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REPORT TO THE SUBDIVISION AND 
DEVELOPMENT APPEAL BOARD 

DATE: July 21, 2022 APPEAL NO.:    SDAB2022-0033 
FILE NO.:       DP2022-02110 

APPEAL BY: International Avenue BRZ 

FROM A DECISION OF THE DEVELOPMENT 
AUTHORITY where a 

Change of Use: Salvage Yard. 

was approved at #B 1848 54 Street SE 

LAND USE DESIGNATION: Industrial – General 
(I-G) 

Discretionary 

COMMUNITY OF: Forest Lawn Industrial DATE OF DECISION:  June 10, 2022 

APPLICANT: Khanali Gulnazar OWNER: KSS LAND CORP. 

Notes: 
• Notice has been given of the hearing pursuant to the Municipal Government Act and Land Use Bylaw,

including notices to parties who may be affected by the appeal. The final determination of whether a
party is an “affected person” will be made by the Board if required.

• This Report is provided as a courtesy only. The Board’s record may include additional materials,
including notifications to affected parties and correspondence of a procedural or administrative
nature. The Board’s record may be viewed at the Appeal Board office at: 4th Floor, 1212 31 Avenue
NE, Calgary, Alberta during regular office hours.
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In accordance with Sections 678 and 686 of the Municipal Government Act and The City of Calgary Bylaw 25P95, as 
amended, an appeal to the Subdivision and Development Appeal Board must be filed within the legislated time frame 
and each Notice of Appeal must be accompanied by the legislated fee.

Municipal Address of Site Under 
Appeal [required] 1848 54 Street SE

Development Permit/Subdivision 
Application/File Number 
[required]

DP2022-02110

Name of Appellant [required] International Avenue BRZ

Agent Name (if applicable) Alison Karim-MSwiney

Street Address  [required] 250, 3515 17 Avenue SE

City [required] Calgary

Province [required] Alberta

Postal Code [required] T2A 0R5

Residential Phone # [required] (430) 248-7288

Business Phone #

Email Address [required] intave@shaw.ca

APPEAL AGAINST

Required field. Check one item only: for multiple appeals you must submit another Notice of Appeal.

Development Permit Approval

Final Date of Appeal:  July 07, 2022 
SDAB Number: SDAB2022-0033
Fee Paid: Yes 
Hearing Date: July 21, 2022
Date Received: June 27, 2022
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I do hereby appeal the decision 
of the Subdivision/Development 
Authority for the following rea-
sons  [required]

The International Avenue Business Revitalization Zone’s mandate is to promote, 
improve and create a more pleasant environment in which to live and shop. We are not 
in support of this application for several reasons as outlined attached. 

In order to assist the Board in scheduling, please answer the following questions to the best of your ability:

Estimated Presentation Time 2 hours

Will you be using an agent/legal 
counsel? [required] Unknown

Do you anticipate any preliminary 
issues with your appeal? (i.e. 
jurisdiction, parties status as 
affected persons, adjournment, 
etc.)? [required]

No

If yes, what are the issues?

Do you anticipate bringing any 
witnesses/experts to your hear-
ing? [required]

Unknown

If yes, how many will you be 
bringing?

I confirm and acknowledge that 
 • I have read and understood this form; 
 • The information I have provided is accurate to the best of my knowledge; and 
 • I am responsible for paying the appeal fee and my notice of appeal will not be considered filed until my appeal fee has 

been received. 

Submission Date 2022-06-27

This personal information is collected under the authority of the Freedom of Information and Protection of Privacy Act, section 
33(c) and the Municipal Government Act, Sections 678 and 686. THIS INFORMATION WILL BE USED FOR PROCESSING 
YOUR APPEAL AND WILL BECOME PART OF A PUBLIC AGENDA. If you have any questions regarding the collection of this 
information, contact the Tribunal Coordinator, City Appeal Boards at 403-268-5312 or PO Box 2100, Stn "M", #8110, Calgary, AB, 
T2P 2M5.
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If you require further information regarding appeal deadlines and procedures, please contact the SDAB office at: 
Website:     calgary.ca/sdab                Phone:     (403) 268-5312                 Email:     info@calgarysdab.ca
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Re: DP2022-02110 Change of Use: Salvage Yard – 1848 54 Street SE- APPEAL AGAINST 
APPROVAL 
 
Dear Sub-Divison Appeal Board: 
 
The International Avenue Business Revitalization Zone’s mandate is to promote, improve and 
create a more pleasant environment in which to live and shop. We are not in support of this 
application for several reasons as outlined below. 
 
The International Avenue district has recently undergone significant improvements to a multi-
modal boulevard including wide sidewalks, BRT Stations, and more pedestrian related 
amenities.  The site in question is within the area where the ARP should be adhered to achieve 
the vision.  The following concerns are significant and therefore speak to the incompatibility of 
the change of use and the incongruent nature of this proposal to improving the community, 
industrial, and commercial areas as follows: 

3.1.9.1 Historic industrial uses in commercial areas should be allowed to remain, but not to expand due to 
industrial impacts on residential uses (e.g., lighting, noise, and traffic). This is a non-conforming use and 
therefore should be disallowed and is not historic in nature.  

3.4. 4. Emphasize uses that contribute to improving energy efficiency, improving air quality, minimizing water 
and soil pollution, and minimizing the ecological footprint.   This proposal for a change of use to a salvage 
yard would be counter to the above policy.  The impact on soil pollution, possible water saturation of 
chemicals from vehicles, metals and other issues associated must be avoided.  

3.4.4.1 Site and building design in the Special Area shall conform to the policies of the Developed Areas 
Guidebook, with the additional following policies:  

Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   The site is behind a site 
that needs to be redeveloped, this would be a visual blight, have a possible health impact and a deterrent 
away from a new building being developed with this use next door. Furthermore, it likely could impact the 
value of the adjacent land making it less valuable which could hinder redevelopment efforts as a result. 

3.4.4 .1 Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   This site is 
visible from 17th Avenue SE and from buildings nearby. 

3.4.5 d. New industrial development should incorporate building forms and features that will allow for 
flexibility and future transition to greener industries.  Clearly the change of use to a salvage yard would be 
deleterious with this policy. 

The site is adjacent to an existing day care which has an outdoor play area for the children.  The 
salvage yard is across the street to the east from this play area and creates an unsafe, is 
visually negatively impactful to the quality of the children’s play time, incorporates noise and 
possible negative environmental impacts to their enjoyment of that space.  The play area is 
close, under 10 m away and will have a substantial, harmful impact.  Within 100 m of the 
proposed site is the Bella Casa Apartments and this use will impact the existing residential use 
as well. 
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Our organization is not in support of this change of use and finds no positive reason for this to 
be allowed as it will be a prodigious negative deterrent for any future redevelopment in the area 
as well as an adverse impact on existing uses as well.  Thank you for the opportunity to provide 
comment. 
 
Kindest Regards, 

 
Alison Karim-McSwiney, MIPM (UK), BA, BREC 
Executive Director 
 
c.c. Elizabeth Daniels, FLCA 
 
 

 
 
 
 
 

250, 3515 17 Avenue SE, Calgary, AB, T2A 1R5  403-248-7288  www.intlave.ca 
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The City of Calgary 
Planning and Development      

Development Authority 
Appeal Response 

 

 

Appeal Number:  SDAB2022-0033 
 
Development Permit Number:  DP2022-02110 
 
Address:  #B 1848 54 ST SE 
 
Description:  Change of Use: Salvage Yard 
 
Land Use:  Industrial – General (I-G) 
 
Community:  Forest Lawn Industrial       
             
Identified Appeal Body:  

 ☒  Subdivision and Development Appeal Board (SDAB) 

 ☐  Land and Property Rights Tribunal (LPRT) 

 
If LPRT is the appeal body, please provide reason:  
Not applicable 

 
Development Authority Attendance:  Tentative 
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Use:  Discretionary 

Notice Posted: Not Required  
 
Public Response(s) Received?  Yes, responses included in the Board Report 
 
Applicable Planning Policies: 

• International Avenue Area Redevelopment Plan 

 
Bylaw Relaxations:   
 
The development does not require Land Use Bylaw relaxations. 
 
Additional Factors, Considerations, and / or Rationale: 
 

1. In making their decision, the Development Authority applied Section 35 of the 
Land Use Bylaw. 

2. The parcel is on the corner of 54 ST SE and Hubalta RD SE. Access to the 
parcel is from Hubalta RD SE. To the north is a vacant lot designated as 
commercial, to the east is industrial, to the south is a rail line, and to the west is 
industrial.  

3. Salvage Yard is a discretionary use in the Industrial – General District. 
4. The proposed development complies with the use rules of section 288.1 for 

Salvage Yard.    
(a)        means a use: 

(i)         where any of the following are stored, dismantled or crushed: 
 (A)      dilapidated vehicles; and 
 (B)      damaged, inoperable or obsolete goods, machinery or  
  equipment, building materials, or other scrap material;  
  (ii)       where motor vehicles in their complete and operable  
   state are not displayed or sold; 
  (iii)      where part or all of the use takes place outside of  
   a building; 
  (iv)      that may have equipment located outdoors to assist  
   in the processes and functions of the use; 
  (v)       that may have the incidental sale of parts and   
   materials that are recovered from the dilapidated  
   vehicles, goods, machinery or equipment, building  
   materials, or other scrap material; 
  (vi)      that may have a building for administrative functions  
   associated with the use; 
  (vii)     that does not involve the manufacture or assembly of  
   any goods; and 
  (viii)    that does not involve the servicing or repair of   
   anything; 

5. The parcel is within the International Avenue Area Redevelopment Plan (ARP) in 
the Eastern Parkway zone.  

a. 3.4 Eastern Parkway zone (from 52 Streets S.E. to Stoney Trail) 
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b. The Eastern Parkway zone has the benefit of allowing for efficient regional 
commuting, providing good connectivity to Elliston Park, and 
accommodating a variety of compatible land extensive uses (e.g. 
horticulture, storage buildings, community garden, urban agriculture, 
industrial parks).  

6. Map 3 in the ARP identifies the parcel as Employment – Industrial. See Map A 
below titled Map 3 - Land use concept.  

a. 2.3 Land use concept elements (building blocks)  
b. Employment – Industrial  

The Employment – Industrial building block is located in the eastern end of 
the plan area. It provides for a broad variety of industrial uses and 
intensities, protecting industrial land for primarily industrial uses, while 
allowing strategic non-industrial uses to support employees in the area. 

7. Previous approvals indicate the uses on the site have been automotive related. 
a. Automotive sales, recreational & commercial vehicle equipment repair, 

service, sales, & rental  
b. Auto body shop, snowmobile parts manufacturing 

8. Direct Control, DC80Z95 (DC) was the previous land use district. Under this DC 
the land use designation was I-2 General Light Industrial of Land Use Bylaw 
2P80. In 2021, a land use amendment, LOC2021-0048, changed the land use 
from DC to Industrial – General (I-G) of Land Use Bylaw 1P2007. The land use 
amendment allows for a range of industrial uses. This amendment is consistent 
with the land use classification shown on Map 3 of the ARP.  

a. Policy 3.1.1 Land use redesignations should be consistent with the land 
use classifications shown on Map 3: Land use concept. Policies 
associated with these categories are contained within this plan and the 
Developed Areas Guidebook.  

9.  In response to the Notice of Appeal: 
a. The subject parcel is located in the Employment – Industrial building 

block. Section 2.3 of the ARP and Map 3 Land use concept.  
b. The Employment – Industrial building block is intended to protect industrial 

land for industrial uses.  
c. Policy 3.4.4 refers to site and building design in the Special Area. Map 3 

Land use concept appears to show parcels along 17 AV SE. The subject 
parcel does not front onto 17 AV SE. There is a parcel and a lane between 
the subject parcel and 17 AV SE.  

d. The daycare is about 20 metres from the northwest corner of the subject 
parcel. The land use bylaw does not have a separation distance from the 
use of child care service to the use of salvage yard or any industrial uses.  

e. Outdoor play areas for a child care service require screening as per the 
Land Use Bylaw 165 (c). 

 
 
 
 
 
 
 
 

 

SDAB2022-0033

9



International Avenue Area Redevelopment Plan  
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Map A - from International Avenue Area Redevelopment Plan  

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
The Development Authority may provide additional relevant materials prior to the merit 
meeting. 
 
 
 
 
Map B - from Forest Lawn – Forest Heights / Hubalta ARP 

This map dated July 1994 indicates the industrial activity on the parcel was scrap metal.  

Subjec

t 
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DP2022-02110
LAND USE BYLAW NO 1P2007

DEVELOPMENT PERMIT

This permit relates to land in the City of Calgary municipally described as:

#B 1848 54 ST SE1848 54 ST SE

I-GL.U.D.:Forest Lawn IndustrialCommunity:

and legally described as:

316GV;4;1

and permits the land to be used for the following development:

Change of Use: Salvage Yard

The present owner and any subsequent owner of the above described land must comply with any
attached conditions.

The development has been approved subject to any attached conditions and to full compliance with
the approved plans bearing the stamp of approval and the above development permit number.

Development AuthorityDecision By:

Date of Decision: June 10, 2022

Melanie D MeadowsDevelopment Authority

Release Date: ____________File Manager: Garrett Murray

June 10, 2023This permit will not be valid if development has not commenced by:

June 16, 2022This Development Permit was advertised on:

This is NOT a Building Permit

In addition to your Development Permit, a Building Permit may be required, prior to any work commencing.
further information, you should contact the City of Calgary, Planning, Development & Assessment - Building
Regulations Division.

WARNING
This permit does not relieve the owner or the owner's authorized agent from full compliance with the
requirements of any federal, provincial or other municipal legislation, or the terms and conditions of
any easement, covenant, building scheme or agreement affecting the building or land.

CALGARY,  AB,   T3J 3Z2

ALI, GULNAZAR KHAN

244 TARINGTON CLOSE NE

Phone:
City:

Address:

Applicant:

Page 1 of 2Printed on: Friday, June 10, 2022 1:14 PM

SDAB2022-0033

18



Legal DescriptionAddressAddress Type

Complete Address and Legal Description listing for Development Permit DP2022-02110

1848 54 ST SEBuilding

316GV;4;11848 54 ST SEParcel

#B 1848 54 ST SESuite

Page 2 of 2Printed on: Friday, June 10, 2022 1:14 PM
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DP2022-02110 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) 
from the application form or call Planning Services Counter at (403) 268-5311. 

Page 1 of 2 
 

 
 
Conditions of Approval – Development Permit 
 
 
Application Number:  DP2022-02110  
Application Description:  Change of Use: Salvage Yard  
Land Use District:  Industrial - General  
Use Type: Discretionary  
Site Address:  1848 54 ST SE  
Community:  FOREST LAWN INDUSTRIAL  
Applicant:  ALI, GULNAZAR KHAN 
Planning: GARRETT MURRAY   587-224-4099  

Garrett.Murray@calgary.ca 
 
 
 
Permanent Conditions 
  
 
The following permanent conditions shall apply: 
 
Planning 
 
 1. The development shall be completed in its entirety, in accordance with the 

approved plans and conditions. The stamped and signed plans are a legal 
document. 

 
 2. No changes to the approved plans shall take place unless authorized by the 

Development Authority. If changes to the development occur or are proposed, a 
new development permit or revised plan application may be required. 

SDAB2022-0033
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DP2022-02110 

Track your application on-line with VISTA. Go to: www.calgary.ca/vista and enter your JOB ACCESS CODE (JAC) 
from the application form or call Planning Services Counter at (403) 268-5311. 

Page 2 of 2 
 

  
Advisory Comments 
  
 
The following advisory comments are provided as a courtesy to the Applicant and registered 
property owner.  The comments represent some, but not all of the requirements contained in the 
Land Use Bylaw that must be complied with as part of this approval. 
 
Planning 
 
 3. The Applicant may appeal the decision of the Development Authority, including 

any of the conditions of the development permit. If you decide to file an appeal, 
please refer to the notification of decision letter for the appropriate appeal body 
and appeal process. 

 
 4. The approval of this development permit does not limit in any way the application 

of any federal, provincial, or municipal law, policy, code, regulation, bylaw, and/or 
guideline, nor does it constitute any permit or permission under any federal, 
provincial, or municipal law, policy, code, regulation, bylaw, and/or guideline. 

 
 5. In addition to this development permit, building permits may also be required.  

Building permit applications may be submitted upon approval of the associated 
development permit. Contact Building Regulations at 403-268-5311 for further 
information. 

 
 6. There are many types of caveats and other agreements that can be registered on 

the title of the property that can restrict the ability to develop. The City has not 
reviewed or considered all instruments registered on the title to this property. 
Property owners must evaluate whether this development is in compliance with 
any documents registered on title. 
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May 16, 2022 
 
Development and Building Approvals # 8201 
P.O. Box 2100, Station M 
Calgary AB, T2P 2M5 
 
Re: DP2022-02110 Change of Use: Salvage Yard – 1848 54 Street SE 
 
Dear Mr. Murray:  
 
The International Avenue Business Revitalization Zone’s mandate is to promote, improve and 
create a more pleasant environment in which to live and shop. We are not in support of this 
application for several reasons as outlined below. 
 
The International Avenue district has recently undergone significant improvements to a multi-
modal boulevard including wide sidewalks, BRT Stations, and more pedestrian related 
amenities.  The site in question is within the area where the ARP should be adhered to achieve 
the vision.  The following concerns are significant and therefore speak to the incompatibility of 
the change of use and the incongruent nature of this proposal to improving the community, 
industrial, and commercial areas as follows: 

3.1.9.1 Historic industrial uses in commercial areas should be allowed to remain  but not to expand due to 
industrial impacts on residential uses (e.g.  lighting  noise  and traffic). Th s s a non-conform ng use and 
therefore shou d be d sa owed and s not h stor c n nature.  

3.4. 4. Emphasize uses that contribute to improving energy efficiency  improving air quality  minimizing water 
and soil pollution  and minimizing the ecological footprint.   Th s proposa  for a change of use to a sa vage 
yard wou d be counter to the above po cy.  The mpact on so  po ut on, poss b e water saturat on of 
chem ca s from veh c es, meta s and other ssues assoc ated must be avo ded.  

3.4.4.1 Site and building design in the Special Area shall conform to the policies of the Developed Areas 
Guidebook  with the additional following policies:  

Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   The s te s beh nd a s te 
that needs to be redeve oped, th s wou d be a v sua  b ght, have a poss b e hea th mpact and a deterrent 
away from a new bu d ng be ng deve oped w th th s use next door. Furthermore, t ke y cou d mpact the 
va ue of the adjacent and mak ng t ess va uab e wh ch cou d h nder redeve opment efforts as a resu t. 

3.4.4 .1 Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   Th s s te s 
v s b e from 17th Avenue SE and from bu d ngs nearby. 

3.4.5 d. New industrial development should incorporate building forms and features that will allow for 
flexibility and future transition to greener industries.  C ear y the change of use to a sa vage yard wou d be 
de eter ous w th th s po cy. 

 

The site is adjacent to an existing day care which has an outdoor play area for the children.  The 
salvage yard is across the street to the east from this play area and creates an unsafe, is 
visually negatively impactful to the quality of the children’s play time, incorporates noise and 
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possible negative environmental impacts to their enjoyment of that space.  The play area is 
close, under 10 m away and will have a substantial, harmful impact.  Within 100 m of the 
proposed site is the Bella Casa Apartments and this use will impact the existing residential use 
as well. 

Our organization is not in support of this change of use and finds no positive reason for this to 
be allowed as it will be a prodigious negative deterrent for any future redevelopment in the area 
as well as an adverse impact on existing uses as well.  Thank you for the opportunity to provide 
comment. 
 
Kindest Regards, 

 
Alison Karim-McSwiney, MIPM (UK), BA, BREC 
Executive Director 
 
c.c. Elizabeth Daniels, FLCA 
 
 

 
 
 
 
 

250, 3515 17 Avenue SE, Calgary, AB, T2A 1R5  403-248-7288  www.intlave.ca 
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Approval: K. Froese  concurs with this report.  Author: M. Horkan 

City Clerks: S. Lancashire/L. G bb 

Item #  

Planning & Development Report to ISC:  UNRESTRICTED 

Calgary Planning Commission CPC2022-0019 

2022 January 6 Page 1 of 3 

Land Use Amendment in Forest Lawn Industrial (Ward 9) at 1810 and 1848 – 54 Street SE, 
LOC2021-0048 

RECOMMENDATION: 

That Calgary Planning Commission recommend that Council: 

Give three readings to the proposed bylaw for the redesignation of 1.06 hectares ± (2.62 
acres ±) located at 1810 and 1848 – 54 Street SE (Plan 316GV, Block 4, Lots 1 and 2) from 
Direct Control (DC) District to Industrial – General (I-G) District. 

RECOMMENDATION OF THE CALGARY PLANNING COMMISSION, 2022 
JANUARY 6: 

That Council give three readings to Proposed Bylaw 31D2022 for the redesignation of 1.06 
hectares ± (2.62 acres ±) located at 1810 and 1848 – 54 Street SE (Plan 316GV, Block 4, Lots 
1 and 2) from Direct Control (DC) District to Industrial – General (I-G) District. 

HIGHLIGHTS 

 This application seeks to redesignate the subject site to the Industrial – General (I-G)
District to allow for a range of additional industrial uses.

 The proposal would allow for a range of uses that are complementary to the surrounding
context of the area, and that conform to relevant policies of the Municipal Development
Plan (MDP) and the International Avenue Area Redevelopment Plan (ARP).

 What does this mean to Calgarians? The proposed land use amendment provides for
light and medium industrial uses, along with some support commercial uses that are
compatible with the surrounding area and may promote development opportunities in the
future.

 Why does this matter? The proposal would allow for additional business and
employment opportunities and enable the future redevelopment of the site.

 No development permit has been submitted at this time.

 There is no previous Council direction regarding this proposal.

 Strategic Alignment to Council’s Citizen Priorities: A prosperous city.

DISCUSSION  
This land use amendment application was submitted on 2021 March 24 by Farmor Architecture 
on behalf of the landowner, KSS Land Corp. As per the Applicant Submission (Attachment 2), 
the intent is to update the zoning for the parcels to allow for a broader range of potential uses to 
occur. No development permit application has been submitted at this time. 

A detailed planning evaluation of this land use amendment application, including location maps 
and site context, is provided in Attachment 1, Background and Planning Evaluation. 
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Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2022-0019 
2022 January 6 Page 2 of 3 

Land Use Amendment in Forest Lawn Industrial (Ward 9) at 1810 and 1848 – 54 

Street SE, LOC2021-0048 

Approval: K. Froese concurs with this report. Author: M. Horkan 

City Clerks: S. Lancashire/L. G bb 

STAKEHOLDER ENGAGEMENT AND COMMUNICATION (EXTERNAL) 

☒ Outreach was undertaken by the Applicant

☒ Public/Stakeholders were informed by Administration

Applicant-Led Outreach 
As part of the review of the proposed land use amendment application, the applicant was 
encouraged to use the Applicant Outreach Toolkit to assess which level of outreach with public 
stakeholders and the community association was appropriate. In response, the applicant sent 
98 letters to neighbours in the vicinity and copied this information by email to the Forest Lawn 
Community Association and the International Avenue Business Improvement Area (BIA). The 
applicant did not receive any response to these letters. The Applicant Outreach Summary can 
be found in Attachment 3. 

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

No public comments were received at the time of writing this report. 

While there is no community association for the Forest Lawn Industrial area, Administration did 
circulate the application to the adjacent Forest Lawn Community Association as well as the 
International Avenue BIA, who commented that due to potential concerns about impacts on 
surrounding business and residences, a number of the ‘Permitted’ uses in the I-G District should 
be moved to ‘Discretionary’ uses in order that further analysis and stakeholder engagement 
could occur (Attachments 4 and 5). 

Many of the ‘Permitted’ uses in the I-G District that are of concern to the Community Association 
and BIA are currently ‘Permitted’ under the existing Direct Control (DC) District 80Z95.  
Therefore, Administration considered the relevant planning issues specific to this application 
and has determined the proposal to be appropriate.  

The suitability of any future proposed ‘Permitted’ or ‘Discretionary’ uses, along with site and 
building layout, and access and parking requirements will be reviewed and determined at the 
development permit stage.  

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

IMPLICATIONS 

Social 
The proposed land use amendment creates flexibility for the site to be developed with different 
industrial uses and support services that create employment opportunities in the area. 

SDAB2022-0033

34



Item #  

Planning & Development Report to ISC:  UNRESTRICTED 
Calgary Planning Commission CPC2022-0019 
2022 January 6 Page 3 of 3 

Land Use Amendment in Forest Lawn Industrial (Ward 9) at 1810 and 1848 – 54 

Street SE, LOC2021-0048 

Approval: K. Froese concurs with this report. Author: M. Horkan 

City Clerks: S. Lancashire/L. G bb 

Environmental 
This application does not include any specific actions that address objectives of the Climate 
Resilience Plan. Further opportunities to align future development on this site with applicable 
climate resilience strategies will be explored and encouraged at subsequent development 
permit stages. 

Economic 
The proposed land use amendment would allow for a range of industrial-related uses on site. It 
may also make more efficient use of under-utilized lands and may promote the diversification of 
Calgary’s economy. 

Service and Financial Implications 
No anticipated financial impact. 

RISK 
There are no known risks associated with the application. 

ATTACHMENTS 
1. Background and Planning Evaluation
2. Applicant Submission
3. Applicant Outreach Summary
4. International Avenue BIA Response
5. Forest Lawn Community Association Response
6. Proposed Bylaw 31D2022

Department Circulation 

General Manager 
(Name) 

Department Approve/Consult/Inform 
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Background and Planning Evaluation 
 

Background and Site Context 
 
The subject site is located in the southeast community of Forest Lawn Industrial, at the junction 
of 54 Street SE and Hubalta Road SE. The site is approximately 1.06 hectares (2.62 acres) in 
size, generally flat, and has vehicular access from both 54 Street SE and Hubalta Road SE. The 
site is currently used for vehicle and outdoor storage, along with the sale of auto parts.  
 
To the north of the subject site are commercial and retail parcels with a gas bar and strip malls 
designated as Commercial – Corridor 3 (C-COR3) District. To the east is an industrial parcel 
designated as Direct Control (11Z2003) District. To the south is the CN Railway designated as 
Special Purpose – City and Regional Infrastructure (S-CRI) District, whilst to the west there are 
industrial and commercial parcels designated Direct Control (80Z95) District. 
 
The site is located approximately 250 metres (3-minute walk) south of the nearest bus stop on 
17 Avenue SE, serving Route 87, and approximately 350 metres (4-minute walk) to the nearest 
Max Purple BRT transit stop at 52 Street SE.  
 

Community Peak Population Table 
 
Not available as the subject area is in Forest Lawn Industrial area. 
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Previous Council Direction 
None. 
 

Planning Evaluation 
 
Land Use 
The existing DC District (Bylaw 80Z95) was primarily based on the I-2 General Light Industrial 
District of Land Use Bylaw 2P80. It allows for a range of industrial uses and a maximum building 
height of 12 metres.  
 
The proposed I-G District allows for a wide variety of light and medium general industrial uses 
and a limited number of support commercial uses. The I-G District allows for a maximum 
building height of 16 metres, and provides rules that guide development on parcels that are 
serviced and unserviced by city infrastructure. For serviced I-G parcels such as this, the 
development may have a Floor Area Ratio (FAR) of up to 1.0.  
 
Development and Site Design  
The intent of this application is to allow for a greater flexibility of uses. If this application is 
approved by Council, the rules of the proposed I-G District will provide guidance for future site 
development including appropriate uses, building massing, height, screening, landscaping and 
parking. 
 
Transportation 
Pedestrian and vehicular access is available from 54 Street SE and Hubalta Road SE. Hubalta 
Road SE and 54 Street SE are identified as a local Industrial Streets. The area is well served by 
Calgary Transit with the subject site being located within approximately 250 metres (3-minute 
walk) of the eastbound and westbound transit stops of Route 87 on 17 Avenue SE. Additionally, 
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the subject site is within approximately 350 metres (4-minute walk) to the 52 Street Max Purple 
BRT transit stop.  
 
A Transportation Impact Assessment or Parking Study was not required as part of this 
application. 
 
Environmental Site Considerations  
At this time, there are no known environmental issues associated with the two parcels and/or 
proposal. 
 
Utilities and Servicing  
The site is currently developed and serviced with water, sanitary, and storm service 
connections. There is adequate capacity in the existing services to support the proposed land 
use amendment. Should any proposed site redevelopment significantly intensify the site in the 
future, any potential upgrades to the existing services will be determined at the development 
permit stage and will be at the developer’s expense. 
 

Legislation and Policy 
 
South Saskatchewan Regional Plan (2014)  
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan which directs population growth in the 
region to Cities and Towns and promotes the efficient use of land. 
 
Interim Growth Plan (2018)  
The recommendation aligns with the policy direction of the Calgary Metropolitan Region Board’s 
Interim Growth Plan (IGP). The proposed land use amendment builds on the principles of the 
IGP by means of promoting efficient use of land, regional infrastructure, and establishing strong, 
sustainable communities. 
 
Municipal Development Plan (Statutory – 2009) 
The site is located in the Standard Industrial area as identified on Map 1: Urban Structure in the 
Municipal Development Plan (MDP). The applicable MDP policies encourage development of a 
broad range of industrial activities. The proposal is consistent with relevant policies as the I-G 
District allows for a broad range of industrial uses. 
 
Climate Resilience Strategy (2018) 
This application does not include any specific actions that address objectives of the Climate 
Resilience Strategy. Further opportunities to align development of this site with applicable 
climate resilience strategies may be explored and encouraged at subsequent development 
approval stages. 
 
International Avenue Area Redevelopment Plan (Statutory – 2018) 
The parcels lie within an ‘Employment – Industrial’ area building block within Map 3 – ‘Land Use 
Concept’ of the International Avenue Area Redevelopment Plan (ARP) This building block 
provides for a broad variety of industrial uses and intensities, protecting industrial land for 
primarily industrial uses, while allowing strategic non-industrial uses to support employees in the 
area. The listed uses of the Industrial – General (I-G) District are consistent with relevant ARP 
policies. 
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The Development Next to Freight Rail Corridor Policy (Non-Statutory – 2018)  
An approximate 5 metre depth of the far south-eastern portion of the parcel at 1848 - 54 Street 
SE lies within the ‘Rail Proximity Envelope (RPE) for New Buildings’.  If any ‘commercial’, 
‘sensitive uses’, or ‘noise susceptible uses’ are proposed in a future development permit 
application within the RPE, the Development Next to Freight Rail Corridor Policy will apply, and 
will be used to guide the size and location of development. 
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Applicant Submission 
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Applicant Outreach Summary
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International Avenue BIA Response 
 
 

From: Karim-McSwiney, Alison <intave@shaw.ca>  

Sent: Wednesday, September 15, 2021 1:11 PM 

To: Horkan, Melanie <Melanie.Horkan@calgary.ca>; Elizabeth Daniels <elizabethodaniels@gmail.com> 

Subject: [EXT] Re: FW: LOC2021-0048-Circulation Package 

 

Thanks Melanie:  The International Avenue BRZ  in reviewing this land use 

change(LOC2021-0048) requests that the following uses be prohibited from the 

permitted uses to be put into the discretionary uses so that further analysis and 

stakeholder engagement can be carried out in the future should any of these uses be 

proposed.  These include: under section 824 of permitted uses to remove (d) Auto 

Wrecker, (o) Dry Cleaning and Fabric Care, (s) Freight Yard  (w) Industrial Design and 

Testing- outside (e)  Beverage Container Drop Off Depot, (m) Crematorium.  It is our 

view that these uses will have a significant impact on the surrounding businesses and 

residences with noise, visual impacts, physical and possible environmental issues.    

 

Thanks again for sending this to us. 

 

Best Regards, 

 

 

Alison Karim-McSwiney, MIPM(UK), BA, BREC  

Executive Director 

International Avenue BRZ | EmergeHUB 

250, 3515 17 Avenue SE, Calgary, AB 

403-248-7288 | 403-608-7288 C 

www.intlave.ca   

INTERNATIONAL AVENUE| Calgary's Culinary and Cultural Capital| 

 

NOTE: This communication is intended ONLY for the use of the person or entity named above and may contain information that is 

confidential or legally privileged. If you are not the intended recipient named above or a person responsible for delivering messages or 

communications to the intended recipient, YOU ARE HEREBY NOTIFIED that any use, distr bution, or copying of this communication or any 

of the information contained in it is strictly prohibited. If you have received this communication in error, please notify me immediately by 

telephone and then destroy or delete this communication.  Thank you for your attention and cooperation.  
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Forest Lawn Community Association Response 
 
 
From: Elizabeth Daniels <planning@myforestlawn.ca>  

Sent: Thursday, September 16, 2021 9:50 AM 

To: Horkan, Melanie <Melanie.Horkan@calgary.ca> 

Cc: Karim-McSwiney, Alison <intave@shaw.ca> 

Subject: [EXT] Re: FW: LOC2021-0048-Circulation Package 

 

Hello Melanie, 

 

At this time we do not have any comments that have not been stated by Alison. 

We have also engaged with the applicant on the proposed change and my understanding is that 

the amendments proposed by the BRZ should fall in line with their goals of the site. 

 

Cheers, 

 

 

FLCA | Planning and development 
email | planning@myforestlawn.ca 
site | myforestlawn.ca 
address | 4020 26 Avenue SE, Calgary, AB, T2B0C9 
Moh-kíns-tsis | Wincheesh-pah | Kootsisáw 
Treaty 7 Territory 

 

 

 

SDAB2022-0033

45



CPC2022-0019 
ATTACHMENT 6 

BYLAW NUMBER 31D2022 

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

(LAND USE AMENDMENT  
LOC2021-0048/CPC2022-0019) 

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

WHEREAS it is desirable to amend the Land Use Bylaw Number 1P2007 to change the 
land use designation of certain lands within the City of Calgary; 

AND WHEREAS Council has held a public hearing as required by Section 692 of the 
Municipal Government Act, R.S.A. 2000, c.M-26 as amended; 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CALGARY ENACTS AS 
FOLLOWS: 

1. The Land Use Bylaw, being Bylaw 1P2007 of the City of Calgary, is hereby amended by
deleting that portion of the Land Use District Map shown as shaded on Schedule “A” to
this Bylaw and replacing it with that portion of the Land Use District Map shown as
shaded on Schedule “B” to this Bylaw, including any land use designation, or specific
land uses and development guidelines contained in the said Schedule “B”.

2. This Bylaw comes into force on the date it is passed.

READ A FIRST TIME ON ___________________________________ 

READ A SECOND TIME ON ___________________________________ 

READ A THIRD TIME ON ___________________________________ 

_________________________________________ 
MAYOR 

SIGNED ON  ______________________________ 

_________________________________________ 
CITY CLERK 

SIGNED ON  ______________________________ 
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SCHEDULE A 
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From: Khanali Gulnazar <s.khanali@hotmail.com>
Sent: Monday, July 4, 2022 5:25 PM
To: Calgary SDAB Info
Cc: sherali@saju.ca; Rick Grol; kh_shujaudin@yahoo.com
Subject: [External] Appeal SDAB2022-0033 ( DP2022-02110 1848 54 Street SE Calgary)

Follow Up Flag: Follow up
Flag Status: Flagged

This Message Is From an External Sender 

This message came from outside your organization. 

ATTENTION: Do not click links or open attachments from external senders unless you are certain it is safe to do so. Please 
forward suspicious/concerning email to spam@calgary.ca 

Hello Sirs. 

I am the applicant of development permit application DP2022-02110, Change of Use: Salvage 
Yard at 1848 54 Street SE calgary, which is the subject of appeal SDAB2022-0033. Please be 
advised that we have retained Mr. Rick Grol as our agent/representative with respect ot the 
appeal. Mr. Grol will attend the Procedural & Juridictional Hearing on July 21, 2022. 

Kind regards, 

Khanali Gulnazar 
AB Autoparts Ltd. 
1848 54 Street SE Calgary AB 

Appeal Board rec'd: July 5, 2022
Submitted by: Applicant
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From: Sherali Saju <sherali@saju.ca>
Sent: Wednesday, July 6, 2022 3:22 PM
To: Calgary SDAB Info
Cc: rgrol@shaw.ca
Subject: [External] FW: SDAB2022-0033 (DP2022-02110, 1848 54 Ave SE)

Follow Up Flag: Follow up
Flag Status: Flagged

This Message Is From an Untrusted Sender 

You have not previously corresponded with this sender. 

ATTENTION: Do not click links or open attachments from external senders unless you are certain it is safe to do so. Please 
forward suspicious/concerning email to spam@calgary.ca 

To whom it may concern: 

Our company, KSS Land Corp, is the registered owner of 1848 54 Street SE, Calgary, which is the subject of 
appeal SDAB2022-0033 (DP2022-02110; Change of Use: Salvage Yard). The appeal is scheduled for a 
Procedural and Jurisdictional hearing on July 21, 2022. We have retained Mr. Rick Grol as our 
agent/respresentative regarding the appeal and development permit application. Mr. Grol is authorized to 
represent our company with respect to the matter.  

Kind regards, 

Sherali Saju 
Principal/Director KSS Land Corp. 
T: 403-860-6278 
E: sherali@saju.ca 

Appeal Board rec'd: July 6, 2022
Submitted by: Owner
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Re: DP2022-02110 Change of Use: Salvage Yard – 1848 54 Street SE- APPEAL AGAINST 
APPROVAL 
 
Dear Sub-Divison Appeal Board: 
 
The International Avenue Business Revitalization Zone’s mandate is to promote, improve and 
create a more pleasant environment in which to live and shop. We are not in support of this 
application for several reasons as outlined below. 
 
The International Avenue district has recently undergone significant improvements to a multi-
modal boulevard including wide sidewalks, BRT Stations, and more pedestrian related 
amenities.  The site in question is within the area where the ARP should be adhered to achieve 
the vision.  The following concerns are significant and therefore speak to the incompatibility of 
the change of use and the incongruent nature of this proposal to improving the community, 
industrial, and commercial areas as follows: 


3.1.9.1 Historic industrial uses in commercial areas should be allowed to remain, but not to expand due to 
industrial impacts on residential uses (e.g., lighting, noise, and traffic). This is a non-conforming use and 
therefore should be disallowed and is not historic in nature.  


3.4. 4. Emphasize uses that contribute to improving energy efficiency, improving air quality, minimizing water 
and soil pollution, and minimizing the ecological footprint.   This proposal for a change of use to a salvage 
yard would be counter to the above policy.  The impact on soil pollution, possible water saturation of 
chemicals from vehicles, metals and other issues associated must be avoided.  


3.4.4.1 Site and building design in the Special Area shall conform to the policies of the Developed Areas 
Guidebook, with the additional following policies:  


Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   The site is behind a site 
that needs to be redeveloped, this would be a visual blight, have a possible health impact and a deterrent 
away from a new building being developed with this use next door. Furthermore, it likely could impact the 
value of the adjacent land making it less valuable which could hinder redevelopment efforts as a result. 


3.4.4 .1 Reduce the presence and amount of surface parking visible from 17 Avenue S.E.   This site is 
visible from 17th Avenue SE and from buildings nearby. 


3.4.5 d. New industrial development should incorporate building forms and features that will allow for 
flexibility and future transition to greener industries.  Clearly the change of use to a salvage yard would be 
deleterious with this policy. 


The site is adjacent to an existing day care which has an outdoor play area for the children.  The 
salvage yard is across the street to the east from this play area and creates an unsafe, is 
visually negatively impactful to the quality of the children’s play time, incorporates noise and 
possible negative environmental impacts to their enjoyment of that space.  The play area is 
close, under 10 m away and will have a substantial, harmful impact.  Within 100 m of the 
proposed site is the Bella Casa Apartments and this use will impact the existing residential use 
as well. 







Our organization is not in support of this change of use and finds no positive reason for this to 
be allowed as it will be a prodigious negative deterrent for any future redevelopment in the area 
as well as an adverse impact on existing uses as well.  Thank you for the opportunity to provide 
comment. 
 
Kindest Regards, 


 
Alison Karim-McSwiney, MIPM (UK), BA, BREC 
Executive Director 
 
c.c. Elizabeth Daniels, FLCA 
 
 


 
 
 
 
 


250, 3515 17 Avenue SE, Calgary, AB, T2A 1R5  403-248-7288  www.intlave.ca 
 
 
 
 
 







 
 
 
 
 
 
 
 
 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







