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W E L COM E  A N D  T H A N K 
YO U  FOR  J OI N I NG  U S 
T ODAY.

+ Adrian Munro & Dennis Inglis
  Highfield Investment Group

Plan area landowners:

Planning project team:

Engineering project team:

+ Jason Dunn
  Bunt & Associates Engineering

+ Phil Nottveit
  Urban Systems

+ Luis Narvaez
  LGN Consulting Engineering

+ Chris Delanoy
  ISL Engineering & Land Services

+ Jacob Weber
  Royop

+ Kathy Oberg, Kayla McCarthy 
& Darby Henshaw

  B&A



AG E N DA

+  Land Use Application

+  Neighbourhood Vision

+  Market Place Vision

+  Transportation

+  Services

+  Context

+  Next Steps

+  Additional Questions?
Click "Chat" on the 
bottom of your screen.
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T I M E L I N E

Conceptual Scheme 
Public Hearing
JUNE 2021

Land Use Amendment 
Public Circulation
DEC 2022- JAN 2023

Application
Recirculation
SEP/OCT 2023

2

6

10

Conceptual Scheme 
Council Approval
SEP 21, 2021

Application 
Resubmitted
AUG 2023

Council Approvals 
Process
NOV - DEC 2023

4

8

129

Ascension Conceptual 
Scheme Development
SEP 2016 – JUNE 2021

Land Use Amendment 
Application Submitted
OCT 2022

Public Information 
Session
SEP 2023
*WE ARE HERE*

1

5

9

CMRB Review and 
Approval
JULY - SEP 2021

*Anticipated timeline is subject to change.

Comment Review and 
Application Updates 
JULY - SEP 2023

Application 
Finalization
OCT 2023

3

7

11



LAND USE APPLICATION

+ Land Use Amendment (LUA): 

  We are currently applying for a land 
use  amendment for the whole plan 
area, in alignment with the Council 
approved Ascension Conceptual Scheme 
(appended to the Bearspaw ASP as a 
statutory plan). 

    Land use will allow future development 
in alignment with the provisions of the 
Rocky View County Land Use Bylaw.

CMRB Growth Plan

Intermunicipal Development Plan

Rocky View County County Plan

Bearspaw Area Structure Plan

Ascension Conceptual Scheme

Land Use

Subdivision

Development Permit

Planning Hierarchy

*WE ARE HERE*



COUNCI L APPROVED CONCEP TUAL SCH EM E
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Road connection 
to Glenbow Ranch. 
Emergency access 
only to Bearspaw 
Village Road, as 
requested by 
Council.

Larger lots around 
perimeter for more 
sensitive transition 
with existing 
country residential.
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R-URBR-URB

R-SMLR-SML

R-MIDR-MID

The original 
application used 
existing districts 
in the RVC Land 
Use Bylaw and 
proposed a direct 
control district for 
the market place.

R-URBR-URB S-NOSS-NOS

S-PUBS-PUB

S-PRKS-PRK

S-PRKS-PRK

S-PRKS-PRK

R-SMLR-SML

R-SMLR-SML
R-MIDR-MID

MARKET PLACE MARKET PLACE 
DIRECT CONTROL DIRECT CONTROL 

DISTRICTDISTRICT
R-MRUR-MRU

S-PUBS-PUB
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SITE 1SITE 1

SITE 1SITE 1

SITE 2SITE 2

SITE 2SITE 2

SITE 3SITE 3
SITE 3SITE 3

SITE 5SITE 5

SITE 6SITE 6SITESITE
 4 4

The updated land use 
application proposes 
one 'Direct Control 
District' divided into six 
‘Sites' to differentiate 
the uses across the site.



W H AT  I S  A  DI R E C T  CON T ROL  DI S T R I C T ?

+ “Direct Control District” means a district in the Land Use Bylaw which details 
guidelines established by Council for control over the use and development 
of an area pursuant to the provisions of the MGA. (RVC LUB Definitions)

+ The purpose of a “Direct Control District” is to provide for development with 
unique characteristics, unusual site conditions or innovative design that 
require specific regulations unavailable in other districts. (RVC LUB 296)



WHY ARE WE APPLYI NG FOR DC DISTRICTS?

+ In reviewing feedback received from Rocky View County and the public it 
became clear that the existing land use districts in the Rocky View County 
Land Use Bylaw could not effectively guide the unique vision for the plan 
area.

+ This plan area is intended to be a transition between urban and rural.

+ In addition, the significant slopes across the site mean that some flexibility 
may be required in the locations of the linear park spaces.



N E IG H B O U R HO OD 
V I S ION
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S I T E  1  -  L A RG E  L O T  R E S I DE N T I A L
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SITE 1SITE 1

SITE 2SITE 2
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100% Single Detached

+ Parks



S I T E  2  -  M E DI U M  L O T  R E S I DE N T I A L
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~80-90% Single Detached

~10-20% Semi-Detached

+ Parks



S I T E  3  -  S M A L L  L O T  R E S I DE N T I A L
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SITE 5SITE 5
SITESITE
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~20-40% Single Detached

~20-40% Rowhouse

~20-40% Semi-Detached

+ Parks



S I T E  4  -  COM P R E H E N S I V E  R E S I DE N T I A L
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 4 4

100% Rowhouse



S I T E  5  -  PA R K S  A N D  OP E N S PAC E

Approximately 22% 
of Ascension will 
be parks and open 
space within Site 5 
and woven through 
the neighbourhood.

Proposed sidewalks, 
trails and pathways

Retention of 
Hawkwood 
family 
bonsai tree

Retention of 
existing wetland

Preservation of 
existing ravine

Linear parks and 
pathways throughout

Connection 
to Lasso Trail

SITE 5SITE 5



HOW  D O  T H E  RVC  DI S T R I C T S  A N D  T H E 
DI R E C T  CON T ROL  DI S T R I C T  COM PA R E ?

+ The application exceeds the minimums of the land use bylaw.

+ The application proposes larger lot widths and areas for all single 
detached housing.

+ The application limits non-single-detached housing in "Site 1" 
adjacent to existing country residential.

+ The application more accurately guides the transitional density 
that this plan area represents.



HOW  D OE S  T H E  A S C E N S ION DE N S I T Y 
COM PA R E  T O  T H E  S U R RO U N DI NG  A R E A?

Bow River

ROCKY VIEW COUNTY

CITY OF CALGARY

W:\1520 Hawkwood Lands in Bearspaw (2019 Revisions)\5.0 Technical\5.1 Technical Production\5.1.2 GIS\_Maps\1520_Policy_Density_Simple.mxd
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Glenbow Ranch ASP Area

Glenbow Ranch Provincial Park

Municipality Boundary
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Ascension
Policy / Density Context

Highfield Land Management

Aug 13, 2020 - 12:09 PM

August 2020

Data Sources: Altalis, City of Calgary, Government of Canada
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*Neighbourhood 
area density is 
~2.49. Including 
Market Place 
residendial brings 
it to ~3.76 UPA.

ROCKY  RIDGE & 
ROYAL OAK

~5.0 UPA

TUSCANY
~5.0 - 6.0 UPA

HASKAYNE ASP
(ROCKLAND PARK)

~8.0 UPA

WATERMARK
~2.0 UPA

ASCENSION
~ 2.49-3.76 UPA

GLENBOW  
RANCH AREA ‘J’

~ 1.0 UPA

BEARSPAW 
POINTE

~0.25-1.0 UPA

GLENBOW  
RANCH AREA ‘I’

~2.0 UPA

BLUERIDGE 
MOUNTAIN 

ESTATES
~0.25 - 0.5 UPA
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Mar 29, 2023 - 2:38pm W:\2021-177_Highfield Land_Ascension_LUR\5.0 Technical\5.1 Technical Production\5.1.1 AutoCAD\2021-177- Revised option_2023MAR28.dwg Fig-Rev Concept wide View

March 2023

HIGHWAY 1A

B
EA

R
SP

A
W

VI
LL

A
G

E 
R

D

BLUERIDGE RISE

BE
AR

SP
AW

 R
D

BLUERIDGE LN

BEARSPAW VILLAGE LN

BEARSPAW VILLAGE

DR

12
 M

IL
E

C
O

U
LE

E 
R

D

TUSSLE WOOD

DR NW

TUSCANY

ROCKYLEDGE ST NW

ROCKY
RIDGE

ROCKYVALLEY DR NW

BLUERIDGE
MOUNTAIN
ESTATES



M A R K E T  P L AC E 
V I S ION
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 4 4
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S I T E  6  -  M A R K E T  P L AC E



M A R K E T  P L AC E

+ ~40m grade change across site requires 
multiple cells, terracing and slope 
adaptive designs.

+ A range of retail sizes across the site.

+ Inclusion of potential residential. 

+ Small scale retail main street.

+ Bearspaw architectural theme.

+ Outdoor gathering spaces, landscaping 
and pedestrian infrastructure 
throughout. Conceptual illustration, subject to 

change at detailed design.

Potential 
Residential

Potential 
Residential



I S  T H E R E  A  N E E D  FOR  MOR E  COM M E RC I A L 
DE V E L OP M E N T  I N T H I S  A R E A?

Neighbourhood Commercial

Regional Commercial

Community Commercial

+ The Market Place will be a 
community scale retail centre 
located in Rocky View County.

+ It will complement the 
smaller neighbourhood scale 
and regional commercial 
centres in the City of Calgary.



S L OP E  A DA P T I V E  DE S IG N
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Retaining walls 
throughout the site 

creates multiple 
development tiers / cells

Slope 
adaptive 
building 
designs

Small, medium 
and large scale 

retail, service and 
amenity spaces

Largest scale retail 
furthest from the 

existing residential and 
adjacent to the highway.

Small scale 
retail fronting 
a pedestrian 

oriented main 
street

Interior road 
network dividing 

development 
cells

Outdoor 
gathering 

places

The market place site has 
significant slopes (approx 
40m across site) that will 
require terracing and slope 
adaptive building designs.
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CO U N T RY  R E S I DE N T I A L  I N T E R FAC E
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The southern interface of the market place 
will be designed to include terracing and 
landscaping to provide as sensitive a transition 
as possible with adjacent country residential. 
Large scale retail and digital displays will be 
restricted within 125m of the southern boundary.

Upgrade to Blueridge 
Rise including 

landscaping and 
sidewalks

Sloped and Tiered 
Landscape Buffer

Variable building 
heights on south edge  

depending on use



WHAT WILL THE MARKET PLACE LOOK LIKE?

Precedent images of potential architctural forms and materials.



PROJECT NAME  ASCENSION MARKET PLACE DEVELOPMENT
PROJECT NUMBER 21091

MAY 11TH, 2023

WHAT WILL THE MARKET PLACE LOOK LIKE?

Conceptual illustration, subject to change.



PROJECT NAME  ASCENSION MARKET PLACE DEVELOPMENT
PROJECT NUMBER 21091

MAY 11TH, 2023

WHAT WILL THE MARKET PLACE LOOK LIKE?

Conceptual illustration, subject to change.



MARK ET PLACE DI RECT CONTROL DISTRICT

+ The market place proposes a variety of uses to allow for the unique multi-purpose 
amenity, retail, service and entertainment destination that is described in the 
Council approved Conceptual Scheme.

+ The current application moved some uses to discretionary to allow Council more 
discretion in their implementation. 

+ To ensure a more sensitive transition with the existing residences to the south the 
DC includes provisions that restrict large scale retail and digital displays within 125m 
of the southern boundary. 

+ To ensure the mix of small, medium and large retail across the site, the DC includes a 
clause that only two large scale retail uses will be permitted.

+ The DC includes provisions regarding landscaping and pedestrian connections 
throughout. 



T R A N S P ORTAT ION
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Transportation Plan
ASCENSION

Highway / Skeletal

Subject Lands

Municipal Boundary

Potential Future Access to Farmstead to North

Interim CFI / Future Interchange

Traffic Circle

27m Urban Primary Collector

Existing Country Collector / Future 36m Major (4-Lane Divided)

12 Mile Coulee Road

6m Paved Lane

15m Urban Residential

20m Urban Collector Future Road Alignment
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+ Consistent with the 
Ascension Conceptual 
Scheme

+ Rocky View County 
Road Standards

12 Mile Coulee Road

Highway 1A / Crowchild Trail

20.0m Urban Collector

27.0m Urban Primary Collector

6.0m Paved Lane

36.0m Blueridge Rise Upgrade

15.0m Urban Residential



T R A N S P ORTAT ION I M P ROV E M E N T S

Three external transportation 
network improvements:

+ Continuous Flow Intersection 
(CFI) at 12 Mile Coulee Road and 
Highway 1A.

+ Roundabout on 12 Mile Coulee 
Road at Blueridge Rise and 
Tusslewood Drive.

+ Upgrades to Blueridge Rise to  
add driving lanes, median, street  
trees and sidewalks.

Improvements will be constructed  
as required when thresholds in  
TIA are met.

Blueridge Rise
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CON T I N UO U S  F L OW  I N T E R S E C T ION (C F I )

A limited scope functional study 
was completed for a CFI at 12 Mile 
Coulee Road and Highway 1A. 
 
In a CFI, left-turning vehicles on 
Crowchild Trail / Highway 1A will 
turn across traffic at separate 
“cross over” lights ahead of the 
main intersection, so that they 
can proceed at the same time as 
through-movements when they 
reach 12 Mile Coulee Road. Right-
turning vehicles proceed as usual.

Existing Intersection of Highway 1A/Crowchild Trail and 12 Mile Coulee Road:

Diagram of CFI design and turning movements:

Left turn at 
"cross over" light

Left turn completed 
here at same time as 

through traff ic.



ACC E S S  C H A NG E S  T O  NAGWAY  ROA D

+ The CFI intersection will require 
relocation of the Nagway Road 
intersection on 12 Mile Coulee 
Road

+ Outbound left turns from 
Nagway Road to north on 12 Mile 
Coulee may need to be restricted 
for safe intersection operation

+ A final determination about the 
access restriction, if any, will be 
made with RVC at the design 
stage, with advance notification 
to all residents

Highway 1A

Nagway Road

Crowchild Trail

12
 M

ile
 C

ou
le

e 
Ro

ad



ACC E S S  C H A NG E S  T O  T OW N S H I P R D  2 53 A

+ When 12 Mile Coulee Road is 
upgraded, provincial policy 
will require closure of access at 
Township Road 253A.

+ Local access for the residence 
on Township Road 253A will 
be provided internally through 
Ascension.

+ The precise connection location 
will depend on the final grading 
plan.

Road closure area

Potential road closure area 
depending on acces point

Potential locations for 
new road access to 
Township Road 253A.



N E W  1 2  M I L E  CO U L E E  ROA D  RO U N DA B O U T

A new roundabout on 12 Mile Coulee Road between Blueridge Rise and Tusslewood Drive 
will improve traffic and all turning movements at this existing offset intersection. 

Existing offset intersection: Conceptual illustration of proposed roundabout:

BLUERIDGE RISEBLUERIDGE RISE
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TUSSLEWOOD DRIVETUSSLEWOOD DRIVE

TUSSLEWOOD DRIVETUSSLEWOOD DRIVE

Connections to existing 
pathway network

BLUERIDGE RISEBLUERIDGE RISE

Proposed sidewalks, trails and pathways



U P G R A DE S  T O  B L U E R I D G E  R I S E
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+ Rocky View County 
standard road section.

+ Addition of sidewalks for 
pedestrian safety.

+ Addition of street trees 
and landscaping.

+ Addition of median and 
driving lanes to support 
traffic flows.

+ Roundabouts to support 
looping access.

Existing Blueridge Rise Section (30.0m ROW)

Upgraded Blueridge Rise Section (36.0m ROW)



P E DE S T R I A N CON N E C T I V I T Y

+ The plan area will include interior 
pathways and trails throughout 
the parks network and the 
market place.

+ The regional pathway network 
will connect with the Calgary 
regional pathway network.

+ The new roundabout and CFI 
will include pedestrian crossings.

Proposed sidewalks, trails and pathways

Blueridge Rise

Highway 1A

Crowchild 
Trail

Tusslewood 
Drive

12
 M

ile
 C

ou
le

e 
Ro

ad



T E C H N I C A L  S T U DI E S

+ A Transportation Impact Assessment was completed with the 
Council approved Ascension Conceptual Scheme.

+ A Limited Scope Functional Study has been developed in tandem 
with the Land Use application to generate preliminary designs and 
demonstrate feasibility of the Continuous Flow Intersection at 12 
Mile Coulee Road and Highway 1A / Crowchild Trail.

+ Additional traffic analysis was completed in support of the CFI work. 

+ Significant collaboration has taken place with Rocky View County, 
the City of Calgary and Alberta Transportation and Economic 
Corridors, over the last year.



N E IG H B O U R HO OD 
S E RV I C E S



S E RV I C I NG

+ Ascension will be a fully serviced 
community with piped water, sanitary 
and storm water infrastructure.

+ A Servicing Study and Master Drainage 
Plan were completed for the Ascension 
Conceptual Scheme and updated with 
additional information as part of the 
land use amendment application. 

+ Ongoing collaboration has occurred 
with both Rocky View County and the 
City of Calgary regarding the details of 
these studies and associated strategies.



SCHOOLS

+ We spoke with both the Calgary Catholic School District (CCSD) and Rocky View 
Schools (RVS) and both indicated a school site is not warranted or feasible in the 
plan area.

+ RVS indicated that the Bearspaw School is "nearby", "not at capacity" and "has 
the ability to grow", and that they "don't see the requirement of land to be set 
aside for a schools", in Ascension.

+ The CCSD indicated that "a viable school site is not feasible in this development" 
because of "the area's topography", "environmental requirements and setbacks 
needed to protect the creek splitting the development and pond/wetland 
area occupying a large area of the south of the site" and " impediments that 
infrastructure (high tension power lines and interchange) imposes on the 
south-eastern portion of the development".



CON T E X T



H I S T OR I C A L  G ROW T H
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H I S T OR I C A L  G ROW T H
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H I S T OR I C A L  G ROW T H
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H I S T OR I C A L  G ROW T H
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H I S T OR I C A L  G ROW T H
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N E X T  S T E P S



W H AT  I S  T H E  T I M I NG  OF  DE V E L OP M E N T ?

+ We received several questions about the timeline for the development, 
specifically when construction will start, when lots and homes will be 
available for purchase and when the first homes can be occupied.

+ The timing of development will depend on when the land use 
amendment is approved by Council. 

+ If the land use is approved this winter construction on the site could 
start as soon as 2024 with the first homes available in 2025.

+ Residential development will generally start from the central southeast 
and move towards the northwest.

+ It is anticipated that Ascension could be built out within approximately 
10-15 years from the start of construction.



HOW  C A N I  S H A R E  M Y  F E E DBAC K ?

+ We appreciate your comments and feedback. 
Please fill in a Feedback Survey (closing Sep 26)

+ Send your comments to Rocky View County.                                                
The updated application will be circulated again 
by Rocky View County soon.

+ Let's stay in touch.                                                  
If you have questions please contact us.

 dhenshaw@bastudios.ca

+ Keep informed on the project.                                                  
Information will be updated online, including 
todays presentation and Feedback Survey.

 highfieldbearspaw.com



QU E S T ION S?




