jane Jacobs and adopted since the early 1970's by several 

North American cities such as Philadelphia, San Francisco, Portland and Toronto (CDA and 

The City of Calgary, 1999). 

In Calgary since the I 970s, public and private investments have sought to enhance the 

business district. Development or redevelopment has occurred in Stephen Avenue, Eau Claire, 

Prince's Island Park, Barclay Mall, Olympic Plaza and Chinatown. Amenities such as the River 

Promenade, Devonian Gardens and art venues were built and the preservation and reuse of 

some historical buildings have occurred (The City of Calgary, 1998). Unfortunately, many 

historical buildings were also demolished to make room for offices or parking lots. While most 

of these investments have resulted in improvements in the downtown area, downtown 

revitalisation in Calgary has yet to be achieved. Downtown Calgary still lacks vitality and the 

perception remains that it is an unsafe and unwelcoming environment for after work-hour 

activities. 

Fig. I .2. Stephen Avenue Walk Fig. 1.3. Eau Claire Market 
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2.2. Study Purpose 

/1 Strategy for Encouraging Res/dential Uses in Downtown Calgary" came about as a 

result of the workshop "Downtown Calgary an Evolving Futun!' which occurred at the 

beginning of 1999 as an initiative from The City of Calgary Planning & Building Department 

and the Calgary Downtown Association (CDA). In the spring and summer of 1999, a series of 

14 half-day workshops involving over 45 individuals took place to examine the issues, 

problems and opportunities facing Downtown Calgary. Among the participants were 

downtown business owners from various sectors, office, retail and residential developers, 

planners, architects, university professors, as well as downtown residents, event planners, and 

managers of various social and cultural agencies (CDA and The City of Calgary, 1999). They 

met to discuss major downtown issues such as growth, housing and urban design Ideally, 

some of the ideas resulting from the workshop will be implemented to contribute to 

Downtown Calgary's evolution. 

This study rests on the premise that housing has a critical role in the revitalisation of 

downtown areas. It applies to Calgary the theory of "housing as a catalyst for vitality", 

developed with findings from sUNeys conducted in Vancouver and Calgary in recent years 

This theory is discussed in Chapter 2 · Why Housing Downtown? In this scenario, it also 

explores Calgary's opportunities and barriers to attract more housing investors and more 

residents to its downtown. 

The aforementioned document, 'Downtown Calgary an Evolving Future," issued an 

invitation to explore ideas about how Downtown can attract more housing and more 

residents. In answer to the above invitation, this project takes on the challenge of answering 

the following questions suggested by that document: 

• 	 Should the City ofCalgary offer incentives to encourage more housing downtown? 

• 	 Ifyes, what form should it take? 

• 	 What kinds ofhousing need incentives? 

• 	 Does the Oiyneed to change any regulations to encourage housing? 

• 	 Ifyes, which regulations? 

• 	 Should the Oty re-zone some CM2 land to encourage/require mixed use 

including housing? 

• 	 Are there any infrastructure needs, which are, at the present, discouraging 

the construction ofnew housing downtown? 
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• 	 Should the City create partnerships by acquiring and making available, land 

downtown? 

("Downtown Calgary: an Evolving Future", The City of Calgary and 

Calgary Downtown Association, 1999, pAS.) 

The purpose of this study is to respond to the "Downtown Calgary An Evolving Future 

Workshop" initiative by providing a strategy for housing in Downtown Calgary. Based on an 

analysis of the opportunities and barriers for downtown housing in Calgary and housing 

strategies utilized by other North American cities, answers to the questions suggested by the 

Workshop were sought after and recommendations were made. These recommendations are 

aimed at the municipal government and include actions to foster the establishment of healthy 

residential neighbourhoods within Downtown Calgary. 

2.3. Objectives 

Assuming that a diverse residential population will have a crucial role in the revitalisation of 

Downtown Calgary, the objectives of this study are: 

I. 	 To examine the past and current housing development and housing policies in 

Downtown Calgary. 

2 	 To investigate strategies for developing successful housing initiatives in the downtown 

of selected cities in North America. 

3. 	 To gather key informants' opinions on the potential of developing a downtown 

housing strategy including incentives for housing in downtown Calgary. 

4. 	 To make recommendations on mechanisms for encouraging the incorporation of 

more housing units throughout Downtown Calgary. 

2A. Study Methodology 

Different research methods were used in the course of this study; including a literature 

review, key informant interviews conducted in Calgary, and an analysis of Downtown 

Calgary's opportunities and barriers for housing. 

This study also investigates the experience of other North American cities in attracting 

more housing to their central areas. Therefore, as part of the research, four cities were selected 

and examined. A literature review, key informant interviews and site visits in the four cities 

selected were also components of the study methodology. 
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2.4. I . Literature Review 

The literature review element of the study included three components The first was a 

review of literature concerning downtown planning and housing issues with a focus on 

housing within central areas. 

The second component of the literature review was the examination of downtown 

housing policy in Calgary. All available City of Calgary documents affecting the downtown 

planning and residential issues in Downtown Calgary were explored. The intent was to review 

the evolution of policy directions regarding downtown housing as well as to track the 

implementation tools provided and their effects on the downtown. 

The third component of the literature review was an inspection of planning documents, 

articles and Internet pages on downtown housing policies adopted by other North American 

cities. This research method was complemented by a series of key informant interviews 

conducted in each city. 

2.4.2. Research on Selected North American Cities 

This qualitative method involved literature review and interviews to examine what policies 

and actions have been practiced in other selected downtown areas in North America. Based 

on their effectiveness, conclusions were formed regarding their suitability or adaptability to the 

Calgary scenario. The criterion for the selection of the cities was the existence (in the past or 

currently) of at least one of the two following qualities: (a) a commitment made by the 

municipal government to housing downtown with successful initiatives or, (b) innovative 

housing policy in the downtown area. Moreover, the proximity to Calgary and consequent 

accessibility by the researcher was taken into account. The cities of Vancouver (Canada), 

Toronto, Edmonton (Canada) and Portland (USA) were selected. 

2.4.3. Key Informant Interviews 

The series of key informant interviews conducted for this study included two components: 

the first one in Calgary and the second component in the cities selected for this study. 

The interviews in Calgary were conducted with three City of Calgary Planning and 

Building Department members. These interviews were aimed at complementing the literature 

review with historical and current information on Calgary, as well as gathering opinions about 

policies and attitudes towards Downtown Calgary and the opportunities and difficulties 
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regarding residential uses. The second component was the key informant interviews 

performed in Vancouver, Portland, Edmonton and Toronto Theses interviews occurred with 

City Councillors and City staff involved with downtown planning and housing agencies in 

their respective cities. 

All the interviews occurred in the period between August 1999 and July 2000. 

Following the research completion, the analysis component of this study included the 

assessment of opportunities and constraints for housing in Downtown Calgary. It also 

included an examination of the city's specific circumstances and of the possibility of adapting 

mechanisms used in the researched cities to Calgary. 

As a conclusion to the study, recommendations to encourage downtown housing in 

Calgary were formulated based on the aforementioned analysis. These recommendations are 

aimed at the municipal government and their goal is to create provisions that foster not only 

increased housing numbers but also the quality and diversity of dwelling units. This diversity 

would accommodate different households and income levels, creating a complete residential 

neighbourhood. 

25. Study Limitations 

Naturally. this study has several limitations based on the research methodology that must 

be acknowledged in the context of the review of issues examined and the ensuing 

recommendations. These limitations are mainly related to the methodology and the time 

constraints of this study. 

The first limitation is the fact that official data on the subject was often not readily available. 

Within the review of housing policies adopted by other cities to encourage housing in the 

downtown area, only a few actions and programs have been monitored in detail. In this 

manner, as in most of the cases, official dwelling unit numbers resulting from specific actions 

and information regarding the quality of these units were not readily available. Moreover, in 

many cases it was problematical to assess the performance of isolated policies or actions when 

these were applied in combination with other mechanisms that had complementary intents. 

The second limitation relates to the subjective nature of the key informant interview 

questions. In this research method, the inRuence of personal opinions and biases certainly 

detracts from the objectivity needed for a policy performance analysis. 

The third limitation to this study is the lack of an economic analysis. The researcher did not 

perform an economic analysis of the development in Downtown Calgary, the implementation 

of policies that were investigated, as well as the policies and actions that are recommended. 
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The necessary resources to perform an analysis of this nature were not available, but a future 

comprehensive investigation would be beneficial to address this deficiency. 

The last limitation of this project is the fact that it was prepared from a municipal 

government perspective and did not include developers' views since developers were not 

inteNiewed. 

2.6. Expected Results 

As a final product of this study, recommendations for a strategy for encouraging increased 

residential uses in Downtown Calgary is provided. This document is intended as a tool to be 

used by planners and policy makers in the City of Calgary or in other municipalities that wish 

to encourage housing development in their downtown areas. 

21 Study Outline 

The next chapter, Chapter 2 - The Purpose ofDowntown Housing- is intended to provide 

the rationale of this study. It is a discussion of the theory that housing is a catalyst for vitality 

downtown and outlines the advantages of downtown living. Chapter 2 reviews studies and a 

survey conducted in Vancouver and in Calgary on the issue of housing and vitality and 

explores the physical, social and economic benefits of developing increased residential uses 

downtown. 

Chapter 3 - Learning from other Cities Vancouver, Edmonton, Toronto and Portland 

summarises the research conducted in these cities and develops similarities between them 

and Calgary. The issues investigated were downtown housing policies used and their 

performance. Therefore, the purpose of Chapter 3 is to outline the policies used in the 

examined cities, their effectiveness and their adaptability in Calgary. These experiences offer 

directions for a housing strategy to be prepared for Calgary. In this manner, comparisons with 

Calgary are made throughout the chapter. As a conclusion, a summary of most effective 

policies in the four cities reviewed in this study is provided. 

Chapter 4 - Calgary Downtown Planning in Perspective is the general literature review of 

the policy documents that have been produced for Downtown Calgary, with emphasis on 

housing policies. Chapter 4 also provides a commentary on the evolution of downtown 

planning in Calgary and its effects on housing in the area. Its purpose is to outline the policies 

currently in effect in Downtown Calgary and to identify the policies that create barriers to 

downtown housing development 
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The general barriers and opportunities for housing in Downtown Calgary are 

acknowledged in Chapter 5 - Downtown Calgary Barriers and Opportunities for Housing. 

The intent of this chapter is to identity the obstacles and the facts or trends that provide an 

opportunity for residential development Inspired by the four cities examined in Chapter 3. 

policy directions to overcome the obstacles and to take advantage of the identified 

opportunities are suggested. 

Chapter 6: Conclusion - Recommendations for a Housing Strategy for Downtown Calgary 

highlights the recommendations for setting a stage for housing downtown and adopting a 

housing strategy. The housing strategy includes but is not limited to land use changes, 

financial incentives, and the establishment of developer contribution fees. 
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CHAPTER 2 - WHY DOWNTOWN HOUSING? 

1.0. Introduction 

The role of the downtown areas as the main focus for North American cities has drastically 

changed throughout the years. In Calgary, the downtown remains as the central business 

district and represents a focal point for the local and national oil and gas industry. It has 

developed as a quasi mono-functional place - an office/employment district. This single use 

trend has repelled the residential population from the core of the city and with it the vitality 

and diversity of the old downtown. 

The rationale for housing in the downtown and inner city neighbourhoods is essentially 

based on the intent to revitalize downtown by recreating its vitality and economic 

development as well as the sustainable and wise use of the city's land and infrastructure. 

Downtown housing also brings social, physical and financial benefits to the city as a whole. A 

city is often judged by its downtown, not just by visitors but also by its own residents (City of 

Edmonton, 1997). In this chapter, the factors that constitute the rationale for downtown 

revitalisation through housing intensification are identified and the benefits of downtown 

housing in Calgary acknowledged and discussed. 

2.0. Housing as a Catalyst for Vitality 

According to Jane Jacobs ( 1961 ), four conditions are indispensable to generate vitality. The 

first one is the existence of mixed uses, which ensures the presence of people who use the 

streets at different times and are there for different reasons, but who can use the same 

facilities. The second condition is the prevalence of small blocks, which provides frequent 

streets, and opportunities to turn corners. Jacobs' next condition is the close-grained co

existence of buildings that "vary in age and condition, including a good proportion of old 

ones so that they vary in the economic yield they must produce"(Jacobs, 1961, p.ISI) . Jacob's 

last condition is the concentration of a diverse population, which would support most of the 

activities and businesses in the area 

Even though Downtown Calgary easily satisfies Jacobs' second condition (opportunities 

to turn corners), the first condition is far from being achieved Some of the blocks in the heart 

of downtown were redeveloped and transformed in massive blocks of office buildings, 

limitating the diversity of uses that characterizes healthy and lively places The third condition, 
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the variety of buildings, has been largely sacrificed by the redevelopment of downtown as a 

single use district, where office towers have occupied most of the lots in the core. Finally the 

last condition, the concentration of population because of residence, is obviously lacking in 

Calgary's central district and is critical to the main point of this project 

2.1. Population/Retail Surveys 

Throughout North America, studies have been done to understand vitality of central 

business cores (CBDs) and their conclusions support the theory that residential populations 

have a critical role and, in fact support business and entertainment activities in central areas. In 

this section, three of these surveys/studies will be explored: The Vancouver Study ( 1984), the 

Granville Market Surveys (Vancouver, 1985 and 1987) and the Pedestrian Retail Survey, 

Calgary (1993 and 1996) . 

2. I . I . The Vancouver Study 

The Vancouver Study was realized in 1984 as part of the study Towards a Theory of Vitality 

at the University of British Columbia (U.B.C) . The surveys were conducted with pedestrians 

and shopkeepers in two areas of downtown Vancouver: along Water Street in Gastown (East 

End) and Robson Street (West End) . These two areas were chosen because both were 

commercial centres, yet with very different levels of vitality and success While Robson Street 

was a lively 24 hours place, Water Street was dilapidated and uninviting even though the 

government had spent a large amount of money on its revitalization and almost nothing on 

Robson Street 

The surveys were prepared to investigate the theory that housing is a catalyst for vitality 

and therefore an area's vitality is closely linked to the quality and quantity of housing in its 

immediate surroundings: 

" The vitality ofa shopping area is imtially determined by the size, 
purchasing power and lifestyle characteristics of groups living in the 
immediate vicinity They attract an imtial range ofgoods and services, 
and determine the ambiance If these commercial and experimental 
opportumties are sufficiently unique, they attract outsiders, who expand 
the customer base and increase the animation and "sense of place" 

(University of British Columbia, 1984, p67) 
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The Vancouver SUNey's findings support the theory that housing and variety in population 

are a catalyst to vitality. It also supports the theory that Robson Street is more vital than Water 

Street because it has more than double the amount of nearby residents than Water Street. 

Moreover, half of the residents close to Water Street were Chinese that preferred to shop in 

Chinatown. An interesting finding of the sUNey was the variety of lifestyles represented by 

Robson Street's local population: empty nesters, young professionals, northwestern 

Europeans, and homosexuals. Each of these lifestyle groups represented the basis for specific 

shops and seNices along Robson Street. Again in Water Street except for the Chinese, there 

were no other unique groups among its local population Another important finding was that 

housing must be within 1.6 kilometers - very close to the commercial area it is supposed to 

support. 

2.1.2. The Mark Trend Granville Market SUNey, Vancouver 

In 1985 and 1987, the Canadian Mortgage and Housing Corporation (CMHC) 

commissioned sUNeys for the Granville Island market in Vancouver. Initially. it was believed 

that the opening of the market had been critical to the revitalisation of the area close to False 

Creek. This belief resulted in the opening and consequent failure of other markets in the city 

such as the Richmond Market. 

The sUNeys proved that the revitalisation in False Creek actually began when a great 

amount of housing was constructed previous to the release of the Granville Island 

Redevelopment Plan, in December 1997. When the market finally opened in 1979, more 

residential units had already been built and housing infills were heavily added in Kitsilano and 

Fairview Slopes, adjacent to Granville Island. In fact, the large local residential population was 

the real catalyst to its vitality and provided a solid customer base to the market (CDA and The 

City of Calgary, 1999). 

2.1.3. The Pedestrian Retail SUNey, Calgary 

In the early 1 970s, following an international trend, Calgary's downtown business owners 

invested a great amount of money with costly advertising campaigns and street 

improvements. Their intention was to attract customers and induce downtown workers to 

return in the evenings and on the weekends for their shopping and entertainment. However, 

the suburban shopping centres and other areas in the city seem to be more convenient and 
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more attractive to suburban dwellers. On Stephen Avenue, several revitalisation schemes were 

tried, with limited success 

In 1975 the avenue was closed to vehicles, following the trend of "pedestrian malls". It was 

then remodelled with planters, trees, benches and bike racks. Stephen Avenue "Mall" became 

very popular among downtown office workers as an open space for lunch hour activities. 

Interestingly. except for its food venues at lunch hours, the new design did not significantly 

encourage the retail business along Stephen Avenue. 

In 1989, the planters were removed because they were blamed for discouraging 

shopping activities at the mall. Even though the planters were removed, new light standards 

installed and the street re-paved, the retail trade did not improve significantly. Therefore, in 

I 990 traffic was reintroduced on evenings and weekends in a trial basis and was permanently 

permitted after 6:00 p.m and weekends as of 1993 

After all these efforts to revitalize what once was the thriving main street for the city, 

Stephen Avenue has remained a popular place for lunch, strolling and people watching, but 

its vitality fades on the evenings and weekends. 

On the other hand, other areas in city, such as Kensington (in Hillhurst- Sunnyside District) 

1i hand Uptown Avenue (Connaught Beltline) have increased their vitali ty and became 

popular retail centres in Calgary. 

In 1993, the City of Calgary Planning Department completed the study called the 

Pedestrian Retail Survey. It researched and compared types of consumers and goods of 

pedestrian retail centres such as Kensington, Uptown I ih Avenue, Stephen Avenue Mall and 

Louise Crossing. 

In the 1993 Kensington survey. most of the respondents were residents in close proximity 

to the main commercial area and over 40% walked to do their shopping. In 1996, the same 

results were found, and that most of the high spending individuals also lived nearby. As it 

happened in Vancouver, the surveys found that in the residential population in the 

Kensington area, distinct groups were identified: local convenience shoppers, teenage 

browsers and high spending families. The different groups attract a variety of shops and 

services. Not surprisingly. the diversity of shops and dining options in Kensington were pointed 

to as the major reasons for visiting the area. 

Another common aspect between Kensington and Robson Street is the amount of unique 

stores, forming a "niche market" AccordIngly. the percentage of existing chain stores in 

Kensington was very little when compared to places such as Eaton Centre (1 % and 58% 

respectively) . 
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The survey supported the theory of the Vancouver Study that local residents frequent the 

area more and spend more money in goods in services than visitors from other parts of the 

city It observed that the vitality of an area is mainly due to the number and kind of people that 

live around it. 

Accordingly, the conclusion of the study was that the retail in Stephen Avenue - located in 

the heart of Downtown - was not successful enough because of the low number of residents 

in close proximity to it. It was found that the "Mall" served a significant local population within 

the Downtown area as well as attracted fewer trips from the remainder of the city. From the 

respondents' home addresses, the survey indicated that a large number of respondents were 

either local residents or tourists staying in a downtown hotel. Therefore, residents frequented 

the area more than visitors did and it is then assumed that a larger downtown population 

would hence provide stronger support for the commercial and entertainment activities in the 

area. 

3.0. Other Benefits of Downtown Housing in Calgary 

3. I . Physical Benefits 

A more visible residential element in the downtown area promotes a series of physical 

benefits. The first is a result of the sense of ownerShip of a residential population. The diversity 

of land uses and activity also creates a more interesting physical environment, with a variety of 

building types, heights and bulk. 

Fig.2. ). Toronto Downtown 
mixed-use buildings Fig.2.2. The Ambassador 

Portland Downtown 
residential building 
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Lastly, the incorporation of a substantial residential community downtown will create the 

community demand for environmental improvements that support housing. 

3.2. Financial Benefits 

Increased residential use generates more efficient employment of existing infrastructure 

within the downtown since several public investments such as schools, malls and churches 

remain under-utilised. More importantly, increased residential development within the 

downtown would "reinforce the City's commitment to a more compact urban form thereby 

reducing the public and private expenditures normally associated with expensive 

transportation networks and urban sprawl"(City of Calgary. 1979) . 

The development of housing in the established areas of the city can be economically more 

viable since most of the basic seNicing infrastructure is already in place. Moreover, the 

transportation network to and from downtown is already well established, which results in less 

or no investments needed in transportation assets for the area. 

For the existing community, the incorporation of residents of a broad range of ages, 

income groups and household types promotes economic development of the central core, 

with the potential addition and revitalisation of seNices, commercial and entertainment 

businesses. Lively downtown areas attract visitors from other parts of the city as well as tourism 

and the economic possibilities that come with it. 

The use of under-utilised land is also a potential to create financial benefits for the City The 

increase in tax revenues once the vacant land is used for residential development can be 

significant in Calgary 

3.3. Social Benefits 

More housing opportunities and lifestyle choices for Calgarians, a minimal displacement of 

existing residents, and a safer public environment are the primary social benefits of increased 

housing density in the downtown area. Other social benefits are associated with the support 

of commercial, cultural and entertainment facilities in the downtown area, the enhancement 

of its image and the expansion of opportunities for social interaction and public participation 

for all downtown residents. 

Residences within the city core enhance vitality of downtown neighborhoods and 

promote a sense of community and of place, as well as a sense of ownership, ensuring 

movement "eyes on the streets", and a more human aspect to the business core. Residents 
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always encourage the utilization of the area for 24 hours a day. seven days a week, and the 

provision of more services, commercial and entertainment facilities In the downtown area. 

3.4 Growth Management and Sustainability Issues 

Housing development in the established central areas result in less land consumption, 

optimization of infrastructure use and opportunities to live and work in the same or immediate 

district It promotes less automobile use and fuel waste, less investment for expansion of roads 

and for basic infrastructure in more remote areas as well as more innovative and varied 

household types. 

4.0. Downtown: A Great Place to Live 

Downtown living can be very exciting and attract a variety of lifestyles. To live downtown 

means to be close to work, services, shopping and entertainment Downtown residents 

seldom need to drive their cars for their daily activities. They do not need to pay for parking or 

waste time looking for a parking space. 

4 I . Living in Downtown Calgary 

In Calgary, the reasons for the introduction of more housing units in the downtown area 

are numerous. With the accelerated growth of the city since the I 980s and especially the late 

1990's, there has been an increased demand for affordable housing and renting units. 

Moreover, as pointed out by surveys realized in Calgary (P&BD and COAl, there is a lack of 

vitality in Downtown Calgary and, therefore, a need for its revitalization. The surveys also 

found that Calgarians do not share a single strong image of Downtown, which means that 

the downtown has a weak identity and is not considered as a lively and interesting place to 

be. The results indicated that: 

• 	 There is a lack of lively and pedestrian friendly environments; 

• 	 There is a perception of insecurity and harsh environment in the area; 

• 	 Use is mainly from "9:00 to 5:00" on weekdays; 

• 	 There is a need to build a sense of community and a sense of place in the core 

of the City. 

It is then safe to assume that housing Will be the catalyst to a healthy community in 

Downtown Calgary. The increased population Will create a sense of community, a sense of 

place and of ownership downtown This population Will also create a stronger and more 
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varied customer basis for downtown businesses Revitalization wI!1 attract even m ore residents 

and viSitors and make downtown a greatplace to live work andplay 

5.0 Conclusion 

After the Second World War, downtown's traditional role as the main commercial district 

in Calgary changed when it became an office and business centre. It was not entirely 

redeveloped into high-rise office buildings, but it physically experienced drastic changes '. 

Other location options for the activities traditionally held downtown emerged. Several stores, 

cultural and entertainment facilities, banks, offices and other services moved mostly to 

suburban malls or other new facilities created in urban renewal projects, such as The Calgary 

Centre for Performing Arts ( 1985). This facility replaced all nine buildings in the block between 

the Burns Building and The Calgary Public Building located on the south side of 8th Avenue 

(Dauncey, 1993). The numbers of downtown residents increasingly dropped, and what once 

was a thriving commercial and residential district became less populated and less lively. 

As a general North American trend in recent decades, families reduced in size, and with 

smaller resident families downtown business ended up w ith reduced customers. Moreover, 

the new suburbs with their new schools parks and large shopping malls attracted these 

families from the central residential areas. The central business district's vitality suffered notably 

when some inner city residents found suburban malls more convenient and accessible than 

shopping downtown. Business downtown (retail, restaurants and entertainment facilities) 

then experienced further reduced support 

The downtown customer basis was particularly defeated by the demand for more office 

space in that area throughout the years. Housing was displaced and land prices increased, 

making residential developments overly expensive in the area. 

Even though the new offices' employees form a new market for certain businesses, they 

support them mostly at lunchtimes and their purchases include only a small number of 

products and services. During lunchtime, downtown Calgary seems to be a vital and busy 

place. But after working hours, the office population leaves the area and a very deserted and 

desolate place remains. 

In order to convert this situation, great amounts of money have been spent to convert 

downtown into a lively place. Unfortunately, the success of all these efforts w as limited and 

I An example of initiatives to keep customers in the central areas is the early redevelopment of Stephen 
Avenue. Many buildings along the avenue were covered up with modern glass, stucco or brick in order to have 
a modern look. For example. the historic Pain Block, Norman block and Palace Theatre all had vitrolite panels 
added to their facades in order to obtain a more "modern" look and attract more customers (Dauncey. 1993). 
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has not fully accomplished their objectives. The intense incorporation of arts venues, large 

investments in beautification and experimentation with pedestrian malls have failed to 

transform downtown Calgary. These attempts have had limited success "due to failure to 

understand the factors which drive vital ity ... One of the engines behind vitality, safety and 

image is housing" (CDA and The City of Calgary, 1999). 

According to vitality surveys, two crucial conditions for vitality are: 

1) The existence of a large population living nearby, and 

2) The existence of at least three different lifestyle groups within this population. 

In other words, it is necessary to have a local customer basis to support businesses as well 

as their diversity of interests and purchasing habits. Thus, different kinds of business can 

survive and give a special interest to the area, attracting customers from other parts of the city 

and tourists. Therefore, to make Downtown Calgary a lively place, encouraging a larger and 

a more diverse local population is critical. The incorporation of more housing units to 

Downtown Calgary will create more vitality and will attract more visitors and even more 

residents, keeping the area interesting, safe and welcoming. 
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CHAPTER 3 - LEARNING FROM OTHER CITIES: VANCOUVER. EDMONTON, TORONTO AND 

PORTLAND 

10 Introduction 

In several cities in Canada and the USA, housing remains a major factor in the vitality and 

variety of downtown districts. Strategies and policies were created to encourage residential 

uses and incorporate innovative kinds of housing in the central area of cities throughout the 

world. 

In this chapter, successful strategies used in four North American cities - Toronto, 

Vancouver, Edmonton (Canada) and Portland (USA) - will be explored The policies and 

analysis provided are a result of a comprehensive literature review, site visits and a series of key 

informant interviews performed in each city. For the purpose of this study. only those policies 

affecting residential uses in the downtown of these cities will be discussed. The major issues 

examined were: 

• The tools used to encourage downtown housing; 

• The degree of success of each tool; and 

• How success was measured in each case. 

Under each downtown housing policy. a brief account of how it has been applied in 

each municipality will be given. Naturally, only those cities that adopted each policy will be 

discussed under each topic. 

A short summary detailing the evolutionary development of the downtown of the four 

cities will be presented Each of these cities experienced certain circumstances that were 

favourable to the tools and policies used in encouraging housing in their downtown districts 

These circumstances are similar and different to Downtown Calgary's current situation. An 

analysis of these similarities and dissimilarities and how they affect the adaptability of housing 

policies in Calgary will also be examined. 

2.0. Selection Criteria 

These cities were not selected according to any specific similarity to Calgary Instead, 

Vancouver, Edmonton, Toronto and Portland were chosen as research cases primarily 
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because they have adopted the concept of downtown housing as a catalyst for vitality and 

were successful. Their downtown areas have employed municipal policies to encourage 

housing density. 

3.0. The Researched Cities 

3. 1 . Vancouver 

Vancouver, British Columbia, is one of the few cities in Canada where downtown living 

has thrived for several decades. In downtown Vancouver, there is a diversity of residential and 

mixed-use areas, as well as a central business district (CBD) where residential uses are not 

permitted. Downtown Vancouver includes several residential area above a strong 

commercialjbusiness district. Additionally. the downtown is host to major entertainment 

district in the region. In the residential and mixed-use districts, apartments, condos, multifamily 

and single family houses, and family suites co-exist. producing a healthy sense of community 

in the downtown area. 

Fig. 3. I. Vancouver Central Area 

Downtown Vancouver is identified as the area between the West End and Downtown 

Eastside. The Central Area Plan ( 1991) defined the Central Area as the downtown peninsula, 

the heritage areas just east of the peninsula, and the neighbourhoods around False Creek 
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stretching out to Broadway (Vancouver Planning Department 1991) It covers a 10-biock 

business and retailing radius from the Georgia and Granville intersection. Currently 

Downtown Vancouver it is home to over 50,000 people and the forecasts indicate growth of 

an additional 80,000 within 20 years. The majority of housing is rental and the population 

includes seniors, young couples, downtown workers, single parent families and a few families 

(PErs ComGordon, 2000, PrEs Com Pnce, 2000). 

Vancouver has systematically taken a strong position regarding housing in the central 

area. It has demonstrated a concern for the quality of life of neighbourhoods throughout the 

city. The City, however, has also struggled with some very serious difficulties in 

neighbourhoods in and around the Downtown Eastside, identified as the poorest residential 

district in the country. The Downtown Eastside has experienced complex problems, such as 

drug addiction and dealing, prostitution, HIV infection, lack of adequate housing, high 

unemployment and the sudden loss of many legitimate businesses 

The presence of the West End, a 

dense residential neighbourhood 

adjacent to the original downtown has 

historically created stability and market 

confidence for residential uses in the city 

core. The West End is a high-density 

inner city neighbourhood that offers 

urban living opportunities to young, 
Fig.3.2 Yaletown Mixed Use Buildings 

mostly single inhabitants. 

A range of downtown offices, shops, entertainment venues and cultural facilities along 

with beaches and Stanley Park are in close proximity 

High rise apartment buildings were built in the West End in 1956, when City Council 

responded to the complaints of downtown businesses, which were losing customers to 

suburban malls, by re-zoning the West End to allow higher density buildings (Pers Comm 

Gordon, 2000). 

By the end of the 1980's, there was market pressure to redevelop the West End, which 

had caused concern about the amount and quality of rental units in Vancouver. In response, 

the City opened up more housing capacity in the Central Area. Office capacity was reduced in 

other areas, such as Downtown South. In fact office density was reduced from 30% to only 

about 20% density. Downtown South, then, went from 6.0 floor space ratio (FSR), to 5.0 FSR 
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(Ibid) . Consequently, more opportunities for housing were created in Downtown South, 

which reduced the need for redevelopment in the West End. 

In the late I 980s, Expo 86 profoundly changed the form of the city and particularly its 

central area. The world fair opened the north shore up to the public and brought the 

attention of Vancouver residents to the area. The redevelopment on north False Creek 

following the exhibit created a post-industrial landscape in close proximity to downtown. 

Residential units were aimed at a professional populace to the detriment of low-income 

population. The spill over of development and gentrification restructured adjacent areas. 

Infrastructure was also upgraded. The Cambie Street Bridge was realigned and expanded to 

serve traffic destined for BC Place Stadium and the north False Creek development that was 

expected after the fair. 

The Expo 86 site, now the Concord Pacific Development site, is still under development It 

includes hotels, entertainment and commercial facilities, and is expected to add about 10,000 

residential units to the Central Area. 

Vancouver's Central Area plays an important role in supplying housing for the entire city 

and region. Several policies have been introduced as a means to create liveable 

neighbourhoods in the core of the city, to provide lodging to low income and special needs 

groups, and to accommodate the increasing need for housing generated by steady municipal 

and regional growth. 

3.2. Edmonton 

Downtown Edmonton is the financial and administrative hub of metropolitan Edmonton 

region. By the late 1970s it was a major urban centre, with office towers, underground LRT. 

Pedway system I and high employment levels. This prosperity came to a halt in 1982 and since 

then commercial development in the downtown area has been sporadic (City of Edmonton, 

1997) 

As Edmonton's first business neighbourhood, the downtown has the highest 

concentration of urban infrastructure and is the focal point for civic services and government 

facilities. Nevertheless, its contribution to the City by has recently drastic declined 

According to the 1997 Capital City Plan, Downtown Edmonton is home to about 6,300 

residents within its official boundaries. In the Capital City Plan, the CP lands, CN lands and the 

I Pedway system is an underground pedestrian structure that connects buildings and some LRT stations. 
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River Valley Slopes were added to the downtown boundaries defined in the previous I 98 I 

Downtown Plan. The Central City area is defined as the downtown district and ten other 

neighbourhoods immediately adjacent to it (fig.33.) By 1997, the ten neighbourhoods 

provided residence for about 50,000 people 

Fig. 3.3. Edmonton Downtown and Central City ( 1997 Capital City Plan) 

On the one hand, with the recent Capital City Downtown Plan (1997), the downtown is 

expected to capture new development, particularly housing. On the other hand, housing is 

expected to attract new businesses and investment to the core and increase tax revenues. The 

Capital Plan describes a series of interconnected actions that are expected to accelerate 

growth and improve the quality of downtown environments. Since 1997, several actions to 

meet the Plan's goals have taken place, such as street improvements, traffic calming measures 

and the Housing Re-investment Program The latter has been very effective, in combination 

with other actions that will be studied in this chapter, to encourage the development of 

housing within the downtown. As a matter of fact downtown today is the fastest growing 

residential community in the city (Edmonton Downtown Business Association, 1999). 
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3.3. Toronto 

Downtown Toronto contains one of the highest concentrations of economic activity in 

Canada, from value added financial services to retail, restaurants, arts and cultural facilities. 

Downtown streets are lively and active places and home to more than 162,000 residents. 

In the early I 970s, however, the downtown was poorly populated and increasingly 

became an area of specialized commercial activity. In short, it lacked the vitality and diversity 

that characterises a major cosmopolitan urban centre. With the 1976 Downtown Plan, the 

city adopted two main objectives for the downtown area: I) bring stability to the inner city 

residential neighbourhoods and 2) provide more diversity with a balance between 

commercial and residential uses (Central Area Plan Review, The City of Toronto, 1976) . 

In the mid 1970's, policies that encouraged a diversity of uses within the downtown were 

put forward. One of the major policies was to significantly increase the population downtown 

by creating mixed-use districts and residential neighbourhoods. The zoning and land use 

regulatory system in centra l Toronto was changed in 1976 to specifically encourage 

residential uses. Residential capacity was increased and residential uses allowed throughout 

the downtown. In much of the central city the only way to maximize build ing permits was to 

include residential units (City of Toronto, 1976) . 

At the same time, the concept of the condominium residence was introduced to Toronto. 

The advent of the "condo" market was of great significance in the gentrification of Downtown 

Toronto. 

More recently. in the I 990s, initiatives 

such as the redevelopment of the two 

"Kings" - King St. and Spadina Ave. and 

King St. and Parliament Ave. areas - has 

brought about even more diversity to the 

downtown Both were large former 

industrial areas, wh ich were opened to 

various uses, including residential. Fig 3.4. Lofts in the St. Lawrence 
As a result of a recession District, Downtown Toronto 

experienced in the early nineties, the 

uncertainty for the future of financial services over bank merges and the federal government 

move towards de-regulation of the banking industry. no new office building has been 
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constructed in Downtown Toronto over the last ten years. Nevertheless, as vacancy rates 

continue to fall and rental rates rise, "office development is likely to become more profitable 

once again in the near future" (The Future of Downtown Toronto, June 2000). Although the 

halt on office development downtown remains a concern in Toronto, the residential 

development downtown continues at a steady pace and made the most of the conversions of 

under-utilised office buildings in the most central areas of the city. The conversions from empty 

office buildings were significant between 1992 and 1995, as a response to the recession and 

vacant office buildings Downtown industrial loft conversions also occurred and created its 

own market - new buildings are currently being constructed with the loft living concept 

In 1998 the City of Toronto underwent amalgamation that has resulted in great changes in 

pol icies and programs, not only in the downtown area, but also in the entire region. 

3.4. Portland 

After World War II, Portland experienced the blight of its downtown, caused by American 

urban crisis created by freeways construction and the emergence of suburbia. This 

phenomenon occurred in almost every American city, when entire neighbourhoods were 

destroyed, and the downtown area was left to decay, racial conAicts and residence of low

income groups. However, Portland experienced three decades of active planning and 

involvement of business leaders, elected officials, and interested citizens that reversed the 

situation 

The 1970's saw the emergence of a strong alliance between Portland's downtown 

business and the residents of older neighbourhoods - both threatened by the American 

urban crisis. Downtown parking and public systems were inadequate and deteriorating as 

suburban malls attracted the former downtown customers. Likewise, institutional expansion, 

large-scale Urban Renewal schemes, poverty and racial issues were endangering downtown 

residential neighbourhoods. 

A major fact that marked the revitalisation of Downtown Portland was the reclamation of 

the waterfront In the early 1970s a master plan - Downtown Waterfront Urban Renewal Plan 

- was put in place. Its major goal: to strengthen the links from the river to the central city. In 

1976, Harbor Drive, a major four-lane expressway was removed and the stage was set for 

Portlanders to once again have access to the waterfront (Abbott, Pagenstecher and Parrot, 

1998). 
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Fig. 35. Waterfront before Renewal Fig 3. 6. Waterfront after Renewal 

In )972, a downtown plan was prepared with an integrated strategy involving the co

ordination of land use and transportation policies. The ) 972 Downtown Plan emphasised 

public transportation, neighbourhood revitalisation, and downtown planning. The Plan's 

major features were the preseNation and expansion of downtown housing. Since that time, 

the central city continues as site of several housing projects including renovation and new 

construction. The pace of housing production accelerated considerably in the 1990's and in 

1998, reached the 1972 Plan's goal of concentration in distinct residential neighbourhoods 

(Abbott, Pagenstecher and Parrot, 1998). 

Historically, because of the costs and technical difficulties of building in downtown 

areas, middle- and low-income housing has usually required public subsidies to be 

competitive with housing in other parts of the city. These subsidies given through publ ic 

assembly seek the writing-down of land costs, property tax freeze and rebates, or subsidisation 

of low-income developments. 

In 1988, with the Central City Plan, the term "Central City" was used to establ ish the 

boundaries of the central area in Portland. The Central City as we know it today contains the 

traditional downtown together with the Central Eastside, the Lloyd District, Lower Albina, 

Northwest Triangle (Pearl District/River District), Goose Hollow, and North Macadam districts. 

26 



Fig. 3.7. Portland Central City Boundaries 

At the time of adoption of the Central City Plan in 1998, approximately 23.000 people lived 

in the Central City and inner city neighbourhoods surrounding the Central City. About 14,000 

people lived in the downtown, north of downtown and in the Goose Hollow areas. There 

were approximately 15,500 housing units in the larger area and 9,900 housing units in the 

smaller area. The majority of the households (84%) in the downtown area of the central city 

are considered "non-family", but there is a diversity of households and in population age 

(Bureau of Planning, City of Portland, Oregon, 1994) 
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Fig 3.8. Portland: downtown Fig 3.9. Portland: residential 
apartment building complex downtown 

During the 1990s Portland witnessed a rapid change in central city dwellings, with a 

constant loss of affordable housing and the escalating development of market and higher 

income housing in newly developing areas such as the South Downtown and the Pearl 

District The most striking problems Portland Central City has faced regarding housing are 

affordability and supply. Over the past two decades housing prices have increased, becoming 

unaffordable to average income families, as average hourly wages have decreased in real 

terms. The primary loss of affordable housing in the 1970s and I 980s was a consequence of 

demolitions or renovations of older low-rent hotels for the tourism and office markets. In the 

last decade, the bulk of the loss of affordable units resulted from rapidly rising rents and a 

compact housing market. 

4.0. Policies and Actions 

4. I . Land Use Policies 

4. I . I . Allowance of Residential Use throughout the Downtown. 

4 I. I. I. Vancouver 

In Vancouver, residential uses are permitted throughout the Central Area, except for the 

core business district (CBD) . This policy has created opportunities for the introduction of 

housing in an extensive area of the downtown because the market For housing in Vancouver 

Central Area has been largely stable (Pers Comm. Gordon, 2000) . 
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Fig. 3. 10 Vancouver Central Area Land Uses 

4. I. 1.2 Edmonton 

Section 9 I 0 of the City of Edmonton Land Use Bylaw contains seven land use districts 

that are only applied within the boundaries of the Downtown Plan: Residential Mixed Use, 

High Density Residential District Historical District Enterprise Zone, Core Commercial Arts 

Zone, Commercial Mixed Use and Main Street Commercial. These districts were developed 

and adopted as part of the Capital City Downtown Plan process and are unique to the 

Downtown (Pers Comm Hall, 2000 and Edmonton By-law, http//wwwgov.edmonton. 

ab.ca/planning_dev/library_map_publications/ _Iub_help/ lub.htm, 7/31/00). 
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Within these seven districts, housing is allowed in the form of apartment units. Within 

the High Density Residential District, all permitted uses are residential. Discretionary uses in are 

mainly local commercial uses. Within the Residential Mixed Use District, apartment housing, 

row housing and stacked row housing are permitted uses along with limited commercial, 

institutional, office and service uses. These must be distributed on site in a manner sensitive to 

the street environment and adjacent residential areas, to support an "urban village" where 

amenities are focused on a local main street (Edmonton By-law, http/IWVIIW 

gov.edmonton.ab.ca 7/31/00). 

The allowance for residential uses throughout the downtown area has been effective 

in combination with the Downtown Housing Re-investment Grant Program, which will be 

described later in this chapter (Pers Comm Hall, 2000). 

4.1./.3 Toronto 

The 1976 Downtown Plan process recognised that downtown Toronto lacked vita lity and 

that strategies were necessary to attract more residential units to the area. With this plan, 

residential uses were proposed throughout the downtown, even in the Financial District 

While the plan proposed that 

housing be allowed in the Financial 

District, it also emphasised other areas 

of the downtown. Housing was then 

encouraged in other sub areas, 

which were identified as adequate for 

medium and high-density residential 

areas, such as North Downtown and 

St Lawrence Districts (City of Toronto, ... 
1976) _ Downtwon Toronto " 

_ Go Transit 
_ Subway line 

••• l Rl 

Fig 3.1 I . Downtown Toronto Location Map 4. 1./.4. Port/and 

With the adoption of the Central City Plan in 1988, and the Central City Transportation 

Management Plan (1994), the City put in place land use regulations to encourage housing 
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development in the Central City. These include: 

• 	 To reserve land zoned Central Res/dential and High Density Res/dential for high

density housing development in the downtown 

• 	 To allow housing as a permitted use in all commercial zones and the Eastside 

Central Employment Zone. 

• 	 To allow housing through the conditional use process in the remaining 

employment and some industrial zones. 

(City of Portland, 1998). 

Moreover, the City has designated certain sites as "Required Residential Development 

Areas". Within these areas, new development and major remodelling projects must include 

housing at the minimum rate of I 5 units per acre The required residential use may be in 

either a single use or in mixed-use building or project (Pers Comm Liveley, 2000) . 

Land reserved for residential uses in the Central City has been very successful In 

encouraging housing development in Portland. At present the residential zones and other 

parts of downtown include today a substantial amount of apartment buildings and condos 

(Ibid.) . 

4 I. I. 5 Findings Allowance ofRes/dential Uses throughout the Downtown 

The allowance of residential uses throughout the downtown has been a mechanism that 

has created opportunities to incorporate housing such as in conversions and secondary units 

within the downtown areas of Edmonton, Toronto, and Portland, creating mixed use districts 

that cover the entire downtown. 

In Calgary, the establishment of a mixed-use district with permitted residential uses 

throughout the downtown could create opportunities for downtown housing and to 

ameliorate the dead zones resulting from solid office development 

4. 1.2. Rezoning for Residential Uses 

4. 1.2 I. Vancouver 

In 	 Vancouver, zoning and regulations changes were frequently undertaken with the 
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purpose of accommodating more housing and facilitating the re-use of buildings for housing 

in target areas 

4. 1.2 I. I. Office and Res/dential Capacity 

One of the key tactics used to increase residential densities in Downtown Vancouver 

was the reduction of the office capacity. The problem the City faced was the office 

capacity that was dominant downtown. Subsequently. the capacity was reduced to 

2/3 of the original number. 

The development industry did not TA8t.E. 1 
DOWNTOWN PENINSULA OFFlCE ZCHED CAPAClTY 

react negatively because a great 1t15 VS MAY lttt 
(In million aq.,.,. ....) 

demand existed for residential uses in ZONING ADDW 

the area. Clearly, even with the 

proposed office capacity reduction the 

downtown still had the ability to 

accommodate 20 years of office 

development The negative reaction 

instead came from the Downtown 

Vancouver Association and Board of 

Trade, which were concerned about 

the financial future of the city, because 

they believed that Vancouver was to a 

great degree benefiting from having 

office headquarters downtown rPers 

Comm, Gordon, M and Pecarsky, R., 

2000). 

4.1.2. 1.1.1. Downtown South 

APPROVED APP!ID\IED 

c-/ Harbour bl O. 8~ ~ liOlbour 1I1cu ·0.01 

hbe Creek Nom l . ~ 8.)'Sho~ ·O.jCl 

S~ Sp<afic co. .. ·1.50 

Sub-ToW Apptoocd 2.60 Sub-Total Awto-I ·UI 

PRQPOSS) H.OPOSED 

Dewn-..Sawlo. .5-00 

Viaoty Sqv.n: ·1.00 

T~We1l' .1.00 

s..l>-ToaI P>vpaocd 0 S ..... ToW P..,.....t -1.00 

GRAND TOTAL 
ADO£!) 

~. 60 CItAND TOTAL 
pEJ,£IED 

.... 1 

NOTE: Loox, teret ~ offic>r ...rcd ""'"'"ty an.,.. - II) lOCal 
10ned ~ty. Jipa;ilic:.....,..",,;art wotUd ell.! ;IS I*'IIfIf,w.
planninJ. Sec Ho."si", SeaiocI 10, ~ ;"fi,rmofian on __ 

Fig3 12. Downtown Peninsula 
Office Zoned Capacity I 975 Versus 
May I 991 . Central City Plan, 1991 

The most recent re-zoning for residential uses in Downtown Vancouver for was in 

the Downtown South. Traditionally a mixed-use neighbourhood, it has been 

envisioned as a high density residential and mixed-use area. The Downtown District 

Official Development Plan rDDODP) was amended in 1991 to include new regulations 

and some re-zoning initiatives. 
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This action was the result of pressure on West End housing, resulting from a concern 

about the conversion of rental units to condominiums at the end of the 1980's. Rental 

units in the West End are valued as a source of affordable and transient population 

accommodation, as such, more opportunity for housing in the downtown needed to 

be supplied (City of Vancouver Planning Department 199)) 

Fig.3 13 Vancouver Downtown South sub areas 

According to Pecarsky (2000), the rezoning and reduction of office capacity in 

the central area has been the single most successful and significant strategy utilised 

by the City of Vancouver to encourage housing in the Central Area (Pers Comm 

Pecarsky, 2000) Areas rezoned from industrial/harbour uses to residential (i.e Coal 

Harbour and Yaletown), the reduction of office density allowed and the increase of 

residential density have together functioned as the major City actions that make 

Vancouver Central Area so successful as a residential district. 

4 1.2 12 Comprehensive DevelopmentSites (CD) 

Comprehensive Development sites allow the City to apply specific rules to each 
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project developed. The City has been able, therefore, to request certain features or 

qualities within developments. In certain areas within Downtown Vancouver, for 

example, the City insisted on the inclusion of townhouses within residential tower 

developments, a design strategy which keeps the residents close to the street 

while fostering a thriving environment, with frequent entrances, windows and 

movement (PEn Comm. Gordon, 2000). 

In CO sites, significant attention and direction are invested in assuring that the 

City attains the shape and form of housing it aspires. Inspired by Jane Jacobs's 

considerations about healthy neighbourhoods, the guidelines for these buildings 

included a variety of entrances on the street. "eyes on the street" to bring a sense 

of security and community. 

4.1.2. I .2. I . Coal Harbour 

The City applies additional regulations within Comprehensive Development 

(CO) sites to incrementally transform areas. In the Coal Harbour 

neighbourhood, for instance, re-zoning was necessary to create CO sites, where 

the city can closely monitor projects built. 

Coal Harbour, as well as North False Creek, were previously rail yards 

owned by the Canadian Pacific Railway (CPR) and were re-zoned from industrial 

to mixed use and now accommodate residential uses with higher densities 

(high rises and mid rises buildings) (Pers. Comm. Gordon, 2000). 

In summary, the adoption of CO sites has significantly encouraged not only 

increased housing but also increased quality housing and residential 

neighbourhoods in Vancouver 

4.1.22 Edmonton 

In Edmonton, land use re-designation was paramount in advancing the development of 

housing in the downtown area With the Downtown Plan (1997), density allowances for 

residential uses in the downtown area were increased, raising the land values in the area, but 

at the same time making development more attractive and profitable for residentia l projects 

(Pers Comm. Hall, 2000) . In conjunction with other actions towards housing development. 
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such as traffic and street improvements and financial incentives for housing, rezoning for 

increased residential uses played a major part in making residential development a reality in 

Edmonton's core. 

".. 


-

, 
~. 
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~ 
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Existing Residential Areas 

Areas Targeted for New Residential 
Development 

Existing Residential 

Fig. 3. I 4. Edmonton Downtown Land Use Concept - Capital City Downtown Plan, 1997 

4. 1.23 Toronto 

4 I. 2 3 I. The Role ofthe 1976 Downtown Plan 

Accord ing to Toronto's 1976 Downtown Plan, in the early 1970s the downtown 

area was poorly populated and lacked both energy and variety. It was increasingly 

becoming an area of specialized commercial activity, lacking the "vitality deemed 

appropriate for such a major North American urban centre" (City of Toronto, 1976). 

Accordingly, the main objectives of the 1976 Toronto Downtown Plan were to bring 

stability to inner city residential neighbourhoods and to support e diversity in the 
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downtown. To achieve both objectives, the plan proposed a compromise to housing 

in the central area. The main action proposed was a dramatic reduction of the 

office/commercial potential and size of primary office area, combined with the 

promotion of downtown housing throughout the central area, including the Financial 

District (City of Toronto, 1991) . Residential capacity was, substantially increased 

throughout the central area. Large areas such as the St Lawrence District were re

designated as residential areas, while for all the sub areas of the downtown, housing 

capacity was increased and amenities and facilities were provided. 

" In sum then large scale development ofhousing in the Downtown is 

appropriate because It wI!1 faCilitate the achievement ofimportant overall 

City housing oQjectives andproVide an appropriate location for housing 

a wide range ofpeople. The stumbling blocks which might make the 

provision of housing in the downtown difficult in practice are not 

insurmountable. " 

(City of Toronto, Downtown Plan, 1976, p 121) 

4. 1.232 King-Spadina and King-Parliament 

Another example of re-designation is the King-Spadina and King-Parliament 

districts. In 1996, Council approved changes to land use controls in both areas, to 

attract new investment and to create new residential opportunities, including live/work 

studios. By September 1st, 1997, in King Spadina 244 residential units were under 

construction, 56 live/work studios were approved and over 1,600 housing units 

received a zoning approval. Also as of September I, 1997, in King-Parliament 160 new 

residential units were under construction, I I 5 acquired site plan approval and 1)06 

attained a zoning approval and were expected to move forward soon (City of Toronto, 

1998). 

It is important to note that in these areas a combination of policies (re- designation, 

conversion of existing buildings, by-law amendments and regulation Aexibility and 

provisions for live/work spaces) was necessary for the accomplishment of the city's 

objectives. 
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Fig. 3.15. "King -Spadina" and" King -Parliament" areas 

The re-designation for housing in downtown Toronto was a major step in 

transforming its downtown into one of the most lively and active in North America, 

currently housing over 162,000 people (GHK International, 2000). 

4. 1.2 4. Findings Re-zoning for Residential Uses 

The policy of rezoning downtown districts to accommodate more residential uses in the 

downtown has been successful in the four cities examined. 

In both Vancouver and Toronto, the reduction of office capacity was also a major factor in 

accommodating the increasing demand for housing in the central area. 

In Portland, the Urban Renewal tool has been largely and successfully used to incorporate 

the residential component and the mix of housing regarded as appropriate for each location. 

In the Canadian scenario, the option of urban renewal is not available. However, the 

alternative of rezon ing and accommodating higher residential densities and lower commercial 

densities as shown in the Canadian cities examined as well as the use of direct control districts 

is reasonable for Calgary's reality. 
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4 13 Residential Bonuses 

4. 13 I. Vancouver 

4. 1.3 I. I. Bonus for Provision or"A,ssurance ofLow Income Housing 

In Downtown Vancouver, bonuses offered within housing agreements both 

maintain and increase the number of residential units targeted at low-income groups. 

According to Lee (2000), floor space ratio (FSR) bonuses are offered in housing 

agreements in exchange for new social housing units or for the guarantee of 

maintained units. In other words, the City allows increased FSR if developers provide 

new social housing units. Sometimes bonuses are granted when property owners 

ensure that certain units will not be converted and will remain affordable (Pers Comm 

Lee, 2000). 

An example of the unit assurance bonus is the upgrading of pubs in single room 

occupancy (SRO) buildings. SRO buildings usually locate pubs or bars on ground level. 

When the intent of expanding these operations or occupancy exists, the City can make 

agreements with property owners and the expansion permit is granted when it is 

secured that the number of residential units will remain or increase (Ibid.) . 

This policy has been reasonably successful in securing existing and new low

income units within the downtown (Ibid.) 

4. 132 Edmonton 

In Edmonton, residential bonuses were offered in certain areas of the downtown, with the 

purpose of including more residential units throughout the area. These bonuses were rarely 

used by developers and failed to encourage a meaningful increase in the number of housing 

units in Downtown Edmonton Even with the use of bonuses for residential uses, residential 

development still was not an attractive investment in downtown Edmonton (Pers Comm Hall, 

2000). 

4. 133 Toronto 

The residential bonus used in the former City of Toronto (before amalgamation) accrued a 
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wide variety of public benefits plus most of the funds for the Capital Revolving Fund (CRF) for 

Affordable Housing, in exchange for extra height and density These benefits included but 

were not limited to social housing, workplace childcare, and community service space 

(http!/www.city.toronto.on.ca. 6/29/00) 

Recently. in an effort to address affordability issues, Council approved the use of section 37 

of the Planning Act (Appendix B) to secure contributions for affordable housing (Pe'rS Comm, 

Anonymous, 2000). 

These bonuses have been an important tool in collecting funds for the CRF and providing 

community facilities (Ibid.) 

4. 1.34. Portland 

Portland grants a floor area bonus in the Central Commercial and Central Employment 

zones for projects that include any kind of residential units. The additional floor area granted 

as bonus may be used completely for residential or up to two-thirds of the additional bonus 

may be for non-residential uses (City of Portland, 1998) . 

4. 134. I. Res/dential Bonus Target Areas 

Some areas were designated Residential Bonus Target Areas. Within these areas, a 

Residential Bonus Floor Area Ratio of at least 1.5 to J must be earned before the 

project qualifies for additional floor area on the basis of other amenities provided (Ibid.). 

Residential Bonuses have facilitated the 

inclusion of some units in certain areas of the 

Central City. Still , it has contributed 

modestly to the number of residential units in 

the downtown (Pers. Comm. Sabba, 2000). 

Fig 3 J 6. Residential units on top 
of commercial building, 
encouraged by Residential Bonus 
(Pers Comm Livesley. 2000) 
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4.1.35 Findings ' Residential Bonuses 

The establishment of bonuses to foster 

residential uses occurred in all the cities 

examined in this study. Except in 

Vancouver and Toronto. however. it was 

not identified as a significant tool to 

encourage housing development 

downtown. 

The bonus system can be a successful 

tool in assuring the mix of units and 

incomes. since it supports the provision of 

lower income and non-market units 

within downtown neighbourhoods. Legend 
~ Re$ldonU.1 Bonu& 
~ Target An.Similarly. it has been successfully used in 
~ R",cldentlal Bonus 
[§;:] Tug., Atoa Whon Toronto and in Vancouver with regards 

Ruoned To EXd 

to the provision of local community Central City Plan 
Boundary . .... 

LJ'"""'LJamenities and facilities such as open 

spaces and day care centres. 

Fig. 3.17. Residential Bonuses in PortlandIn Toronto. bonuses have been 
Central City 

instrumental in collecting capital for the 

Capital Revolving Fund. a municipal initiative to provide non-market housing and homeless 

shelters 

In Calgary. bonuses to encourage housing have never been approved by Council. but the 

bonus system for commercial development has been widely used downtown. The City has 

the opportunity to review its bonus system and incorporate a mechanism that would foster 

increased numbers and quality of residential units as well as facilities and amenities targeted to 

supporting residential neighbourhoods 
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4.2. Encourage the Re-use of Existing Buildings 

4.2. I . Provisions for Building Conversions 

4.2 1.1 Vancouver 

The City of Vancouver was a pioneer In large-scale office building conversions to 

residential uses in Canada. The Be Hydro BUilding - today called The Electra -was listed as a 

historical building as an important example of Canadian modern architecture. The converted 

242 units were offered for sale in 1993 and were sold out in only two days (City of Toronto, 

1999). 

4241 1.2 WCto,y Square 

Recently, in the Victory Square Plan, current considerations to amendments to 

the Vancouver Zoning and Development By-law to encourage the reuse and 

upgrading of existing buildings, include: 

a) Facilitating new uses in existing buildings by broadening inter-changeable 

uses in the Zoning and Development By-law. 

b) Reviewing the Zoning and Development By-law and Administrative Bulletins 

to facilitate changes of use without creating the change of use requirements . 

Amendments under consideration to the Vancouver Building By-law to 

encourage the reuse and upgrading of existing buildings, include: 

a) Examining mechanisms to reduce the impact of Building By-law upgrades to 

other parts of a building resulting from change of use. 

b) Continuing to promote the use of "alternative building valuations" to reduce 

the number, extent and cost of building upgrades triggered by renovation 

proposals 
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c) Allowing the use of workable alternatives in applying the requirements for 

persons with disabilities where a building is designated as a heritage building. 

Work with the Committee on disabilities on further alternatives to facil itate the 

reuse of existing buildings. 

d) Relaxing energy conservation requirements up to 40% for residential uses 

and up to 60% for commercial uses in existing buildings. 

(City of Vancouver, 1998) 

The re-use of existing buildings in downtown Vancouver has been successful in providing 

housing units in the downtown area, especially in lower income areas, such as Victory Square 

(Pers Comm. Gordon, 2000). 

4.2 1.2 Edmonton 

Edmonton has succeeded in encouraging the re-use of existing buildings for residential 

purposes. In part. this success is a result of the quantity of under-utilised or vacant warehouses 

available within the downtown as well as the vacancy in office buildings downtown. 

Fig. 3.18. Warehouse converted to 
residential units, Downtown Edmonton 

Fig. 3. I 9. The Excelsior: warehouse 
converted into lofts in Downtown Edmonton 

The Housing Re-investment Program, discussed later in this chapter, is the process that 

has encouraged the conversions of office and warehouse buildings to residential use. The re
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investment program's conversions of any non-residential use unit into dwelling units have 

been significant in the success of that program I Pers Comm Jackson and Mohamed, 2000) . 

4.2 1.3 Toronto 

Toronto's Official Plan's broad policy goals support conversion of non-competitive 

commercial space to residential use, while specific policies further this form of conversion. 

Likewise, there are no major constraints or impediments in the general Ontario Building Code 

requirements for change of existing office buildings to residential uses that would inhibit such 

conversions ICity of Toronto, Planning and Development Department, 1993). 

The 1990's economic recession caused 

many companies and organisations to 

downsize in Toronto. As a result, vacancy 

and high property taxes hindered real 

estate in downtown Toronto. In response, 

the City then permitted existing 

commercial or institutional use to be 

converted to residential use and, in 1993, 

the development industry rallied to this 

course of action and residential conversion 

and this became the trend of downtown 

development Ilbid.). 

At present, the "loft living'" trend has 

been so successful that, at the edges and 

within the central area, new 

condominiums are being built as lofts. As a 

matter of fact the trend of "condo and loft 

living" downtown had significant 

importance in the gentrification of the area Fig.3.20. Sears Warehouse building 

and generated a great deal of conversions converted to mixed-use facility, Downtown 
Toronto 

within the downtown I Pers Comm. Bain, 

2000) . 
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Fig 3.21. Toronto Industrial 
Buildings Conversions: Ce Oe 
Candy Lofts 

Since 1993, when the first building on Younge 

Street was converted, over 25 buildings have been 

converted. More than 1600 units were supplied in the 

downtown area, showing that this policy has been very 

successful in fostering increased residential density as well 

as providing a diversity of units and live/work spaces in 

the downtown (Ibid.) 

In keeping with the conversion trend, industrial 

buildings have also been converted. One of the most 

striking examples is the Ce De Candy Company, which 

has over 175,000 square feet in area and has created 

120 residential units, offering amenities such as Internet 

and Jacuzzis (Ibid.). 

4.2.2. Provisions for Artists' Live/Work Studios 

4.2 2 I. Vancouver 

In areas such as Victory Square, the City of Vancouver has established a target of 25 rent

secured affordable artist live/work studios for low-income artists currently living and working in 

the neighbourhood. According to Michael Gordon (2000), until 1985, there were no legal 

artist live/work studios in Vancouver. These studios were introduced and regulated to 

accommodate lower income artists by making their work place their residences. In the case of 

Victory Square, some live/work studios were built before the Victory Square Concept Plan, but 

none were produced for lower income groups (Pers Comm. Gordon, 2000) . 

Currently, to facilitate the re-use of existing buildings for artists' live/work studios, the City 

permits sleeping areas and bedrooms in dwelling units in locations that have alternative light 

instead of direct natural light from exterior windows. Consideration is given to mechanical 

ventilation, and the pressurization of corridors, to ensure a slow but continuous movement of 

air as an alternative to natural ventilation for existing buildings. 

This policy succeeds in providing live/work studios for low-income artists in areas such as 

Victory Square, which now accommodates several artists and art related businesses (Pers 
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Comm. Gordon, 2000). 

4.223 Edmonton 

In Edmonton, the opportunity for development of artist live/work studios was identified in 

the mid I 990s and a process that included the participation of a consultant from the Toronto 

Artscape (described later in this section) . The City of Edmonton currently has a great number 

of warehouses that are under-utilised or not utilised at all. Based on the theory that artists can 

revitalize and create new opportunities in an area, the non-profit housing corporation - Arts 

Habitat (Artshab) - was created (City of Edmonton, 1998). 

As of July 2000, Artsha/] had been successful in converting one building's (commercial) 

upper floor in ten units of artists' live and work space. It is believed that the program can be 

self-supporting, leading to the conversion of other buildings to this kind of use (Pen Comm 

Hall 2000, Pers Comm. Jackson and Mohamed, 2000). Moreover, Artshab has created, in 

Edmonton, the opportunity for artists to live and work in appropriate and affordable spaces. 

4224 Toronto 

In Toronto, ArtScape. a non-profit organisation, is involved in developing and aiding the 

development of affordable artist spaces. Besides normal pre-development, construction, and 

property acquisition costs many of the buildings considered by ArtScape are historical 

buildings that require substantial seismic work. Therefore, these projects rely on low-income 

public housing program funding in order to be economically feasible. Artscape's operations 

are funded in part by an annual grant from the City of Toronto 

(http!!www.torontoartscape.on.ca. 09/01/98) . 

Due to the costs of renovations, these projects are usually 

expensive. Yet they have been successful in providing 

affordable and safe live/work spaces or studios for many low

income artists at 30% of their income. By I 998, several 

properties were converted to artist live/work studios, studios 

and art galleries, including a music gallery. Moreover, the non

profit ownership of artist housing results in a stabilizing effect 

on the artist rental market in Toronto (Ibid) . 
Fig. 3.22. Entrance of 
the Arstcape Building, 
Queen St.. Toronto 
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4.23 Findings Re-use ofExisting BUildings /Provision for Conversions and Provision for Artists' 

live/work studios/ 

Naturally. the decline of downtown areas and the move of businesses to industrial and 

suburban areas left under-utilised structures that represented valuable resources for 

conversion. The availability of these under-utilised structures in all of the four cities under study 

created the opportunity for the development of lofts, live/work studios and/or partnerships 

with non-profit organisations in providing non-traditional housing. 

Except for Portland, all the cities made policy provisions to facilitate the conversions of 

industrial and commercial buildings to residential uses. In Portland, even though no specific 

policy has been established with the purpose of encouraging conversions, the regulations are 

flexible enough to make these initiatives fairly attainable and unconstrained (Pers Comm. 

Sabba, 2000) . In Toronto, high office vacancy rates resulted In under-utilised office towers. In 

Calgary. the reality is different - office space vacancy has remained low The kind of 

conversion that occurred in Toronto is, therefore, not expected to occur in Calgary in the near 

future. 

Nevertheless, in Downtown Calgary today. the re-use of existing buildings can create the 

opportunity to add housing in some areas. The conversion of commercial buildings into 

residential uses might well occur primarily within historical buildings and obsolete 

warehouses. 

4.3. Regulatory Flexibility and By-law Amendments 

4.31. Vancouver 

4.3 I. I. By - law Relaxation 

In Victory Square, for instance, permitted height and density by-laws could be relaxed 

based on an economic analysis, for those market developments that provide at least 

20% low-cost housing2 The actions proposed on the Victory Square Plan were as 

follows: 

1 Low -cost housing shall mean sleeping. housekeeping or dwell ing unit designated for persons receiving War Vererans 
Allowance. Canadian Pension Commission Disability Pension. Guaranreed Income Supplemenc Spouses Allowance or 
income from GuaranteedAnnual Income for Need (from the DDOP) (City of Vancouver. 1998). 
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a) 	 Relax permitted height and density for single room occupancy units (SRO) retention 

and upgrading. 

b) 	 Up-zone from industrial to mixed uses to accommodate residential uses with higher 

densities (high rise and mid rise buildings) . 

(City of Vancouver, 1998) 

Furthermore, as mentioned elsewhere in this chapter, to assist in the re-use of 

existing buildings, the city permits sleeping areas and bedrooms in dwelling units in 

locations that have borrowed light rather than direct natural light from exterior 

windows. It also considers mechanical ventilation, and the pressurization of corridors, 

to ensure a slow but continuous movement of air as an option to natural venti lation 

for current buildings. 

43 12 FleXibility in Parking Requirements 

The City of Vancouver conducted a car ownership sUNey in downtown areas and 

learned that in the West End the majority of the people did not own a vehicle (only 

around thirty percent of the residents in that area own an automobile) . The City, 

therefore, decided that for the south area, for units up to about 50 square meters, the 

parking requirement would be one stall for two units, for units larger than 50 square 

feet the requirement is one stall per unit (Pers Comm Gordon, 2000) 

43 13 FleXibility in BUilding By-law 

Several relaxation actions related to the building code were necessary within the 

re-use of existing buildings to accommodate artists' live/work studios. 

In general, all the policies discussed above have been successful in attracting more 

housing and maintaining the number of affordable (specially SRO) units w ithin the 

City Centre. 
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432 Toronto 

Regulatory flexibility continues as an important tool regarding building conversions within 

the downtown area. In districts such as King-Spadina, any density limits were removed as a 

planning control from the Official Plan and the Zoning By-law 

In King-Spadina, the planning controls were based on the 1981 assumptions about its role 

as a manufacturing area. These densities and height limits were based on multi-storey 

industrial building structures of previous generations. Thus, new built form envelops, with 

clearly defined heights, and setbacks, applicable to industrial. commercial and residential uses, 

or mixed uses were created. Within these envelopes the amount of new development would 

not be regulated by density restrictions traditionally expressed as a number in the Toronto 

Official Plan and Zoning By-law Instead, a property owner could build anywhere within an 

envelope, as long as light height view and privacy standards and above grade set backs 

were followed (City of Toronto, 1993). 

433 Port/and 

In Portland, policy and building code amendments are tools used to achieve specific goals 

for redeveloped areas. In Urban Renewal Areas, the City can re-zone or change regulations 

within the boundaries of an Urban Renewal District. 

In the case of the North Macadam Framework Plan ( 1999), a resolution was accepted by 

City Council in August 1999, for both Policy and Zoning Code amendments. The work 

program directs the Bureau of Planning to propose amendments to the Central City Plan. The 

Framework Plan has also proposed amendments to plans, policies and guidelines to address 

issues such as: height bonus options currently allowed in other Central City districts, revisions 

of current floor area bonus options as well as height transfers, new floor area and height 

provisions. 

Particularly within Urban Renewal Districts, the changes in regulation and zoning have 

been a major factor in attracting residential uses to these areas (City of Portland, 1998}. 
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434. Findings· Regulatory Flex/b/lily 

Of the cities studied, fiexible regulations and the possibility of amendments to current 

by-laws and building codes constitute an important instrument in facilitating the inclusion of 

residential units downtown Regulatory fiexibility has made possible the conversion of older 

existing commercial and industrial structures into residential uses. 

In Calgary, pliable by-laws and regulations would support action for conversions and 

inclusion of residential units in a rather innovative or non-traditional manner. 

4.4. Provision of Amenities in Residential Areas 

44. I. Vancouver 

In Vancouver, the provision of amenities within residential areas in the central area was 

identified as a significant factor in attracting residential development and residents. With the 

intent of encouraging more housing developments in certain areas, the City has invested in 

amenities and community facilities to support residents and to create a sense of 

neighbourhood. 

The Downtown South district is an example of the application of the policy of creating a 

complete neighbourhood According to the Downtown South Zoning Bulletin (Vancouver 

Planning Department, I 991), mechanisms have been developed to supply the community 

w ith social, recreational and healthy services, such as a community centre and job 

development support. Moreover, a business improvement association, a street youth 

employment program, the Liquor Licensing Task Force and the Downtown Integrated 

Services Team have been established. The Downtown Granville Tenants Association, a mental 

health drop-in and other outreach programs have also been or will be introduced (P&E 

Committee Agenda, Supports Item N02, May 9, 1996 and City of Vancouver Planning 

Department, 199 1) . Additional amenities include parkland, replacement housing, day-care 

facilities and street trees. Land was bought for community services agencies and time and 

effort was invested in designing the public realm (City of Vancouver Planning Department, 

1991 ). 
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Fig. 3.23. Community 
amenities/facilities in 
Concord Pacific, Vancouver 

In Coal Harbour, the plan provides community's 

amenities such as parks, a floating walkway, social housing 

sites, an elementary school site, a community centre, day 

care and major performing arts facility. In addition, a 

planned waterfront walkway and bicycle route will connect 

Coal Harbour with the Stanley Park Seawall 

(http!/www.city.vancouverbcca/community_profiles/ 

downtown/dcprofile. html, 3/27/00). Other examples of 

the investments in amenities are the areas on Concord 

Pacific and the North Shore of False Creek. 

According to Michael Gordon (2000), aside from the land use, built form and 

transportation issues, to have a neighbourhood it is necessary to have community facilities 

such us a community centre, and a school site In this regard, the provision of amenities and 

community facilities was regarded as successful in supporting housing development in 

Vancouver Central Area. 

442 Edmonton 

4.4.2 I. Street Improvements 

The City of Edmonton adopted a policy to undertake basic streetscape 

improvements in areas of the downtown which are expected to grow as residential 

districts, such as the Warehouse District and MacKay Avenue (The City of Edmonton, 

1993). This policy is part of a plan of 


physical improvements in the downtown, 


which includes but is not limited to changes in 


traffic and purchase of land for 


neighbourhood parks. 


Upgrading streets and the change of one


way streets into two-way streets as a traffic 


calming measure is slowly carrying out the 


strateqy for public improvements 


Fig 3.24. Amenities in new residential 
area, Downtown Edmonton 
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To cultivate a sense of community within the downtown residential population, the 

City hired two part time community workers to start a Community Association in 

Downtown Edmonton. The professionals have succeeded in facilitating the 

participation of downtown residents in planning processes and in establ ishing a 

community spirit and participation in the districts' community (Pers Comm Phair, 

Michael, 2000 and Hall, 2000). 

4. 43 Toronto 

According to the 1991 Toronto Municipal Plan (Olyplan '91), one of the major deficiencies 

in the 1976 Downtown Plan concerns the way new areas of higher density housing in mixed

use areas were conceptualised. The mixed-use areas where housing was encouraged were 

not regarded as "neighbourhoods" since they lacked a clearly defined character, built 

environment quality and form This lack of character resulted in inadequate amenities within 

these areas. As a result in 1991, residents within the Central Core have less green space per 

capita than ten years ago (City of Toronto, 1991) 

Even though the 1976 Plan authorized additional density for community services and 

facilities in mixed-use areas, there was no accompanying implementation strategy to ensure 

that required services were delivered (Ibid.) 

In the Olyplan '91, the concepts of "neighbourhood" and "community" were emphasised 

With the recent waterfront residential development, for example, community facilities were 

required as an integral part of the planning and development process (Ibid.). 

Recent policy outcomes are positive, and new neighbourhoods such as the Waterfront 

were developed with a range of community facilities and amenities. 

4. 4. 4. Portland 

Regarding both the prospective business and housing market The City of Portland 

recognises that there is an added cost of developing or locating downtown and, therefore, a 

special quality environment should be created. A high quality environment with amenities that 

serve both commercial and residential uses attracts more businesses and housing projects. 

Recommendations for the infrastructure include improvements throughout the central area. 

Examples of these improvements are the extension of parks, pedestrian and lighting 
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improvements, pedestrian connections, Fac;ade Programs and the development of 

entertainment facilities (City of Portland, 1996). 

Fig. 3.25. Fountain in Willamette 
Park, Downtown Portland Fig 3.26. Community Amenities within 

Downtown Portland 

4.4.4. I . Urban Renewal Districts 

Within Urban Renewal Districts, in order to encourage investment and 

development the City provides parks, street improvements and other amenities (City of 

Portland, 1998) 

Even though the provision of amenities and facilities alone are insufficient to 

encourage housing, they are an important factor in attracting investment and building 

market confidence and a crucial element in tax increment financing tool, widely used 

in urban renewal districts in Portland. 

Fig 3.27. Pioneer Square before Fig 328 Pioneer Square after Renewal 
RpnPlfI/;:tl 
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445 Findings· Provision ofAmenIties in Pesldential Areas 

Based on the experience of Vancouver, Toronto and Portland, it can be inferred that the 

existence of amenities and community facilities in downtown areas is an important factor in 

creating both attractive environments for urban living and market confidence. 

The provision of a residential environment, with family oriented amenities and services 

seems to facilitate the accommodation of a variety of households and incomes that is critical to 

a complete neighbourhood downtown. 

In Calgary, existing natural amenities and park/open spaces, along with some 

entertainment and cultural facilities create a tremendous opportunity for urban living. The 

possibility of supplying community facilities that are in shortage downtown as well as street 

improvements should be considered. 

4S Developer Contributions 

4.5 I. Vancouver 

4.51.1. Development Cost Levies (DCL) 

Until January 2000, the City employed development cost levies (which usually 

costs around $6.00 per built square foot within the first DCl districts) to help pay for 

facilities made necessary by growth. These facilities include open space/parks, day care 

facilities, replacement housing, sewerage, water, drainage and highway projects (City 

of Vancouver, 2000). The levies are applied to new construction to secure funding for 

these preceding facilities as well as low-income housing. The provision of sites for 

lower cost housing is crucial in ensuring neighbourhood variety, avoiding that the 

market addresses its character (Pers Comm Gordon, 2000). 

By law, a DCl district must be established before the City can apply levies. Each 

DCl by-law establishes the boundary, sets the rates, and describes how to calculate 

and pay for the levy. All the levies collected in one district must be spent within its area, 

except for replacement housing projects, which can be used outside the district's 

boundaries. 

Within the City Centre, the DCls used to be the Downtown South, Triangle West 
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False Creek North Coal Harbour, Bayshore, and the Central Waterfront Port lands (City 

of Vancouver, 2000). 
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Fig. 3.29 DCl Districts in Downtown Vancouver 

The levy rates are based on fioor space and vary by use. The calculation is based on 

the allowable fioor space provisions in the applicable District Schedule as shown on 

the Building Permit For the Downtown South, the DCl rates are: for day-care 

(including schools) $0.50 per sq. ft. industrial use $6.18 per square feet. and residential, 

commercial and all other uses $6.) 8 per square feet (City of Vancouver, January 2000) . 

The Downtown South Community Plan has been successful in encouraging a 

greater variety of residential uses in the neighbourhood. According to the Planning 

and Environment (P&E) Committee's Policy Report of April )9, )996, when the 

community plan for the Downtown South was approved in I 991, based on the new 

zoning, it was expected that there would be about) ) ,000 people living in 8,500 units 

over a 25-year build-out By ) 996, about ) ,600 new units had been issued occupancy 

permits. which are ahead of original growth projections (P&E Committee, 1996) . 
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Naturally. the success of this plan is not a result of the DCl alone, but the combination 

of policies applied in the area, such as rezoning, the provision of amenities, and DCls. 

4.5 1.2 Oty-wlde Community Amenity Contribution (CAC) 

On January 28, 1999, Council approved the Interim Citywide Community Amenity 

Contribution (CAC) Policy It applies to all private rezoning applications received as of 

December 8, I 998 CACs provide funds for additional community amenities needed 

for new residents. 

The CAC area is citywide and all those areas with a DCl designation are 

considered as "excluded areas". 

Council can allocate the proceeds of the Community Amenity Contributions to 

any purpose or location it deems appropriate. Some CAC payments can be made in 

the form of cash-in lieu or with the direct provision of specific public benefits. All CACs 

must be approved by Council and identified as prior-to conditions of the Re-zoning Act 

The funds that are not identified for a specific use will be set aside in a reserve fund 

(Ibid.) . 

Both CAC and DCl exempt social housing development churches and floor areas 

and bonus areas relate to heritage preservation. 

451.2. I . Percentage Donated for Social Housing 

In Vancouver, the City negotiates with developers of large, private 

market projects to gain more social housing. The city's policy has been to 

achieve 20% of the units for social housing via federal-provincial housing 

programs or other affordable housing options By mid-I 998, almost 800 

social housing dwellings were been built or committed within these major 

developments (City of Vancouver Housing Centre, 2000) This issue will be 

further discussed later in this chapter. 

4. 5 2 Findings· Deve/oDer C ontrlbU!ions 

Vancouver was the only city studied that has significantly acquired contributions from 
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developers to provide housing downtown. In fact. the contributions in the form of levies have 

been used for several public benefits including for the provision of non-market housing. Most 

importantly, the City of Vancouver succeeded in demanding the creation of a percentage of 

non-market housing within major market housing projects 

In other cities in North America, such as in San Francisco and Boston (CDA and City of 

Calgary, 2000) a powerful tool - Linkage Fee - has been effective in sharing the price of 

development and shortage of housing within the downtown with the corporate sector. In 

Toronto, this tool was contemplated and proposed as policy. However, with the halt of office 

development in Downtown Toronto, linkage fees were not considered viable in the city and, 

therefore, they were not approved by council. Linkage Fees will be explored in more detail in 

the conclusion of this study. 

In Calgary, mandatory requirements for development within the downtown have 

been primarily related to features such as provisions for + I 5s and at-grade open space, for 

example The Parking Levy is another cash contribution used by the City with the purpose of 

sharing costs with the development industry. 

The use of levies and linkage fees for housing in Calgary can be explored as a valuable 

opportunity to share costs and as a way to revitalize the downtown area with the developers 

and corporations located downtown. 

46. Municipal Financial Incentives Programs 

4. 6. I. Vancouver 

The City of Vancouver does not invest in financial incentives to the private sector. In 

contrast. it invests in amenities as an encouragement for residential development (Pers Comm 

Price, 2000 and Pers Comm Gordon, 2000) . However, according to the Downtown Eastside 

Report # 5 - Victory Square Concept Plan, I 998, a Tax Incentive Program is being developed 

for Council to consider, which would provide property tax adjustments such as freezing or 

waiving taxes for a certain period of time as a rehabilitation incentive for designated heritage 

buildings. According to Gordon Price, the only financial incentive provided by the City of 

Vancouver is the tax freeze for rehabilitated buildings (Pers. Comm Price, 2000). 

Nevertheless, the Affordable Housing Fund has provided grants for social housing projects 

developed on city-owned land, as previously described elsewhere in the this chapter. 
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462 Edmonton 

The Housing Reinvestment Program is described as a no-risk civic investment in generating 

downtown residential development To support the program, Council approved the use of 

$4.5 million to be invested in the first 1000 new residential units within the downtown 

boundaries. For each housing unit developed within those boundaries, a grant of $4,500 has 

been given to developers only upon issuance of occupancy permits. In other words, after the 

units have been completed. The grant of $4,500 has been granted per unir, with no 

distinction of size, location (within the boundaries of the downtown) or housing type and 

includes conversions. This number was achieved based on the difference, for developers, 

between developing a residential unit in a three-storey walk up apartment building in the 

downtown and developing the same unit in other areas of the city. It was calculated that 

$4,500 would be the amount of cash necessary to level the development costs and profits in 

the downtown with the suburban areas in Edmonton (Pers Comm Hall, 2000 and Jackson 

and Mohamed, 2000 and City of Edmonton, 1993). 

Every project eligible for this program would immediately pay property taxes to the City 

based on a full market value. Tax generation has, therefore, been immediate and the payback 

is expected to be in about five years in most of the cases. Another advantage of this program 

is the fact that it is risk free. Because the cash is granted only when units are completed and 

inspected, it has a guaranteed return If no units are completed, the city spends no money in 

any case ( Pers Comm Jackson and Mohamed, 2000) . 

Because of the program, a large number of units have been completed and for the first 

time in ten years the downtown area is currently the fastest growing res idential 

neighbourhood in the city (City of Edmonton Economic Review, April 1999, Pers Comm 

Mercer, P 2000 and Pers Comm Jackson, G. 2000) . Currently, over 600 units have been 

added downtown using the reinvestment grant in the past 5 years, compared to 80 new 

units added in a ten-year period previous to the release of the program 

The program is the most successful action that Edmonton has taken to encourage housing 

in the downtown core. It has been the most powerful implementation mechanism for the 

objective of increasing the population in the downtown. This program has resulted in grants 

totalling more than $ I Million to date, and is expected to grant almost $ 167 million in 2000 to 

developers that construct new dwelling units, or convert non-residential structures into new 
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dwelling units (Pers Comm Hall, 2000). 

One successful factor identified was the increase in the tax base of the downtown area, 

which increased significantly (Ibid.). Another success indicator in Edmonton has been the 

recent development of new housing outside the boundaries of the Reinvestment Program 

These projects were clearly encouraged by the market confidence and the existence of local 

services, such as a grocery store, which was developed to take advantage of the growing 

residential population within Downtown Edmonton (Pers Comm Jackson and Mohamed 

2000, and Pers Comm Hall, 2000). 

4.63 Toronto 

4.63/. Capital Revolving Fund 

The City of Toronto has set up a $10.9 million Capital Revolving Fund for Affordable 

Housing (CRF) as a way to provide financial assistance to eligible affordable housing 

developers. Not-for-profit corporations are eligible for this capital assistance, but 

according to the Ontario Municipal Act commercial enterprises may not be granted 

"bonuses in aid thereof". However, the City may consider collaborative concepts 

between the non-profit and for-profit sectors that would not violate the "bon using" 

prohibition (City of Toronto, 1999). 

In general, CRF assistance should represent no more than 25% of total project 

capital costs It may be provided as a loan, grant or a forgivable loan, if certain 

conditions are met Affordable ownership housing is eligible for repayable loans only. 

The CRF may not be used to cover operating or support services costs. 

The Capital Revolving Fund for Affordable Housing Reference Group offers advice 

to City staff on the use of the funds, setting general priorities for them and assessing 

the viability of submissions. The Reference Group includes members from the Council, 

the development and property management industry, the financial sector; the 

community based housing and services sector and the federal and provincial 

governments (Ibid.) 

Funding from the CRF is allocated through a competitive proposal call process, and 

Council has final approval on each project proposal (Ibid.). 

A recent example of an affordable housing project is located on a City-owned site 
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at Lawrence Avenue West and Allen Road. The City sought a developer for the project 

that would accommodate single-parent households who are either homeless or at risk 

of homelessness. For this project the successful respondent was a non-profit 

organisation which received a capital grant of $ 1 0,000 per unit as wel l as a repayable, 

interest-free second mortgage and a rebate or waiver of some fees and charges 

(Toronto Housing, 2000). 

The project's sponsor is required to bring equity to the project. Because the site is 

city-owned, a long-term land lease was provided at nominal cost. 

The rent rates are set at the shelter allowance portion of social assistance to ensure 

affordability for the selected resident group. 

As an incentive to create more affordable housing in the central area and 

throughout the city, Council has also approved rebates on development charges and 

the equalizing of property tax rates for new rental buildings These strategies will be 

examined in section 9.0. 

4. 6. 4. Portland 

The City of Portland has employed several strategies to assist in the development of 

additional Central City housing projects to achieve feasibility. Financial analyses undertaken by 

the city in the early 1 990s indicated that a "$4,000 to $ I~OOO public subsidy was required to 

finance a four-story wood frame building with structured parking" (Portland Future Focus, 

Growth Management Committee, "Transit Oriented Development in the Portland 

Metropolitan Area, 1996. p.6). As a result, a series of subsidies, loans and grant programs were 

set up within the Portland Development Commission (PDC) . 

Public subsidies in Portland can include a range of activities, from land acquisition and 

development of the necessary public infrastructure to financial assistance to developers in the 

form of grants, low interest loans, and property tax abatement (City of Portland, 1998) . 

4. 6. 4. I. Land Acquisition 

Land acquisition involves outright ownership of the site by the Portland 

Development Commission (PDC) . An action reserved mainly for large projects because 

it is extremely costly for the City. Even so, it is necessary for larger projects to ensure 
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assembly of all the needed properties when they are in multiple ownership Outright 

acquisition also facilitates proper planning and the provision of adequate infrastructure 

(transportation, utilities, parks, etc) for large projects. 

4642 Land Write-Down 

When Central City land is used for housing, its re-use value will probably be less 

than its fair market value. As a result when Portland Development Commission (PDC) 

acquires property, land write-down usually happens with the transfer of ownerShip. 

4643 Site Control 

PDC may also negotiate with an option to purchase and then assign the actual 

acquisition rights to the developer, which may be either a private or a non-profit 

agency. The advantage of using site control, as opposed to outright ownership, is that 

it involves less public funds while development controls can still be placed on the site. 

The selected developer takes ownerShip of the site with the development controls in 

place. 

4.64.4. Public Infrastructure Investment 

In order to encourage investment and redevelopment public capital 

improvements are necessary when there is a large project and a site where there is a 

lack of adequate infrastructure. 

PDC as well as city agencies, such Water and Environmental Services may provide 

site and offsite improvements. In the case of large projects, such as the North 

Macadam Urban Renewal Project, local improvement districts may assist with the 

financing of improvements. 

4.64.5 Urban Renewal District Redevelopment FinanCing 

PDC has direct loans or grants to encourage housing projects in Urban Renewal 

Districts. Normally in such projects, the Urban Renewal Commission will make a below 
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market rate loan of up to 30 years. This rate will vary depending on the loan program 

For non-profit housing projects, the rate can be as low as 0% 

For the areas within the central city where Urban Renewal Programs are in place, 

some financing is available. 

Examples of financing correspond to the options provided for the River District 

Urban Renewal Program as follows: 

46 4.5/. Rehabl/ltat/on Developmentand Redevelopment Ass/stance 

The Urban Renewal Commission will undertake loans and grant programs 

to help property owners in rehabilitating and redeveloping property w ithin the 

Urban Renewal Area. These can be residential or commercial loans and grants, 

financial assistance to upgrade older buildings to current standards, to remedy 

environmental conditions or blight in the area. 

With the purpose of reaching the plan housing objectives for the area, the 

Commission will provide financial incentives to support the development of 

new housing and the preseNation and replacement of existing units for 

extremely low, low and moderate income. 

46. 45 /. /. LandAcqu/sit/on, Improvementand D/sposlt/on for Redevelopment 

PrQJEcts 

The Urban Renewal Commission may acquire, upgrade and dispose of 

property for redevelopment in conformance with the Comprehensive Plan, 

Zoning Ordinance and specific plan objectives. The Commission may use the 

following projects 

a) Property Acquisition From Willing Sellers 

The commission may purchase property from owners that are willing to 

convey title. Before the purchase, though, the Commission must adopt a 

resolution identifying the property and that the acquisition is necessary in 

reaching the objectives of the Plan. 
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b) 	 Property Acquisition By Eminent Domain for Public Improvements 

Legal means can be used to acquire property for public improvement 

prgects eminent domain These improvements must be located within 

public rights of way or on land which will remain in public ownership The 

property that is purchased for public improvements does not need to be 

specifically identified in the Plan when the public improvement project for 

which the purchase was made is authorized by the Plan. 

c) 	 Property Acquisition by Eminent Domain for Disposition and 

Redevelopment 

All legal means can be used by the Commission to acquire property for 

disposition for redevelopment Property considered to be acquired for 

eminent domain, or under the threat of eminent domain, for disposition 

and redevelopment must be identified as such by means of minor 

amendment. Notwithstanding the above, the Commission may use 

eminent domain powers to acquire existing affordable housing that it 

considers to be at risk of conversion to non-affordable housing or 

demolition, w ithout Further amendment to the Plan 

d) 	 Property Disposition Policies and Procedures 

,The commission is authorized to sell, exchange, subdivide, transfe;; 

assign, pledge, encumber by mortgage on deed oftrust or otherwise 

dispose ofany interest in realproperty which has been acquired, in 

accordance with the provisions ofthis Urban Renewal Plan ,,(Ibid) 

4.6. 4.5 I.2 Developer Obligations 

Redevelopers within the Urban Renewal Area, in addition to the other 

controls and obligations stipulated and required by the provisions of the Urban 
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Renewal Plan, must also be obligated by such requirements as may be 

determined by the Commission, including, but not limited to 

a) 	 Obtaining necessary approvals of proposed developments from all federal, 

state and local agencies, which may have jurisdiction on properties and 

facilities to be developed in the area. 

b) 	 Developing such property in accordance with the land use provisions and 

building requirements specified in this plan. 

c) 	 Submitting all plans and specifications for construction of improvements on 

the land to the Commission for plan and design review and distribution to 

appropriate reviewing bodies. 

d) 	 Accepting all conditions and agreements as may be required by 


the Commission in the return for receiving financial assistance from 


the Commission. 


e) 	 Starting and completing the development of such property for the 


uses provided in this plan within a reasonable period of time as 


determined by the Commission. 


f) 	 Not effecting or executing any agreement lease, conveyance or 


other instrument whereby the real property or part thereof is 


restricted upon the basis of age, colour, religion, sex, sexual 


orientation or country origin in the sale, lease or occupancy 


thereof 


g) 	 Maintaining developed and/or undeveloped property within the 


area is clean, neat and safe condition, in accordance with the 


approved plans for development 


(City ofPortland Financial Assistance Manual, I 999) . 
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4 64.6 Equity Partnership 

In the case of middle-income projects, low interest loans include a provision for equity 

partnership 

When market housing projects receive redevelopment financing, the terms and 

conditions require that the City receive a share of the net cash flow and sale proceeds 

of the project. When projects are particularly successful, the City then receives further 

income on its investments. 

4647 Tax Abatement 

With the intent of facilitating housing production in the Central City, Portland also 

administers tax abatement programs for multi-dwelling housing projects and rental 

housing rehabilitation, such as: 

• New Construction of Multi-Dwelling Housing in Central City 

This particular program offers a limited ten-year exemption on the value of 

newly constructed apartment buildings. The value of the land where the building 

sits and the value of improvements that are not part of the new structure and do 

not provide a public benefit (such as retail space) are taxable. 

Projects must have a minimum of ten residential units. Though there are no 

incomes or rent restrictions per se, one or more of the required public benefits 

may be a reduced rent. 

4.64.8 Rental Housing Rehabl!ltation Program 

The Rental Housing Rehabilitation Program was created in 1975. It provides a 

property tax exemption on the additional value of rehabilitation improvements to 

rental housing that is carried on to meet City housing codes. 

When the rehabilitation work is completed, the tax assessment is based on the 

value of the year previous to rehabilitation. Throughout the years, this program has 

primarily been used for low and moderate-income housing rehabilitation, even 

though there are no income restrictions. However, in return for the exemption the 
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annual rate from rental income is limited to 10%. 

4. 6 4. 9 Preliminary Design and Gap Financing 

For the Chinatown Neighbourhood, the use of public funds for preliminary design 

and gap financing has been provided The developer chosen is responsible for the 

construction costs (City of Portland, 1997). 

In Portland, municipal assistance programs have been paramount in encouraging the 

development of housing in the central city. The system of on-going subsidies, loans and 

grants, specially for lower income households was identified as the most successful group of 

tools, along with Urban Renewal Districts and Tax Increment Financing within these districts, 

for effectively fostering residential development in the central city (City of Portland, 1999) . 

Interestingly, according to Wilch (2000). the abundance of direct financial assistance to 

developers has created a negative effect a dependency within the development industry. In 

many cases, the assistance is assumed as granted in the early stages of a project. and is 

assumed in several projects' economic feasibility analysis (Pcn Comm. Wilch, 2000) . 

4. 65 Findings' Municioal Financial Incentives Programs 

Except for the City of Vancouver, financial assistance programs were considered effective 

and sometimes critical to the encouragement of downtown housing. 

Even though the City of Vancouver does not provide financial incentives per se, it can be 

inferred that both Vancouver and Toronto assist in the provision of non-profit housing with 

partnerships, and lease of city-owned land with the Toronto Capital Revolving Fund and 

Vancouver Housing Centre programs. 

The Housing Re-investment Program was regarded as the single most effective way to 

foster housing development in Downtown Edmonton. It has generated units for a variety of 

income levels and household types. 

In Portland, the citywide development commission (PDC) has historically provided 

expertise in housing financing and management of comprehensive program of subsidies, 

loans and grants for development As a matter of fact. PDC generates profit for the City while 

facilitating development citywide (Pcn Comm. Rudman, S. 2000) . 
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In Calgary, financial incentives or subsidies for the development of housing have been 

proposed, yet never approved by Council. 

4.7. Focus Housing Efforts on Low and Moderate-income Households 

4. 7 I. Vancouver 

Vancouver's Central Area is home to a variety of households and incomes, including high 

end and very low-income groups. In fact in Downtown Eastside resides the lowest income 

population in Canada, including people suffering substance abuse, the homeless, the mentally 

ill and sex traders. Facing this social discrepancy in the central area, Vancouver has 

continuously attempted to provide housing and assistance to this hard to house community. 

Equally important in the survival of this population is the provision of single room occupancy 

(SRO) hotels that are scattered throughout the Downtown Eastside and its surroundings, such 

as Victory Square 

The city has also struggled to provide enough rental units throughout the city, especially in 

the Central Area. When vacancy rates are very low, low-income households are particularly 

affected - higher rents and fewer suitable units lead to potential "double up " situation of 

households. This makes it particularly difficult for single parents households, and home 

ownership is an unlikely prospect for many renters (http://wwwcityvancouverbc.ca/ 

commsvcs/housing/ sochouse/06/21 /2000) 

The major policies regarding low and moderate-income households in Vancouver central 

area are 

4. 7 I. I. SupportandmonItora housing target mix and one-for-one 


replacement ofthe existing low-income housing umts 


The Low Income Housing Strategies in Downtown South, for instance, has been 

successful in maintaining and improving the housing supply for low-income citizens. 

From an original stock of 1,694 units (including both single room occupancy - SROs 

and non-market housing) in January 1991, the stock had increased by 65 units, adding 

up to a total of 1,769 units of low- income housing. This increase is made up of a loss 

of 132 SRO rooms, mainly through fires and demolitions and an increase of 2 18 non
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market units. Unlike the majority of other Canadian cities, Vancouver has systematically 

counted on the Province as a financial partner to rehabilitate and provide lower 

income units in several areas of the downtown (PErs Comm Price, 2000) 

FIG 2 : DOWNTOWN CORE SUS-AREAS - --_._._-"---
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Fig. 3.30. Downtown Core Sub-Areas in Downtown Eastside 

Community Monitoring Report - Areas of Housing Efforts 


To respond to the application of projects that proposed units smaller than the City 

standard for social housing, the Housing Centre built a demonstration project in the 

downtown east side. The project was built with temporary materials such as 

cardboard, with the intent of collecting impressions from the public about those units, 

specially regarding its dimensions. The response was positive, especially because the 

units were self-contained, with washroom and kitchen facilities, while the traditional 

SRO does not provide private washroom or cooking space. From this positive result, 

the City currently allows the replacement of SROs smaller than 340 square feet with 

units as small as 120 square feet (PErs Comm Lee, 2000). 

4.7 1.2 Support for Social Housing 

47 1.2 I PurchaSE and LEaSE ofMarkEt SitES 

In 1981, Council made the purchase of privately owned land a priority in 
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Vancouver. By and large, the land purchased is leased to non-profit societies and 

co-operatives for 60 years at 75% of market value. The write down of land leased 

from 1978 to 1998, for example, had a value of over $58 million 

(http:;/www.cityvancouver.bcca/commsvcs/ housing/sochouse/ 06/21/2000). 

The City has purchased land, and either owns, operates or leases land to non

profit societies for social housing (in 1998, the number of units was 6,800) . Usually 

the price of the leases is 75% of the market price. Eventually the City will lease for a 

nominal value of I%. in certain cases (Pers Comm. Lee, 2000) Over 30% of all 

social housing in the city are now on city-owned land (City of Vancouver Housing 

centre, 1999.). 

The City usually does not act as a developer or contractor, but as a partner with 

housing resource groups instead - special organisations and societies such as El ks 

Lodge or AIDS Society, for instance (Pers Comm. Gordon, 2000). Some projects 

serve primarily seniors and families with children. Other projects serve the disabled, 

low-income singles, aboriginals and youth (Ibid.) . The participation of the City is 

limited to the leasing of land in most cases. 

4. 7 1.22 Affordable Housing Fund for City owned Land 

Also in 1981, Council established an Affordable Housing Fund to provide 

grants for housing projects developed on City-owned land which would otherwise 

have been over budget. By the end of 1998, Council had approved almost $ 13 

million in subsidies from the fund. 

4.71.23 Provincial Funding 

Since World War II, both the federal and provincial governments supplied 

funding for non-market housing. Until 1993, the federal government provided 2/3 

of the funding and the province 1/3 Since then, the federal government has 

discontinued funding for new units, but the province's funding has remained 

constant (Vancouver Housing Centre, http//wwwcityvancouverbcca ,06/21/00) . 

At present family housing programs are a priority in Vancouver. With the 

reduction of funding for non-market housing, funding for the non-family sites may 
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not be available when projects are ready to proceed. The City can hold these sites 

for 80 years in the expectation of funding, or it can change their designation to 

family sites. The City of Vancouver, however, encourages the Province to maintain 

and increase the funding for urban singles in the Central City 

4. 7 1.2 4. Developer Obligation of20 % Non-Market Housing in Mc:l/or Prqeas 

After the International Exhibition Expo'86, the City of Vancouver established 

policies for the redevelopment of False Creek. The federal and provincial housing 

programs of that time provided housing only to core-need households, which 

meant renters would have to pay more than 30% of their income to rent in 

Vancouver. At that time 20% of the households in Vancouver were classified as in 

core-need. In addition, 23% of the households on the south shore of False Creek 

are in core-need if they were not living in non-market housing in the city's 

development Therefore, since 1988, the City of Vancouver has required that 20% 

of the units in 'major projects' to be non-market housing, and half of these units 

must be designed for families. 

A 'major project' is one that creates a new neighbourhood, such as Pacific 

GMC and Coal Harbour. Yet, not all major projects provide 20% non-market 

housing. In some cases, few public objectives can be achieved without 

compromising the economic viability of the project. Non-market housing is only 

one of the public objectives in major developments; parks, neighbourhood houses, 

community centres and sites for schools are some of the others. 

Major projects require City approval through re-zoning. As a condition of this re

zoning, the city requires that the developer set aside sites for non-market housing 

and make them available for funding under the Province's non-market housing 

programs. The developer is given a list of non-profit housing sponsors from which 

they select a partner in their submission of the site to the Province. If funding is 

provided, the developer must satisfy certain conditions, such as finalising the design 

and the construction contract Once all the conditions have been satisfied, the City 

buys the site and leases it to the non-profit sponsor while and the developer 

proceeds to build the project that eventually is turned over to the sponsor when 

work is complete. 
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Housing programs set maximum budgets that non-market projects may not 

exceed. These are based on typical construction and land costs In the region. What 

is left over from the budgets after construction and other costs have been paid is 

the price the developer receives for the site. 

The City of Vancouver purchases the sites from the developers and covers 25% 

of the land cost Once funding is in place the City leases the sites for a non-profit 

housing sponsor for a period of 60 years. The City also holds 80-year period options 

on the non-market sites to ensure their availability for non-market housing no 

matter how long the projects take to be completed. Non-market sites become 

available for development when adjacent market units proceed. 

In the case of unavailable funding and when it is not feasible to hold a site, 

the City of Vancouver has three other options: 

a) Develop low-income housing on the site without federal or provincial subsidies, 

creating market rental housing or a mix of market and rental housing. 

b) As mentioned previously. in the case of unavailable funds for non-family. and 

available funds for fami lies, the city can convert the non-family site to a family 

site. 

c) 	 Allow the developer to covert the non-market-housing site to market housing 

and pay the City the difference between the market and the non-market values 

for the site. With the cash received from the developer, City Council decides if it 

should be used to buy another site, subsidise another project renovate existing 

low-income buildings or buy rental units for core-need households. Until City 

Council decides, the funds are held in the City's Affordable housing fund. 

From 1988 ,when this policy was adopted, to 1998, 2670 units were created in 

the major projects on over 30 sites. These are scattered throughout the 

developments and integrated with the market housing. In total, 10 projects with 

382 units were built and 4 projects with 323 units were funded and, by 1998 were 

either under construction, or soon to start construction (http:(lwww.city. 

vancouver.bcca, 06/21/00) . 

The affordable units from these developments produce the balance of housing 

in the city. This relieves the pressure on the existing housing stock Prices do not rise 
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in the West End, for example, because there are units in Concord Pacific that are at 

the same price level. This creates vacancies that can be filled by residents moving 

up in the real estate market (Pers Comm, Price, 2000). 

4. 71.25 Operation ofa Social Housing Portfolio 

There were over I 9,000 units of social housing in Vancouver by the end of 

I 998 As part of these units, the City, through its Non-Market Operations Division, 

operates over 800 units of social housing. Many of them target low-income singles 

in the Downtown area. The Non-Market Operation Division also manages eight 

social housing buildings within the downtown They are mostly SRO hotels that 

were renovated and employ City staff in their management 

4.7 1.2 1.6 Zoning Provisions 

As a general zoning provision for social housing, there is no minimum size site 

required for social housing projects to meet up to 5.0 FSR. 

4. 7 1.2 1.7 Encouraging Rental Housing (Cily Wide): 

Vancouver has experienced low vacancy rates in rental housing throughout 

the city. The City adopted policies to address several aspects of this issue, such as 

a) Encourage Secondary Suites 

The City has encouraged the upgrading and legalization of secondary suites. 

Using a survey in all single-family neighbourhoods, the City identified the areas that 

were receptive to secondary suites. Following the survey results, the City legalized 

and has encouraged the upgrading of secondary suites in these areas. 

b) Density Bonuses 

The city has made "housing agreements" by providing density bonuses in 

private sector development to increase the number or units available or secure 

existing units. 
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c) Assured Moderate Rental Housing 

City Council approved in 1989 a public-private partnership to build rental 

housing on sites leased from the City for 80-year periods. The units rented were 

initially priced at market rates, and rental increases limited to the assessed cost of 

living in Vancouver. The tenants have the security of tenure. In 1999, over 

1,000 guaranteed rental units had been built 

d) Tenant Assistance Program (TAP) 

Operated by the Housing Centre, this program provides direct tenant 

relocation advice and assistance to people with disabilities and others who 

have been displaced by re-development They also offer legal information, 

rights and responsibilities for tenants and landlords. 

e) Condominium Conversion Reviews 

The City requires that conversions of four or more rental units to 

condominiums be evaluated in the context of housing requirements in each 

area. 

f) Demolition Levy 

The City of Vancouver has established a levy for demolition of housing units 

(rental or ownership) . The basic fee for demolition is $ 1,000. However, the City 

usually applies the Rate of Change Policy. which consists of an analysis of the 

housing needs and supply in the area where the demolition is to occur and its 

potential impact According to the analysis, the fee can result in a value greater 

or smaller than $ 1,000 per unit demolished. The fees are collected from the 

owner of the property demolished and are directed to the Affordable Housing 

Fund (Pen Comm Lee, 2000) . 

g) Research Reports 

The Housing Centre reports to Council on housing and demographic changes 

and prepares an inventory that includes information on non-market housing in 

Vancouver. 
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Vancouver's focus on lower income housing and rental has succeeded in providing units 

throughout the Central Area. The City's continuous efforts to maintain and replace low 

income and rental units and also provide increased number of units that are needed as a 

result of growth 

In the I 990s, in contrast to previous years, very little of the proposed-built rental housing 

has been constructed, as developers have preferred to build condominiums. However, non

traditional sources of units, such as secondary suites and condominiums owned by investors 

have provided needed rental accommodation. In recent years, the vacancy rate in Vancouver 

has increased slightly (City of Portland, http//wwwcityvancouver.bc.ca/housing/sochouse/ 

MAJOROAhtm, 06/21/00). 

The provision and security of rental units in the downtown area has not encouraged the 

development of more housing. However, it is an important factor in maintaining the diversity 

with in neighbourhoods. Rental units support the existence of a variety of ages, social and 

lifestyle groups in neighbourhoods within Vancouver Central Area 

4.72 Toronto 

Toronto's official plan was designed to provide a realistic outline for the future by balancing 

the pragmatic w ith the ideal. Some of the main housing goals are to make homes affordable 

and to redevelop public lands. Its clear purpose is to make affordable housing the 

development priority in publicly owned and controlled lands (CDA and City of Calgary, 1999) 

The Let's Bulld/ initiative was set up based on the policy of "housing first" for surplus city

owned lands and the establishment of the Capital Revolving Fund for Affordable Housing 

(CRF), described elsewhere in this chapter. The Shelter, Housing and Support Division and 

Community and Neighbourhood Services put forward Let's Bulld/ requests for expressions of 

interest in each 

• Development of City-owned Sites 

• Ideas, sites and Buildings 

Both were directed to creating affordable housing. 

Since the plan, the City has identified over 3.000 parcels of publicly owned land Of these, 

136 parcels can potentially be developed to provide 6,800 units (City of Toronto, 1999). 

Besides the CRF, the housing first policy and the development of City-owned sites, Council 

has approved other actions towards affordable housing 
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4. 72 I. New Rental Housing Tax Class 

A new tax class allows it to be taxed at the same rate as condominium units' for up 

to eight years (maximum allowed by provincial law) (Ibid.). In this manner, rental 

properties are not taxed as a for-profit development, which is a heavy burden for rental 

development 

This policy has not been effective in encouraging the development of rental housing 

because developers do not believe that eight years is a long enough tax reduction 

time to make development feasible (Pers Comm, Anonymous, 2000). 

4. 722 Development Charges Exemption 

The City has adopted a policy of exemption on development charges for not-for

profit housing projects (Ibid.). 

4. 722 Affordable Housing Bonuses 

Toronto has authorized staff to pursue contributions for affordable housing under 

Section 37 of the Planning act for increases in height or density (Ibid.). 

4. 723 SecondSUites 

The City has amended planning documents to allow secondary suites in all single 

and semi-detached houses, subject to building and safety standards. 

4.73 Portland 

The I 990s have seen swift changes in central city housing in Portland, with the constant 

loss of affordable housing and increasing development of market and higher income housing 

in newly developing areas such as the south downtown and Pearl District 

The most striking problems facing Portland Central City is housing affordability and unit 

production. Over the last two decades housing prices have increased and become 
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unaffordable to average income families, as average hourly wages have decreased in real 

terms in Portland (Pers Comm Rudman, S., 2000) 

Historically. because of the costs and technical difficulties of building in downtown areas, 

middle- and low-income housing usually requires public subsidies to be competitive with 

housing in other parts of the city. These subsidies have been given through public assembly to 

write-down of land costs, freeze property tax, offer rebates, or the subsidisation of low-income 

developments. 

Policies and strategies were produced to encourage more diverse housing in the Central 

City, with focus on the provision of middle and lower income units. 

4.73 I. Urban Renewal Areas 

Urban Renewal Funds seek to subsidise housing production to accomplish the 

adopted policy of matching the city's income profile in the new redevelopment areas. 

Housing affordability estimates are determined by applying the available urban 

renewal resources for each area to the city household income profile (North Macadam 

Steering Committee Recommended Plan- North macadam Framework Plan, 1999). 

In the case of North Macadam District Plan, assumptions about required financing 

from the City, in combination with other private and public resources, were applied to 

each income level to determine how many units could be financed. 

Using policies regarding lower income households, Portland has been successful in 

increasing the provision of residential units in the Central City. However, it has been 

unable to reach the targets established by the City. It has specially fallen short on the 

provision of moderate and middle -income units. 

4. 7 4. Findings' Focus Housing Efforts on Lowand Moderate-income Households 

North American downtown areas have traditionally been critical location of housing for 

lower income households and special needs groups With the process of gentrification in 

central neighbourhoods, much of this role has been threatened in cities such as Portland, 

Vancouver and Toronto. 

Especially in cities where the population in core need is significant. such as in Vancouver 

and Toronto, the provision of housing in the central district in proximity to public amenities 
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and facilities, public transit and a variety ofjobs is paramount It needs to be addressed by all 

levels of government The occurrence of these kinds of residences within market rate housing 

is also another critical factor in providing diversity and avoiding socio-economic segregation. 

Except for Edmonton, all the cities studied have taken actions to provide housing 

opportunities for lower income residents as well as to create mixed neighbourhoods instead 

of segregating social classes. In Edmonton, it was found that the existing residential 

neighbourhoods located downtown and immediately adjacent have traditionally provided 

opportunities for lower income groups, so the most recent plan did not address it as a 

concern. 

A wide range of programs and actions are used in Vancouver, Toronto and Portland 

which varied from cash investments and subsidies to the use of city-owned land and 

partnerships with the not-for-profit and the for-profit sectors. 

The provision of low-income housing downtown is thus twofold: providing diversity and 

meeting housing needs. The inclusion of units for low and moderate incomes in the new 

neighbourhoods is critical in creating a "complete" neighbourhood, with the variety necessary 

to support a wide range of businesses. At the same time, it is also justified by the increasing 

demand of affordable housing. 

In Calgary, the demand for housing has increased steadily. especially for low and 

moderate-income groups The Shortage of housing has also increasingly affected the working 

poor. In this scenario, a strategy for downtown housing in Calgary could include actions to 

provide accommodations for lower income and special needs groups. 

4.8. Housing Authorities or Public Development Options 

4. 8 I. Vancouver 

In Vancouver, the Housing Centre, established in 1992, is responsible for the City's housing 

programs, policy and research (Vancouver Housing Centre http://www.city. 

vancouver.bc.ca/commsvcs/housing/sochouse/HCFACTS.htm) . As mentioned before, the 

Vancouver Housing Centre's focus has been the provision of social and rental housing. 

4. 8 2 Toronto 

The City of Toronto does not have a Housing Authority specifically for the downtown area. 
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Nevertheless, there are two agencies that work to provide affordable housing in the city The 

Shelter, Housing and Support Division of the Department of Community and Neighbourhood 

Services and Toronto Housing. 

4.82 I. Shelter; Housing and Neighbourhood Services Division 

Within the Department of Community and Neighbourhood Services of the City 

of Toronto, the Shelter, Housing and Support Division: 

• Provides emergency shelter for individuals and families through a system of 36 

hostels including five city-operated hostels; 

• 	 Helps people move from shelters to more stable housing with community 

supports; 

• 	 Deals directly with community agencies to help people find housing or prevent 

them from losing their homes, thus preventing homelessness or the need for 

emergency shelters; 

• 	 Works to preserve affordable homes and make more effective use of existing 

housing units; 

• 	 Administers funding for social housing 

• 	 Search for partners to increase the supply of affordable housing; and 

• 	 Works to ensure every person in Toronto has a safe, adequate and affordable 

place to live. 


(http//www.city.toronto.on.ca/depts/commserv_hostelhtm. 8/03/00). 


4822 Toronto Housing Company 

The Toronto Housing Company is the City of Toronto's non-profit housing provider 

It furnishes affordable quality housing for seniors; families and singles with low to 

moderate incomes. Some of the units supplied are designed for people with 

disabilities. The mandate of the Toronto Housing Company is to: 

• 	 Provide affordable social housing; 

• 	 Protect housing assets for future use; 

• 	 Manage the delivery of social housing; 
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• Provide the means to undertake additional social housing projects; 

• Provide a publicly accountable vehicle for delivering social housing. 

(http(/WWN.city.toronto.on.ca/ toronto housing/zindex.htm, 8/03/00). 

Currently, the Toronto Housing Company owns and operates 28,500 units of 

rental housing (85% subsidised) and provides housing for 39,000 tenants. Its Board of 

Directors consisting of 3 municipal councillors, 5 citizen appointees and 3 tenants 

manages the Toronto Housing Company (Ibid.) 

In addition, the Toronto Housing Company offers a wide variety of housing options 

at market rents and access to social housing across Toronto through Toronto Social 

Housing Connections. 

4.823 Toronto Housing Connections 

The Toronto Social Housing Connections is made up of housing providers and 

community housing agencies. The main objective is to facilitate the application for 

subsidised housing in Toronto The Toronto Housing Connections does not provide 

emergency housing, but provides information and applications for geared-to-income 

housing managed by Metro Toronto Housing Authority (MTHA), the Toronto Housing 

Company, and many co-operatives, private non-profits (PNPs) and supportive housing 

locations in Toronto at any Housing Connections office. Housing Connections 

maintains waiting lists for over 600 housing locations In Toronto 

(http(IWWNcity.torontoonca/ toronto housing/zindex.htm, 8/03/00). 

483 Port/and 

483 I. Downtown Housing Authority 

In the I 970s, to stem the loss of housing in the downtown, the Portland City Council 

took two decisive steps 

a) Adopted the Resolution NoJ 1962, authorizing an inventory of downtown 

housing and that a downtown housing program and budget be prepared. This 

resolution also recommended the formation of an advisory committee to assist in 

downtown housing planning and implementation and to evaluate the feasibility of 
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providing increased financial assistance to citizens displaced as a result of 

development 

b) In 1978, with the adoption of Resolution No. 32068, City Council formally 

appointed the Downtown Housing Advisory Committee to review and 

recommend to Council a Downtown Housing Program and to evaluate the 

conduct of this program. 

(City of Portland, 1979) 

Early work of the Downtown Housing Advisory Committee In Portland 

included: 

• 	 Determining the need/demand for housing in downtown Portland; 

• 	 Recommended policies and programs; 

• 	 To begin implementation of programs, the committee drafted a budget for the 

following fiscal year. 

The policies and programs proposed by the Downtown Housing AdVISOry 

Commission in Portland, along with the budgets set up for each fiscal year, were of 

major importance for the implementation of downtown housing goals in the City. 

Currently, the Advisory Committee no longer exists. The Portland Development 

Commission (PDC), along with some specific areas' Housing Implementation Groups 

act as the implementation committees for downtown housing. 

4. 832 Portland Development Commission 

In 1958 Portland voters created the Portland Development Commission (PDC) as a 

city agency to deliver projects and programs to achieve city housing, economic 

development and redevelopment priorities and to link citizens to jobs (City of Portland, 

1998). PDC is the City agency that fosters sustained liveability for the City and region 

Their mission is to bring together community resources to achieve the City's vision of a 

vital economy with healthy neighbourhoods and quality jobs for all citizens 

(http:,!lwww.portland.devorus, 5/23/00) 

During the past 37 years, PDC has taken forward sixteen urban renewal plans, has 

worked extensively in Portland's neighbourhoods to deliver a broad range of housing 

and neighbourhood improvement programs and has carried out a comprehensive 

range of economic development programs aimed at creating jobs (PDC Quarterly, 
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April 2000) 

It is the linkage among these various efforts and the integration of services that sets 

PDC apart and assures true efficiencies are achieved. 

Among all these programs, Urban Renewal designation has been a very powerful 

tool used by the PDC in promoting development in the city. 

The housing section of PDC has successfully facilitated the development of 

housing in the downtown area, which was all re-developed as urban renewal districts. 

It has been successful in its mission especially due to staff expertise in housing finance. 

The knowledgeable staff works with developers in terms of structuring loans and 

grants, on going subsidies and a range of subsidies that serve the range of housing 

they wish to encourage in the downtown (pers Comm Sabba, 2000) . 

4833 Housing Implementation Groups 

For the North Macadam District for example, a Housing Implementation Group 

was proposed, with the mandate of continuing the public input and review of the 

housing build-out of the District They would monitor the progress towards the 

housing goals, targets and forecasts for the area, and play an advisory role in reviewing 

further implementation and housing development strategies to meet the public 

benefit. 

The Housing Implementation Group is expected to continue to pursue options for 

creating link mechanisms which support the development of affordable housing 

targets in or near the North Macadam District "at development costs that provide the 

best return on the public investment, while pursuing the preferred balanced of income 

profile" (North Macadam District Framework Plan - Steering Committee's 

Recommended Plan, August 1999, p. 60) . 

4.84. Findings· Housing/1uthonties or Public Develooment Ootions 

The establishment of a housing advisory committee with the mandate of assessing the 

need for all kinds of housing as well as recommending and beginning the implementation of 

a housing strategy was critical in the development of Portland Central City. It was particularly 

instrumental in the beginning of the implementation process and was disbanded when the 
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process evolved. 

In Vancouver and in Toronto, current municipal housing agencies are primarily directed to 

the provision of non-market and affordable housing, with little or no effect on the market 

housing production. 

In Calgary, the establishment of a housing committee would create the opportunity of 

balancing the provision of units for a wider range of households, ages and lifestyles. It could 

also be an agency to ensure high quality products and design as well as sensibility to its 

context 

4.9. Streamline of Processes and Procedures 

4 9 I. Toronto 

For the conversion of commercial/industrial buildings into residential uses, the City of 

Toronto has streamlined application/approvals process, through a committee designated as 

the Committee ofAcjjustment This tool has been instrumental in facilitating the conversions 

throughout the city. 

4 92 Portland 

For the North Macadam District, streamlining of processes and procedures was suggested 

as an amendment to policy and Zoning Code 

Moreover, city agencies involved in the development process, such as the Bureau of Water 

and of Transportation eventually exempt fees or permits, proactively providing incentives for 

housing development (Pers Comm Wilch, A. 2000). 

4 93 Findings Streamline ofDevelopment Application Processes 

Regarding the fast tracking of the housing development application processes as an 

incentive for housing, very little information was attained in this research. Nevertheless, it was 

mentioned as an implementation tool in downtown plans and housing strategies of most of 

the cities studied. 

The long processing periods and bureaucracy involved in development applications IS 

regarded by many as a barrier for development in Calgary's downtown(CDA and City of 
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Calgary 2000) . For that reason, Council could consider streamlining application approvals for 

developments that contain housing in the downtown. 

5.0. Summary Matrix 

A matrix was built to summarise the policies used in Vancouver, Edmonton, Toronto and 

Portland and their respective effectiveness as evaluated in each city (see page 8.51 
Important notes: 

I . 	 All actions have contributed to some degree with the inclusion of housing units in 

downtown areas The actions marked with *** were identified in the literature and/or by 

key informants as major actions that encouraged substantially the increased residential 

development downtown. The actions marked with * * have been identified as significant, 

but not of major success, usually facilitating the inclusion of residential units downtown, 

but not been a catalyst for development. The actions marked with only one * were 

identified as actions that contributed only in few cases or were not significantly effective to 

the inclusion of residential units downtown. 

2. 	 The table includes only municipal action, excluding Provincial and Federal programs. 
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Summary Matrix 

Cities 
Actions 

Allowance 
of residential 
throughou t 
downtown 

Re-zoning 
to 
residential 
use 

Bonus for 
residential 
units 

Facilitation 
of 
conversions 
for 
residential 
and mixed-

Support 
for artist 
live/work 
studios 

Lease of 
City 
Owned 
Land 

Streamline/ 
fast track of 
applications 

Financial 
Incentives 

Regulatory 
Flexibility 

Focus 
on low/ 
mod. 
income 
housing 

Downtown 
Housing 
Corporation 

Amenities 
and 
facilities 

use 

Vancouver 
*** *** 

* For non-
market 
units 

*** ** *** ** *** Housing Centre 
( citywide) 

*** 

Edmonton 
*** 

*** * *** 

* Ten 
units 
have 
been 
added, 
100 to 
be built 
(07/00 ) 

*** *** 
* 

Toronto 
*** * 

For non-
market 
units 

*** *** ** 

In initial 
phase 

** 

For 
conversions 

*** 

For non-
market 
units 

*** *** 
Shelter, 
Housing and 
Neighborhood 
Division + 

Toronto 

** 

Portland *** *** * *** * *** ** *** 

Housing 
(both city wide) 

* * * Critical in 
( Oregon, 

USA) 
the beginning 
of the process 
( 1970's) 
disbanded 
today 



CHAPTER 4 - CALGARY DOWNTOWN PLANNING IN PERSPECTIVE 


10 Introduction 

Throughout the years, several plans and other policy documents were prepared to guide 

development in Downtown Calgary. Some of these plans had significant impact and are 

reflected on the form of the downtown we have today. Others have had limited effects on 

the development that actually occurred downtown. 

The evolution of Calgary's planning policy can be traced back to the Mawson Plan of 

19) 4. The Mawson Plan was the first master plan for the City of Calgary. It was undertaken by 

a British architect and planning consultant Thomas Mawson, and was inspired by the Garden 

City concept. The first plan prepared specifically for Downtown Calgary was only approved 

forty-two years later, in ) 966, followed by the Downtown Plan of ) 979. Between the Mawson 

Plan and the mid-) 960s, planning in Calgary was largely undertaken through the zoning by

laws that laid down a pattern of land uses on a fast growing city (CDA and The City of 

Calgary, 1999) 

In the 1970s, two important planning documents had substantial impact on Downtown 

Calgary the 1979 Calgary Plan and the 1979 Downtown Plan The ) 979 Downtown Plan 

went through several versions that eventually resulted in the) 982 Core Area Policy Briefand 

the Handbook ofImprovements that supplemented it. 

In the last twenty years, documents were produced mostly with a focus on the downtown 

sub-areas, such as the Area Redevelopment Plan for Chinatown, Eau Claire and East Village as 

well as the Core rlrea West End Policy Consolidation for the West End. 

In this chapter, a brief account of the relevant downtown policy documents will be 

provided, with a clear emphasis on housing issues, goals and objectives. An analysis of the 

housing policies in each plan will also be made. The purpose of thiS analYSis is to understand 

the opportunities and constraints for housing in the downtown that are related to Calgary's 

planning context. This will be essential for the formulation of recommendations at the 

conclusion of this study. 

2.0. The Future of Downtown Calgary - The Downtown Plan, ) 966 

The first plan ever prepared specifically for Downtown Calgary emphasised the central 

attraction of the downtown as a central office and retail core. It also recommended substantial 

residential areas in the West End, Eau Claire and East End 
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A major characteristic of the I 966 Plan is its reverence to the automobile. The Plan 

accepted, from the beginning, that the desire of people to drive to and park their automobiles 

downtown should be accommodated. Therefore, the plan emphasised access, roadway 

capacities and provision of large parking structures along 9th and 6th Avenues, in detriment 

of improved transit (City of Calgary, 1966). 

" We cannot force people into action they don't deeply desire. If they don't 

wish to use public mass transportation, they just won't do it" 

(The City of Calgary, The Future ofDowntown Calgary, 1966, p.2) 

In the 1966 Plan, an Urban Renewal process was regarded as the most appropriate means 

of eliminating the blight in the area to the east of Centre Street Using large-scale infusion of 

offices and public facilities, it was assumed that the East End (currently known as East Village) 

would be revitalized. 

The 1 966 Downtown Plan was a reflection of its time and dominant modernist planning 

paradigm Its influence can sti ll be felt in the access and circulation facilities in and surrounding 

the downtown. It also supported the Urban Renewal schemes that drastically transformed 

Downtown Calgary. 

3.0 Urban Renewal Scheme. 1966-1969 

The proposals contained with in the Urban Renewal Scheme were created with the 

purpose of achieving the goals set by the Downtown Master Plan (1966) . It was 

particularly committed to the improvement of the environmental qualities of the urban 

core and the provision of optimum access to the attractions of Downtown (Calgary 

Planning Department, 1966). The urban renewal proposals were, therefore, 

implementation tools to achieve the goals of the 1966 Plan 

The primary feature of the Scheme was its provision for the first comprehensive 

separation of pedestrian and vehicular movements, thereby avoiding the "undesirable 

conflicts that .. .exists downtown"(The City of Calgary Planning Department, Urban 

Renewal Scheme Ib Proposal Summary, 1965, p.2) . 

The outcomes of these renewal actions were significant in the shaping of the 

present Downtown Calgary. It was the first stage in a long-term program that has 
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provided Calgary with a multi-level downtown, each level being designed specifically 

for a particular function. 

The Scheme was regarded as the best means of eliminating the blight in the 

downtown. Unfortunately, the renewal process resulted in the demolition of large 

amounts or residential units in the area, which were never completely replaced An 

unexpected period of economic down turn resulted in the lack of redevelopment in 

that area. Some of these sites are still been used as parking lots. 

40 The Calgary Plan, 1973 

The Calgary Plan re-stated the goals and objectives of the Downtown Plan of I 966 

It also made an attempt to outline an implementation strategy and to identity specific 

physical elements and design guidelines for the residential and pedestrian areas in the 

downtown (City of Calgary Planning and Building Department, 1973). 

5.0. Calgary Plan 1977-1979 and the Balanced Growth Strategy, 1977 

Originally. the Balanced Growth Strategy was a chapter of the proposed Calgary 

Plan and was adopted by council in 1977. It recommended broad policy directions 

with respect to the downtown and inner city 

The 1979 Calgary Plan presented directions for the whole city and especially to the 

inner city residential areas. It addressed critical issues such as the provision of services 

and facilities in residential areas and the supply of rental units. Regarding the 

downtown, the main policy directions were related to the provision of infrastructure to 

accommodate future development and the improvement of facilities for movement 

with in the downtown. 

These policies were used as a broad base for the development of more specific 

objectives and policies in the 1979 Downtown Plan (City of Calgary Planning and 

Building Department, 1979). 

6.0. The Downtown Plan. 1979 

In February 1979, Council adopted the Downtown Plan. which established a series of 

goals and objectives for Downtown Calgary, as well as general policies related to land use 

and development, transportation, public systems and open space. The 1979 Downtown Plan 
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identified the distribution of development and potential housing, transportation, quality of 

environment and socia l concerns as the major downtown issues. 

6. 1 . Housing Issues 

Regarding housing issues, The 1979 Downtown Plan acknowledged that 

6. 1 . I. The decrease of residential population within the downtown has had several 

detrimental effects, as follows 

• 	 The inefficient use of land in residential areas; 

• 	 A growing demand for expensive facilities to provide access into the 

downtown, since the city population was growing and proportion of 

downtown employees living in the area was decreasing; 

• 	 The downtown was becoming a single function area, which resulted in 

the area's instability and image as exclusively a place to work; 

• 	 There was not at that point a viable residential community in the 

downtown to support the kinds of activities and facilities which could 

stimulate social interaction and participation in decisions affecting the 

nature of downtown. 

6.1.2. The decreasing choices in the range of housing types available in the 

downtown. Housing stock was changing, as low profile units were demolished and 

high-rise units were being constructed. This substantial change provided less flexibility 

in terms of accommodating a variety of household types and lifestyles 

6. I .3. Conflicts between Council Policy and Land Use Classifications resulted in an 

uncertainty as to the appropriate land use in special areas, which were designated as 

residential in the plan and yet retained a non-residential land use classification. 

6. I .4. The quality of residential environment was being compromised by the intrusion 

of non-residential uses and through traffic in residential areas within the downtown. 

(City of Calgary Planning and Building Department 1979) 

6.2. 	Barriers to Housing Expansion 

Except for the construction boom of high-rise apartments in the West End from the I 960s 
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to the early I 970s, there was little private residential development in the area. With 

government subsidy programs, a number of public housing projects were built, but very few 

examples of competitive market housing projects were undertaken in that period. Even 

though there was evidence of a renewed interest in developing residential units w ithin the 

downtown area, there were still several major deterrents to the development of substantial 

residential areas (Mansell and Wright, 1978) 

• 	 High land prices 

• 	 Inadequacy of development requirements 

• 	 The requirements for residential development, such as permisSible densities, parking 

and side yard requirements, appeared to impose an economic burden on potential 

residential projects. In addition, the bonus system for residential development was 

perceived as ineffective. 

• 	 A preference for commercial development, since they were more profitable than 

residential development 

• 	 Cost-price relationship was not favourable in the housing industry at that time, because 

there were pressures on housing prices as a result of rising interests. It was assumed 

that costs were so high that the development of high-density residential 

accommodation without government support was not an enticing investment in the 

city as a whole. 

• 	 The poor quality of downtown residential areas environment, as a result of the noise, 

air pollution, few amenities, etc. 

• 	 Uncertainty as to the City's commitment towards creating a significant residential 

element within the downtown as indicated in several land-use decisions. 

• 	 The downtown was perceived as an untested housing market, especially regarding 

owner-occupied residential units. 

6.3. 	Benefits and Costs of Housing Expansion 

The Downtown plan also identified financial, physical and social benefits of residential 

expansion in the downtown. As costs (public expenditures) to residential expansion, the 

following were identified: 

• 	 Public improvements, including the provIsion of open space, local cultural and 

recreational facilities and streetscape and pedestrian environment improvements. 
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• 	 Costs related to the relocation of incompatible land uses from potential residential 

areas such as noisy, air pollutant, truck related and auto-intensive activities. 

Still regarding residential expansion in the downtown area, the Downtown Plan made 

final notes with respect to public costs: 

• 	 The amount of public expenditures expected was not unreasonable and investments 

may be phased over a relatively long period of time 

• 	 There was no need for investment in entirely new facilities and amenities, since the 

residential development downtown could take advantage of existing facilities and 

amenities 

• 	 The downtown's tax base would increase 

• 	 The long-term savings in transportation improvements 

Naturally. because of this residential expansion analysis provided in the Plan, one of its 

major goals was the development of a substantial downtown housing component. The 

housing policies stated in the 1979 Downtown Plan were: 

I . 	 To permit residential uses in all areas of the downtown 

2 	 To provide positive incentives to encourage the development of residential units 

outside of areas designated as predominantly residential. 

3. 	 To explore, and initiate if necessary, mechanisms for public financial involvement in 

the development of predominantly residential areas. These mechanisms could be 

under-writing land/service costs, public demonstration projects, securing senior 

government funding opportunities, and subsidising social housing for low and no

income groups, for instance. 

4. 	 To identify areas that have the potential to become substantia lly residential. 

Potential areas were to be considered with the criteria that follows 

• 	 Sufficient scale to support neighbourhood activities and facilities 

• 	 Close proximity to existing open space and community facilities 

• 	 Lower land va lues than other downtown areas 

• 	 Minimal existing transportation and commercial intrusions 

• Possibility for a variety of lifestyle opportunities 

5 To guarantee those designated residential areas reflect a suitable land use 

classification and are not threatened by major commercial or transportation intrusions. 
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6. To maintain existing structurally sound residential buildings and to ensure the 

residential uses within theses buildings. 

7. To limit the scale of commercial, cultural and recreational facilities developed within 

residential areas, and permit these uses only when they are local in nature. 

8. To prepare social, functional and physical guidelines to provide directions to the 

form, distribution, intensity and character of residential development in specific areas of 

the downtown. 

9. To identiiY sub-areas within designated residential precincts that need public 

improvements to infrastructure or public amenities and facilities or services. 

10 To schedule such public investments to foster additional residential development in 

the downtown 

• 	 Re-plotting and re-servicing 

• 	 Re-Iocation of non-compatible uses which may compromise residential 

environment 

I I. To foster a diversity of forms and lifestyle opportunity within each residential area 

(although not within each building) . 

12. To develop specific mechanisms for generating and sustaining a community 

interest and focus within each residential precinct. 

13. Finally, to foster creative housing alternatives, to support a variety of lifestyles of the 

various socio-economic groups. 

As a result of the Policy #4 - regarding potential residential district - only two areas 

were identified as potential primarily residential districts within the downtown: the Eau 

Claire and the East End. The West End was proposed to be a mixed-use area, since it did 

not have access to open space, community facilities, services, commercial and cultural 

activities with few existing commercial use and traffic intrusion. For the West End, the 

intent was to develop an incentive system, which would allow some commercial 

development only in combination with a specific amount of housing. 

It was also established that this plan be adopted as an individual chapter of the Calgary 

Plan. The implementation phase would find its legal basis in particular area plans and 

specific rules and guidelines to be incorporated into the new Land Use by Law, which was 

in preparation at that moment 
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6.4. Conclusion 

The 1979 Downtown Plan was a progressive policy document (pers Comm Maas. 2000). 

Its housing policies were parallel to those of Portland and Toronto in the I 970s. Regrettably. 

while these cities' policies were implemented and generated substantial change in their 

downtown. in Calgary the 1979 Plan failed to produce significant transformation In fact. most 

of the issues identified in the Plan still remain in Downtown Calgary. Some of the housing 

issues and barriers identified in 1979 have in reality been aggravated throughout the years. 

and others. such as homelessness. in astonishing levels (Appendix A) . 

With the purpose of approving the proposed policies as by-law. the production of a 

statutory document such as an Area Redevelopment Plan (ARP) would be necessary. 

Therefore. to make the I 979 Downtown Plan a statutory document. Council would have to 

approve it as an Area Redevelopment Plan (ARP) . For political reasons. it was not approved as 

an ARP (Pers Comm Maas. 2000). Instead. City Council decided to pursue a non-statutory 

policy approach and requested the production of a Core Area POlicy Brief The pOlicy brief 

process involved the production of a series of alternatives for each issue by a Council 

appointed "Citizen's Options Committee". It also included the recommendations regarding 

preferences for each alternative by the Calgary Planning Commission. the Mayor's Committee 

on the Downtown and the Board of Commissioners (City of Calgary. 1982). The final 

document only addressed some of the issues from the 1979 Downtown Plan and reduced 

the strength of the original document (Pers Comm Maas. 2000) . 

The Character Area Plans suggested in the downtown plan were in fact prepared. Of 

special interest for this study are the Eau Claire Area Development Plan. the West End Policy 

Consolidation East Village Area Development Plan and Chinatown Area Development Plan. 

7.0. Core Area Policy Brief. 1982 

In 1982. City Council approved the Core Area Policy Brief (office consolidation in 

December 1996). This document was the result of a special process established by Council to 

consider different alternatives for the future of Downtown Calgary It provided a policy 

framework for land use and development and was expected to guide future downtown 

development. 

The Core Area POlicy Briefexpanded the boundaries of the downtown study area as it 
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was addressed by the previous plans. The core area includes the area between the Bow River 

and 12th avenue S. from 14th W to the Elbow River with an extension into Victoria Park East 

between 12th Avenue S and the Elbow River east of )st Street E. However, the purpose of 

the inclusion of Victoria Park East in the downtown study area is not clear in the body of the 

document. 

The 1982 Core Area Policy Brief expressed the intention of holding downtown as pre

eminent commercial centre for Calgary 

FigA. I . Core Area POlicy Brief - Study Area Boundaries 

The policy brief added to the 1979 Downtown Plan, the West End as potential residential 

precinct. However, the commercial nature of the downtown was emphasised and the 

residential component was treated as a complement and in the areas of Eau Claire, the West 

End, and the East Village as well as Chinatown. Policies regarding land use and development 

form were outlined specifically for the following areas: Commercial Core Zone I, Commercial 

Core Zone 2, Residential Areas, Chinatown, the Riverbank and Special Areas. For Victoria Park 

East the production of an ARP was suggested. 
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7.1. Sub Areas 

7.1.1. Commercial Core Zone I (CM II 

Located in the large central area north of and along the CPR lands, the CM I was identified 

as adequate for most intense development with predominance of offices and retaining retail 

and entertainment uses. It has a base density and allowance for density transfer for heritage 

purposes and a bonus system that encourages features such as open space and pedestrians 

components (City of Calgary Planning and Building Department, 1982) 

7.1.2. Commercial Core Zone 2 (CM21 

The Commercial Core 2 is located in the area south of the CPR tracks, between loth Ave 

and I thoAve. The Core Area Policy Bnefidentified the CM2 as secondary high-density area, 

allowing largely commercial development, but with potential for institutional and residential as 

discretionary uses. The CM2 also has a bonus system in order to achieve an intermediate 

density between that of the Commercial Core Zone I and the abutting areas of Eau Claire, 

the East Village, Connaught and Victoria Park. 

7. 1.3. Residential Areas 

The areas of Eau Claire, the West End and East Village are the residential precincts 

identified in this document as the neighbourhoods that would offer a variety of housing 

density chOice with the benefits of downtown location The policy brief states that there 

would be some flexibility in parking, retail opportunities and built form to respond to these 

areas' special characteristics. 

Some of these areas have experienced residential development and some population 

increase. Regrettably, the Objective of providing housing variety and density has not been 

accomplished. In Eau Claire, for example, only high-income units have been developed. 

Recently, more high-end development has been approved for the area (Pers Com Pollack, 

2000) . 

The following is an account of the policies sated for each "residential area' identified in the 

policy brief 
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A. Eau Claire 

City Hall adopted an ARP for the area in April 1995. The major goal of the document is to 

encourage the redevelopment of Eau Claire as a primarily residential district with a strong 

sense of neighbourhood identity and character as well as containing some commercial use 

neighbouring the downtown commercial core and Barclay Mall. 

Eau Claire was envisioned as a residential district but commercial use is also allowed. 

Therefore, it was divided in two components: a residential and a commercial precinct 

• Residential Precinct 

I. Land Use and Intensity 

The Eau Claire was envisioned as a medium to high-density area, housing a population 

of approximately 5,000 people. The range of density allowed in the area is of I 00 to 160 

units per acre (247 to 395 units per hectare) and floor area ratios (FAR) for most of the 

residential area of 3.5 to 4.0. 

The ARP also includes the allowance of a variety of dwelling types, including 

townhouses and apartments Commercial uses in the residential area are limited to those 

that already exist or will serve the local residential population in appropriate locations. 

2. Built Form 

The Eau Claire maximum building heights were proposed as from five stories close to 

the riverbank to I 7 stories close to the downtown commercial area. The ARP and the land 

use designations for the area include sunlight protection guidelines as well as guidelines to 

create a sense of neighbourhood and identity and character at a human scale. 

• Commercial Precinct 

I. Land Use and Intensity 

The Eau Claire includes a high intensity office commercial area with densities that vary 

from 8.0 to a maximum of 16.0 FAR as well as a medium intensity commercial area. In the 

later, the base commercial density is of 5.0 FAR, with potential for 2.0. FAR of commercial 

space with the provision of bonus features. Entirely residential and mixed-use development 

is also allowed in the area, with densities of 7.0 FAR to 8.0 FAR 
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2. Built form 

Maximum heights established are from 24 to 45 storeys in the high intensity commercial 

area, and I 7 to 30 storeys in the medium intensity area, depending on the proximity to the 

residential neighbourhood and Barclay Mall. 

In summary the Eau Claire was identified as a residential and mixed-use area, yet 

allowing commercial uses to an extent of 30 storeys in certain sites. The allowance for such 

commercial uses in the district which was identified as "primarily residential", conflicted with 

residential policy and allowed for the loss of valuable sites for potential residential expansion. 

Within the Res/dential Area, the residential component should be mandatory Mixed-use or 

purely residential uses should be the only kind of development allowed in order to increase 

housing in Eau Claire. 

B. East Village 

The theme for the redevelopment of East Village was to capitalize on physical advantages 

and existing attractions: the Downtown skyline, the Bow and Elbow Rivers and riverbanks, St 

Patrick Island, Fort Calgary Calgary Multicultural Centre and Golden Age Club. As with the 

Eau Claire area, the East Vi llage was divided into residential, commercial and mixed-use 

(transitional) areas. 

I . 	 Land Use and Intensity 

A variety of residential and commercial land use components and a transitional area 

between East Village and Downtown area were established. 

The East Village residential area was conceived to offer low-density townhouses and 

medium-rise buildings which height can increase from the Bow Riverbank Park towards 

9th Avenue S. and 3rd Street E. to maximize the views of the river and Fort Calgary. 

Commercial use was expected to occupy the lower floors of residential buildings 

instead of being located in commercial facilities. The existing commercial area on the 

western blocks of 8[h and 9th Ave, S were regarded as an opportunity for new low scale 

purely commercial buildings. 

A transitional area was established in the area south of Riverfront Avenue between the 

Harry Hays Federal Office building and the Langevin Bridge. Future development in this 

area was expected to achieve •.. a successful transition between the adjacent office n 
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character and the future East Village community core to the east as well as respecting 

the special characteristics of adjacency to the Bow River" (The City of Calgary 1982). 

As in the Eau Claire District the allowance for commercial use was significant in the East 

Village, especially for an area identified as primarily residential. Commercial uses were not 

only allowed in the lower Roors of residential buildings, but also in new, solely commercial 

buildings 

2. 	 Built Form 

The Policy Brief encourages a variety of building forms, from low to medium scale, and 

the production of urban design guidelines. An attractive pedestrian environment and 

open spaces are also expected to occur along with new developments in the area 

C. 	 West End 

In contrast to the ]979 Downtown Plan. the Core Area Policy Bnefidentified the West End 

as an ideal location for downtown living. It also acknowledged that the West End is 

distinguished from the central downtown commercial core by an established residential 

cluster to the east of 9th St. W. It also has amenities that support residential developments The 

West End has e~oyable views to the Bow River to the north, to the Mewata parkland to the 

west and to the mountains in the distance 

The Policy Brief encouraged residential developments with low to medium density 

commercial and mixed uses, with a transition area of higher commercial intensity" (The City U 

of Calgary 1982). According to the Policy Brief. this policy direction is consistent with Calgary's 

long-term strategy and Council's policies to encourage residential uses in downtown and 

increase residential density in proximity to major employment centres and transportation 

corridors. 

I. 	 Land Use and Intensity 

As a residential district the West End was expected to achieve a unique character by 

incorporating a variety of intensities and land use components. This policy allowed 

• 	 Commercial, institutional and residential development to a maximum of 7.0 FAR in the 

transitional area, adjacent to 9th Street W; 

• 	 Commercial and institutional development limited to 3.0 FAR 
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• 	 A maximum density of 7.0 FAR in residential developments in the six stories of buildings 

in the area between 9th and I I th Streets W. 

The Direct Control district sites (D.C.), which are directed by site-specific development 

guidelines, were not be changed by the Core Area POlicy Brief Land Use amendments 

would be necessary to change these DC sites and were expected to be evaluated on an 

individual basis. 

2 	 Built Form 

The 1982 Core Area Policy Brief proposed built form controls and amenity provision, 

particularly within residential developments It also suggested that at-grade open spaces be 

developed and maintained and that public areas are sensitively treated (Ibid.). 

Even though the document identifies this area as the more appropriate for downtown 

living, it still allows commercial, office and institutional use without any policies to guarantee a 

housing component in the transitional area. As a result, it could potentially develop with office 

use and in this manner, not accomplish the role of a transition area. 

7.IA. Chinatown 

The Policy Brief proposes that Chinatown remains as a unique area within downtown, 

and that Chinatown's specifics be addressed by an Area Redevelopment Plan process to 

update the Chinatown Design Brief ( 1976) 

'The workshop shall include all community groups and land owners interested in 

Chinatown and that the workshop shall address the ability to provide for retail, 

residential and commercial in a manner that re-enforces a sense of a Vibrant 

community and creates a cultural enclave as well as addressing the realities of a 

strong commercial base" 

(The City of Calgary, Core Area POlicy Brief 1982, p. 29) 

7. IS Riverbank 

The riverbank was recognised as a critical link and destination within the citywide open 

space and pedestrian system. Therefore, the main objectives for this area according to the 

Policy Brief are related to the provision of recreational areas and accessibility/visibility of the 

riverbank. 
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Any kind of private developments abutting the riverbank are requested to ensure both 

access and sunlight penetration, thus protecting the public image and quality of the 

environment in this area. 

Along the Riverbank Promenade (3rd Street W. to Centre Street), all the buildings abutting 

the riverfront are requested to provide at least 75% of the site frontage at-grade occupied by 

retailing and entertainment use. 

7. 1.6. Special Areas 

Specific guidelines were outlined regarding development form, types of uses at-grade and 

at the + I 5 level, as well as environmental considerations. 

The POlicy Brief addressed the considerations for these areas as achievable through the 

Bonus System and mandatory provisions in the Land Use By-law 2P80 (Appendix B) . It also 

recommended further special studies. The special areas to be further studied included the 

Warehouse District the Downtown Rail Corridor and the areas between 9th and lOth Ave, S. 

and between (a) 3rd St. E. and the Elbow River and (b) 9th St. W. and 14th St. W 

7 17. Conclusion 

The 1982 Core Area PoliCY Briefis the most recent policy document that addresses all the 

sub-areas of the downtown. It was prepared in accordance with the Council decision of not 

approving the 1979 plan as an Area Redevelopment Plan. Even though it is a document that 

has provided general direction for development in Downtown Calgary, especially w ithin the 

CM I and CM2, it is not a statutory document. ThereFore, it requires more specific action to 

implement its contents - " It is simply a first step which requires a number of subsequent 

actions in order to have significant effect (City of Calgary, Core Area PoliCY Brief, 1982. p.2). 

With the policy brief, the Planning Department was authorized to proceed with planning 

processes for the development of some statutory plans, such as the Chinatown ARP and 

Vldoria Park East ARP along with amendments to the By-law 2PBO It was then a catalyst for 

other special studies and plans that were carried on in Calgary. 
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8.0. Chinatown Area Redevelopment Plan, 1986 

The I 976 Chinatown Design BriEf in conjunction with a tri-Ievel Neighbourhood 

Improvement Program () 974) encouraged significant redevelopment, denoting a new era 

and higher profile for the neighbourhood. 

In addition to the new housing 

stock, these initiatives fostered the 

creation of Sien Lok Park, a City 

land acquisition program, and 

improvements to the Riverbank 

adjoining Chinatown. The quality 

of these new buildings served to 

emphasise the contrast between 

the newer private development 

and the old public systems that 

adjoined them (City of Calgary 

Planning and Building Fig 4.2. Chinatown ARP Study Area 

Department. 1986) 

In 1986, the Chinatown Area Redevelopment Plan was finalised, in conjunction with 

Chinatown Handbook of Improvements. It is a very brief document. which has two objectives: 

• 	 To encourage a viable physical, social and economic environment. incorporating both 

residential and commercial uses; 

• 	 To provide for an improved set of public systems related to open space, pedestrian 

circulation and traffic. as well as the provision of community services. 

(City of Calgary Planning and Building Department. 1986) 

I . 	 Land Use and Development 

The ARP envisioned the continuation of development in Chinatown as a mixture of 

commercial, residential and entertainment uses. As a matter of fact, most of the area retained 

a Direct Control (DC) designation. In the Chinatown core area, the guidelines allow medium 

to high-density projects. Along the perimeter, there were higher density commercial uses in 

recognition of existing projects and land use designations along 4th Avenue South. On the 
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area bounded by I st Street and 2nd Street West and 2nd and 3rd Avenues South. distinct 

sites were created for commercial development. residential projects and public park space. 

The Riverbank lands to the north of these blocks remained with the existing commercial 

designation and was expected to be the subject of a further special study while the public 

lands were expected to provide open space (Ibid.) . 

2. Public Improvements 

The ARP puts forward the 

Chinatown Improvement Fund, 

approved by Council in 1984, which 

would be financed by off-si te 

contributions from developments in 

combination with a cost-sharing 

formula between the city and the 

adjacent owners. This fund would 

provide a basis for financing CIVIC 

budgetary allocations or private 

development improvements (City of Calgary. 1986). 

Regarding housing, the objectives of the plan were: 

• 	 To ensure the future viability of housing as an important element in the community 

• 	 To provide for the special needs of Chinatown residents. especially seniors 

• 	 To create new public spaces for the local residents 

The implementation of the ARP includes alternatives for public improvements, Chinatown 

Improvement Fund. parking strategies and human services are as follows: 

a A cost-sharing formula between the city and adjacent landowners 

b. 	 The Chinatown Improvement Fund 

Through the use of DCs in the community core, the use of maximum commercial and 

residential densities requires a contribution to the Chinatown Improvement Fund to 

provide for off-site improvements and amenities. This policy was modelled on existing 

policy for the Downtown, which was approved in 1983. A Chinatown Improvement 

Authority was proposed to administer the policy. 
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c. Human Services 

According to the ARP, an important objective of the plan is to ensure adequate 'soft' 

services to people, which requires ongoing monitoring of local residents' needs and 

responding to them The soft services and programs are provided through governmental and 

community - based groups. These issues were actually addressed in the Chinatown 

Handbook, which deals with the community's special needs with specific recommendations 

(Ibid.) . 

9.0. Downtown West End Policy Consolidation, 1993 

In 1984, City Council amended the Core Area Policy Brief to place the West End under 

policy review The Planning and Building Department was then directed to conduct a special 

study to review the existing land use policies for the area and to develop various other land 

use alternatives for Council consideration (The City of Calgary Planning and Building 

Department. 1993). 

Council also approved a Long Term Growth Management Strategy and a framework for 

managing the city's growth in the imminent future was established. The Strategy re

established the prevailing goal of enhancing the Downtown's role as a major employment. 

housing, shopping and cultural focal point in Calgary. A major policy that aimed at reducing 

the problems and inefficiencies of the inner city and downtown was to increase residential 

densities in various areas of the downtown to: 

• 	 Increase opportunities for new core employees to live near their jobs; 

• 	 Ensure a more substantial residential population within the core employment and 

commercial areas; 

• 	 Promote maximum use of existing Downtown services and facilities. 

At the conclusion of the West End Study. the Planning and Building Department 

recommended a mixed use community, conforming With an option proposed in the Core 

Area: West End Policy Review (1987). Following Council refusal of two policy documents 

prepared by the Planning and Building Department, it requested the preparation of rules for 

development for the West End. Council directed that: 

• 	 A transitional area should be placed adjacent to 9th Street West. which would 

allow commercial development up to a maximum density of 7.0 FAR. and high 

density residential to a limit to be determined through the planning process. 
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• 	 The remaining area allows commercial development up to a density of 3.0 FAR 

and high density residential with a density limit to be determined by the 

requirements of Future residents For a liveable neighbourhood. 

• 	 Rules for development were to be sensitive to market Forces. 

• 	 Environmental guidelines are produced to protect sunlight access to the park 

adjacent to the Bow River. 

• 	 The public riverbank and Mewata lands remain in the Public Park, School and 

Recreation (PE) and Public SeNice District (PS) . 

The DC sites already approved by Council did not change; however applications by 

landowners for amendments would, in the future, be evaluated on an individual basis in 

light of the new policies For the West End. 

In formulating the rules For the 

development of the West End, it 

was recognised that many 

conditions affect the quality of life 

in a community. These include but 

are not limited to safety, traffic 

availability of parks and open 

space, the mix of households and 

population, the density of 

development and the bulk of 

buildings, which affects views, 

shadows, and privacy. Therefore, 

a set of Objectives were used as 

the Foundation of rules For 

development dealing with the 

mix-uses, overshadowing, views, 

streetscape quality, noise, open 

space, safety, amenities, 

landscaping standards, building 

access and compatibility of 

building forms. 
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9. I . Rules for Development 

Rules for development were 

created for three DC areas, as 

follows: 

Area A - DC 47Z92 

Commercial Development up 

to 3.0. FAR in the first six 

storeys, meeting mandatory 

improvements and built form 

requirements. Developments 

that contain mixed use should 

not exceed a combined limit 

of 7.0. FAR. 

For exclusively residential 

developments, a maximum of 

7.0 FAR is allowed, following 

the provision of the 

mandatory requirements, 

such as landscaped rear yards 

and carefully articulated street 

frontage, for example. 

Area B - DC 48Z92 

This area borders the high

density commercial core and 

is intended to accommodate 

both residential and 

FigAS Areas A, B, C 

Fig. 4.6. Area A Density Limits 

commercia l density allowed is of 5.0 FAR and requirements and contribution to 

the improvement fund are mandatory. An extra bonus of 2.0 FAR can be achieved 

with the provision of right of way improvements, public art or contributions to off

site improvements. 
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For solely residential developments, 

the maximum density allowed is 70 

FAR through the provision of 

mandatory at-grade pedestrian 

circulation and open space. 

The requirements for the + I 5 

system do not extend into the 

West End due to the focus on 

the pedestrian level for public 
Fig. 4.7. Area B Density Limits 

improvements. 

Area C - DC 49Z92 

This area also borders the high-density commercial core and refiects a mix of both 

area A and area B requirements along with rules adapted to the current and planned 

hotel uses. 

Fig. 4.8. Area C Density Limits 

The maximum of 10580 square 

meters of commercial development. 

along with the provision of mandatory 

requirements, and an additional 605 

square meters of commercial space 

(with the provision of Bonus Group B 

features) is allowed. For residential 

developments, a maximum density 

of 7.0 FAR is permitted with the provision of the mandatory requirements. 

9.2. Urban Design and Built Form 

Actions to improve the image and liveability of the area and therefore its marketability were 

included in the land use districts. For instance, a mandatory contribution to the West End 

Improvement Fund was proposed for new commercial projects in the area. The West End 

was recognised as a primary pedestrian environment. and therefore the financial 

contributions to the Fund would be used on enhancements at-grade. The Fund would 
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operate based on a contribution formula rather than requIring the actual realisation of 

improvements by the developers. 

9.3. Conclusion 

In summary. the West End Policy Consolidation identifies the area as an attractive location 

for a residential community, since an established residential neighbourhood separates it from 

the business commercial core. It also has sufficient undeveloped land to provide for a mixed

use neighbourhood close to amenities and activity. As in the Core Area Policy Brief r 1982). the 

West End was recognised as a place that has the potential of adding to lifestyle choices in 

Calgary and promoting a larger residential base in the downtown area. 

However, the Policy Consolidation classified the West End as a mixed-use district. and in 

fact accommodated a great amount of commercial uses within the district. For example, as a 

rule for development form, residential development is required to take the form of slim towers, 

and commercial uses are "restricted" to the first six floors of buildings. The allowance for 

commercial use is thus generous for a district that was identified as primarily residential, and 

acknowledged as one of the most desirable areas for urban living within Downtown Calgary. 

The previous intention, expressed in the Core Area Policy Brief! 1982) and the West End 

Policy Review r 1989), of creating a primarily residential district. therefore, suffered significant 

changes. The policies approved for West End do not reflect the statement that it is a "very 

viable and attractive area for a predominantly residential development"(City of Calgary 

Planning Department. Core Area West End Policy Review, I 989,p.6), but a mixed-use area, 

allowing significant commercial uses and bonuses for commercial uses as well . The policy 

consolidation limits the implementation to strategies to enhance the urban design and street 

environment. and does not develop any bonus system or other policies to encourage 

residential densities or diversity. 

100 East Village Area Development Plan, 1994 

Originally a middle class residential neighbourhood, including a variety of commercial, 

recreational and industrial facilities after the Second World War, the East Vi llage started to 

deteriorate, as both res idents and industry moved to new suburbs. During the boom years of 

the I 970s, land speculation promoted the demolition of many dwellings, where parking for 

downtown workers was established. 
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The little residential development has been mostly government funded by the Province and 

the city, both in co-operation with the Canada Mortgage and Housing Corporation (CHMC). 

The Province also funded a shelter for single men, which has been operated by the Salvation 

Army 

As a result of the Core r1rea Policy Briefof 1982, the City re-designated large areas, east of 

4th Street as a DC allowing residential high density uses, along with restaurant establishments. 

10. I . New Directions for East Village ( 1990) 

Since the late I 980s and early I 990s, the City planning staff and planning consultants 

extensively studied the East Village The East Village Community Planning Advisory Committee 

was created in 1987, and has worked with the Planning Department (Downtown Division) 

and participated in the production of the document New Directions for East Village ( 1990), as 

an action plan for starting the redevelopment process. 

A potential population of 4,000 to 5,000 residents was envisioned and the major proposed 

actions were: 

• 	 To re-designate the lands under Industrial (1-2) zoning to a Direct Control District which 

preseNes the option of residential development. This action resulted in the ARP and land 

use re-designations. 

• 	 To complete a plan for public improvements program, including a Handbook of Public 

Improvements (ARP recommendation) 

• 	 To support the Task Force on Downtown Housing in its efforts to promote and provide 

incentives for residential development in the East Village 

• 	 To promote the development of a policy on the hard-to-house in co-operation with the 

provincial and federal government and the affected groups. This action went under study 

by Council's Committee on the homeless, but since 1993 neither the federal nor the 

provincial governments have significant involvement in partnerships to provide non-market 

housing. 

10.2. Task Force on Housing in the Downtown Progress Report ( 1990) 

In 1988, Council established the Task Force on Housing in the Downtown (TFHD) to 

identify practical incentives for developing housing in downtown Calgary and to develop a 
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housing action plan The Task Force included two downtown ward aldermen, two 

representatives from the East Village Community Planning Advisory Committee and several 

concerned citizens and professionals. 

The Progress Report from the Task Force ("New Horizons.' A Strategy for Downtown 

Housing 1990) emphasised the reasons for giving priority to the East Village, a unique 

opportunity for creative and innovative housing in downtown development. The TFHD 

recommended an examination by means of feasibility studies of what was necessary to 

produce housing in the East Village. 

At the same time, another document, the New Directions for East Village was being 

produced Two streams of consulting were initiated and as a result, the TFHD recommended 

three significant amendments and several minor changes to the proposals prepared by the 

two consultants: Civitas Urban Design and Planning and Urbanis Consultants Ltd. Regarding 

housing, the primary recommendations were: 

• 	 Create a liveable environment tailored to its future lifestyle priorities; 

• 	 In addition to a mix of rental and condominium housing, include a local commercial and 

entertainment centre; 

(Ovltas Report.· Living in Calgary's Downtown' A Proposal for East Village. 199 I) 

• 	 Include a broad range of housing types, primarily for middle income households 

• Provide public amenities; 


(East Village Redevelopment." Market Analysis. 1992) 


• 	 Provide up to 3.000 new residential units, including some transitional or second stage units 

for lower income residents (Ovltas Report." Living in Calgary's Downtown A Proposal for 

East Village 1992) 

The major recommendation was to prepare an Area Redevelopment Plan for East Village. 

In 1993, City Council authorized the preparation of the East Village ARP, in conjunction with 

the necessary land use re-designations (City of Calgary, Planning and Building Department, 

Downtown Planning Division, 1994). 

According to the East Village ARP. the result of the public consultation was the 

consensus that the East Village should be developed as a residential community, catering to a 

variety of population, but primarily to downtown middle-income workers (City of Calgary 

Planning and Building Department, Downtown Planning Division, 1994). This conclusion 

seems biased, since the consultation was conducted with business stakeholders and the few 

residents of the area. Considering that: 

• 	 The majority of permanent residents are seniors living in three high rises and about 
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ten low-income households, 

• 	 The increasing number of homeless in the area, 

• 	 The lack of definition of "middle income" population 

It seems that the "consensus" will likely create a redevelopment that will eventually result in 

the gentrification of the area and displacement of the small current population of the East 

Vi llage. 

The purpose of the ARP was to establish a policy framework to achieve growth in the area 

based on the overall context provided by the General Municipal Plan. the Core Area Policy 

Briefand the New Directions for East Village 

The main housing goals of the ARP are: 

• 	 To encourage the redevelopment of East Village as a primarily residential 

neighbourhood, containing a diversified demographic and economic mix, with special 

emphasis on housing for middle-income residents. 

• 	 To establish a development pattern that creates a strong sense of residential precinct, 

with character and identity within a park-like setting. 

• 	 To enhance the quality and accessibility of community facilities and amenities for the 

residents. 

• 	 To use available City resources in such a way to foster opportunities for private 

redevelopment in the area, and foster market confidence. 

• 	 To allow sufficient flexibility to take account of changing circumstances and market 

conditions. 

10.3. ARP Sub-areas 

In establishing the land use policies for East Village, the ARP subdivided the area in four 

areas: Northeast Quarter, Southeast Quarter, Commercial Centre and Western Blocks, as 

follows: 

A 	Northeast Quarter 

The Northeast Quarter is anticipated to be the first area redeveloped, providing 

up to 700 housing units. It is the area east of 4th Street East and north of i h Avenue 

South. 

This area is intended to evolve as a medium density residential neighbourhood, 

including a park, open space and additional community-based facilities. Medium 
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density housing such as townhouses and low-rise apartments are expected within 

the area, and higher density forms, such as apartment towers are encouraged 

close to the LRT tracks 

Densities were expected to range from 0.6 FAR for three-storey townhouses on 

the riverbank, to about 1.5 FAR for most blocks, except for the area close to the LRT 

stop, densities of 3.0 FAR are allowed, in buildings up to eight fioors. 

Also for this area, proposed bonuses may be awarded above these densities, 

subject to meeting certain policy objectives, which will be described later in this 

section. 

B. Southeast Ouarter 

The southeast quarter is located east of 4th St. E., west of Fort Calgary and south 

of i h Ave. S It is expected to be the second redeveloped area, in a medium to 

high-density residential area, as well as to continue allowing local commercial and 

community facilities 

The south east quarter is home to the majority of the population in East Village, 

since it contains the three seniors/rental high rises. A pedestrian promenade is also 

proposed in the area, which would be expanded to a linear park in city-owned 

land. 

The redevelopment of this area was expected to add up to 700 units to the 

neighbourhood, with the use of suitable sites at 2.0 to 3.0 FAR. 

C. Commercial Core 

The 'neighbourhood shopping precinct' would be located in a crescent-shape 

LRT line and portal that crosses the southwest corner of East Village. It had existing 

commercial uses on 8th Ave. S. between 3rd and 4th Streets E. Throughout the area, 

residential uses above stores and in apartment towers would also be allowed. 

This area was considered the most suitable to accommodate the social services 

facilities and transitional housing for the homeless, with maximum densities of 3.0 

to 3.5 FAR. 
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o. Western Blocks 

The western blocks of East Village, north of i h Ave. S were intended to be 

redeveloped as a high-density residential precinct. with limited commercial uses 

and public building uses in some situations. 

The block currently used by the Calgary Police Services (between i h and 6th 

Ave. S) could be redeveloped as a high-density residential or public administration 

use, to a maximum floor area ratio of about 3.5 FAR plus applicable bonuses as set 

out in the land use re-designation, and a maximum building height of fifteen 

storeys. For the block between 6th and 5th Ave. S., residential densities would be 

similar to the previous block, with allowance of about 1/3 of the density 

alternatively being commercial space. 

The other blocks were expected to include more residential uses, hotels and 

some limited commercial space. 

Throughout the area, it was estimated that about 1300 housing units and 250 

hotel rooms would be developed. 

10.4. Residential Policies 

The following actions were proposed to achieve the housing goals and oqjectives of the 

ARP: 

I . 	 To encourage wood-frame townhouses, stacked townhouses and low-rise apartments 

throughout the lower density areas, with the purpose of reducing construction costs; 

2 	 To establish maximum residential densities and building heights through land use re

designation, in order to establish lower densities and heights closer to the riverbank and 

higher densities close to the LRT line and commercial core; 

3. 	 To make city-owned land available for lease and purchase by private and non-profit 

groups. 

4. 	 Should the above strategy be unproductive, to discuss with local landowners regarding 

alternative forms of undertaking development. such as a development corporation to 

implement a residential demonstration project 

5. 	 To continue to acquire land in the East Village to consolidate existing holdings for 

assemble and/or re-sale for housing. 
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The following design actions are proposed 

6. 	 To require in the north-east quarter that the development accommodates famil ies with 

children, with individual yards and front doors for ground level units, windows 

overlooking play areas and larger units at grade; 

7. 	 To require that residential buildings that border open space be sensitively designed to 

clearly define public semi-private and private space; 

8. 	 To require that buildings are designed and located to minimise overshadowing of public 

and private open space; 

9. 	 To require that windows facing buildings are sufficiently separated and oriented to 

prevent loss of privacy for residents; 

I O. To require that residential buildings are located and designed in such a manner that 

maximises sunlight penetration, use potential views and minimise wind and noise 

intrusion. 

I I . To require that in mixed-use projects where residential and commercial uses are 

combined, there is a clear definition between the uses, with separate means for access 

and servicing. 

Due to a high water table in the area and the resulting high costs of underground 

parking, the following actions are proposed: 

I 2. To make density allowances in the order of a third of the residential gross floor area for 

above grade parking structures, provided that they are compatible with residential 

buildings to which they are ancillary to and are sensitive to the streetscape. 

13. To give a bonus in residential density if residential parking below grade is provided, 

equivalent to about 50% of the required parking floor area that was provided below 

grade 

lOS Community Facilities 

The following actions are proposed to enhance the quality and accessibility. the 

encouragement of citywide serving facilities and the improvement of services for the transient 

population (with minimal negative impact on the new residential areas) in the East Village: 
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I . To encourage the construction of transitional housing as an intermediary stage for the 

homeless, between hostels and permanent housing; 

2. 	To encourage the location of support services for the homeless in areas west of 4 [h Street 

East; 

3. 	To encourage the Multicultural Society to obtain new premises in the East Village or 

elsewhere when its lease expires (they currently rent a City-owned building on t h Ave) . 

This action will allow the redevelopment of that site for open space. 

4. To encourage any additional day care facility to be located in the commercial precinct. 

along 8[h Avenue South; 

5. To make the Simmons building, which is owned by the city, available for lease or purchase 

for residential or public use. If other purposes were requested, a land use re-designation 

would be necessary. 

6. 	 To encourage a community centre (if needed) to be located in conjunction with a 

neighbourhood park on lands adjoining the Bow River Regional Park. 

7 . To encourage the relocation of the Booth Centre 

8. 	To allow that the Calgary Drop-in Centre remains at its location and its expansion on its 

current block. 

9. 	To encourage the relocation of the Golden Age Club and similar services for seniors in the 

East Village; 

No provision of schools was made for the area, "due to the low number of children 

expected to reside in the area, and the availability of space in nearby inner city schools" (City of 

Calgary Planning and Building Department, 1994, East Village Area Redevelopment Plan p. 

36). 

10.6. Implementation 

The following actions were proposed to achieve the objectives of the ARP: 

• 	 To upgrade the roads and utilities in the first instance on the north-east quarter of the East 

Village; 

• 	 To make City land that is suitable for residential uses available for leasing and purchase; 

• 	 To make improvements and clean up on City owned land and rights-of-way. 

• 	 To initiate discussions with wholesaling and storage operators regarding relocation of 

certain facilities; 

• 	 To acquire additional key-sites that would provide for public amenities. 
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• 	 To request the Land and Housing Department to initiate a process of registering title to 

accumulated lands along the riverbank, and arrange the subdivision of City-owned parcels 

that can be made available for sale for residential purposes; 

• 	 To undertake a traffic and transit study including an public participation process; 

• 	 To initiate a public improvements program for East Village. 

10 7. Conclusion 

It was expected that the East Village would be an area in transition for the following ten 

years after the ARP. The ARP suggested that the city promote redevelopment in the area and 

consider a partnership with the private and non-profit sectors. 

In fact the physical improvements and implementation of this plan have not yet been 

materialised, and after six years, the situation in the East Village remains very similar to that 

discussed in the ARP of 1994. According to Fawcett (2000) the main barriers for development 

in the East Village have been: 

• 	 Topography of the area 

The flood plain creates the need to rise up the roads and the sites. Moreover, with the 

roads being raised, the infrastructure and services would have to be raised as well. This 

process can be considerably costly and time-consuming. 

• 	 Stigma 

After years of blight in the area, the perception that the East Village is undesirable as a 


residential area has persisted. 


(Pers Comm Fawcett 2000). 


In the late 1990's the intention of forming a public-private partnership was finally made 

public with the call for proposals for the East Village A competition was realised and a 

consortium within the private sector was chosen to prepare a plan and, in conjunction 

with public efforts and investment, redevelop the East Village (Pers Comm Faucet 2000). 

I 10 East Village Partnership Inc 

I I . I . Background 

In 1999, the City of Calgary started a process that ended in the fall of that same year, with 

a proposal call for a joint venture partnership to develop the East Village. This planning 

process is currently being undertaken. Therefore, the information in this section is a result of a 
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key informant interview with a City of Calgary Planning Department Planner. Documents 

about the proposal selected are not available to the general public at this time and therefore 

the companies and individuals involved in this process are not mentioned here. 

I 1.2. The Proposal Call 

The proposals requested by the City were expected to be based on the East Vi llage ARP 

( 1994). The participant companies were asked to answer the following two basic questions 

I . 	 What their vision for the East Village was and how they saw it being developed; 

2. 	 What kind of business partnership they saw themselves forming with the City of Calgary to 

implement the vision. 

The proposal selected was created by a consortium of mostly Calgarian firms and 

designated East Village Partnership Inc The vision for East Village is partly drawn from the 

ARP. It establishes the area as mixed-use with a large residential component designed to 

accommodate diversity and a range of income levels, with emphasis in low and medium 

income. The proposal also envisions the development of some high-end low rises (along the 

riverbank as townhouses or stacked townhouses), medium and high rises (smaller units, 

which are expected to be "affordable") (Pers Comm Fawcett, 2000) . 

I I .3. Design Features 

Regrettably. by the time the research for this master degree project was final ised, the 

proposal selected was at a conceptual level, without details that would lead to more 

formalised information about the initiative. The proposal at this time is a conceptual design 

stage (slightly different from ARP design proposals), and includes features such as: 

• 	 A pedestrian oriented neighbourhood, including wide sidewalks and planted trees; 

• 	 A water canal as a marketable water feature; 


8th
• 	 Emphasis on Avenue as a major organising principle linking City Hall to Fort 

Calgary. 


(pers Comm Fawcett. 2000) . 


I IA. Next Steps 

The next steps towards the implementation of the development in the East Village are 

I . 	 Finalise the detailed agreements of the joint venture and establish a "company" of the City 
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and the selected consortium 

The company formed will promote development and try to buy as much land as 

possible in the area. Some of the companies in the consortium already own land in East 

Village, which they wi ll put in the partnership. The City owns half of the entire East Village 

are (without road, two-thirds with roads) and will also put its land into the partnership. As 

a company, the partnership will seek to buy all the sites left in East Village. Nevertheless, 

the property owners that do not wish to sell their land will be able to develop their sites in 

parallel to the development carried by the partnership. 

2. Prepare and provide for a design and planning exercise 

The partnership wi ll also create a public process that is expected to generate a new 

package for the development of the East Village. 

3. Start the implementation of road system investment 

The partnership will plan for the phasing of the development which will include 

raising sites and roads and infrastructure improvements. 

(Pers Comm Fawcett 2000) . 

I I S Affordable Housing 

Regarding affordable housing, three options are being examined by the 

partnership: 

a) Direct Subsidies 

b) City development of affordable housing in city-owned sites 

c) Requirement of certain percentage of developments to accommodate affordable 

units within development 


(Ibid.) 


I 1.6 Conclusion 

In view of the barriers for development in East Village - negative stigma and need of high 

investment to overcome topographic barriers - and the recommendations made by 

consultants throughout the years, the City of Calgary realised that a partnership with the 

private sector would be the solution for the area. 

It is now felt that a trend towards urban life and central living will support the 

development of an area such as the East Village. The East Village partnership is currently 

being formalised by the City and a group of development companies selected after a 
115 



proposal call The company formed by the partnership will then take the next steps towards 

the development of the East Village as a mixed-use area, with strong residential component 

and emphasis on low and middle-income housing. 

At the stage the plan is now - concept design and broad policy directions - it is rather 

difficult to preview what the actual implementation plan wi ll be. As for the diversity of housing 

and inclusion of affordable units, it is also difficult to anticipate the results of the partnership 

actions. Nevertheless, it is fair to say that a strategy for ensuring affordability of units would be 

necessary if there were a real commitment to providing a variety of housing for a variety of 

income levels. Revitalisation strategies in the East Village must include a component that 

anticipates future gentrification, as improbable as it might be at this time. Long-term 

affordability, community land trusts, and non-profit ownership are tools that could be explored 

for the area. 

12.0. Eau Claire Area Redevelopment Plan. 1995 

In accordance with the 1979 Downtown Plan and the 1982 Core 11rea Policy Brief during 

the 1970s and early I980s, several Direct Control Districts (DC) were approved in the Eau 

Claire, allowing High Density Multi-Dwelling Residentia l (RM-7) uses as well as commercial 

uses (CM-I and CM-2) . Particularly significant are the Eau Claire Estates, a ten-block area, 

which includes riverbank lands, assembled by the Oxford Development Group. These lands 

were subject to several land use re-designation and legal agreements (City of Calgary 

Planning and Building Department. 1995). 

In the same time frame, several apartment buildings were built in the western part of 

Eau Claire, including the Sonoma Place, Livingston House, Prince's Crossing, Execsuite, Bow 

Claire Seniors, and a City housing project In the Oxford lands, the Eau Claire 500 was built 

before the economic recession of the early I980s, which slowed down the pace of 

development in the whole city. During the I 980s, the YMCA, the Canterra Tower and the Eau 

Claire Market were built (Ibid.) 

Since the early I 990s, there has been a rebirth of interest in developing residential 

projects in Eau Claire, with permits being approved for over 500 dwelling units between ) 993 

and 1994. At the same time, Community surveys indicated considerable support for more 

medium density forms of housing, strong control of urban design and a more pedestrian

oriented environment With the purpose of ensuring that the redevelopment be pursued in 

an appropriate manner, the City directed that an ARP and public improvements program be 
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prepared in 1994. The major goal of the ARP was to encourage the redevelopment of the 

area as a primarily residential precinct with commercial uses concentrated close to downtown 

commercial core and Barclay Mall, while establishing a development system that creates a 

strong sense of neighbourhood identity and character. 

I 2. I . Land Use 

The land use and density policies in the ARP allow the provision for up to 2,600 

residential units, resulting in a population of around 5,000 people (existing plus added 

population) . 

The ARP included some major changes to existing housing policies: 

I . 	 To re-designate most of the lands west of 6 St. W., to a Direct Control District: 

• 	 Allowing residential uses at densities varying from 130 units per acre and a fioor 

area ratio (FAR) of 3.5 close to the riverbank and 160 units per acre and 4.0 FAR 

abutting the downtown core. 

• 	 Allowing maximum height from 5 storeys close to the riverbank to I 7 storeys 

adjoining the downtown core. 

Val id development permits that were not yet implemented would remain in 

effect and existing commercial fioor space in recently constructed buildings would 

be allowed to remain as well . 

The proposed re-designations placed fioor area ratio and maximum building 

heights, but did not materially affect the allowable uses or maximum units per acre 

(most of the land affected by the re-designation were at that time RM-7 Residential 

High Density Multifamily or Direct Control districts) . 

2. 	 Re-designate for residential purposes the areas on the southwest corner of 3 Ave. S 

and 6 St. W., which had commercial land use. These lands were being used as 

residential, and were an integral part of the proposed residential neighbourhood 

3. 	 Re-designate the Louise Crossing Site (owned by the City), which also had 

commercial designation, to residential use. It is proposed that the site be sold for 

residential purposes, after the allocation of land for local and regional open space. 

4. 	 Included as part of the ARP document, but not a part of the ARP by-law, is a public 

improvement program, which proposes detailed improvements to the public 

systems, such as roads, sidewalks and street furniture. 
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5. Traffic calming measures that support the residential nature of the area were 

proposed. 

RESIOENllAL 

COMMERCI.6J. 

BARClAY f'lJ\ZA 

Fig. 4.9. Eau Claire ARP Land Use Map (The City of Calgary, 1995) 

The ARP also divided Eau Claire in residential and commercial precincts, which were 

described under the Core Area Policy Brief (1982) elsewhere in this chapter, as well as the 

land use and intensity and built form established for the mentioned precincts. 

12.2. Conclusion 

As indicated in the Core rlrea Policy Brief. the Area Redevelopment Plan for Eau Claire set 

the stage for the development of a residential area with a mixed use and a commercial 

precinct It included the allowance of a variety of housing types, including townhouses and 

apartments. It also provided for a commercial component where buildings are allowed up to 

30 storeys in sites abutting Barclay Mall. 
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In this scenario, Eau Claire does not reRect a commitment to housing in the downtown 

area. The area that is dedicated to housing in the ARP is limited to the residential precinct and 

with density range of 100 to 160 units per acre. 

In order to make Eau Claire contribute with its potential for increasing housing and vitality 

in Downtown Calgary, it would be necessary to re-designate more area to residential use, and 

allow less commercial uses throughout Eau Claire. 

13.0. The Calgary Plan - Municipal Development Plan, 1998 

In Calgary's the most recent Municipal Development Plan, one chapter is dedicated to 'Life 

in Downtown', with references to land use, mObility, healthy living and working. The 

Municipal Development Plan recognises some of the problems faced by our downtown such 

as homelessness and the difficulties of downtown merchants. 

The vision for the future of downtown includes + I 5 connections, fibre optic network, a 

teleport, smart business complexes and an increased population in the downtown: 

"Careful development has emphasised the value ofthe river valley unique //ving and leisure 

developments provide a buffer zone between the downtown work andnature. 

Residential developments have sprung up throughout the downtown including innovative 

communities in Eau Claire, East VI/lage, and other inner city communities, attracting all age 

and income groups to core //ving~ 

(The Calgary Plan - Municipal Development Plan, 1998 and Calgary 2020, 1989) 

During the Calgary Plan planning 
Downtown Policy Areas 

process, participants identified a number of 

objectives for the downtown as a whole, 

and one of them was to increase the 

residential population. The increase of 

customer and user base would encourage 

greater cultural. commercial and retail 

vitality in the area. In fact, the Plan 

emphasises the need for increased 

residential base in downtown area as a Fig 4. 10. Downtown Policy Areas - Calgary 
Municipal Plan, I 998 
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major contribution to the re-establishment of the Downtown as a main shopping location in 

the city. The stated policies clearly emphasise the "strengthening of the retail base other than 

other objectives, such as increasing the residential population"(Calgary Plan, 1998 p.78). 

The residential development policies in the downtown area are: 

I. 	 Enhance the Downtown's role as a major employment housing, shopping and 

cultural focal point for Calgary by encouraging the development of substantial 

residential precincts in appropriate locations within the downtown. 

2. 	 Design infrastructure to adequately accommodate future development such as 

sewers, water, roads, pedestrian and cycling facilities, protective services, open space 

etc. 

(City of Calgary Planning and Building Department 1998). 

13.1 . Residential Areas 

According to the Calgary Plan. encouraging housing downtown is a key policy focus and 

important to several other policy objectives. Increased residential population can provide the 

customer base needed to support strong local retail, commercial and seNice markets that will, 

in turn, attract more residents to the area. Moreover, a strong population base can also 

increase the safety of downtown streets and public spaces by providing more 'eyes on the 

streets' and support walking choices for downtown employees. 

The areas of Eau Claire, East Village, and the West End are expected to develop and 

provide a wide variety of multifamily housing choices in terms of density, form and 

affordability. Regarding these districts, the Municipal Development Plan of 1998 restates the 

policies of the Core Area Policy Brief (1982) and the ARPs produced for each of them, 

including Chinatown. It is recognised, though, that in all these areas a number of 

improvements to the physical environment are needed to support residential development 

Surprisingly, the only action proposed by the Calgary Plan regarding the encouragement of 

downtown housing is to 

"Undertake necessary public improvements. as approved by CounCl~ in order to support 

the viability ofhealthy reSidential precincts in Downtown and immediate vicim/y" 

(The City of Calgary, Calgary Municipal Development Plan 1998. p.82) 
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13.2. Conclusion 

The I 998 Calgary Plan includes downtown living as a major factor in its vision for the 

downtown. Inconsistently. Calgary's current Municipal Development Plan has no reference to 

any kind of regulatory, financial incentives, innovative actions or partnerships to encourage 

downtown housing, housing variety or housing affordability in the downtown area. In the 

Calgary Plan, the issues of housing mix or income-mix are not addressed and issues such as 

homelessness are mentioned only en passant. without proposed actions or policies. 

14.0. Summary of Relevant Housing Policies in Downtown Calgary 

Several plans, policies and visions have been approved for the downtown as a w hole, as 

well as for each of the sub-areas of Downtown Calgary. In this section, a summary of the 

relevant residential policies w ill be presented. The purpose of this summary is to provide a list 

of policies that affects development and consequently the potential for housing expansion in 

the downtown area. 

14.1. Relevance and Legality of Policies 

The relevance and legality of policies approved for Downtown Calgary has proved to be a 

complex issue. Documents such as the "Core Area Policy Brief' and the West End Policy 

Consolidation. although adopted by council, are not statutory documents. Statutory 

documents are required by the Province's Municipal Government Act (MGA) and must be 

passed as bylaws. The MGA only requires the city to prepare bylaws for: 

• Municipal Plan 

• Area Structure Plans 

• Area Redevelopment Plans 

Since policy briefs are none of the above, although City Council adopted the Core area 

Policy Briefand the Core Area· West End PoliCY Consolidation, and even the 1979 Downtown 

Plan. Council is not bound by the policies stated in these documents Because they are not 

statutory plans, policy briefs adopted by council can be appealed. 
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The summary of housing policies provided here is a combination of policies from statutory 

and some non-statutory documents approved by the City of Calgary. 

14.2. Policies Affecting Housing in Downtown as a Whole 

I. Facilitate the provision of housing within the municipal jurisdiction through a variety of 

means, including: 

• 	 Examining the possibility of partnerships with senior governments in land development 

or housing projects, which would need no traditional money sources. 

• Encouraging the establishment of public, private and joint rehabilitation projects 


(City of Calgary, Calgary Municipal Development Plan, 1998) 


2. Encourage the intensification of housing to strengthen the role of community in the built 

up areas, contribute to the community quality and image and contribute to the existing 

community fabric and social environment (City of Calgary, Calgary Municipal Development 

Plan, 1998) . 

3. 	Encourage a safe, pleasant and quiet atmosphere in residential areas by: 

• 	 Having street design that encourages appropriate travel speeds; 

• 	 Encouraging off-street parking 

• 	 Locating high density developments where access can be gained from collector or 

major streets (City of Calgary, Calgary Municipal Development Plan , 1998) 

4 	 Take account of the following factors in evaluating design and layout of all forms of 

residential development 

• 	 Relationship with surrounding areas 

• 	 Adequacy of parking and access off-street 

• 	 Protection from excessive noise through building standards and other techniques. 

• 	 Undertake necessary public improvements 

• 	 Encourage the built up of downtown residential areas 


(City of Calgary, Calgary MUnicipal Development Plan, 1998) 
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14.3. Policies Specifically Affecting Housing in Chinatown 

Since Chinatown is part of Downtown Calgary. all the policies established for the 

downtown as a whole apply to Chinatown. Nevertheless. some specific policies and rules for 

development were established by the Chinatown Area Redevelopment Plan (1986). 

summarised as follows: 

I . 	 Encourage a viable physical. social and economic environment incorporating both 

commercial and residential uses. 

2. 	 Identify and provide services to the community to meet their educational. recreational. 

health and social needs. 

3. 	 Establish a set of land use development controls for the Core of Chinatown. which: 

• 	 Ensures the future viability of housing as an important element in the success of the 

community. 

• 	 Provides for the needs of residents. especially seniors; 

• 	 Contributes to the improvement of public systems and the provision of new public open 

spaces. 

4. 	 Create an attractive pedestrian environment 

5. 	Improve and facilitate pedestrian movement. 

14.4. Policies Specifically Affecting Housing in Eau Claire 

The general rules for development of housing. established in the 1998 Calgary Plan and in 

other documents. such as the 1979 Downtown Plan and the 1982 Core Area Policy Brief 

equally apply to the Eau Claire District. The other policies and rules for development that affect 

housing within Eau Claire were established by the Eau Claire Area Redevelopment Plan. in 

I 995. as follows 
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). 	 Encourage the redevelopment of Eau Claire as a primarily residential neighbourhood, with 

commercial uses concentrated close to the downtown commercial core and the Barclay 

Mall and establish a development pattern that creates a strong sense of neighbourhood 

identity and character 

2 	 Encourage medium to high-density forms of residential development to accommodate a 

range of household types and incomes. 

3. 	 Make available for residential purposes, any city-owned land in the residential 

neighbourhood of Eau Claire that is surplus to City requirements; 

4 	 Guide the location and design of residential buildings thereby maximizing the quality of life 

for their occupants and minimising any adverse effect on adjoining residential and public 

uses; 

5. 	 Encourage, where practical, mixed commercial and residential use of lands intended 

primarily for commercial use; 

6. 	 Orient the lower levels of residential buildings with the purpose of enhancing the 

streetscape and providing for a variety of housing types. 

7. 	 Provide sufficient personal services, retail, and entertainment facilities targeted to the 

residents in Eau Claire. 

(City of Calgary, Eau Claire Area Redevelopment Plan) 995) 

145 Policies Specifica lly Affecting Housing in the West End 

For the West End, in addition to the policies applying for the downtown as a whole, the 

major policy established for the West End is to develop a viable residential precinct in the West 

End and incorporate the following types and intensity of land use components: 

• 	 High density residential development without a special density limit throughout the 

area; 

• 	 Low to medium density commercial facilities in the "residential precinct" area and 
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• 	 Higher density commercial development only along 9th Street West 

This policy was established by the document Core .Ilrea· West End Policy RevIEw ( 1987). 

This document, as mentioned previously. is not a statutory document and therefore does not 

have a bylaw status. 

14.6. Policies Specifically Affecting Housing in the East Village 

For the East Village, all the policies affecting the downtown as a whole equally apply. 

Moreover, very specific policies were established for the area after several studies and reports. 

The summary of the relevant housing policies established for the East Village with the East 

Village Area Redevelopment Plan ( 1990) follows 

I. 	 Encourage the redevelopment of the East Village as a primarily residential 

neighbourhood, containing a diversified demographic and economic mix, with 

special emphasis on housing for middle income groups; 

2. 	 Establish a development pattern that creates a strong sense of residential 

neighbourhood, identity and character, uniting East Village within a park like 

setting. 

3. 	 Ensure that a variety of housing types is built to suit a mix of households, including 

families, empty nesters and singles, of varying incomes and ages; 

4. 	 Facilitate the construction of housing for medium and moderate-income groups 

5. 	 Ensure the provision of public seNlces, improved streetscape and adequate 

community and recreation facilities concurrent with development; 

6. 	 Encourage the continuation of facilities that have a city-wide function and seNices 

for the homeless, at the same time encourage a rationalisation of seNices and 

locations, which would minimise adverse impact on new residential areas; 

7 	 Encourage local commercial uses occupying lower Roors of residential buildings. 
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8. 	 Allow a gradual transition in land uses from the downtown commercial core on 

the west side of the area to the purely residential neighbourhood in the northeast 

9. 	 Ensure that in mixed-use sites, non-residential uses do not adversely affect the 

lifestyle of residents; 

10. Enhance the quality and accessibility of community facilities for the residents; 

1 1 . Provide regional and community open space in accordance with City standards. 

15.0. Conclusion 

The policies and concepts for downtown housing in Calgary were prepared with the 

intent of increasing the residential density and providing a variety of housing, including units 

for a range of households, incomes and ages downtown. Although several of the policy 

documents reviewed advocated increased population density downtown, housing 

development in recent years has been rather ad hoc (CDA and The City of Calgary, 1999). 

Some high-end condominiums have been built in areas such as Eau Claire and West End. The 

East Village and the commercial zones have experienced no significant increase in residential 

units in several years. 

As a matter of fact the land use designations and policies stated for most of the residential 

sub areas in the downtown are not effective in bringing residential development to the core 

and instead allow for a significant commercial development in neighbourhoods identified as 

residential precincts. 

The current under-utilisation of residential areas in Downtown Calgary is a result of the 

current emphasis on office development in most of the downtown area. Moreover, even 

though residential development has recently occurred in some areas of the downtown, the 

suburban culture and focus on housing development at the fringe as well as a lack of 

compromise with intensification policies are some of the factors that have determined the lack 

of commitment with housing in the central area of the city 
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CHAPTER 5: DOWNTOWN CALGARY: BARRIERS AND OPPORTUNITIES FOR HOUSING 

1 .O.lntroduction 

Downtown Calgary has evolved at a rapid pace It has grown particularly as a result of 

prosperous times and economic and business evolution. Real estate speculation and the move 

of residents and businesses to the suburbs have also transformed the downtown. 

The City has used several revitalization schemes with the purpose of maintaining a healthy 

and economically viable central core. However, some of the greatest barriers to the expansion 

of housing in the downtown have been a result of City policy and actions or of the lack of 

action. Other barriers to the development of healthy residential neighbourhoods relate to 

political issues as well as physical aspects of the built and natural environment. 

Regarding desirability, Downtown Calgary has attractive natural features and excellent 

transit access. Other opportunities for the development of downtown housing are the 

existence of under-utilised land and City owned land as well as the fast paced growth of the 

City of Calgary itself. The growing desirability of downtown as a residential neighbourhood in 

Calgary is another opportunity to bring increased numbers and mix of residents to 

Downtown Calgary. 

In this chapter, both the barriers and opportunities for developing a healthy, diversified 

neighbourhood, which will provide housing opportunities to a wide range of resident groups, 

households and lifestyles will be examined. This investigation will serve as a basis for the 

provision of recommendations for encouraging the development of housing in Downtown 

Calgary 

2.0. Barriers to Downtown Housing in Calgary 

2. I . The Demand for Office Buildings 

In recent years, the City of Calgary has experienced economic prosperity, which has 

attracted more population, more businesses and head offices to the city. This growth has 

naturally promoted the demand for office buildings in the downtown area. Consequently, the 

downtown has increasingly developed as a single function district with an escalating number 

of offices and decreasing numbers of residential units. 
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2. I . I . Dead Zones 

Recently areas such as Eau Claire and West End have experienced intensification in 

residential development. However, the number of units been produced in those areas is very 

little if compared with the number of offices being built throughout the downtown (Appendix 

A). 

As of today. Calgary's downtown core has an almost eight-block area of solid office 

development This single use area creates a large "dead zone" after hours and during the 

weekends. This dead zone discourages human interaction and isolates designated residential 

areas located on the edges of the downtown. 

2.1.2. Potential Profits 

Other obstacles created by the office demand in Calgary are the elevated prices and 

consequent extraordinary profits that can be made with office development in the city. Thus, 

since the market for offices is so dominant at this time, there is little incentive for developers to 

invest in residential buildings or even mixed-use buildings downtown. 

2. I .3.Perception of Prosperity 

A major reason for the little reinvestment in the downtown area is the belief that the 

prosperity of "any downtown is measured by the amount of new projects being built" and 

that "Downtown Calgary (is) one of the top 10 Downtowns in North America" (CDA. 1999, 

Calgary Downtown - Prosperity Indicators p. I ). The assumption that the downtown is 

exceptionally prosperous and healthy creates within the corporate community the situation 

where little or no effort is dedicated to the diversification of uses Downtown Calgary. 

2.2. The Bonus System 

The bonus system is a tool that was initially used by the City to stimulate developers to 

contribute to the quality of the urban environment within downtown. In this manner, it has 

been used to encourage features such as the + I 5 links, public art and open spaces However, 

with the bonus system created by the City, office tower development in Calgary became an 

extremely profitable business. The current system has the capacity of practically doubling the 
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initial floor area ratio (F.A.R) and reach extremely high office densities (Pers Comm Maas, Paul, 

2000) 

Beginning at 7 FAR, the densities allowed in Downtown Calgary can be stretched up to 

15 FAR, if "bon using" features are provided (Appendix B) . With Calgary's current demand for 

office development, the amount of units that can be created in a site downtown is 

extraordinary, and so are the potential development profits. This fact alone makes the price of 

land within the downtown increase substantially. Naturally, high land prices make residential 

development even more remote downtown. 

Except for the + I 5 bridges I, the features that have been eligible for bonuses have done 

very little to revive downtown. Some public art have created interesting features in the area, 

but most of the public space provided are seldom used, except for smokers in their working 

brakes (Ibid.). 

In fact, the success of + I 5 bridges provided downtown created a situation where property 

values on its level achieved a higher value than properties on the ground level. It is implied, 

thus, that there is no longer a need to encourage + I 5 bridges with density bonuses. The 

market prices for space on the + I 5 level have increased and justify the construction of + I 5 

bridges even if there is not a provision of a bonus (Ibid.). 

2.3. Calgary Growth Pattern 

The recent growth pattern in Calgary is a multifaceted issue. It creates direct and indirect 

problems that because of their complexity, will not be discussed in depth in this study. 

Nevertheless, Calgary's growth pattern has a critical effect on the development of dwellers 

downtown and the intensification of housing in the inner city neighbourhoods. 

Calgary has developed as a suburban city. New communities are located on the edges 

with very low-density patterns. The development of "cookie cutter" single-family houses has 

widely spread through what once was agricultural land surrounding the city. The policy of 

land annexation along with the assumed market preference for suburbia has created the 

model of residential use spread on the edges of the city and a compact office development in 

the downtown core. This separation of uses creates high maintenance and servicing costs, 

environmental degradation and increasing traffic congestion. 

The difference of land costs between downtown and suburbia also exacerbates the 

I The + I 5 system has been widely used by downtown workers and shopping malls' customers. Even though its 
development has resulted in the "drainage" of life form the street level. which contributes for the lack of vitality of 
the downtown as a whole, it is considered by many as a unique feature that adds to the function of the 
downtown as a business core 
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difficulty in changing this pattern. Cheaper suburban land generates cheaper housing on the 

outskirts and discourages the development of housing in the downtown area. 

2.4. Political Issues 

2 4. I The Ward System 

The existing Ward System in Calgary has also been identified as a political barrier to the 

development of housing in the downtown area. It creates an unfair representation of the 

downtown within the city context. comprised mostly of suburban wards (CDA and The City of 

Calgary, 1999 and Pers Comm, Maas, 2000) . 

In the City of Calgary, there are fourteen wards and fourteen aldermen, who are elected 

by the citizens of Calgary. When federal or provincial grants are obtained, only a small portion 

of them are dedicated to the downtown area. This occurs because, among the 1 4 Calgary 

Aldermen, there is only one to represent the interests of the downtown, and another that 

represents the downtown and Victoria Park (Pers Comm Maas, 2000). In fact many political 

decisions affecting the downtown are made by this unbalanced representation (CDA and The 

city of Calgary, 1999) . 

Since aldermen tend to react to the day-to-day concerns and issues identified by their 

constituents, several citywide and downtown issues are allocated low priority (Ibid.). 

In summary, although most of Calgary's tax generation is located in the downtown, there is 

no reinvestment in the area. The percentage of grants dedicated to improve the downtown is 

rather minimal if compared to the rest of the city. This happens, in part because of the ward 

system, which designates only one and a half voices to strive for the Downtown's health and 

vitality. 

2.4.2.Lack of leadership 

One of the political issues that are barriers for downtown housing is the lack of leadership. 

The city of Calgary has not had an ideologically strong advocate for housing in the 

downtown area. 

2.5. The Development Industry in Calgary 

The lack of innovation within Calgary's development industry is also a barrier for diversity in 
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the city. The development industry in Calgary traditionally developed single use projects. 

However, mixed-use structures would be the solution for including residential uses 

throughout the downtown. Regrettably, there is a resistance from developers to invest in 

uncertain developments such as mixed-use buildings (Pen Comm. Maas, 2000). 

2.6. Physical Factors 

2.6. I . Harsh Environment 

The physical factors identified as barriers to housing in the downtown area relate to the 

sterile environment created by the solid office building development in the core. The tall 

towers generate shadow and wind corridors that make the downtown core uncomfortable 

and unwelcoming, especially during the winter. 

262 Lack of Community Facilities and Amenities 

Within the downtown, there is a lack of facilities and amenities that characterize residential 

areas For the Riverbank area, the natural amenities and green space are very attractive 

features, however they are concentrated in that area. Downtown Calgary needs more open 

space that can be used by children safely It also needs more options of local shopping 

facilities. Grocery stores, schools and hospitals are missing or are offered in limited forms (CDA 

and The City of Calgary, 1999). 

2.7. Perception Issues 

After hours and on the weekends, Downtown Calgary lacks the vitality that creates a 

perception of safety and warmth, qualities that make a place attractive as a residential 

neighbourhood. Certain areas, such as East Village are further perceived as blighted and 

dangerous. 

While the downtown is perceived as unwelcoming, dangerous and sterile, it will be 

difficult to attract housing development and the residents that would, by choice, have 

Downtown Calgary as their neighbourhood of residence. 
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2.8. Calgarian Lifestyle 

It is a difficult task to determine which is the lifestyle of choice of a city. In a community such 

as Calgary. with accelerated growth and a population reaching 900,000 people, there 

certainly are people with different backgrounds and lifestyles Nevertheless, it is fair to say that 

the typical Calgary family has a suburban lifestyle. Calgarians value big houses, front and 

backyards and the interaction with nature (Pers Comm White, 2000) . 

In this scenario, it is natural that downtown living will not be ideal for most of the 

population. However, to bring vitality to downtown, it is estimated that it would need to 

accommodate around 40,000 to 50,000 people. This means that if about 50,000 people 

would have downtown as their choice of residence, a very lively and interesting 

neighbourhood could be created in the central area In a city that is soon to reach a million 

residents, this number is realistic and achievable (Pers Comm Maas, 2000) 

3.0. Opportunities for Housing in Downtown Calgary 

3. I .Calgary Population Growth and the City-wide Demand for Housing 

31 .1. Population Increase 

During the past 30 years, Calgary has grown dramatically from a city of 300,000 people to 

one of almost 900,000. For the next two decades, it is expected a population increase to over 

1,200,000 people (CDA, 2000) . Currently, 43 new people move to Calgary daily (Hanson, 

2000). While the city's population grows in dramatic rates the demand for both ownership 

and rental housing of varied income levels and households has equally increased (City of 

Calgary, http!/www.gov.calgary.ab.ca. 07/25/00) . 

Most of this growth is taking place and is expected to continue to take place in the 

suburbs, however significant growth has and is expected to continue to occur in Downtown 

(CDA and The city of Calgary, 1999). 

3. 1.2. Aging Population 

As in most of the cities in North America, the population in Calgary is aging. This is a fact 

that supports the investment in downtown and inner city housing development (CDA and 
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The city of Calgary, 1999). It is most adequate and convenient to senior citizens to be able to 

use public transit and live close to local commercial facilities and services, which are usually 

provided in central neighbourhoods. 

3.1.3. Increasing Multiculturalism 

The growth that Calgary has experienced, especially in the last ten years (22% since 1990) 

suggests Calgary's growing diversity and multiculturalism Since immigration from other parts 

of Canada and from elsewhere in the world has been significant in Calgary, it means 

significant change within the community, especially regarding cultural issues. 

Cultural diversity within the city has been identified in Vancouver and in Toronto as a 

positive factor, which creates a variety of businesses such as ethnic restaurants and shops and 

cultural festivals. Multiculturalism also means a diversity of perceptions and lifestyles. Families 

and individuals that immigrate from cities and countries where high density and dependence 

on public transit walking and biking (part of their culture), are more likely to appreciate the 

advantages of urban living and lifestyle. 

3. I 4. Lack of affordable ownership and rental housing city-wide 

Calgary is facing a significant supply shortage in the availability of affordable rental 

accommodations for employed singles and families as well as specialized permanent housing 

for people that need social agency support such as street youth, hard to house seniors and 

victims of family violence. The critical Shortage of both public housing and affordable market 

rental housing has created a situation where both single persons and families with children 

are inappropriately accommodated in overcrowded or unsafe conditions (http:// 

gov.calgaryab.ca/houisng/hcritical.htm 07/22/00) . 

In June 1998 Council approved the report "Corporate Strategies to Support the Provision 

of Low Income Housing", to undertake corporate and community initiatives to increase the 

supply of affordable rental and special needs housing. The City has, since then invited 

community foundations, social agencies, the corporate business sector and private investors to 

demonstrate their interest in participating in partnerships to develop affordable rental and 

special needs housing developments (Ibid.). 

The need for housing can be used as a means of enhancing the vitality of Downtown in 

the future (CDA, 2000) Therefore, there is an opportunity of developing non-market and 

affordable market housing in downtown Calgary. 
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A significant factor in the equation for diversity in central cities' neighbourhoods seems to 

be the low and moderate-income groups. As important as all the other incomes groups are in 

making a "complete neighbourhood", the lower income groups are usually overlooked, since 

the private sector generally does not invest in this kind of housing development Historically, 

the Province and the Federal Government have invested in housing for these groups, but 

currently have ceased to participate in the development of any kind of non-market permanent 

or temporary housing. With the growing shortage of affordable rental or ownership housing 

in Calgary, the municipal government must seriously approach this problem with a different 

attitude and dedicate staff and funds to the solution of this growing difficulty. 

The dilemma of social/non-market housing is a complex one. It involves complex issues 

and solutions extrapolate the purpose of this project Therefore, recommendations regarding 

low-income housing within downtown will be made in the next chapter with rather little 

complexity A comprehensive study would have to be further pursued in order to provide 

recommendations for the affordable housing and homeless situation Calgary faces today 

3.2.Growing Desirability of Living Downtown 

According to the Calgary Downtown Association (1999), Downtown Calgary is currently 

experiencing a "renaissance as a place to live". Since 1997, building permits have been applied 

to build over 3,000 condo units in the greater downtown area. Early in 1999, Llberte, La Callie 

and PointE on thE Bowwere completed in Eau Claire, providing over 250 condominium units 

ranging from in price from $ I 50,000 to over $ 1,000,000. Construction has begun on Ax-\is; 

West Point and the first phase of River Walk Condos These projects are expected to add 

another 500 units to the downtown core by 200 I (CDA, 1998). 

This trend is expected to continue with the development of a new park at the west 

entrance of the downtown, and the upgrading of Princess Island Park and Fort Calgary Park 

(Ibid.). 

3.3. Strength of Condominium Market in Calgary 

Many homeowners once considered condominiums as "a move backwards, whereas 

purchasing a house in the suburbs was a forward move"(Calgary Herald, 07/26/00) . The 

perceived value of investment of "condos" is less than the perceived investment value of a 

single -family house in Calgary. The stigma attached to condominium living seems to be 

disappearing. A condo IS no longer a lower-end unit and increasing numbers of 
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homeowners have opted for this convenient accommodation (COA and The City of Calgary, 

1999). 

In addition, according to Corriveau (2000) the multifamily market in Calgary will remain an 

integral part of the Calgary residential construction industry, as baby-boomers age and choose 

maintenance-free accommodation. In addition, they still represent an attractive alternative to a 

single-family house (Richard Corriveau - Senior Market Analyst for CHMC Calgary Herald, 

5/27/00). 

However, a hindrance to full-scale increase in the number of downtown residents has 

been the abundance of high-end, expensive housing. There have been very few options for 

low to mid-priced downtown homes in Calgary. 

3.4. Availability of Land 

Currently in Calgary, there is an under-utilised downtown land base (Appendix A), which 

is well suited for housing and would alleviate some of the city's overall growth and 

transportation problems (COA and The City of Calgary, 1999). Much of these lands are owned 

by real estate speculators and have been used as parking lots, waiting for the right time to be 

developed (Pen Comm Fawcett. 2000) . 

3.5. Availability of City owned Land 

In an attempt to support the development of long-term affordable rental housing, the City 

conducted a preliminary evaluation of City-owned properties. The purpose of this evaluation 

was to determine what lands, deemed surplus to civic needs, could be utilised to 

accommodate long-term rental housing projects (httP//www.gov.calgary.ab.ca. 7/ 22/00) . 

Some of these sites are located within the downtown area, particularly in the East Village. In 

fact the city currently owns land in the East Village and the Louise Crossing site (West End) 

located in prime area for housing development. 

According to the COA, a model for the City to build low-cost housing in the downtown 

city-owned land is currently being discussed by the City, Calgary Homeless Foundation and 

CDA (Calgary Downtown Association Discussion Paper - Housing Authority, 2000) 
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3.6.Transportation Issues 

Downtown Calgary is unquestionably the district best served by public transit in the city. It 

is a major destination and departure point: a central hub for the city's public transportation 

network. Dozens of bus routes traverse the area, as do all the three legs of the Light Rail 

Transit (LRT). Daily, over SO,OOO vehicles travel to, through and from the downtown, using the 

link of major arteries such as Centre Street and 4th and Sth Streets, 4th and Sth Avenues South, 

McLeod Trail, and Bow Trail / 9th Avenue South (CDA and The City of Calgary, ) 999) . 

The possibility of walking or biking to work is also an attraction for residents within the 

downtown. Pedestrian routes are found along Steven Avenue Walk, Barclay Mall, the + I S 

System, i hAvenue, the Bow River Pathway and sidewalks throughout the area. 

3.7. Natural amenities and Community Facilities 

Downtown Calgary has very attractive and charming natural features. The Bow and 

Elbow Rivers create pleasant settings, complemented by Prince's Island Park. Other few open 

spaces and Fort Calgary, along with bike and walkways contribute to a very desirable 

environment in Downtown Calgary 

Cultural facilities such as the Glenbow Museum, W.R. Castle Library, Science Centre and 

the Arts Centre provide public programs and cultural options throughout the year 

According to the Calgary Downtown Association Prosperity Indicators () 998), the Shaw 

Millennium Park will add a youth park with facilities for Skateboarding, ball hockey, and 

basketball It will also include a family area and a stage for concerts. All these facilities will be 

available in the west entrance of the downtown and are expected to be completed by 

September 2000 (Calgary Herald, 07/26/00) . Moreover, the upgraded Prince's Island Park will 

also have an improved lagoon - with skating in the winter - a new permanent stage for 

festivals and improved access to the east end of the island (CDA, ) 999) . 

4.0.Comparison with Examined Cities 

In Downtown Calgary today there is a unique situation that is primarily a result of 

economic and cultural factors affecting the city as a whole. Therefore, the simple reproduction 

in Calgary of mechanisms successfully used in other cities is unlikely to be effective. A proposed 
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housing strategy must take into consideration the specific circumstances that are particular to 

Downtown Calgary 

Besides having a distinctive cultural context. in comparison to the cities examined in 

Chapter 3. the current situation of Downtown Calgary is unique primarily because: 

I . 	 There is little under-utilised or vacant commercial buildings in the downtown (office 

vacancy is very low); 

2. 	 There is an extremely high demand for office development in the downtown area. 

3. 	 Almost eight blocks in the heart of the downtown have solid office development creating 

very little opportunity for residential uses; 

4. 	 There is a large amount of vacant land within the downtown, a great portion owned by 

the City; 

5. 	 The existence of a large amount of land in the East Village, which has been long awaiting 

development; 

6. 	 There is no significant participation by the Province or Federal Government in the 

provision of housing. 

In view of the above, the policies to be successfully adapted to Calgary will certainly be the 

ones that take advantage of the positive aspects of its situation and that creates alternatives to 

overcome its current difficulties. 

5.0.Conclusion 

Several factors function directly or indirectly as barriers to downtown housing in Calgary. 

Some of them relate to culture and lifestyle choices Calgarians have made historically Other 

factors are related to the lack of commitment to revitalizing the downtown area as a diverse 

neighbourhood. This is a result. in part. of the fact that both the public and the private sectors 

have not yet known the advantages of having a complete downtown - a place not only for 

employment and shopping, but also for civic. entertainment and living purposes. 

It is imperative that the City and the corporate leaders realise that a complete 

neighbourhood downtown would only increase its prosperity. It WOUld, therefore, SOlidify 

Calgary's image as a great city to live, work, play and visit - a city that has a downtown that 

attract tourists and residents throughout the year and where corporations have their offices. 

The unique circumstances in Downtown Calgary call for an argument. both social and 

economic. that will persuade both the public and the private sectors to invest in a revitalized 
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downtown. The transformation of the office district into a 24-hour downtown, where diverse 

population groups co-exist and provide the variety and interest typical of a cosmopolitan city 

would only result in more prosperity for Calgary as well as the corporations and businesses 

located here. 

The trend of living downtown is underway in Calgary. More people have demonstrated 

interest in the urban lifestyle. The development industry has begun to take advantage of this 

trend, building expensive condos and high-end units in the downtown neighbourhoods 

(Calgary Herald, 5/27/00). The great challenge is to administer this trend and make it benefit 

the downtown community, creating a complete neighbourhood. Isolated districts that are 

home for only one or two population groups will not revitalize the downtown area. It is 

necessary that tools are created to ensure that downtown develops to house several types of 

residents and households. A complete neighbourhood is made of diversity: families, singles, 

young and old and different income groups 
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CHAPTER 6 CONCLUSION: RECOMMENDATIONS FOR A HOUSING STRATEGY FOR 
DOWNTOWN CALGARY 

10. Introduction 

Recently in Calgary, downtown housing has been acknowledged as an integral factor for 

rejuvenating and maintaining the vitality and stability of the downtown community (Calgary 

Plan, 1998) Recent projects have added and will continue to add valuable residential units to 

the downtown area, primarily in the Eau Claire and West End districts However, most of the 

new developments are targeted to the most affluent population groups and are 

predominantly condominiums designed for smaller households. Priority is yet to be given to 

increasing the number of downtown living units available to families and others of all ages, 

incomes and lifestyles. 

In this chapter, recommendations will be made with the purpose of establishing a strategy 

for downtown housing in Calgary. These recommendations are not only aimed at increasing 

the number of dwellings downtown, but also at achieving neighbourhoods that 

accommodate the variety of households, dwelling unit types and population groups that are 

necessary to assure vitality and diversity. 

The recommendations outlined in this chapter are a result of the analysis of a broad 

literature review, key informant interviews and research on four cities: Vancouver, Edmonton, 

Toronto and Portland. The research and interviews in these cities provided valuable 

information about strategies used to encourage housing in their downtowns. This extensive 

research also revealed information about the evolution of downtown housing in Calgary. Thus, 

recommendations are also based on the unique characteristics of Downtown Calgary, as well 

as on its barriers and opportunities for housing. 

20. Recommendations 

In order to start a program for the intensification of housing and the diversification of 

downtown uses, bold actions must be taken by the municipal government. The entire City of 

Calgary will benefit from the development of a proactive agenda for downtown's growth and 

development, with a commitment to the provision of housing opportunities in Downtown 

Calgary. In order to develop a strategy for encouraging the development of housing in 

Downtown Calgary, some first steps will be paramount in setting the stage for development. 

The first recommendations of this study, which will set the stage for the ensuing downtown 
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housing strategy. are the creation of an updated vision for the downtown, and the formation 

of a Downtown Housing Corporation. 

2. I . Create a new and updated vision for Downtown Calgary 

The first recommendation is a result of the summary of ideas from the Downrown Calgary 

an Evolving Future workshop. According to some of the participants of the workshop, there is 

a lack of a current, consolidated vision for the downtown area which creates a barrier to its 

vitality fCDA and The City of Calgary, 1999). The conception of a strong vision of diversity and 

of a place where Calgarians go not only to work, but to live and be entertained would 

certainly aid in the creation of a civic case for the downtown, with the support from a larger 

part of the population. 

22 Consider the establishment of a Downrown Housing Corporation 

It is recommended that The City of Calgary considers establishing a not-for-profit 

Downtown Housing Corporation fDHC) . This recommendation is a result of the findings 

regarding such organisations in Vancouver, Toronto and Portland. 

The most significant example of housing organisation in the cities examined was the 

Downtown Housing Authority f DHA) in Portland This organisation has provided insight for 

the Calgary DHC mainly regarding its first accomplishments as well as its comprehensive 

nature. The Downtown Housing Authority was instrumental in determining the demand for 

housing in downtown Portland. Moreover, unlike the housing organisations in Vancouver 

and Toronto, which focus on affordable and social housing, the DHA was an advocate for a 

diversity of downtown housing units. Nevertheless, the proposed Downtown Housing 

Corporation in Calgary would have a different mandate from the DHA in Portland It will not 

be responsible for recommending policies and for the implementation of programs. 

The Housing Centre in Vancouver has also provided insight for the Calgary Downtown 

Housing Corporation and has served as a model for the formation of partnerships in land 

development. 

The regulatory details of the Downtown Housing Corporation will not be discussed in 

detail in this project; however, a general concept of its mandate, actions and goals will be 

described. 

The Downtown Housing Corporation's mandate would be to promote the development 

of new and diverse housing Within the downtown. It would act as an advocate for housing as 
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well as a partner in land development The DHC board would include participants of the 

community, Calgary's Planning Department and the corporate sector The DHC would be 

responsible for accomplishing the following crucial actions 

2.2.1. Assess housing needs 

A "Housing Needs Assessment" would include a housing inventory (low, middle and high

income levels) , and the identification of housing demands resulting from a housing 

marketability and a financial analysis 

2.2.2. Set Goals 

Based on the housing needs assessment a target number of units to be achieved within 

the area in 5 years, 10 years and 20 years would also be established. 

2.2.3. Search for partners 

The DHC would also participate in land development searching for partners in the non

profit sector, for-profit sector, the City, the Province, and the Federal Government It would not 

manage the units produced, but sell them off after completion. The revenue from these sales 

would then generate new housing opportunities. 

2.2.4. Identify champions and lobby downtown housing 

The Downtown Housing Corporation would identify and recruit champions for 

Downtown Calgary key organisations and individuals from the public and corporate sectors 

to act on the behalf of downtown. The DHC would also prepare a compelling rationale to 

outline the structure and funding necessary to support downtown advocacy and lobbying. 

2.25 Establish a Housing Budget 

The Downtown Housing Corp would establish a budget that accords with the goals 

previously set through contribution from the private and public sectors. Eventually the sa le of 

properties would increase the initial budget. 
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2.2.6. Participate in a Calgary Housing Authority 

The DHC would also participate in a co-ordinating umbrella organisation that would also 

include Calhomes I, Calgary Homeless Foundation2 and other appropriate agencies. This 

organisation would be an advocate for housing citywide. 

The DHC would co-ordinate with the other participants of the Housing Authority in 

decisions relating to low and moderate-income housing citywide. 

Simultaneous to the establishment of a Housing Corp., the City must put in place the tools 

and programs that are part of the Downtown Housing Strategy. These tools would directly 

encourage the development of downtown housing. 

2.3. Land Use Tools 

Throughout Downtown Calgary, residential uses are permitted within the residential 

districts and mixed-use sub-areas of Eau Claire, West End and East Village. Some sub areas 

designated as commercial or transitional uses encourage the further development of 

businesses to the detriment of housing in the downtown. Within Downtown Calgary's 

commercial areas (CM I and CM2), residential uses are allowed as discretionary uses. This 

means that residential units may be approved under certain conditions. This fact might 

discourage residential development, since it makes the planning process for housing in these 

areas less certain, more time consuming and expensive. At the same time, it promotes the 

assumption that residential use in those areas is only desirable in certain rare circumstances. 

As seen in Vancouver, Edmonton, Toronto and Portland, land use tools can be used 

effectively to increase the potential for residential uses in the downtown area. In order to 

accommodate and encourage more residential units and non-traditional forms of housing 

within the entire downtown, the use of land use tools is recommended as follows: 

2.3.1. Commercial Core Zones I and 2 (CMI and CM2) 

As seen particularly in Toronto and Portland, the allowance of residential uses in every site 

I Calhomes Properties Ltd. is an independent Corporation wholly owned by the City of Calgary and is a mUlti
functional provider of innovative and affordable housing in Calgary. It is also a Management Body for the 
~urposes of administering high need housing owned by the City. 

Calgary Homeless Foundation was created by Alderman Art Smith as a non-profit agency that advocates for 
and provides housing for homeless individuals and families The Calgary Homeless Foundation was created to 
provide capital funds for transitional and low-income housing It provides funds to enable service providers to 
acquire or renovate real estate, but does not usually provide the full amount for any project 
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in the downtown has been a critical tool for promoting built form diversification and 

establishing of mixed-use areas in the downtown core. 

Regarding residential bonuses, both Vancouver and Toronto have used this tool 

successfully for the provision of local amenities and resources to provide non-market housing. 

In Calgary, the current bonus system could include a residential component to promote 

increased numbers of dwelling units throughout the downtown. 

The land use tools recommended for the CM) and CM2 are: 

23 II Consider the re-designation of the CM I and CM2 (central commercial) and 

Special Areas to mixed-use land use designation encouraging residential 

development throughout the downtown 

23 12 Review the goals and of?jectives of the current bonus system and ItS 

performance and consider the establishment ofa newresidential component to It. This 

component could grant increased office density or bUilding height with the inclusion 

ofhousing umts on-site or off-site (within the boundaries ofthe downtown). 

2.3.2. Residential Districts (Eau Claire, West End. East Villagel 

In all the cities examined in this study. the policy of rezoning downtown districts to 

accommodate more residential units has been used successfully Especially in Vancouver and 

Toronto, the limitation of commercial capacity in favour of residential capacity in residential 

sub-areas of the downtown was crucial in promoting residential development. In Calgary, re

designation could also occur within downtown sub-areas that are already designated as 

primarily residential and yet have an excess allowance of commercial uses The 

recommendations for the downtown residential districts are 

232 I Consider the lirmtation ofcommercial density within the Eau Claire West End 

and East Village 

2322 Consider the re-designation of the Eau Claire West End and East Village to 

Primarily Residential by eliminating the commercial sub areas within these districts 

(http//wwwcalgaryhealthtrust. com.http//www.volunteercalgaryab.ca/members/memberlist08.htmI09/03/00) 
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Fig.6. I . 1982 Core Area Policy Brief - Study Area Boundaries 

t 
N 

Fig. 6.2. Suggested land use re-designations 
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2.3.3. Throughout the Downtown 

It was found that the conversion of both commercia l and industrial buildings for 

residential purposes in Vancouver, Edmonton, Toronto and Portland has been significant 

in accommodating dwelling units within downtown areas. These conversions have 

successfully created opportunities for the establishment of traditional condominiums, lofts 

and live/work spaces. In Calgary, even though the number of vacant or underutilized 

buildings is relatively small, it is recommended that the City of Calgary considers to: 

233 I. FaCilitate the provision ofartist live/work studios using regulatory changes and 

flexibility and consider a partnership between the Housing Corporation andnon-profit 

organisations for the provision ofthese kinds ofumts 

2332 FaCilitate the conversion ofindustrial and commercial bUildings to residential uses 

throughout the downtown using re-designation too/~ flexibility in regulation and 

streamlining ofapproval processes 

These recommendations aim at setting the stage and preparing regulations for when 

Downtown Calgary has under-utilised buildings. They also provide the opportunity for 

innovation and diversity in downtown development in Calgary. 

A crucial factor w ithin land use recommendations is the need for a combined strategy 

rather than the use of policies in isolation It is essential that the re-designation of land be 

established simultaneously with a reviewed bonus system and the establishment of regulatory 

provisions that will promote residential development in the central core. In this manner, 

development capacity and potential profit with land development would remain attractive in 

Downtown Calgary. 

2.4. Municipal Financial Incentives 

Although the use of municipal grants and/or loans to encourage residential development 

has not been used in Downtown Calgary, they have been continuously recommended in 

plans such as the 1979 Downtown Plan and more recently by the Downtown Calgary An 
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Evolving Future Workshop Summary (1999). Moreover, financial assistance has been widely 

used in other cities w ith significant success in adding a variety of dwelling units downtown. 

Except from Vancouver, all the cities examined in this study used financial incentives 

successfully to encourage downtown housing. In Edmonton, financial incentives in the form 

of Capital Grants were identified as the single most effective tool in promoting residential 

development downtown 

Particularly after the mid I 990s, when both the province and the federal government 

ceased to provide grants for affordable and social housing, it seems that the City must 

dedicate some resources for the provision of market and non-market housing aimed at the 

low and moderate- income groups. Incentives aimed at the higher income housing are not 

necessary in Calgary. This kind of development has been profitable and expected to continue 

in Downtown Calgary. 

Even though Calgary does not have a tradition of providing financial assistance to 

development companies, the dedication of some resources and the creation resource

generating mechanisms for the downtown are feasible in Calgary (Pers Comm Maas, 2000). 

Capital grants as well as tax and development fees' abatements are examples of effective tools 

that could be used in Calgary. They should be considered as tools to ensure the variety of 

income and lifestyles groups in the downtown area. Nevertheless, to assess their practicability, 

an economic feasibility study of these tools would need to be further prepared and analysed. 

Financial incentives provided by the City with the purpose of encouraging the 

development of housing within the downtown area are recommended as follows: 

2.4.1. Mixed Use Areas I, 2, 3 and 4 (Commercial Core I and Commercial Core 2 and Special 

Area I and Special Area 21 

24. / / Consider the stipulation ofa cash contribution (capital grant) to be grantedper 

completed reSidential Unit within the mixed-use areas downtown (which excludes the 

areas re-designated as Primarily ReSidential Eau Claire, East Village and West End) 

24. 1.2 Consider the stipulation ofa minimum reSidential density that could apply for 

10 years of tax abatements in specific areas where reSidential development has 

proved difficult such as the East Village and the office core /1lthough taxes on 

development would not be paid in these sites for 10 years, taxes abatements stilI 

create financial benefits to the city Construction in these sites Will create an 
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immediate increase in tax revenues. since the taxes paid on the land WI!I immediately 

increase once It is developed 

Similar to the land use re-designations, municipal financial incentives should not be used in 

isolation. It is necessary to set the stage for development with other policies to promote mixed 

use and housing within the downtown. 

25 Developer Contributions 

Downtown Calgary's health and prosperity means economic benefits to the City as well as 

direct and indirect advantages to the businesses located in its boundaries. This fact in itself 

justifies a financial contribution from the private sector to the revitalisation of the downtown 

area. As found in Vancouver, the requirement of contributions from developers aimed both at 

physical improvements and the provision of affordable housing have been effective in 

creating opportunities for housing and thus establishing a residential environment to 

downtown districts. 

In Calgary, the requirement of cash payments or other form of contributions that would be 

used for the provision of non-market housing is feasible and realistic IPers Comm Maas, 

2000). The market for office development in Downtown Calgary has been strong and the 

development profits extremely high. Considering that downtown has been a very attractive 

location for local, national and international corporations, it seems reasonable that these 

corporations and the development industry financially participate in improving the quality of 

the environment in Downtown Calgary. In this manner, these groups would collaborate with 

the transformation of the downtown into the cosmopolitan 24-hour district that would be 

advantageous both for the city as whole and for the businesses and corporation located 

there. 

The two developer contribution options recommended here have different purposes. The 

first one, Linkage Fees. is directed at the provision of low-income housing. The second one 

Development Cost Levies for Physical Improvements - aims to create an environment more 

conducive to residential uses. The latter will be discussed under 28 Physical Improvements 
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25 I . Mixed Use Districts I, 2, 3 and 4 (CM 1 and CM2 and Special Study Areas before re

designation) 

25 I. I. Consider the establishment ofa Linkage Fee 

Downtown Calgary's health and prosperity mean benefits to the city and tax revenues 

for the City, and, as previously noted, also bring direct and indirect advantages to the 

businesses located in its boundaries. 

Development companies increase the offer of office units in the downtown whi le the 

housing available for their employees is located in suburban areas. This disparity between 

residential districts dispersed on the edges and work opportunities concentrated in the 

centre of the city creates numerous problems for the City administration and for its 

residents. Besides the environmental damage and depreciation of the quality of life in 

Calgary, the maintenance costs of infrastructure that supports this disparity is slowly 

getting to be unbearable. It is therefore recommended that the City considers physical 

improvement levies, as well as a Linkage Fee. 

Linkage Fees are levied on commercial developments in order to meet the increased 

demand for affordable housing that results from that development As a condition of 

development approval, the fees are paid by developers into a municipal fund ded icated to 

the building of low and moderate priced housing (CMHC 2000) . 

Linkages fees can generate considerable sums of money for affordable housing 

programs in a short period of time and are often supported by residents in communities 

affected by housing Shortages. Linkage fees were identified by the Canadian Mortgage 

and Housing Corporation (CMHC) as a valuable tool in providing social and affordable 

housing units in cities that have unbalanced growth and strong commercial 

development downtown, such as Calgary. Examples of cities that have successfully used 

Linkage Fees are Richmond, Whistler and Banff in Canada, and San FranciSCO, Boston, 

Seattle, Miami and WaShington in the USA (Ibid.). 

The Linkage Fee payment in Calgary would be made per square meters of 

commercial developments that exceed an established total built area. This would be 

collected by the City and administered by The Downtown Housing Corporation. This 

fund would be used to subsidise non-market housing within the downtown. 
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2.6. Use of City Owned Land 

The availability of city-owned land within the boundaries of Downtown Calgary creates 

one of the best opportunities for the development of a residential neighbourhood in areas 

such as the East Village. The use of city-owned sites also represents an excellent opportunity to 

assure a variety of accommodations for a range of households (including families). incomes 

and lifestyles through leasing agreements with non-profit organisations or partnerships with 

private sector developers. Moreover, city-owned land can be used for demonstrating mixed

use projects throughout the downtown area. Motivated by policy in place in Vancouver, 

where city-owned land is leased for the provision of non-market housing units, the 

recommendation for city owned sites is to: 

26 / C ons/der the low cost lease of City-owned land to Calhomes or other nonprofit 

organisations interested in bUIlding non-market-housing umts (ownership or rental). 

27 Streamline/Fast Track of Projects which Include Residential Units 

As mentioned in Chapter 3, the extensive approval processing periods and bureaucracy 

involved in development applications is regarded by many as a barrier for development in 

Calgary (CDA and City of Calgary, 2000). The City has the administrative ability to fast track 

project application approvals and use Aexibility to assist the kind of development it wants to 

achieve downtown. In this manner, the possibility of creating an administrative environment 

that will facilitate the development of housing in the downtown is entirely feasible in Calgary 

This mechanism can also be set up to give priority to projects that include lower income units 

or non-market units. 

The fast track of applications must not. however, be provided to the detriment of project 

quality regarding both architectural and urban design features. 

2.8. Physical Improvements and Provision of Amenities 

Concomitant to all the recommendations above, a physical improvement plan for the 

downtown area should be established to gradually create a better residential environment 

downtown. Particularly emphaSised in Vancouver, physical improvements accomplished with 
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resources required from developers (development cost levies) are a model suggested for 

Calgary 

Facilities and amenities must also be added to accommodate new families and a diversity 

of households downtown. 

2.8. 1. Downtown Improvement Cost Levies 

281.1. Consider the establishment of Improvement Cost Levies districts throughout 

the downtown The levies would be charged to commercial development or 

redevelopment. These levies would be collected in a fund With the purpose of 

prOViding street improvements and open space in designated areas The Oiy would 

also contribute to in this fund and dedicate part of ItS budget to the creation of a 

environment that faCilitates reSidential uses downtown 

2.81 Physical Improvement Program 

A program of physical improvements would be set up to demonstrate the City's intentions 

to the development industry and the general public The program would show a 

commitment to downtown housing and the revitalisation of Downtown Calgary 

Physical improvements can also be costly and create inconveniences such as the closure of 

roads and sidewalks. Therefore, a program should be prepared including a budget and 

phasing of improvements. It is suggested that the East Village be the first district to be 

physically improved, since it needs extensive road and land alterations and also requires 

substantial improvements to overcome its stigma. 

3.0. Priorities 

In creating a strategy for housing intensification in the downtown, it is important to 

establish a priority for each action. A prioritization was established based on the notion that 

some actions would need to precede others, for reasons regarding administration of financial 

resources, time and availability of staff 

3. I . First Group of Actions 

The first step the City should take is to demonstrate the municipal commitment to the 
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downtown and to downtown housing The City must show its intent and leadership in 

bringing life to the downtown by presenting to the general public the new strategy For 

housing downtown with all its components. It is important that both developers and the 

population are aware of the City's plans for the downtown area, emphasising its physical 

improvements, Financial incentives, developers contributions, land use changes, etc. The 

establishment of the new vision For the downtown, along with the Downtown Housing 

Corporation and the Housing Authority will be a bold statement of the City's intent. 

3.2. Second Group of Actions 

One of the greater barriers to downtown housing is the disparity of incentives between 

residential and commercial development and the amount of profit that can be made with 

office development. Therefore, the City should create a balance of uses For downtown. A 

better distribution of uses and the creation of mixed-use areas within the downtown should 

be the first step towards a 24-hour environment. The combination of land use tools, use of city 

owned land, and the streamlining of processes For the development of housing should be the 

First combination of mechanisms used to promote housing in Downtown Calgary 

3.3. Third Group of Actions 

The third group of actions that should be taken relates to the cash grants and the linkage 

Fees. These contributions will create more Funds For capital grants and provide an on-going 

investment in amenities and infrastructure needs that will create a residential ambience in the 

downtown and a higher quality of liFe For its residents. 

3.4. Fourth group of Actions 

The Fourth priority action group relates to the on-going investment in amenities and 

inFrastructure needs of the downtown. The improvement plan is essential For the residential 

ambience downtown and quality of life of its residents, and therefore should be concomitant 

to all the other actions. Despite this Fact the improvement plan is identified as Fourth priority 

because: 

I . 	 The success of the prior actions might promote the development of facil ities and 

amenities by other sectors (private and community based groups) 
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2. Physical improvements can be costly and will only attract residential development if 

preceding actions are in place. 

35 Least Priority Group of Actions 

In Downtown Calgary, there are low vacancy rates and a large demand for office 

development. This fact results in few opportunities for building conversions and non

traditional living arrangements. Therefore, recommendations that relate to provisions for 

conversions and non-traditional units are considered of last priority. It seems reasonable to put 

in place such policies to create the stage for when the need for conversions and non

traditional arrangements occur. Likewise, the existence of this policy can potentially create 

interest and innovation that is required in Calgary. 

4.0. Summary Map 

A map of recommendations for Downtown Calgary is presented in the next page to 

facilitate the understanding of the proposed housing strategy. 
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projectsPhysical Improvements 

Provisions for building conversions and artist live/work 
studios 

Fig.6.3. Summary of Proposed Policies in Downtown Calgary 



5.0. Conclusion 

Downtown Calgary is a hub of businesses, activities, and people interaction. The urbanity 

of Downtown Calgary can be pleasantly surprising. During lunch times, especially in the 

summer, the taste of western Canada is only one of the many fiavours that can be 

experienced along Stephen Avenue Walk and in the Eau Claire area. The office workers blend 

with street performers, bike couriers, tourists and shoppers. Sounds from distant countries and 

cultures mix with the sound of people talking, mingling, and enjoying themselves. Amazingly. 

it seems that the cosmopolitan hustle and bustle in Calgary is still limited to a small stretch of 

Stephen Avenue and to the Olympic Plaza. The activity in this area is only paralleled in the Eau 

Claire district. The latter draws all kinds of visitors from different parts of the city and tourists 

who bring substantial activity and an urban feel in warm evenings and weekends. Except for 

the Eau Claire area, the weekends and evenings in Downtown Calgary are li feless - what is 

the "stage" for interaction among people during working hours is, as an abandoned theatre, 

left without its main actors. 

Fig. 6.4. Eau Claire Market Wading 
Pool 

Fig. 65 Steven Avenue Walk 

The urbanity in those few areas of Downtown Calgary indicates that there is an 

appreciation for it in Calgary. Calgarians do enjoy the excitement and the diversity of a lively 

downtown. Calgary is ready to take the next step and invest in increasing the vitality of its 

downtown and making it a place to come back to in the evenings and weekends and also as 

an experience of urban living - a place to call home. 

The analysis of the information collected in the research study resulted in recommendations 

to encourage downtown housing and investment for promoting diversity as a means to 

bringing life back to It. The recommendations aim at the municipal government and prioritise 

the use of land use tools for fostering housing 

It is important to note that any of the tools recommended would have limited success if 
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applied in isolation. It is critical that a "package" of tools facilitates the process of revitalisation 

of the downtown area. Tools for the present and the preparation for the future are both 

essential for the success of any attempt to transform a city's downtown. 

Fig. 6.6. and 6.7. Downtown Calgary with future "added" housing (CDA, 1999) 

Besides a housing strategy, it is necessary that the City of Calgary recognises and deals with 

the issue of downtown marginal populations. The implementation of significant policies for 

homelessness and special needs population issues in the city and the establishment of a social 

action plan specifically for the downtown should be a priority in this community. 

Another important issue that must be reviewed and addressed by the City is the shortage 

of rental accommodation not only downtown, but also throughout the city. Mechanisms to 

ensure the provision of sufficient rental units in Calgary must be investigated and included in a 

housing strategy for the entire city. 

In addition, as observed in cities such as Vancouver, Edmonton, Toronto and Portland, it is 

critical that the stage for downtown housing be set as soon as possible. Significant physical 

and economic results of such a strategy will only be achieved within several years, or even 

decades. 

With the adoption of a program of tools to foster downtown housing, Calgary w ill, in the 

near future, be known as a cosmopolitan urban centre - a city where not only businesses 

bloom downtown, but also activity, culture and human life. 
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