
 

 
 

COUNCIL – AGENDA REPORT  

 

Meeting Date:   4 February 2019 
 

Subject:    Bylaw Nos. B-22/2018 and B-25/2018   

    Creekside Crossing Phase 2 Land Use Amendment 
 

Boards Routed Through:          Municipal Planning Commission   

 

Date:            16 October 2018  

 

 

Issue: 

 

Council is being asked to give first and second reading to Bylaw No. B-22/2018, being a bylaw 
to amend the Ironwood Station Neighbourhood Structure Plan (NSP) to include the new 
Creekside Crossing concept plan, associated development policies and required text edits; 
and Bylaw No. B-25/2018, being a bylaw to close the public roadway Mackenzie Way 
Southwest and transfer it into private ownership.  
 

Background: 

 

Policy Considerations 

City Plan 

The City Plan sets out the general intent for retail development in different types of 
commercial areas in Policy 5.1.  The intent for the lands that fall within the Downtown Core 
Mixed Use (M3) District is as follows: 
 

5.21(a) The Downtown is intended to accommodate a broad range of retail uses and over the 
longer term, is intended to accommodate pedestrian-oriented businesses such as specialty retail, 
civic and cultural uses, entertainment, professional services and offices. 

City Plan further expands on accessibility in Policy 5.27: 

5.27. The City will support efforts to protect and improve access to the Downtown by: 
b) Providing clear pedestrian linkages to the downtown from surrounding neighbourhoods; and 
c) Enhancing access and reducing barriers along the sidewalk and pathway systems. 

 

The proposed concept plan amendment provides strong pedestrian connections to all 
buildings along Mackenzie Way heading north and south through the site, as well as 
attractive landscaped connections through the two amenity spaces and ultimately to the 



 

pathway system along Nose Creek.  Crosswalks are marked in all key locations, with raised 
pedestrian crossings where drive aisles intersect with Mackenzie Way.  Six-meter-wide 
sidewalks are indicated for most sidewalks adjacent to Buildings ‘A’, ‘B’ ‘C’ and ‘D’.  
Sidewalks and pathways are appropriately located to provide accessibility along all intuitive 
walking paths and most potential desire lines.   

Aside from portions of the site that will be subdivided out as Environmental Reserve (ER) 
and Municipal Reserve (MR) due to realignment of the floodway, no changes are proposed 
to the land use designations within the site.  

The Downtown Plan 

Creekside Crossing falls within the Ironwood character area of Map 3 in The Downtown 
Plan.  The intent for Ironwood, as outlined in the plan, is to create a pedestrian friendly 
mixed-use area with an atmosphere reflective of the small-town downtown character found 
in Old Town, while permitting a limited number of larger commercial buildings within a 
comprehensively designed plan area.  Relevant policy considerations are as follows: 

 
2.3.4. Character Area 3: Iron Wood 

• All commercial development should provide a quality street edge by bringing the structure 

toward the front property line. If development is not brought to the front property line, 

improvements and enhancements to the pedestrian environment shall be required. 

Development plans for sites fronting Mackenzie Way S.W. shall include sidewalks and 

streetscape elements.  

• The City will require all development adjacent to Nose Creek pathway to provide 

pedestrian linkages to the pathway and, where possible, orient store windows and 

doorways to the pathway. 

• Where appropriate, Municipal Reserve Lands shall be developed as civic open space in 

conjunction with development of adjacent sites.  

• Where appropriate, environmental reserve lands adjacent to Nose Creek may be used to 

enhance pedestrian connections and public open space.  

 

The proposed concept plan maintains consistency with the above-mentioned policies by 
pushing all buildings up to the street along Mackenzie Way and to Railway Avenue on the 
south end in the case of Buildings ‘E’, ‘F’ and ‘G’.  Patios are integrated with the central 
amenity between Buildings ‘A’ and ‘B’, creating a concentration of activity to draw 
pedestrians towards the creek. Similarly, patios are proposed on the south end of Building 
‘B’ and the east side of Building ‘G’.  Both amenity features will integrate with City of Airdrie 
Parks future development plans for the Nose Creek floodway corridor via regional pathway 
connections. 

Ironwood Station Neighborhood Structure Plan (NSP) 

The Ironwood Station Concept Plan contained within the Ironwood Station NSP illustrates 
a large pedestrian-oriented commercial site with central accesses off of 1st Avenue to the 
north, 8th Street to the west and Railway Avenue to the south.  The east side of the site 
interfaces with Nose Creek and there is a north-south spine road (Mackenzie Way SW) 
with wide sidewalks providing connectivity through the site.  The west side of Mackenzie 



 

Way was originally envisioned to be built out with three buildings on the north side of the 
8th Street access and eight buildings on the south side.   
 
Phase 1 of Creekside Crossing was ultimately developed as a single-storey retail center, 
deviating from the NSP at that time.  Phase 2 would continue that established development 
pattern, but with taller building heights to create a simulated presence of multi-storey 
buildings.  Buildings ‘F’ and ‘G’ will be developed at a full 2-storey height, allowing for 
possible future development of mezzanine spaces in those buildings. 
 
The changes proposed for Phase 2 in this application deviate from the original Concept 
Plan significantly and therefore require an amendment to the NSP.  The proposed changes 
are as follows: 

 The developable area on the east side of Mackenzie Way has been reduced in 
size due to much of the land now being located within the Alberta Environment 
floodway and designated as Environmental Reserve (ER). 

 With the increase in the amount of ER and the corresponding reduction in the 
developable area to just 4.65 acres, the mixed office, retail and residential 
developments originally proposed are not feasible.  Four commercial buildings are 
now proposed on the east side of Mackenzie Way (Buildings ‘A’, ‘B’, ‘F’ and ‘G’). 

 All proposed buildings will be single-storey with taller building heights than those 
in Phase 1, except for buildings ‘F’ and ‘G’, which will have false second storeys. 

 All proposed buildings will be for retail and restaurant development. No residential 
or office uses have been incorporated into the plan. 

 Alignment of Mackenzie Way has shifted eastward on the north half of the site and 
an additional building is now proposed in the northwest portion (Building ‘C’). 

 The portion of Mackenzie Way north of Railway Avenue is converted from a public 
to private roadway. 

 The originally proposed building on the west side of Mackenzie Way and north of 
the 8th Street access, has been enlarged to a 697 m² footprint and is shown as 
Building ‘C’. 

 Where eight buildings were anticipated in the southwest parcel of the site, three 
buildings are now proposed, including the existing Sobeys grocery store.  The new 
buildings are shown as Buildings ‘D’ and ‘E’. 
 

Notwithstanding the changes, the overall proposed concept plan for Phase 2 remains 
consistent with the general characteristics outlined in Section 5.0 Development and Design 
Guidelines of the Ironwood Station NSP (Attachment #6) in that the site: 

 maintains a compact mix of medium-density commercial uses in a pedestrian 
friendly environment;  

 a major amenity space and pedestrian corridor to Nose Creek is provided as a 
continuation of the 8th Street access road;  

 a regional pathway connection is provided along the creek and integrated with the 
pathway on the southeast Municipal Reserve side;  

 an additional amenity area is provided at the southeast corner of the site along 
Railway Avenue where the storm pond was originally planned;  



 

 the narrow pedestrian-oriented spine is preserved;  

 the buildings and landscaping interface well with Railway Avenue and Mackenzie 
Way; and 

 strong pedestrian connections are maintained into and throughout the site. 
 

Planning Considerations 

Administration identified several concerns in the plan evaluation.  The first set of concerns 
were around the exclusion of residential development, reduction of buildings to single-storey, 
and provision of excess parking.  The site Developer, Great West Life (GWL), is a real estate 
income trust (REIT) that deals mainly in commercial development.  Their investment practices 
do not include residential types of development that might be feasible on this site.  To achieve 
anticipated marketability to potential tenants, they have chosen to provide parking at ratios 
typically expected by commercial retail and restaurant tenants in auto-oriented suburban 
commercial developments.  The Developers feel that increasing building density and reducing 
parking would reduce the marketability and viability of their development.  
 
The site plan indicates potential expansions that could be made to Buildings ‘B’, ‘C’ and ‘D’ if 
future densification is desirable; however, caveats on title currently prevent Building ‘D’ from 
expanding in front of Sobeys. 
 
The second set of concerns were around the transition of the portion of Mackenzie Way north 
of Railway Avenue into private ownership. To ensure that the roadway remains open to the 
public throughout the life of the development and continues to function like a public roadway, 
Administration has included development policy #1 (see Attachment #4) to ensure that the 
roadway remains open and is properly maintained.  Policy #2 has also been added to ensure 
that further build-out of the site does not impede or increase the cost of future access to utility 
infrastructure beneath the roadway. 
 
The final concern was to ensure that the site had a strong interface with the Nose Creek 
Environmental Reserve area. By providing the regional pathway along the eastern boundary 
of the site with appropriate pathway linkages for City of Airdrie Parks to connect with, and by 
providing the central and southeast amenity features adjacent to the Nose Creek area with 
patios and sidewalk connections, the developer has appropriately addressed this concern. 
 
Summary 
 
Administration is supportive of the proposed bylaws for the following reasons: 

 the amended concept plan is consistent with the policy direction of City Plan, The 
Downtown Plan and somewhat consistent with the Ironwood Station NSP; 

 the concept plan responds to the site context, contextual challenges and interfaces 
with the adjacent Nose Creek floodway;  

 Municipal infrastructure will be effectively protected;  

 public access to the site and Municipal utility infrastructure will be maintained;  

 the design is consistent with the established development pattern of Creekside 
Crossing Phase 1; and 



 

 commercial development will be able to proceed in the area providing additional retail 
opportunities and non-residential tax assessment. 

 

Alignment with AirdrieONE: 

 

The proposed concept plan aligns with AirdrieONE’s Economic Prosperity objectives of 
increasing the non-residential tax base, providing more job opportunities and improving 
peoples’ access to workplaces by setting the stage for further commercial development on an 
existing commercial site.  The plan aligns with Built Environment objectives by contributing 
commercial infill development to the existing mixed use development pattern of the downtown 
expansion planning area in the city center on a site supported by existing infrastructure.  The 
plan aligns with Socially Sustainable Community objectives by providing access to services, 
amenities, walkways and the Nose Creek open space area for surrounding residents.  The 
plan also aligns with Sustainable Natural Environment objectives by working with natural 
drainage patterns within the floodway rather than relying on an engineered storm pond. 
 
The proposed plan does not align with AirdrieONE’s Built Environment strategy of focusing 
higher-intensity uses and densities in the downtown, along transit corridors and within and 
adjacent to commercial centres, nor does it support the vision of mixed-use developments 
that are well integrated into communities.  By removing the mixed-use development aspect of 
Creekside Crossing, the proposed plan would no longer align with the Social Sustainability 
vision of providing a diverse range of affordable housing options throughout the city.  Smaller 
dwelling units in close proximity to transit, a grocery store, retail and restaurant amenities 
provide an opportunity for residents to live without the added expense of a private automobile, 
and those are no longer incorporated in the plan.   
 
The plan does not align with the vision of Transportation Sustainability to create a community 
of reduced auto-dependency, as the excess parking proposed would encourage further 
private automobile usage instead of discouraging it.  However, the pedestrian connections 
provided would contribute positively to pedestrian connectivity. 

 

Boards Routed Through: 

 

This application was first presented to Municipal Planning Commission (MPC) on June 7, 
2018 for a recommendation to Council.  A motion to recommend approval was defeated by a 
vote of 1-6.  Based on MPC’s feedback, the Developer chose to revise the application and 
return to MPC for a new recommendation prior to proceeding to Council. 
 
The revised application was presented to MPC on October 16, 2018 and a motion to 
recommend approval with conditions was carried with a vote of 4 in favor, 1 opposed.  The 
conditions recommended by MPC are as follows: 
 
MPC’s Collective Recommendations: 

1. Buildings ‘F’, ‘G’ and ‘E’ maintain primary entrances fronting onto Railway Avenue; 

2. the parking lot between Buildings ‘F’ and ‘G’ be removed and either replaced with an 
additional amenity space, or the two buildings connected to form a continuous street 
wall; 

3. the perpendicular parking along Mackenzie Way be replaced with angled parking; 



 

4. the number of drive aisle accesses off Mackenzie Way be reduced to prioritize the 
pedestrian sidewalk;  

5. that additional means of restricting delivery truck movement be considered, such as: 
a) redesign of the Mackenzie Way and 1st Avenue intersection to better control 

truck movements; 
b) restricting delivery trucks to single-axel vehicles only; 
c) restricting hours for delivery truck access to avoid peak periods; and 
d) re-assessing truck routes throughout the site and adjacent community areas. 

 
Additional Recommendations by Individual MPC Members: 

1. that 91 residential units be added as originally outlined in the existing Ironwood Station 
Concept Plan; 

2. that more perpendicular or angle parking be employed throughout the site where 
standard parking stall arrangements are proposed; 

3. that excess surface parking areas be replaced with additional amenity space; and 

4. that the four-way-stop be reconsidered to avoid vehicle queuing. 
 
Stemming from the MPC decision on October 16, 2018, the Developer chose to take another 
look at the plan and provide further revisions and rationale prior to returning to Council.  
Changes made to the concept plan include: 
 

1. modifying Building ‘F’ to have its primary frontage onto Railway Avenue, partially 
addressing MPC recommendation #1 above; 

2. replacing perpendicular parking between Buildings ‘A’ and ‘C’, and ‘B’ and ‘D’ with 
angle parking; and 

3. adding raised pedestrian connections across drive aisles in the northwest stretch of 
Mackenzie Way, partially addressing MPC recommendation #4 above. 

 
The Developer has provided the following rationale in support of their revised concept: 
 

1. A third party parking study using parking requirements for actual existing uses of each 
bay, rather than the typical practice of using a ‘multi-bay retail’ parking ratio that 
assumes there will be changes in usage of each unit over the life of the development.  
Planning has accepted the parking study but does not fully agree with the calculation 
methodology.  The study outlines a series of compounded ‘worst-case scenarios’ that 
would indicate higher parking demand, overlooks the intent of the M3 District Land Use 
Bylaw parking regulations in encouraging reduced auto-dependency, transit 
supportiveness and multi-modal accessibility in the city center and instead makes 
continued reference to the maximum excess parking limit of 20%. This maximum is 
intended to limit excess parking in already auto-centric developments such as Sierra 
Springs and Gateway and is inappropriate to apply in a city centre context.     
 
Planning remains concerned that the provided parking is excessive for the 
development context and is provided at the expense of building density, transit 
supportiveness, quality of pedestrian realm and environmental sustainability.  The 
excess parking proposed reflects outdated planning practices rather than best 
practices that respond to modern social, economic and environmental sustainability 
goals. 



 

 
2. The Developer has reconfirmed that multi-residential development of the quality they 

produce is not feasible for the site.  While the proposed concept plan no longer contains 
any mixed-use development, it does interface with existing mixed-use development to 
the south. 

 

Alternatives/Implications: 

 
Alternative 1: Council could choose to give first and second readings to Bylaw No. B-22/2018, 

being a bylaw that would amend the Ironwood Station NSP to include the new 
Creekside Crossing concept plan, associated development policies and 
required text edits; and give first and second readings to Bylaw No. B-25/2018, 
being a bylaw that would close the public roadway Mackenzie Way Southwest 
and transfer it into private ownership.  

Alternative 2: Council could choose to table one or both of the proposed bylaws and request 
further information from Administration. 

Alternative 3: Council could choose to defeat one or both of the proposed bylaws.  This would 
delay further development of Creekside Crossing and prevent subdivision and 
development permit application approval until such time as a new concept plan 
is adopted.  

If given second reading, this application will be brought forward to the Calgary Metropolitan 
Region Board (CMRB) for review and comment prior to returning to Council for third reading. 

 

Communications Plan: 

 

A 60-day petition period was advertised for Bylaw No. B-28/2016 (which has since been 
renamed Bylaw No. B-25/2018) in accordance with the requirements of Section 70 of the 
Municipal Government Act for disposal of public land.  The petition period was advertised in 
the City Connection section of Airdrie City View on May 20, 27 and June 3 of 2016.  The 
petition period closed on August 1, 2016 with no petitions submitted. 
 
The public hearing for proposed Bylaw No. B-22/2018 was advertised in the City Connection 
section of Airdrie City View for three consecutive publications, January 18, 25 and February 
1, 2019, prior to the public hearing.   

  



 

 

Recommendation:   

 
That Council gives first and second readings to: 

1. Bylaw No. B-22/2018, being a bylaw to amend the Ironwood Station Neighbourhood 
Structure Plan to include the new Creekside Crossing concept plan, associated 
development policies and required text edits; and  

2. Bylaw No. B-25/2018, being a bylaw to close all of the public roadway on Plan 091 
2740 east of and adjacent to Lot 4 Block 1 Plan 091 5568 containing 0.81hectares 
more or less, as shown on attached Bylaw Schedule “A” and redesignating the subject 
land to Downtown Core Mixed Use (M3) District. 

 
 
 

 
_____________________________ 

Jamal Ramjohn, RPP, MCIP 
Planning and Development Team Leader 
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 #5:  Bylaw No. B-22/2018 – Ironwood NSP Amendment 
 #6:  Bylaw No. B-25/2018 – Road Closure 
 #7:  Amended NSP (redlined version) 
Appointment: N/A 

 


