Serving Country Hills, Country Hills Village, Coventry Hills,
Harvest Hills and Panorama Hills

Jessica Siriphokham
Planning, Development & Assessment
Mail code #8076
P.O. Box 2100, Station M,
Calgary, AB Canada T2P 2M5
September 23, 2015

Dear Ms. Siriphokham,
Re: The Northern Hills Community Association’s Response to Outline Plan for Application
LOC2015-0102 (1450 Harvest Hills Dr NE / Harvest Hills Golf Course Redevelopment)
We, the Board of the Northern Hills Community Association (NHCA), have reviewed the
aforementioned application by QuantumPlace on behalf of Cedarglen Homes. The Harvest Hills
Golf Course was an integral part of the design of North Calgary and we understand some
agreements were made between the original developer, Genstar, the City of Calgary, and Calgary
City Council that would have ensured the longevity of the golf course for many more decades.
Unfortunately, due to the timelines for this submission and only recently learning of this history,
we have not had the opportunity of due diligence to locate any records that may support that
history. While this new information would be valuable, we are already of the opinion that the
development in this application does not meet the requirements of the City of Calgary Municipal
Development Plan (MDP) nor its goals. It is also our opinion that approval would have a
significant negative impact for the residents of Harvest Hills, the Northern Hills, North Central
Calgary, and the City of Calgary as a whole.

NHCA at Vivo, 11950 Country Village Link NE Calgary, Alberta T3K 6E3
(403) 226-6421

www.northernhills.ab.ca

Ph (403) 226-6422 Fax

The MDP – How this application originated
Cedarglen Homes purchased the Harvest Hills Golf Course with the intent to develop residences
and engaged Quantum Place Developments as the development manager. It is our understanding
that Cedarglen made this purchase as a result of the City of Calgary guiding developers to find
development opportunities within the MDP boundaries, and the Harvest Hills Golf Course
falling within the boundaries defined as a “Developed Residential Area”. Unfortunately, neither
“Developed Residential Area” nor the term “Stable Residential Communities” used to define
a Developed Residential Area in the MDP video on the subject, are defined in the glossary. The
video states that Developed Residential Areas generally have populations that have declined
from their peak, whereas Harvest Hills has remained rather stable with an influx of young
families according to the most recent City of Calgary Census.
The NHCA has been a very active participant in the process that Quantum Place Developments
executed and feel they have been very co-operative with residents and the NHCA considering the
difficult circumstances they were contending with. However, it is our opinion that the application
does not meet these guiding principles as well as policies within the MDP and question how
Harvest Hills and Country Hills were even included within the MDP boundaries? We believe
that the Northern Hills Community Association is the best authority to address the impact of the
application on our community, particularly in reference to the MDP.
Community:
The term ‘community’ is used in the MDP, the Quantum Place application and subsequently
throughout our submission. Section 2.2.4 - Complete Communities in the City-Wide Policies of
the MDP defines the term “Community” as “typically used to describe a geographic area of
between 5,000 and 20,000 residents, that was planned comprehensively and developed over a
period of time. The boundaries of a community are usually used to delineate community
associations and statistical data collection boundaries. This term also emphasizes the bonds that
link residents to each other and to the neighbourhood they call home, or to a group with which
they share a common interest.”
The MDP – How does Harvest Hills meet the policies?
Taken from the FAQ page on the Quantum Place website for the Harvest Hills project: “The City
through its Municipal Development Plan (MDP) encourages and supports this type of residential
development within existing communities because it utilizes existing infrastructure, regenerates
neighbourhoods and reduces the overall footprint of the city.” There is really only one question
that we need to ask: What existing infrastructure? Harvest Hills is a community of houses,
built around a golf course with one small school and one small strip mall within it. It is difficult
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to consider the nearby infrastructure located in Country Hills Towne Centre due to the inability
to access it without a car.
Section 2.2.5 of the MDP, Strong Residential Neighbourhoods has the objective: “Reinforce
the stability of Calgary’s neighbourhoods and ensure housing quality and vitality of its
residential areas.” The policies refer to “Neighbourhood infill and redevelopment”:

1. Encourage growth and change in low-density neighbourhoods through development and
redevelopment that is similar in scale and built form and increases the mix of housing
types such as accessory suites, semi-detached, townhouses, cottage housing, row or other
ground-oriented housing. The proposed Harvest Hills Redevelopment also includes
mid-rise condo development not mentioned in this policy. There is no consideration
to our knowledge of infills, referred to in this section.
2. Support development and redevelopment that provides a broader range of housing choice
in local communities to help stabilize population declines and support the demographic
needs of communities. As identified in the application, the population is NOT
declining.
3. Encourage higher residential densities in areas of the community that are more
extensively served by existing infrastructure, public facilities and transit, appropriate to
the specific conditions and character of the neighbourhood. As we have identified, there
is very little existing infrastructure, public facilities, nor efficient transit.
4. Encourage redevelopment that incorporates green infrastructure solutions and shared
energy efficiencies.
5. In Developed Areas, require comprehensive plans when large sites (greater than 1.0
hectare in size) become available for redevelopment. To the greatest extent possible,
new development should be integrated into the fabric of the surrounding
communities. This application represents 26.25 acres and we can see no possible way
the project integrates into the ‘fabric of the community’.
Section 2.3.4 refers to Parks, open spaces, and outdoor recreation. Two specific policies in this
section seem to contradict destroying a golf course in favour of houses:
e. Protect and promote large-scale landscaped and open-space areas that define neighbourhoods
and local topography and enhance Calgary’s river valley park system.
f. Protect the basic function of city parks and public open spaces, and prevent parkland
conversion to other uses.
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The policies on Section 2.3.6 on Community Services and Facilities again raises questions on
how Harvest Hills was even considered in the MDP. As you review them, consider that there are
currently no public schools in the 25 year old community of Harvest Hills. Consider that the only
community services are those provided by the NHCA. Consider that programs in Vivo, the only
recreational facility nearby, are often full within minutes of registration opening and many of our
residents travel to Genesis Place in Airdrie for recreational programs. Airdrie also offers our
closest gymnastics, baseball diamonds, and other recreation activities. We will address these
deficiencies in more detail with the 7 Goals of the MDP. The policies are:
a. Maintain sites with existing public facilities and promote their reuse for new or expanded
community services and recreational and educational facilities to meet changing community
needs.
b. Ensure that recreation services and facilities are located conveniently to catchment areas of the
users and are designed in accordance with the principles of universal design.
c. Optimize the availability of community facilities, including areas for public engagement,
personal growth, health and learning.
d. Promote the optimum location of community services and facilities, including emergency
services/protective services, recreational and educational facilities to meet community needs.
e. Locate community services and facilities in a manner that integrates with the open space
system.
Section 2.5.2 addresses the role of Calgary Transit. Currently, Calgary Transit does not take
Harvest Hills residents to Country Hills Towne Centre, the public library, Vivo Recreation
Facility, the local restaurants or the movie theatre. It will connect residents to the 301, but
unfortunately, the 301 BRT is at capacity and cannot accommodate an increase in passengers, so
how would this development meet the objective of providing “a safe, accessible, customer
focused public transit service that is capable of becoming the preferred mobility choice of
Calgarians”?
Likely one of the most relevant sections for denying this development is 5.2.5 which has an
objective to “ensure decision-making on growth and change incorporates The City’s financial
and infrastructure capacities.” This section goes on to state “The City is also responsible to its
current and future citizens for ensuring the provision of complete community
infrastructure including transit, libraries, parks and recreation facilities. Provision of
infrastructure and the associated operating and maintenance costs require substantial ongoing
investment.” Many in our community would argue that this obligation has not been met for
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the current residents, so why would we believe it would be done going forward with
redevelopment?
The MDP clearly lays out the requirements for community services and facilities in Section 3 of
the Implementation Guidebook and our opinion, Harvest Hills, and for that matter, the Northern
Hills, fails to meet many of those requirements. Upon review in detail of the MDP, it would
appear that the City of Calgary, supplemented by the Alberta Government, has completely failed
serving the current residents of Harvest Hills and the Northern Hills, so how could it reasonably
consider adding more residents? Deeper evaluation into the 7 goals of the MDP will further
reflect our objections.
Consideration of the seven goals from the Calgary MDP 1
1. Prosperous economy
"Build a globally competitive city that supports a vibrant, diverse and adaptable local
economy, maintains a sustainable municipal financial system and does not compromise
the quality of life for current and future Calgarians."
Planning for the long-term sustainability of the local economy ensures that current and
future generations are resilient and adaptable to economic cycles and unanticipated
changes.
The addition of 692 more dwellings to the current 2575 2 dwellings in Harvest Hills comprises an
increase of 27%. This is to an area which is lacking most of the basic community infrastructure
which exists in other “established” communities in Calgary, such as adequate transit, schools,
health facilities, recreation facilities or even basic localised retail.
Although the addition of nearly 2150 3 residents to the area will undoubtedly increase the tax
base for the City, it will not do so without compromising the quality of life for the current
Calgarians living not only in Harvest Hills, but to those in neighbouring Coventry Hills and other
communities within the Northern Hills and North Calgary.
As per the 2015 Office Consolidation of the MDP 4: “As the land use approving
authority, The City has an obligation to provide essential infrastructure when it grants
land use approvals for new developments including core services such as water,
wastewater, roads and fire and police services. The City is also responsible to its
1

http://www.calgary.ca/PDA/PD/Pages/Municipal-Development-Plan/Seven-goals.aspx#top
http://www.calgary.ca/CA/city-clerks/Documents/Election-and-informationservices/Census2015/Final%202015%20Census%20Results%20book.pdf ; Page 45
3
We calculated using 3.1 residents per dwelling, as 3.1 is the 2011 Census of Canada average for Harvest Hills as
per The City of Calgary Community Profiles for Harvest Hills (2014), which is above the Calgary average of 3.0.
4
Section 5.2.5 of the City of Calgary Municipal Development Plan (2009), 2015 Office Consolidation
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current and future citizens for ensuring the provision of complete community
infrastructure including transit, libraries, parks and recreation facilities. Provision
of infrastructure and the associated operating and maintenance costs require substantial
ongoing investment.”
The Calgary North Phase 2 Community Plan of 2009 5, envisioned: “…Residents also
enjoy a wide variety of open spaces. Walking and biking have become favourite
recreational activities and people enjoy the extensive, well-linked open space and
regional pathway network. More active recreational needs – baseball, soccer, tennis –
are provided at the joint use sites associated with the community’s schools…”, and “The
residents of the Calgary North Phase 2 community do not have to travel far for other
needs such as regional shopping, library services or high school – the Country Hills
Town Centre is just a short trip away. For those who do need to travel downtown or to
other parts of the city, the train or express bus from the transit station off of Harvest Hills
Boulevard is very convenient. Overall, residents find this community to be a very
enjoyable place in which to live, work, learn and play. People are better able to meet
their needs closer to home and this, in turn, has helped to create a strong community and
contribute to a healthier city.”
This vision for Phase 2 of the Calgary North Plan emulates the vision of the Northern Hills
Community Association, and our residents. However, that vision relies heavily on the
infrastructure from the Phase 1 ASP 6, approved in December 1980, and amended in May 1995,
and May 2005, being in place, which it is not.
Despite the 5 Northern Hills communities themselves having a consistently larger population
than Airdrie, the area is greatly underserved. Residents here feel they have been continually
bypassed by various levels of Government in terms of the provision of health, education, and
community and social services, which is borne out by a quick glance at the Province’s ECMap
LiveAtlas community resource data maps 7. The approx. 57,000 residents of the Northern Hills
have:
• One library (within Vivo, near transit, but with limited parking), located in Country Hills
Village.
• Vivo leisure centre, located in Country Hills Village, which has developed expansion
plans, but it appears that by the time the expansion has been built, it will already be too
small to service the needs of the area it is situated in, let alone their wider catchment area.
5

Calgary North Phase 2 Community Plan; City, Community & Downtown Division (2009)
Calgary North Area Structure Plan Phase 1; Special Projects Division, Local Area Planning & Implementation,
Planning Development & Assessment Department (1980) May 2005 Office Consolidation
7
ECMap LiveAtlas, Data maps, Community ECD resources; http://ecmaps.ca/resources.html
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Vivo will has the smallest footprint of recreation centres in Calgary, almost 100000 sq ft
smaller than the new Northwest Recreation Centre, yet serves a similar sized catchment
without factoring in the Keystone development
• 2 indoor rinks (in Vivo, Country Hills Village) and 2 small, seasonal, outdoor, bermed
community rinks built and maintained by volunteers of the NHCA, located in Harvest
Hills and Panorama Hills. This is for 57,000 residents as well as the 35000 people living
in Hidden Valley, Evanston, and Kincora, despite the standard of 1 rink per 18,500
people determined in the 2006 Calgary Ice Arena Study 8. The Vivo expansion has not
been designed to meet the need of additional rinks. Contrary to the 2006 report that the
need for rinks in Calgary is shrinking, we are experiencing growth. In addition, the
communities of Country Hills and Harvest Hills are not accommodated at Vivo for
minor hockey, but instead currently commute as far as Mount Pleasant, as Hockey
Calgary designates these residents to McKnight Minor Hockey Association. The Simons
Valley Hockey Association, designated for Panorama Hills, Coventry Hills, and Country
Hills Village, currently utilizes rinks in Carstairs, Crossfield, and Besieker to meet the
demand.
• 1 Catholic high school that recently expanded from 1400 students to 1900 students.
• One Catholic elementary school, bursting at the seams that does not have the capacity to
take any increase in school age children.
• No public elementary school in Harvest Hills. The one Catholic elementary is bursting
at the seams and would not have the capacity to take the anticipated increase in school
age children that the proposed higher density development would bring. It seems
unbelievable that a 25 year old community still must bus children out of the community
for elementary school and the City of Calgary would consider adding more people under
the belief this community is sustainable and fully developed as is.
• No public high school in the whole of the Northern Hills, or North Central Calgary, an
area exceeding 90,000 people! The public school kids from Harvest Hills travel to John
Diefenbaker in Huntington Hills, one of three different high schools that the Northern
Hills students commute to. John Diefenbaker can accommodate 1300 students, and there
are currently 3175 high school students in Sector 4, with a utilization rate by residence of
236.55%, as identified in the Calgary Board of Education Three-Year School Capital
Plan, 2016-2019 9. We recognize that there is a high school for the area in the Capital
Plan, but this school was also in the Capital Plan 10 years, or 30,000+ people, ago and
City of Calgary, October 2006, “City of Calgary Ice Arena Study”;
http://www.calgary.ca/csps/recreation/documents/arenas/arena-ice-study-report-2006.pdf?noredirect=1
9
http://www.cbe.ab.ca/FormsManuals/Three-Year-School-Capital-Plan-2016-2019.pdf
8
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has still not been built. The 2016-2019 CBE Capital Plan anticipates growth in the North
Sector of 25,000 additional people by 2018.

Figure 1: Site of the North Calgary High School - currently a well-used greenspace in
Coventry Hills; Image captured March 2015
• No health centre or Primary Care Network facility. A definite lack of family physicians in
the area to service the growing population 10.
• No 24 hour care or emergency healthcare facility in the Northern Hills or nearby. Airdrie
recently had a new 24 hour Urgent Care facility approved and one of their supporting
reasons was the number of residents from North Calgary that are filling up their facility
and straining their resources. Land was purchased in 2004 for a similar facility in Country
Hills Towne Centre, but has yet to be built.
• No diagnostics xray or medical lab facilities in the Northern Hills. Many of us go to
Airdrie.
• No social services, senior services, immigrant services, youth services, or baby clinic.
• No community centre, and a distinct lack of community meeting space, which feeds into
the lack of social service provision – there is nowhere for the service agencies to work out
of. Community fundraisers, events, political forums, birthday parties, as examples, must
Eaton, S.E., Tunstall, L. and Dawson, V., 2013, “Final Report - Creating Space for Strength: An Asset-Based
Community Development and Research Project.” Aspen Family and Community Network Society.
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either be held in Harvest Hills Alliance Church, the Canadian Brewhouse, or held south
of Beddington Trail.
• No tennis courts or basketball courts.
• Lots of softball diamonds. The City of Calgary continues to build softball diamonds even
though Calgary Minor Softball Association only plays at Vista Heights, and the City
maintains those diamonds. EVERY team in the city plus Okotoks, Airdrie and Cochrane
play at the same place. Many of these softball diamonds are empty most of the time,
because their close proximity to homes makes them unusable for adult players.
• No baseball diamonds. Residents of Harvest Hills, and the Northern Hills travel to a
home diamond at Confederation Park, and there are so many kids in baseball, that 4
teams from the Northern Hills call that diamond home. Additional teams call the south
Confederation diamond home for younger age groups. However, this diamond is actually
designated as the home diamond to another Alberta Division 3 team and is currently
loaned to Centennial Baseball. These diamonds are not easily accessible using Calgary
Transit. Registration increased this year from 417 kids to 466 kids, and with the success
of the Blue Jays, it is anticipated to increase again in 2016. Many kids drop out at older
ages due to the distance they have to travel to play baseball due to the lack of diamonds.
The City of Calgary has built NO baseball diamonds (with mounds) in the Northern Hills,
Hidden Valley, Evanston, Sage Hill, or Nolan Hill. How are there no baseball
diamonds for 100000 people? Our kids, ages 10 and up (Majors, Juniors, Seniors and
Big League) had to travel to Sandstone and Beddington to play baseball in previous
years, again, not easily accessible by transit. However, this year our community was
kicked off those diamonds due to the demand of their own communities and our league
scrambled to get diamonds in Nolan Hill and Sage Hill, again, only accessible by car, and
only meets the needs of kids ages 5 to 9. Twice this past season, other users arrived at our
diamond believing they had booked it as well.
The residents of our communities must still drive, sometimes considerable distances out the area
(often to Airdrie), to access vital health, education, social and cultural/immigrant services which
are unavailable in their own neighbourhoods (see Figures 2-5, below).

Page 9 of 30

Figure 2: Map Showing Distribution of Community Centres in North Calgary; Yellow area represents
the Northern Hills communities. Note the lack of facilities in the northern part of Calgary.
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Figure 3: Map Showing Distribution of Leisure Facilities in Calgary; Yellow area represents the
Northern Hills communities. Note the lack of leisure facilities in north Calgary.
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Figure 4: Map Showing Distribution of Health and Social Service Facilities in Calgary; Yellow area
represents the Northern Hills communities. Note the lack of facilities in the northern part of Calgary.
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Figure 5: Map showing distribution of Outdoor Baseball, Basketball and Tennis facilities in North
Calgary; Yellow area represents the Northern Hills communities. Note the lack of facilities in the
northern part of the North Central and Northeast regions.

2. Compact City
"Direct future growth of the city in a way that fosters a more compact, efficient use of
land, creates complete communities, allows for greater mobility choices and
enhances vitality and character in local neighbourhoods."
A dispersed population creates some social, economic and environmental challenges. In a
more compact city, balancing growth between new and developed areas builds vibrant,
thriving communities. A compact city is made up of complete communities that provide
a broad range of housing choices and services. It also supports high quality transit
and transportation choices to get around.
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In the proposed development application, QuantumPlace state: “The proposed land use concept
will result in a transit supportive community. By “filling in” the existing Harvest Hills
community the overall community will be more complete. As proposed, open space and
residential usage types will strike a balance that will result in a strong residential
neighbourhood.”
However, in the glossary of the MDP, a complete community is described as “A community that
is fully developed and meets the needs of local residents through an entire lifetime. Complete
communities include a full range of housing, commerce, recreational, institutional and
public spaces. A complete community provides a physical and social environment where
residents and visitors can live, learn, work and play.”
We would like to point out that we are generally in favour of the MDP as it relates to
densification of the inner city and established neighbourhoods where the community
infrastructure and services are all in place – not just Municipal, but Provincial, too. We see
numerous opportunities for development and redevelopment and are excited for the progress
made in the East Village and in the Beltline. We also support TOD type developments and look
forward to rapid transit reaching our area in the years to come. We believe that there are literally
hundreds of opportunities for redevelopment in outdated strip malls, light commercial areas in
the core, and transportation hubs such as McLeod Trail and Center Street North, and we
understand that undeveloped lands, especially near the LRT routes, need to be developed.
However, we do not believe that the MDP intended to strip the city of greenspaces currently
zoned for recreation and develop them into residential areas.
In the City of Calgary’s Developed Areas Growth & Change 2014 document 11, an “under-built”
community designation refers to the potential for intensification by means of additional
dwellings being built on larger, under-utilized lots (parcels designated M-1, M-C1, M-CG, M-G
or M-X1) that currently have only one dwelling and Harvest Hills is listed in section 5.6 as an
“under-built” community under that description. However, the suggestion in this application that
by “filling in” Harvest Hills Golf Course the community will become more complete is
misleading at best. The intention is not to create what are more commonly known as infills on
existing residential plots, but to more easily build new dwellings on what is essentially a
greenfield site – a parcel of land currently zoned as special recreational. Not only does this not
align with the spirit of the MDP, which was to re-develop and intensify areas in older, declining
neighbourhoods or TOD areas, but it also removes a large recreational area of land from the
community in an area where recreation opportunities are scarce. We feel this is entirely contrary
to what the City of Calgary had planned for its MDP intensification strategy.

Developed Areas Growth & Change 2014; City Wide Strategy – Geodemographics, City Wide Policy and
Integration, Planning Development & Assessment (2014 October)
11

Page 14 of 30

In addition, we have considered the above statements (from the application and the MDP
glossary entry) with respect to our community and cannot align the two.
First, the communities in the Northern Hills are transit supportive already. The Centre Street
North corridor is one of the busiest transit corridors in Calgary, and compares with the ridership
of the West LRT. As quickly as Calgary Transit can add BRT buses to North Pointe, and express
buses to each of our communities, our residents fill them. The exceptions are Harvest Hills and
Country Hills. They are less transit supportive overall due to two major factors:
i.

The circuitous route of the #88 Harvest Hills bus, and lack of a direct bus from Harvest
Hills to North Pointe or from Harvest Hills to Country Hills Village Towne Centre. This
causes frustration for many residents, especially the elderly and those who are less able to
walk a great distance, or even healthy, fit residents in winter.
What the QuantumPlace application doesn’t show on their transit map (Figure 6, page 11
of the application) or in their praise of the existing transit network (page 10 of the
application), is that in order for someone to travel from the area they are proposing to
redevelop to the main commercial area in Country Hills Village, residents would have to
take two or three buses (see Figure 6). This takes up to an hour, in order to do a grocery
shop or visit the dentist. This is the same in the southerly direction, travelling to the
smaller, neighbourhood commercial area adjacent to 96 Ave N. To drive to either of these
locations takes 5 minutes. This is bad planning on the part of Calgary Transit, and means
that every one of these residents will need to be able to drive to access basic retail and
services. This does not represent a good example of a well-connected “complete
community”.
During the morning commute, the #301 BRT and expresses are packed before they even
reach the first stop after North Pointe. As residents of Harvest Hills and Country Hills
have pointed out to the NHCA on several occasions, they are not prepared to stand in the
cold, waiting to get on a bus to go to work and be dismayed morning after morning as
they watch several packed buses drive by. We discovered recently that many residents
already drive down to 40 Ave N in order to pick up the greater transit options along
Centre Street North (i.e. #3 and the variety of buses that stop along that stretch) and to get
parked, as the North Pointe Park & Ride is always full long before 8:00 a.m.
We are aware that Calgary Transit is unable to add any more 301s to this busy
transit corridor as it is at capacity, therefore adding yet more residents to this route
will NOT make the community more “transit supportive”, as suggested in this
application, when the capacity is already maxed out. Even if the proposed Green Line
LRT were to be fully funded tomorrow, it would not be open until around 2024, assuming
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the City is shovel-ready in 2017 and there are no delays whatsoever. In the meantime, any
new residents will be driven into cars and onto Deerfoot Trail. This will further increase
vehicle use, which is already heading in the wrong direction, according to the 2013
Municipal Development Plan and Calgary Transportation Plan Monitoring Report 12.

Figure 6: Screenshot taken from Calgary Transit online trip planner 13. The image above shows
the multiple bus changes a resident would have to take if unable to walk for 13 and then 12
minutes either side of the 2 minute bus ride (the shortest walking option; shown below).

Figure 7: Screenshot taken from Calgary Transit online trip planner. The image above shows
the quickest walking & bus option route: a 13 minute walk, a 2 minute bus ride, and then another
12 minute walk.

12
13

http://www.calgary.ca/PDA/pd/Documents/Publications/mdp-ctp-monitoring-report-2013-12.pdf
https://www.calgarytransit.com/plan-a-trip
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Figure 8: The packed 301
buses during the morning
commute from North Pointe.
Image captured on
September 8th, 2015.

Second, part of this MDP goal is to build “vibrant, thriving communities”. Harvest Hills is
already a vibrant, thriving community, despite the description in the application of Harvest Hills
as a “stagnant population, with several years of negative population growth”. The comparison to
the whole of Calgary, which, according to the application “has grown at an incredible rate”, is
unfair and misleading as most of Calgary’s “incredible” growth has been in the newer
communities (many of them either in or neighbouring the Northern Hills), as evidenced by the
Calgary Municipal Census data for 2007-2014 14. Harvest Hills is already fully built out in terms
of residential housing, and in contrast to the picture being painted by the application, Harvest
Hills has actually increased overall in population, as evidenced by the chart shown on page 8 of
the application itself.
Despite the perception given that Harvest Hills is an ageing community of elderly residents, the
demographics from the 2014 City of Calgary Community Profile for Harvest Hills 15 show this to
be a fallacy, as there are fewer residents aged 65+ in Harvest Hills than the Calgary average, and
25% of residents are under the age of 20, the same as the average for Calgary as a whole (see
Figure 9).

14

City of Calgary, Open Data Catalogue, Census Data By Community District;
https://data.calgary.ca/OpenData/Pages/Search.aspx?query=census%20data%20by%20community
15
https://www.calgary.ca/CSPS/CNS/Documents/community_social_statistics/harvest_hills.pdf?noredirect=1
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Figure 9: Demographics of Harvest Hills; Image taken from Calgary Civic Census Results
Snapshot from the City of Calgary Community Profile for Harvest Hills

Third, another part of this MDP goal is to create “complete communities”, with “services”, in
order to reduce the necessity for travel. How will a proposal with only residential lots, no retail
or community amenities, and without adequate transit make the area “more complete”? In actual
fact, removing the largest recreational land parcel in the Northern Hills, with the exception of the
privately owned Country Hills Golf Course, will decimate the recreational and green space so
valued by the ASP, the ImagineCalgary report and Goal 6 of the MDP (below).
Please also see “3. Great communities”, below, as the response applies to both goals 2 & 3 of the
MDP.

3. Great communities
"Create great communities by maintaining quality living and working environments,
improving housing diversity and choice, enhancing community character and
distinctiveness and providing vibrant public places.”
Great communities are adaptable to the needs of current and future residents. They
provide a variety of housing options and services so that people can meet their dayto-day needs within their own neighbourhood. Essentially, it is about creating
communities where residents can live, work and play.
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The December 1980 Calgary North Area Structure Plan Phase 1, 2005 Office Consolidation,
states:
“2.4.3. Commercial; Although the major commercial facilities are included in the Town
Centre, full consideration must also be given to providing appropriate community level
shopping facilities in each residential community. Such shopping facilities will provide
daily-need services (e.g., grocery shops within a walking distance of local residents).
15P95”
“2.4.5. Schools; A Senior High School combined with a Regional Community/
Recreation Centre is located within the Town Centre. An additional Senior High
School site is located north of Country Village Road. These two senior high school sites
are expected to serve the overall Calgary North Area. Eight joint use sites and two
senior high school sites are conceptually shown on Map 7. These joint use sites will
accommodate schools as follows:
COUNTRY HILLS
1 Public Elementary School
HARVEST HILLS
1 Public Elementary/ Junior High
School
1 Separate Elementary/Junior
High School
COVENTRY HILLS
1 Senior High School
1 Public Elementary School
1 Public Elementary School
1 Separate Elementary School
1 Public Junior High School or
Separate Elementary/Junior High
School
COUNTRY HILLS TOWN
CENTRE
1 Senior High School combined
with a Regional
Community/Recreation Centre
1 Public Junior High School or
Separate Elementary/Junior High
School

HECTARES
4
HECTARES
6.1

ACRES
10
ACRES
15

4.86

12

HECTARES
8.09
4
4
3.64
4.86

ACRES
20
10
10
10
12

HECTARES

ACRES

14.97

37

4.86

12

Exact locations and sizes of the joint use sites will be determined at the outline plan
stage. The above joint use site requirements do not represent a commitment by the two
School Boards in terms of actual construction of schools. 2P90, 15P95, 16P2001.”
Neither Harvest Hills nor Country Hills have the elementary schools or junior high school listed
in the Phase 1 ASP, nor has the senior high school been built, even though it was on the CBE
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Capital Plan in 2004, 2005, and 2006, and again in 2015, and 2016. A combined K-9 school that
would serve both Country Hills and Harvest Hills has been added to the Capital Plan, but again,
this is a 25 year old community that has not seen schools built from previous years on the Capital
Plan. Most of these other schools have been constructed, but they cannot accommodate the
students from Harvest Hills and Country Hills who instead must travel south of Beddington Trail
for basic education.
Harvest Hills is currently already in the process of being hemmed in by commercial and
industrial development, which could help to fulfil part of the “great Communities” goal of the
MDP, yet none of it is accessible on foot or within walking distance of the proposed new
development in Harvest Hills, necessitating yet another vehicular trip.
In the 1980 Calgary North Area Structure Plan Phase 1, 2005 Office Consolidation, the area is
described thus: “The valleys of West Nose and Nose Creeks are, of course, the area’s most
striking physical features. The remainder of Calgary North is an area of rolling cropland with
some major knolls and a significant central drainage feature, Beddington Creek.”
With the development of Stoney Industrial, the previously natural, green, urban corridor, erratics
and wagon trail artifacts along the Nose Creek valley to the east of Harvest Hills will be
destroyed for commercial and light industrial development. “The valleys of West Nose and Nose
Creeks … the area’s most striking physical features are already due to be built on. Some of this
has already taken place: the green, walkable hills of the Nose Creek valley have been levelled
and replaced by a Subway, Starbucks and McDonald’s, because they must constitute local,
walkable, “daily need services” as per the 1980 Calgary North Area Structure Plan Phase 1, 2005
Office Consolidation, right? Only they don’t, and they are not walkable.
In between the proposed development area and the commercial/retail area of Stoney Industrial lie
the CP rail tracks and a siding. When QuantumPlace and Cedarglen gave the reason for not
providing local “daily need services” within the development itself, as due to the apparent access
residents would have to the nearby developing retail in Stony Industrial, we asked the
QuantumPlace respresentative if a bridge was being constructed to allow residents to walk or
cycle to have easy access to these retail areas. Their response was that this would not be feasible
due to the height restrictions involved in building a bridge over a railway line. So yet again, any
new residents will be forced into their vehicles by this development, as even the closest
residents, bordering Country Hills Blvd at the proposed access point opposite Coventry Blvd NE
will have over a kilometer to walk, along the side of a busy, 70 km/h major traffic route and up a
hill to get to the developing retail area, not that they could access “daily need services” there
anyway.
To the south, the swathes of green space off 96th Ave leading down to the Beddington Creek
Valley are also going to be lost, to the development of Aurora Business Park.
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Most of the remaining green spaces in Harvest Hills (and all the other communities in the
Northern Hills, with the exception of Country Hills’ golf course, for now) are in reality
undeveloped school and community service facility sites.
Loss of the golf course would also mean Harvest Hills lost its “community character and
distinctiveness”. It was built as a golf course community. Losing the golf course would be like a
lakeside community having their lake filled in and developed with a mixed use development.

4. Good urban design
"Make Calgary a liveable, attractive, memorable and functional city by recognizing its
unique setting and dynamic urban character and creating a legacy of quality public and
private developments for future generations."
Good urban design happens through collaboration and coordination between
various disciplines, creating great public places that people can enjoy.
The Municipal Development Plan supports good design throughout the city and
encourages design to be considered city-wide.
The only great public places Harvest Hills currently has are the large lake in the centre of the
community, surrounded by green space (some of which is actually just unused land where a
public school should be) and the much loved, public restaurant/café at the golf course, which
would be demolished by this development. The golf course has long been a focal point in the
community and is well used by golfers that come from all over the city. One only needs to drive
past it on Country Hills Boulevard to see the added value of the green space that somewhat hides
the railway siding to the east of it.

5. Connecting the city
"Develop an integrated, multi-modal transportation system that supports land use,
provides increased mobility choices for citizens, promotes vibrant, connected
communities, protects the natural environment and supports a prosperous and
competitive economy."
The design of the transportation system has a significant impact on how a city grows and
how people get around. The Municipal Development Plan encourages more sustainable
transportation options such as walking, cycling and transit to create a transportation
system that provides more choice for Calgarians. This means prioritizing investment to
improve transit networks, streets that have facilities for cycling and walking, and better
transportation connectivity.
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Please see comments above, for “2. Compact City” with regard to transit options and
availability.
In addition to this community being destined to be a car-based development, with the lack of
retail development and the useable transit system already at capacity, the current road network is
unable to support more vehicular traffic in winter. As we mentioned at the open house on
September 14th, Country Hills Blvd eastbound is an impassable road at times in the winter to the
point that cars slide down the hill from 14th Street NE towards Coventry Blvd. The City has
plans to destroy much of the Nose Creek Escarpment and the history of the original Calgary
wagon trail by building light industrial in the area which will require an additional set of lights
near the bottom of the hill. It seems that the City of Calgary does not understand the traffic issues
on this hill already and the resulting backups as far as Harvest Hills Blvd. We have tried
repeatedly through 311 and our Councillors office to have the current traffic lights between 14th
Street NE and Harvest Hills Blvd adjusted for timing and actual traffic flow, with no success.
In addition, the 2005 Area Structure Plan Phase 1 Summary of Factors Influencing Development
Map includes a note that a “maximum population of 20,000 in Calgary North can be
accommodated by the Deerfoot Trail and upgrade Memorial Drive route.” To our recollection,
there has not been an upgrade done and as we have addressed, the population has well surpassed
20,000 people. How many more people will be drawn to this roads network when Stoney
Industrial Site is developed and more traffic lights installed?

Figure 10: Stoney Industrial site; Image captured May 2015
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We also questioned how much consideration was given to the traffic flow into the community as
a result of the Centre Street vehicle trap which is regularly blocked by vehicles trying to get
through. The designated route around the trap is Beddington Blvd to Beddington Trail, which
even on weekends can take several traffic lights to get through due to the high volume of traffic
(see Figure 11, below). The Northern Hills is not at all ‘connected’ thanks to the design of the
transportation network and we actually find it is like living on an island, as referenced in the
September 2015 issue of the Northern Edge news 16.

Figure 11: Vehicular traffic at the Centre Street N & Beddington Trail bus trap; Image
captured on Monday, September 14th, 2015.
16

http://media.northernhills.ab.ca/nen-Sept2015-finalforweb.pdf

Page 23 of 30

6. Greening the city"Conserve, protect and restore the natural environment."
"Conserve, protect and restore the natural environment."
Protecting environmentally sensitive areas and promoting renewable energy sources,
energy efficiency, low-impact designs for stormwater management, green buildings,
cycling and walking all work together to make Calgary more environmentally friendly.
Although not a protected site or of special ecological significance, the Harvest Hills Golf Course
is a haven for a range of species (for example, owl, hawk, deer and coyotes, have all been
reported as living in the area). In the 1980 Calgary North Area Structure Plan Phase 1, 2005
Office Consolidation, the area is described thus: “The valleys of West Nose and Nose Creeks are,
of course, the area’s most striking physical features. The remainder of Calgary North is an area
of rolling cropland with some major knolls and a significant central drainage feature,
Beddington Creek.”
See “3. Great Communities”, above, for more information regarding the loss of green space and
why, the Harvest Hills Golf Course lands should, in our opinion, not have their zoning changed
from special recreational.
Grading for drainage is a major factor in deciding whether this site is appropriate for
development. Original drainage in the area drains to the golf course from existing yards. There
are no flooding problems, the water drains to the ponds and lagoons, and seeps into the soil of
the golf course. This is probably not a well-engineered solution to storm water management, but
it has worked well for 25 years and would continue to do so as long as the golf course exists. The
development of the golf course not only eliminates the ability of the golf course to accept this
runoff, but greatly adds to the runoff by adding road surfaces, buildings and parking lots.
The development requires the complete regrading of the golf course and the addition of
thousands and thousands of cubic yards of trucked in fill to raise the golf course to the level of
existing homes. Then an extensive system of concrete swales and drains will be constructed to
take the runoff to a storm water pond filled with algae and mosquitoes. Any trees that survive the
grading process will be finished off by the construction of concrete swales on the surface of the
greenspaces (which hardly represents “low-impact design”) and by the drains beneath them.
This is all because the area was not designed originally to be drained, and to impose these
requirements at this point just doesn’t make sense.
The proposed storm water pond behind Harvest Grove Green (Area C) is located in a central
greenspace and is proposed as an attractive community feature. Unfortunately, the application
contains no provision to aerate this pond – for example, an attractive feature fountain or some
way of circulating the water to avoid algae in the pond, infestations of bugs and mosquitoes and
goose droppings. These problems have surfaced in other holding ponds in our community and
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the NHCA feels this should be the immediate responsibility of the developer, not something that
is handed to the City to fix later.

7. Managing growth and change
"Provide leadership on growth and change within a strategic framework that achieves the
best possible social, environmental and economic outcomes while operating within The
City's financial capacity. Founded on the principles of sustainable development and
guided by a philosophy of fiscal responsibility and managed growth, these goals will
stimulate growth and change across the city as a whole over the next 60 years".

Consideration of the Concept Plan
In addition to the above reasons why the NHCA does not feel that the application meets the
MDP, we also take issue with the following:
A large number of assessments and studies were alluded to by the developer during the public
engagement process. The NHCA requests that these studies be made available for our review. In
particular, we would like to see a Biophysical Assessment, an Environmental Study of the area, a
Geotechnical Assessment, a Transportation Impact Assessment and a Storm Water Plan.
Extract from the executive summary: “The proposed plan is the result of an extensive 8-month
engagement process undertaken with the community prior to the development of a plan and
submission of the application. Balancing the input received from the community through that
process, City planning policy and technical requirements, and project viability is the main
driving force behind the formulation of the plan.”
We agree that “project viability” is the main driving force behind the plan. Very little input from
the community was incorporated into this plan, and it appears that many suggestions from the
community members to make this a more acceptable development were cast aside for the wishes
of the homebuilders. For example:
(a) Commercial/retail development
At the outset, community members were aware that a small amount of sensitively developed
commercial/retail development in this outline plan would be beneficial in three ways:
i.

The existing neighbourhood surrounding the proposed site has very little walkable access
to local commercial businesses, and no gathering places except the golf course club
house. There are also no services within Harvest Hills apart from the one, Catholic
Elementary school; there are no family doctors’ offices, no social, immigrant or
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community services and no community recreation facilities (apart from the golf course).
Residents suggested and requested commercial development at several stages of the
consultation (for example, see page 21 of the application; Figure 10) and via the CAG,
but were told that CedarGlen were homebuilders, not commercial developers, and that
they didn’t want to have to do this as it would result in them becoming landlords, rather
than sellers of property.
This area is ripe for the development of a community gathering place, such as a restaurant
or coffee shop, seeing as how the loss of the golf course (which although privately owned
is open to the general public) and the current Clubhouse at the golf course will remove
the only community gathering space in the area. The clubhouse houses a popular local
restaurant which is home to the community’s seniors’ group lunches, and has been made
available to the NHCA for meetings and/or small gatherings. The golf course itself has
been used as a pleasant walking track for community groups and seniors.
ii.

Any commercial area would be counted at a higher density and therefore would reduce
the density of the residential component of the plan.

iii.

By zoning appropriately, and with very little effort, any commercial development could
easily attract a family doctor’s office, dentist or similar professional building. The whole
Northern Hills is severely lacking in medical facilities, with many of our residents
traveling outside the area to access medical care.

(b) Greenspace Buffer
A substantial greenspace buffer between the proposed development and existing residences,
retaining as many mature trees as possible, was identified throughout the community input
process as a key ingredient of the project (see application pages 21-22). Along with the
pedestrian and cycle access that the buffer provides this feature would go a long way to retaining
the character of the community. Early versions of the concept plan contained sizable buffers for
every existing resident bordering the proposed development.
The final concept plan submitted with the application has eliminated the greenspace buffer for all
residents of 200 Harvest Grove Place and a substantial number on Harvest Grove Close. Both of
these buffers can be retained with minor modifications, and a substantial number of mature trees
can be retained. In the case of Harvest Grove Place (adjacent to Area B of the application),
avoiding the long narrow conventional lot shape and replacing them with shallower, wider lots
would allow for a greenspace buffer and improve street aesthetics by avoiding the wall of garage
doors normally found in a dense villa style development. Seniors who would be in the market for
these types of homes typically place a lower priority on large back yards.
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A preferable option would be to eliminate some of the villas and retain a park area near the
entrance, with tennis courts and adult exercise equipment, retaining more greenspace at the
entrance to the proposed semi-detached villa style homes. The resulting reduction in overall
density from 58 villas to 40 villas in this area can easily be accommodated by the development.
Similarly, the homes on Harvest Grove Close (located in Area E) can be given a greenspace
buffer by relaxing the requirement to shift Harvest Park Way (in area E of the application) away
from Country Hills Boulevard. We understand the Transportation requirement to have an
adequate distance between two intersections on Harvest Hills Way, but with proper turning lanes
and the traffic calming measures proposed below (see (c) i. Short Cutting via Harvest Hills
Way), any congestion at the new intersection at Coventry Boulevard could be mitigated.
We feel strongly that changes should be made which provide greenspace buffers of a minimum
of 10 meters in width for all existing residents. This requirement, along with the retention of
grass swales, would also go a long way to retaining part of the mature tree population.
(c) Traffic and Roadway
i.

Short Cutting via Harvest Hills Way
The proposed roadway, Harvest Hills Way, will link Country Hills Boulevard at
Coventry Boulevard to Harvest Hills Drive and is defined in the application as a collector
road. The road will pass by a central greenspace area, which has been proposed to include
a playground and other recreation amenities. The NHCA believes that this road will be
used by drivers to avoid Harvest Hills Gate and become a significant short-cutting route
through the community from Country Hills to 96th Ave.
To alleviate this, the road should contain traffic calming measures (speed bumps and curb
extensions), be downgraded from collector status, and generally be designed for reduced
traffic flows. This will also serve to alleviate the distance requirements required at the
Country Hills Boulevard intersection, and allow for the retention of greenspace buffers,
as described above.

ii.

Road Access to Area B
The proposed road access to Area B is defined as a “private condominium road” by the
application and will serve a proposed homeowner association of semi-detached villas
located in the south-east corner of the development. Both the existing home owner
associations adjacent to Area B are served by full sized public city streets. The NHCA
objects to this private access as it appears to have been chosen to squeeze in more lots
and will result in a sub-standard laneway leading to this area. A city street into this area
would require a reduction in the number of lots (or a reconfiguration), but allow for
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parking for both residents and visitors, significantly more open space, retention of a
buffer for 200 Harvest Grove Place, and the preservation of a significant number of
mature trees.
In addition, a private laneway would restrict public access and create connectivity issues
for residents from the south accessing the greenspace area around the storm pond. Seniors
living in the adjoining adult villas are frequent walkers, and placing a private road
between them and the greenspace is not good planning, nor does it allow “connectivity”
of the community or “mobility choices”, as required in the MDP.
The NHCA has experienced issues with other “private laneways” in the community and
requests a change to a public city street in this area.
(d) R2 Zoning
The proposed zoning in Area B (referred to as semi-detached villas) is designated as R2. This is
the same as the existing adjoining homes on both sides of this area. The existing homes are all
adult-only, villa style bungalows which we believe is the intent here as well. However, the R2
zoning will allow two or even three story duplexes rather than the plan being restricted to
bungalow style villas. Combined with walk-out basements, these structures could dwarf the
existing homes. We request that the application restricts development in Area B to single story
bungalow villas in keeping with the residential character of the surrounding neighbourhood.
(e) Overhead Electrical Powerline Location
The high voltage power line currently crossing the golf course in Area A will be moved to cross
the area in greenspace buffers retained in this area. While it currently crosses the center of the
golf course, the proposed move of the powerline will impact a number of existing residents who
will now be located under the line. In addition, the line will necessitate the removal of a large
number of mature trees that could conceivably be retained if the power line was relocated
underground. We request that the powerline be buried to reduce these impacts on residents.
(f) Park Space Allocation
The application takes pride in providing 21% of the parcel space as greenspace. Indeed, the
greenspace buffers are important, both to existing homeowners and to prospective home buyers
in the new development. However, most of the greenspace provided is not really park space.
There is only one sizeable park about 1.5 hectares in size (about 4% of the entire parcel), located
in the area of the current clubhouse. The rest of the greenspace serves a good purpose
(buffering), but the NHCA would like to see the greenspace fraction of 21% augmented by more
sizeable and functional park spaces.
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The NHCA does not support a splash park as there are none located in the greater area, thus it
would draw from surrounding communities far and wide, creating traffic and parking issues. In
addition, even a tot lot is questionable for the same reasons, especially as the developer states
they are not providing a parking lot as it is intended to be only local in nature. That may well be
the intention, but as with the splash park, you cannot stop residents from other communities who
do not have access to this type of park from visiting it.
We support the central park space near the storm pond, but are concerned that residents partaking
in any form of physical activity nearby would become a target for moquitoes due to the lack of
aeration of the storm pond, making the recreational experience unpleasant.
We would also request two additional park spaces – a soccer field sized area at the corner of
Harvest Hills Drive and Harvest Hills Gate, and tennis courts and an outdoor adult exercise
facility between the adult communities in Area B of the application.
(g) Proximity to Railway
The CPR rail line that borders the proposed development on the east is extremely problematic for
the proposed development. The increasing use of rail to transport flammable and hazardous
materials represents a real safety issue to residents in close proximity to the rail line. The
application offers little in the way of noise abatement and offers no solution to sulphur and oil
smells which frequent the area. This is exactly why the golf course is located where it is;
planners and city fore-fathers that approved the ASP in the 1980’s were aware of this and located
a golf course next to a busy and noisy shunting station on the rail line rather than a dense,
residential development. It makes sense to us to keep it there.
(h) Loss of Mature Tree Canopy
The importance of the city’s tree canopy has long been championed by the City of Calgary. One
of the key focus areas in the City of Calgary Action Plan (2015-2018) 17 to “Protect and enhance
our urban forest and natural landscape throughout Calgary” and in the current MDP “Protect
the basic function of city parks and public open spaces, and prevent parkland conversion to other
uses”. The mature trees that currently exist on the golf course and harbour untold numbers of
wildlife, will, for the most part, be destroyed by this development. This is clear from numerous
discussions held with the developer, and is evident from drainage and storm water work which is
required on the site. The greenspaces that remain will be repopulated with small trees (although
the applicant has made no specific commitments in this regard) which will require 25 years to
reach the size they are today.

17

City of Calgary, A Four-Year Plan for Calgary (2015-2018); http://www.calgary.ca/CA/fs/Documents/ActionPlan/A%20Four-Year%20Plan-for-Calgary.pdf
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In summary, the existence of green spaces and recreational areas in the City of Calgary are key
components to making our city an attractive and livable city. We are not opposed to
redevelopment of built up city lands, or residential areas in older communities that are declining
and showing wear and tear, but we do object to the ongoing loss of green spaces and recreational
opportunities that make Calgary great.
We hope that this application is rejected as we feel it does not meet the criteria of the MDP, nor
do we feel that the input from the residents was truly considered in the development of the final
concept plan.
Sincerely,

Rick Lundy
President

David Hartwick
1st Vice President

On Behalf of the Board of the Northern Hills Community Association
c.c. Jim Stevenson, Councilor, Ward 3
Quantum Place Developments Ltd.
Mayor Nenshi, City of Calgary

Page 30 of 30

