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Having endured two of the most turbulent years in recent history – the result of the global 

economic downturn – Calgary Municipal Land Corporation (CMLC) enters into the last year of 

its three-year plan by continuing to turn adversity into opportunity. 

Mandated to rejuvenate the long-maligned East Village area of downtown Calgary, CMLC is 

stewarding the area’s evolution into an urban village, bringing the historic heart of Calgary back 

to life in the downtown core.

Created in 2007 as a wholly-owned subsidiary of The City of Calgary, CMLC operates as an 

independent development company that funds its operations and redevelopment costs out 

of borrowed funds that are repaid through incremental property taxes on new private urban 

development over a 20-year period. 

Under CMLC’s inventive and unflagging leadership, East Village has gone from master planned 

idea to rock-solid development deals in three short years – today, East Village is rising. 

Two of Canada’s premier developers, Bosa/Embassy Development and FRAM Building Group 

have finalized the first land development deals for East Village in over a decade. Representing 

more than 50 percent of CMLC’s developable area and approximately 1.4 million square feet of 

multi-family, mixed-use development, these pioneering partners are preparing to launch their 

initial residential product offerings in late 2011. 

Headquartered in Vancouver, British Columbia, Bosa/Embassy has extensive expertise in inner 

city brownfield development and the creation of multi-family, mixed-use communities. Bosa 

Development Corporation and its family of companies has a history of creating landmarks and 

expanding borders and opportunities for communities that goes far beyond building residential 
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units: the infusion of residents in Bosa and Embassy neighbourhoods typically leads to a 

strong migration of retail stores, restaurants and services to serve the needs of families 

and to benefit from the community’s strong economic environment. The company’s 

creative approach and focus on design excellence and sustainable building practices will 

be an invaluable asset to realizing the full potential of East Village. Bosa’s next generation, 

represented by Embassy Development, is an entrepreneurial team with its finger on the 

pulse of market trends in condominium living. 

FRAM Building Group, an Ontario-based family business five generations strong, is 

known for its innovation, quality and community-building experience. With a mission to 

design, develop, and build sustainable communities where ‘people want to be’, the group 

combines high standards of urban planning, building design and materials, and builds 

success through attention to quality of place and programming. Developing, building, and 

managing projects in Greater Toronto, southern Ontario, the United States and Italy, FRAM 

has been at the forefront of developing unique, sustainable, mixed-use neighbourhoods 

since 1981.

With these two important multi-family, mixed-use deals, CMLC expands its focus in 2011 to 

assist in finding the retail development necessary to service and support these new homes 

and their new residents; to properly present new developments to the local market; to 

continue creating great public spaces like RiverWalk and St. Patrick’s Island; and to work 

toward completion of ongoing infrastructure projects. 

This 2011 update provides context on CMLC’s goals and past successes, and looks forward 

toward the objectives we’ve set for the coming year as we continue to bring to life 

Calgary’s newest, oldest, coolest, warmest neighbourhood.
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With the fundamentals of CMLC’s business objectives established in Council as the 

Shareholder approved 2009-2011 CMLC Business Plan, this 2011 CMLC Business Plan 

Update provides additional detail about our goals and deliverables for the coming year. 

Accordingly, this document should be read in conjunction with the complete 2009-2011 

CMLC Business Plan.

The 2011 Business Plan Update provides context on goals, principles and the East Village 

master plan, and reports on the advances that CMLC has made in general and specifically 

since last year. It details our upcoming infrastructure projects, marketing initiatives, 

planning and urban design undertakings, and discusses the overarching economic climate 

as well as our financial strength. 

Public infrastructure upgrades have been the foundation of urban renewal in East Village, 

and these improvements are highly visible today: the floodplain has been raised dramatically, 

streetscapes and street furniture are inviting, Phase I of the RiverWalk, with its grand plaza and 

riverbank enhancements has made the Bow riverfront accessible as never before. 

Significant infrastructure upgrades have been completed on 4th Street SE, 5th Street SE, 6th 

Street SE, 8 Avenue SE, 6th Avenue SE and 9th Avenue SE; the Langevin Bridge has been 

rejuvenated with LED lighting, and construction on the section of the 4th Street Underpass 

beneath the CPR tracks is well underway.

St. Patrick’s Island will begin its journey to becoming an urban haven for East Villagers and all 

Calgarians as its master plan is finalized and unveiled early in 2011.   

The carefully-phased improvements, followed by the unveiling of the East Village master 

plan in the fall of 2009 and CMLC’s focused land sales strategy, demonstrated solid planning, 

ground-floor opportunity and financial stability, which elicited a great deal of interest from 

notable developers across the country. The combined efforts, coupled with a focused 

marketing and communications strategy, has resulted in the sale of a significant portion of 

land in East Village – approximately 50 percent of the developable parcels – bringing East 

Village to a significant turning point. The first new development projects in the area in over 

a decade, signed by Bosa/Embassy and FRAM, mean that East Village has gone from great 

ideas to great deals.

Bosa/Embassy Development has committed to delivering 700,000 square feet of future 

mixed-use, multi-family residential and retail product, a three-phase project that represents 

approximately $300 million in investment.

FRAM Building Group has purchased four parcels of land representing approximately 730,000 

square feet of future residential and retail built product for East Village. These projects are 

estimated to be valued at $350 million.

In 2011, new and ongoing initiatives will continue to build confidence and credibility amongst 

potential developers, animate our new infrastructure, build awareness of and interest in East 

Village and draw ‘Urban Explorers’ into the unique downtown community that many of them 

will soon call home.

INTRODUCTION
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At the very beginning of the East Village planning process, guiding principles were 

articulated that shaped both the vision of the community as an urban village and  

the execution of the master plan. These principles informed the idea of East Village 

as a livable, walkable, densely-populated downtown community of people of varying 

lifestyles, ages, experiences and incomes, and have also underlined our disciplined 

governance and industry-leading project execution. Our principles, which will continue  

to guide East Village in 2011 and beyond, are as follows.

Redeveloping and implementing public infrastructure to meet the needs of the 

community and The City of Calgary as sole shareholder.  

Priorities include establishing and executing infrastructure redevelopment plans, new 

urban infrastructure and priority capital projects that are staged responsibly to prepare the 

groundwork for a new community.

Managing the investment in land and infrastructure for optimal financial returns.  

Our focus is on the creation of a supportable tax base through the taxable value of 

redeveloped land, the overall effective management of the Community Revitalization Levy 

revenue, and the revenue generated from land sales.

Demonstrating leading practices for sustainable development.  

These include environmental stewardship, social engagement and fiscal responsibility to 

realize economic benefits. Sustainable development is not limited to “green” considerations 

– rather, it is a holistic outlook on the creation of a healthy community, and includes 

investing in quality public spaces and initiatives, exploring new approaches and practices 

and coordinating strategic opportunities with other private/public entities that benefit the 

Rivers District.  

Demonstrating innovative and effective operating policies, processes and practices.

We are undertaking our work in revitalizing the Rivers District with a focus on East Village 

through management and implementation based on responsible, progressive private 

sector principles and practices in operations, governance, accounting and reporting while 

recognizing our Shareholder’s need for transparency and accountability.

	 2009-2011	BACKGROUNDER	

  
GUIDING 
PRINCIPLES
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	 2009-2011	BACKGROUNDER	

BUSINESS PLAN
GOALS 

This 2011 Business Plan Update details how CMLC is accomplishing six 
long-term goals originally articulated in the 2009-2011 CMLC Business 
Plan. Here are the goals of the 2009-2011 Plan.  

Goal #1:  
Continue to Implement Public Infrastructure Improvements in East Village
In accordance with CMLC’s primary purpose, our first goal is to implement 
those improvements that enable and encourage private development within 
the area. 

Goal #2:  
Continue to Construct RiverWalk
RiverWalk is a key public space amenity for East Village and the Rivers 
District that will act as an important recreational connection to the Bow and 
Elbow Rivers. A pedestrian and cycling path, it is expected to become a 
magnet for visitors and new residents, who will be attracted by the distinct, 
vibrant and eclectic atmosphere it will offer.

Goal #3:  
Successfully Market East Village to the Development Community 
Execute a Land Sales Strategy that makes use of the significant research 
and analysis undertaken as a part of the development of the East Village 
master plan to attract private developers to the East Village area.  
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Goal #4: 
Execute an Integrated Marketing Communications Plan 
The Integrated Marketing Communications Plan is a key component of 
CMLC’s objective of securing public buy-in and private investment for  
East Village. Its focus is to raise the profile of CMLC as a leader in urban 
redevelopment, and build confidence in East Village as a safe and profit-
able place for private investment to develop diverse, sustainable, mixed-use, 
multi-family projects for future residents to live in.

	 2009-2011	BACKGROUNDER	

BUSINESS PLAN
GOALS 
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Goal #5: 
Successfully Execute the Financial Strategy 
Through continuous monitoring of the growth in incremental assessment 
values and resulting CRL revenues, along with project budgets, we will  
continue to work to ensure that the Rivers Community Revitalization  
project is completed within its means. It is our intention to receive full value 
for the work undertaken and to minimize our overall financing costs while 
also ensuring that projects are completed on a timely basis.  

Goal #6: 
Collaborate with the Community Within a Social Context
As a corporation, CMLC works to be a trusted and valued partner in the 
community and strives to find ways for the redevelopment of the area  
to enhance the lives of all area residents. CMLC is committed to working  
collaboratively with the community and its key stakeholders and continues 
to engage them throughout the redevelopment of the area. 
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	 2009-2011	BACKGROUNDER	

EAST VILLAGE 
MASTER PLAN

The master plan for East Village, unveiled in the fall of 2009, provides a 
framework to transform East Village into a prosperous, dense, mixed-use 
and mid-rise sustainable urban village that is an integral part of the down-
town and attracts visitors and residents of the wider city. Inspired by some 
of the most livable urban villages in the world, the master plan offers  
different building heights and street widths, and a mix of textures and  
architectures, people and vocations, residences and businesses. It show- 
cases a human, mid-rise scale in Calgary’s urban setting. 

The master plan takes into consideration the diverse constraints and  
opportunities on the 49-acre site, which includes historic buildings, dense 
infrastructure networks and a variety of land uses, all within a sensitive  
environmental context. 

The plan embraces five character areas of distinct but complementary iden-
tities. Each is shaped by its physical location on the site and its proximity to 
key public spaces, recreational areas and commercial/retail nodes. Together, 
the character areas share a variety of uses and are linked together by a high 
quality streetscape, resulting in a distinctive neighbourhood that respects 
and enhances its historical, physical and social context. 

Since the introduction of the master plan, considerable work has been  
completed or is ongoing in all character areas. The description below  
outlines the nature of each area. Progress on each character area is detailed 
on pages 16 and 17.  
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GATEwAy		
OUR CONNECTED CALGARy
 
 
Gateway, on the northwest 
part of east village, is a high-
visibility area that gives many 
visitors their first taste of 
Calgary, since the main route 
from the airport enters the  
city here.
The area is an opportunity to offer 
a range of building scales and types, 
from media blocks to educational 
institutions, live-work studios and 
even larger scale retail – perhaps 
capped with condominiums.

ThE	CROssiNG  
OUR HIGH NOTE 

The Crossing is the 
neighbourhood where EV’s 
newfound connection to the 
city and downtown is most 
literal – it is home to the new 
4th Street Underpass that 
will link to Stampede Park 
and beyond. 
The future and the past also meet at 
The Crossing: a street of historical 
buildings sit next to what will be 
Canada’s proposed National Music 
Centre – a complex surrounding 
the King Edward Hotel. This future 
downtown icon will combine live 
entertainment, dining, museum 
collections and teaching.  
The active vibe carries over to the 
EVE (East Village Experience) Block. 

The EVE Block will be the heart 
of the entire neighbourhood, an 
airy, four-season space potentially 
combining a village cinema, living 
spaces, and a variety of retail. The 
EVE Block also encloses part of The 
Riff, a pedestrian street that draws a 
45-degree angle through Calgary’s 
very square street grid and leads 
visitors to a riverside plaza and the 
new bridge across to St. Patrick’s 
Island.
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RiVER’s	EDGE
OUR URBAN NATURE

River’s Edge makes Calgary 
a riverfront city. The area is 
the heart of the RiverWalk, 
a master-planned 4km 
promenade and cycle path that 
follows the Bow River to the 
Fort Calgary lands, then south 
along the Elbow River, giving 
residents toe-dipping proximity 
to their beautiful and unsullied 
Bow waterway.
Another jewel in the auspicious 
neighbourhood crown that is 
the RiverWalk is the lovingly-
restored Simmons Building, 
currently headquarters of CMLC. 
As restaurants, pubs and activity-
specific retail join the Simmons 
Building on the RiverWalk, the 
East Village riverfront will be a 
destination for all Calgarians. 

sT.	PATRiCK’s	islAND	
OUR BREATHING SPACE

It’s something of a miracle that 
a major city can have a virtually 
untouched island within its 
downtown. 
East Village wants to enhance the 
natural charm and green spaces 
of St. Patrick’s Island, but also 
ensure that people will be able to 
access them over a new pedestrian 
and cycling bridge. From there, 
Calgarians will spend the afternoon 
rafting the Bow River, stopping for 
refreshments, or dropping their kids 
off for summer camp and a festival 
performance. They’ll also be able to 
visit the 90-year old island attraction 
next door – the Calgary Zoo. 

PARKsiDE 
OUR GARDEN HOME

If Gateway and The Crossing are 
where the action is, Parkside 
is where the serenity, and the 
people who relish it, will live. 
It’s a greener, quieter East 
Village with a residential focus 
and stroll-across-the-street 
proximity to the grasses and 
walkways of Fort Calgary.
Lower-rise townhomes, workshops, 
apartments and convenience retail 
will give the street life but keep 
the scale intimate. And St. Patrick’s 
Island is just over the new bridge at 
the edge of Parkside.

	 2009-2011	BACKGROUNDER	

EAST VILLAGE 
MASTER PLAN

EAST VILLAGE IS A MASTERPLANNED  
URBAN VILLAGE WITH FIVE ‘CHARACTER AREAS’  
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	 2009-2011	BACKGROUNDER 
THE COMMUNITY 
REVITALIzATION 

LEVY
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Despite ongoing financial uncertainty in the city and country, CMLC is succeeding in realizing 

its vision for East Village because of its innovative financial model. 

Prior to the creation of CMLC, The City of Calgary worked with the province of Alberta to 

establish “The City of Calgary Rivers District Community Revitalization Levy Regulation” that, 

in turn, created the Community Revitalization Levy (CRL). 

The CRL provides CMLC with a means to borrow against future property tax revenues within 

the Rivers District that result from the area’s redevelopment. These revenues will grow as 

development progresses and CMLC uses the funds for the community’s infrastructure needs. 

The East Village redevelopment is the first project in which a CRL has been used in Canada, 

although it is widely used in communities in the United States, where a similar funding model 

exists and is referred to as Tax Increment Financing (TIF). 

The CRL has resulted in a sustainable funding mechanism not only for CMLC but also for 

developers and investors. The property taxes that are generated from the CRL are reinvested 

into the community, offering credibility and longevity to the development project underway. 

In 2011, the CRL is projected to generate in the order of $14 million – an approximate increase 

of $3 million over 2010 revenues. This increase is the result of the advancement and/or 

completion of private development projects within the Rivers District.
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OVERViEw

Awareness and understanding of our external business environment are essential to support 

and validate our business plan. Our pioneer development partners, Bosa/Embassy and FRAM 

Building Group, are progressive thinkers who have closely examined the economic climate of 

Calgary with us. We will continue to stay abreast of economic trends in order to best run our 

business and effectively inform current and prospective future development partners. 

In light of the ongoing turbulance of the global, national and local economies and the 

continued uncertainty of the U.S. economic situation, it is expected that the Canadian 

economic recovery will remain stable but fragile in 2011. The volatility of the Canadian dollar 

and oil prices are two important factors among many that could disrupt the local economy. 

In 2010, Calgary had its highest unemployment rate since 1996, according to Statistics 

Canada. But overall, the city has outperformed most other Canadian and international cities in 

economic strength and job growth and 2011 offers upbeat prospects. The provincial outlook 

released by the Conference Board of Canada in november 2010 indicates that the Alberta 

economy will enter a period of prolonged growth beginning in 2011 – one that will put the 

city at the forefront of national economic growth between 2011 and 2014. According to TD 

Financial forecasts, Calgary will enjoy 3.5 percent growth in 2011, then an average of 4.2 

percent growth per year from 2011 to 2014.

East Village contributes to the economic well-being of Calgary through a master plan that 

supports diverse local businesses,  provides housing at a variety of price points and enhances 

property values.  

	 2011	UPDATE

ECONOMIC 
ENVIRONMENT
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THE HOUSING SCENE 

The housing market is an accurate barometer of 

economic health: when housing sales rise, it typically 

signals strong employment, consumer confidence, 

and the willingness of banks to lend money. In the 

past year, Alberta’s new and resale housing market 

has been described as interesting, frustrating, 

challenging and hopeful. In 2011, interest rates and 

employment will be key factors in the housing 

outlook.

With employment forecasted to increase 1.5 percent, 

new arrivals will drive a slow but steady climb into 

a stronger housing market. Canadian Mortgage & 

Housing Corporation expects the number of available 

resale homes to shrink, allowing for a move back to 

a balanced market, compared to the current buyers’ 

market. As inventory levels decline, new construction 

is expected to pick up. TD Bank forecasts an increase 

in housing starts and sales for late 2011. 

MULTI-FAMILy HOUSING 

According to CMHC’s Fall 2010 Housing Market 

Outlook, semi-detached units, rows and apartment 

starts reached 3,200 units at the end of 2010, up 

from 1,543 units in 2009.  

Multi-family starts in 2011 are expected to decline 

13 percent to 2,800 from 3,200 units in 2010. It 

is thought that semi-detached and row units will 

dominate multi-family production in 2011, as monthly 

absorption of these units kept up with and at times 

surpassed completions in 2010. 

Resale activity is expected to gradually improve in 

2011 due to growth in employment and net migration; 

however, sales growth will be modest. According to 

CMHC, resales in 2011 are expected to reach 20,700 

units, up 2 percent from 2010. The proportion 

of resale condominiums that sold for more than 

$400,000 rose from 9 percent in 2009 to 11 percent 

in 2010. 

	 2011	UPDATE

ECONOMIC 
ENVIRONMENT 
 (Continued)
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COMMERCIAL REAL ESTATE 

Commercial real estate has been hit hard by the 

recession. Calgary’s downtown office market 

recorded positive absorption in the first quarter 

of 2010, reflecting a dramatic turnaround from 

the negative absorption seen for most of 2009, 

according to CED’s state of the economy report from 

June, 2010. 

Little new office space will be built in 2011 as vacancy 

rates remain relatively high. It was thought that 

downtown office space would reach nearly 20 

percent vacancy by 2012, but the increased demand 

in 2010 is resulting in speculation that vacancies will 

peak at approximately 16 percent by 2012.

THE RETAIL MARkET

By all accounts, Western Canada is a strong and 

growing retail market.  

Retail vacancies continue to be in the two percent 

range. About two million square feet of new and 

expanded retail space are expected in 2011, and 

there are plans to construct more than 7.5 million 

square feet of retail space in the Calgary area over 

the next several years. Chinook Centre recently 

unveiled its $277 million expansion that includes 71 

new retailers, new restaurants and a heated parkade. 

The Core project in downtown Calgary, which will 

be completed in 2011 at a cost of $200 million, is 

another major expansion. Southcentre Mall spent $110 

million on renovations and expansion in 2010, and 

the CrossIron Mills retail centre opened its doors in 

August 2009 at a cost of $495 million.
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	 2011	UPDATE

PUBLIC 
INFRASTRUCTURE 
PROjECTS 

OVERViEw

Public infrastructure upgrades are the foundation for urban renewal in East Village. 

Our phased improvements are resulting in prepared parcels of land that enable and 

encourage private development.

CMLC has made substantial progress in upgrading the area’s infrastructure by 

focusing on: public realm and streetscape improvements offering wider sidewalks, 

benches and lighting; floodplain raising; developing and revitalizing amenity facilities 

for residents; utility upgrades and replacements; environmental remediation and 

reconfiguring traffic flow throughout East Village. 
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Other improvements include public realm amenities such as RiverWalk and St. 

Patrick’s Island. The island will evolve into a city-wide public amenity that will be 

connected to East Village via a new pedestrian bridge; construction of the bridge 

is expected to begin this year. 

Increased connectivity between East Village and neighbouring communities 

has begun with the completion of work on Riverfront Avenue. Construction on 

the 4th Street Underpass is scheduled for completion at the end of 2011 and the 

aforementioned St. Patrick’s Bridge will link East Village to the island and the 

northern banks of the Bow River and the communities beyond.   

In 2011, many other improvements will advance: work on 6th Street SE – which will 

serve as a prominent entry into East Village – will be completed as will underground 

utility infrastructure and streetscape improvements of the 8th Avenue SE cul-de-sac. 

In addition, the planning and design work for the 5th Street Square will commence, 

as will infrastructure upgrades and streetscaping improvements on 7th Avenue SE. 

Finally, we will collaborate with Bosa/Embassy Development to finalize the design 

and construction of Riverfront Lane.

These completed and planned infrastructure improvements will make an important 

contribution to achieving the vision of a sustainable community in EV by improving 

connectivity, accessibility and walkability. 
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PROjECT UPDATES 

6TH STREET SE
Several infrastructure upgrades were completed on 6th Street SE in 2010 that provided the 
foundation for its transformation to a vibrant street. 

A wider pedestrian boulevard on the west side of the street was created, as were new parking 
lay-by’s and driving lanes that were completed in 2010. Utilities were upgraded to facilitate 
development within the area and the raising of the floodplain level was also completed. In 
2011, high-quality brick boulevards on the east side of the street will be completed as will the 
installation of new outdoor seating, landscaping and lighting to improve the overall appearance 
of the area.   A regional bike path will also be completed along the east side of the east 
boulevard in 2011.  

8TH AVENUE CUL-DE-SAC
Underground utility infrastructure upgrades will be designed and constructed in 2011. The 
streetscape will be upgraded with new, wider brick sidewalks, streetlights and trees. The cul-de-
sac is also to be completed in brick pavers.  

RIVERFRONT LANE
In collaboration with Bosa/Embassy Development, CMLC will design and construct Riverfront 
Lane in 2011. Construction will include the installation of underground utilities and a new 
streetscape similar to what has been recently completed in East Village. Riverfront Lane 
will essentially become a pedestrian walkway through the west side of the BOSA/Embassy 
development.

5TH STREET SqUARE AND 7TH AVENUE SE
5th Street Square and 7th Avenue will be designed in 2011. Some minor construction on 7th 
Avenue will occur this year in preparation for construction of the 5th Street Square.  

	 2011	UPDATE

PUBLIC 
INFRASTRUCTURE 
PROjECTS 
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PROjECT UPDATES (Continued) 

4TH STREET UNDERPASS 
The 4th Street Underpass will provide a dedicated and accessible vehicle, bicycle and pedestrian 
link between East Village, Stampede and the Beltline neighbourhoods, effectively unifying the 
Rivers District. 

The project has been divided into four segments, and three of the four were completed in 2010. 
Following the completion of detailed design work in 2010, CMLC received approval from The 
City of Calgary to commence construction, and a formal groundbreaking took place in August 
2010. 

In the north segment, at the intersection of 4th Street and 9th Avenue SE, utilities were 
relocated and the intersection grade lowered. In the south segment, at the intersection of 
Olympic Way SE and 11th Avenue SE, utility relocation and roadway grade lowering have been 
completed. In the central segment, which will ultimately become the underpass beneath the 
CPR tracks, a train diversion (shoo-fly) has been put into place and the ancillary storage for 
CPR relocated to Manchester. The 26th Avenue SE roundabout – required due to the CP track 
relocations – was located east of Dartmouth Road and Manchester Yards. It was completed in 
2010 and has been successful in moving traffic in and through this industrial area. 

The underpass is expected to be open to traffic in the fall of 2011.  

	 2011	UPDATE

PUBLIC 
INFRASTRUCTURE 
PROjECTS 





30 2011 CMLC BUSInESS PLAn UPDATE 



 2011 CMLC BUSInESS PLAn UPDATE 31

PROjECT UPDATES (Continued) 

RIVERWALK
RiverWalk is a transformational amenity in the rebirth of East Village. This soon-to-be four-
kilometre outdoor corridor on the edges of the Bow and Elbow Rivers will link neighbourhoods 
and cultural and recreational amenities from Centre Street all the way to Fort Calgary and 
eventually to the west bank of the Elbow River and south to Lindsay Park. RiverWalk will also 
connect to the rest of the Calgary pathway system, allowing residents to walk, jog, ride their 
bikes, rollerblade to work – or simply relax and enjoy a riverside recreational destination that’s 
not available anywhere else in the city.

RiverWalk will become one of Calgary’s primary leisure destinations, with a programmable 
plaza to host events, and a wide range of public activities designed to bring Calgarians together 
at the riverfront.  

RiverWalk is a complex project that has been separated into three stages. Stage 1 extends from 
1st Street SE to 9th Avenue SE, and is divided into three phases:

Phase 1 – 3rd Street to 6th Street SE  – COMPLETE.

Phase 2 – 3rd Street to east of 1st Street SE – IN PROGRESS.

Phase 3 – 6th Street SE to 9th Avenue SE – DESIGN ONLY.

RiverWalk Phase 1, between 3rd Street SE and St. Patrick’s Island, was completed and opened 
in the fall of 2010. It is considered the showcase section of RiverWalk and is already attracting 
people to the area, raising Calgarian’s awareness of and interest in EV and is showcasing the 
revitalization of the area. Design work on Phase 3 will be undertaken in 2011.  

Planning and design of future Stages 2 and 3 of RiverWalk will commence after 2011.  
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PROjECT UPDATES (Continued) 

ST. PATRICK’S ISLAND MASTER PLAN 
St. Patrick’s Island, a 30-acre island adjacent to the Calgary Zoo and north of East Village and 
Fort Calgary across the river, was the subject of a specific master planning process in 2010. 

A set of First Principles guided the visioning: 

• the island should be a place for all, a city-wide destination and a community resource;  
• it should be a place where personal safety is paramount;  
• it should be a place to celebrate nature, cultural history, and history; and  
• it should offer an island experience in the heart of the city.

To solicit opinions from a wide variety of users during the master planning process, a variety 
of public engagement activities called “Growing the Vision” were held from May to September, 
2010.

CMLC’s program connected with approximately 5,000 Calgarians via information booths staged 
at key local festivals, through ‘Idea Studio’ sessions, by engaging smaller focus and stakeholder 
groups, and through the creation of online surveys. 

Big ideas for the small island emerged from these activities and the feedback was analyzed and 
published in The St. Patrick’s Island Master Plan Community and Stakeholder Engagement Report.

The key themes that emerged from the Growing the Vision process are:

• Avoid overdevelopment: maintain the natural beauty while adding features to enhance 
interest and usability;

• Provide facilities: there was interest in some building development to accommodate users, 
such as food services and restrooms;

• Create a place for all: design should consider user affordability and accessibility for everyone;
• Provide water activities and access to the river: create safe multi-season attractions such as 

swimming and skating;
• Make the island unique: explore creative ideas from around the world;
• Strike a balance between active and passive recreation: make active and passive activities  

on the island compatible; 
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PROjECT UPDATES (Continued) 
• Offer entertainment and performance activities: performance venues and art-themed 

programming are highly desirable;
• Build sustainability: design with nature and consider environmentally sustainable solutions;
• ‘Unstructure’ activity: there was support for the inclusion of entertainment programming and 

little support for organized sports;
• Not too Interpretive: include low key interpretive initiatives, if at all; environmental 

interpretation was of interest;
• Art: mixed support on the issue for the inclusion of artworks in a public place. 

With the guidance of an advisory committee made up of representatives and community 
groups, the St. Patrick’s Island master plan will provide a set of development elements inspired 
from the public participation process. Plans call for a draft master plan to be disseminated to the 
public in spring 2011, and detailed design will follow this year.

ST. PATRICK’S ISLAND BRIDgE
Integral to the revitalization of St. Patrick’s Island will be the construction of a new pedestrian/
cycle bridge – a key connection that will offer a convenient, prominent and enjoyable gateway 
onto the island from East Village – and also link it to the northern banks of the Bow River near 
Memorial Drive and its associated pathways.

An international design competition was held to find a bridge design and the winner was 
selected from three proposals shortlisted from over 30 received after the contest was launched 
by CMLC in 2009. The goal of the competition was to design a bridge with as little structure 
as possible in the river channel and to respect the context of the island. The public was offered 
opportunities to comment on the shortlisted bridge designs online and at an event hosted by 
CMLC in February 2010. RFR of France and Halsall of Calgary were selected for their design 
that reminds the public of a stone skipping across the river or an arc of clouds in the Calgary 
sky. 

Final design modifications were completed in 2010 and construction of the St. Patrick’s Island 
Bridge will commence in 2011 following review and approval by the City of Calgary. The bridge 
is scheduled to be completed in 2012. 
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PROjECT UPDATES (Continued) 
HERITAgE BUILDINgS
The heritage buildings of East Village are small in number but large in significance, and CMLC 
is committed to supporting historic rejuvenation initiatives and integrating them – the Hillier 
Block, St. Louis Hotel and Simmons building – into the overall planning and development 
initiatives of East Village. 

In 2010, hazardous building materials were removed from the St. Louis Hotel. In 2011, 
necessary structural and envelope repairs will begin in anticipation of its future rehabilitation 
and adaptive reuse. These renovations will prepare the building for new commercial/office 
tenants in 2011. Likewise, new tenants for the Simmons Building will also be sought this year 
to bring additional activity and exposure to the newly completed RiverWalk and adjacent plaza.

Cantos Music Foundation is continuing work on the redevelopment of the King Edward Hotel 
for the creation of the new National Music Centre – a building that will greatly contribute 
to the architectural diversity of East Village and the creation of dynamic new streetscapes. 
Since clearing the building of all asbestos and debris in 2010, CMLC continues to support and 
collaborate with Cantos to bring their project to fruition.

ENVIRONMENTAL REMEDIATION 
The environmental remediation of East Village is a significant undertaking, considering the 
sensitive natural environment in which it is situated and its proximity to the Bow and Elbow 
Rivers. This remediation work is very important for long-term environmental and public health 
and safety, and also for encouraging private development that will lead to economic benefits for 
the community. In 2010, impacted soils and materials were removed from a dumpsite near the 
Simmons Building. During the construction of RiverWalk, concrete and other waste debris was 
removed from the Bow River and its banks.

While no specific remediation projects have been identified for 2011, CMLC will continue to 
monitor and address contamination issues as they arise on a case-by-case basis throughout the 
construction process.
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	 2011	UPDATE

MARkETING 
COMMUNICATIONS 
PLAN

To date, the Integrated Marketing and Communications Plan has advanced CMLC’s corporate 

profile and supported its land sales goals; it has also introduced the East Village place brand 

to consumers and developers through a series of media relations events, direct marketing 

initiatives and promotional campaigns locally and nationally. 

In 2011, equipped with a comprehensive marketing communications strategy and an ever-

growing understanding of our market segments, our plan will highlight the unique selling 

propositions of East Village to further engage and excite builders/developers, current and 

prospective residents, media, public community leaders and key stakeholders about the vision 

and future of East Village.

With developer investment confirmed in 2010, the perception of the ‘old’ East Village is 

eroding; however, more work needs to be done to grow the confidence of both retail/

commercial developers and the critical consumer segments as our developer partners prepare 

to bring their products to market.
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THE CONSUMER APPROACH

The East Village brand story needs to be told as part of the process of selling residential 

product. Thus, CMLC will partner in the delivery of an East Village sales centre that will be the 

primary selling tool of our developer partners. The centre will present the East Village brand 

story in an innovative, inviting, contemporary and engaging manner – and then pass an inspired 

consumer into our developers’ hands where a purchase decision will be made. In short, while 

CMLC ensures that proper consumer tools are available to interest and educate on the grander 

vision of East Village, our developer partners educate and sell their respective residential 

products.

This is a logical evolution in our role as marketers: we will continue to tell the East Village story 

that we created and that has successfully contributed to bringing the project to this point. We 

will create branded collateral materials and social media and promotional campaigns to create 

a dialogue among the critical Urban Explorer audience and to encourage their engagement 

with the centre and with East Village as a whole. Community programming will also be a 

priority this year, and public events will be organized to encourage Calgarians, investors and 

tourists to visit East Village, thereby building awareness of, familiarity with, and ‘buzz’ about the 

real-life transformation of the area.

DEVELOPER MARkETING

As new retail and commercial developers understand that mixed-use projects are underway 

with our two pioneering partners – and that a consumer market is being courted in East Village 

– they will begin to see the opportunity for investment themselves. We will communicate with 

this market through a business-to-business dialogue that builds a sense of urgency using public 

and media relations, special events and storytelling materials that highlight the advantages 

of and opportunities for investment in East Village and the Rivers District as a whole. We will 

identify these retail/commercial developer partners via a targeted identification process and 

cultivate relationships on a one-to-one basis using tools and information ‘voiced’ specifically for 

them.

To support developers’ marketing efforts, CMLC also plans to create resources and materials to 

communicate to consumers the benefits of living, working and playing in East Village. This will 

include articulating the benefits of neighbourhood design and property development incorpo-

rating sustainable building principles.

REjUVENATING HISTORy

Unique sites within East Village – particularly our heritage building inventory – are best 

marketed by seeking broad expressions of interest or requests for proposals, similar to the 

methodology that led to Cantos rejuvenating the King Eddy. We plan to issue a national RFP 

for the temporary (tenant only) use of the historic Simmons building and also plan to look to 

identify suitable operators for the Hillier and St. Louis Hotel sites.
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	 2011	UPDATE

LAND SALES 
STRATEGY

As a direct result of the implementation of the East Village Land Sales Strategy in 2010 

– which made use of the significant research and analysis undertaken as a part of the 

development of the East Village master plan – CMLC has successfully negotiated two 

significant land development deals that have resulted in an estimated project value of $650 

million of mixed-use, multi-family residential development for East Village. 

Embassy/Bosa Development will deliver approximately 700,000 square feet of new residential 
and retail product to East Village. FRAM Building Group will also deliver approximately 
730,000 square feet of new residential and retail product to the area.  

Combined, the two projects represent over 50 percent of the available developable land within 
East Village. Together with CMLC, our pioneering developer partners will play a significant role 
in redefining this historic part of Calgary.

The choice by CMLC of suitable development partners is critical to maintain the credibility of 
and trust in the East Village master plan and to ensure that East Village becomes the healthy, 
sustainable community envisioned by our master plan, while providing a viable revenue stream 
for CMLC’s business needs, and ultimately, a significantly improved property tax base for our 
Shareholder, the City of Calgary. 

To continue to generate future CRL revenue for reinvestment into the Rivers District, CMLC 
will identify and solicit private developer partnerships with influential players on an ongoing 
basis in 2011, both nationally and internationally. 



Our success to date and the introduction of residential product offerings via the sales centre 
make a convincing case for continued investment in East Village. We offer developer partners 
the opportunity to enhance the vision of East Village by applying their experience and know-
how to the creation of this new urban village. 

With multi-family development well underway by our first two developer partners, we will turn 
our attention in 2011 to identifying specialty retail or commercial partners who can assist CMLC 
in realizing the major retail components as defined by our master plan vision.

It is our intention to deliver a retail strategy for East Village that contemplates the identification 
of appropriate retail tenants for our heritage properties and identifies retail developers who 
might partner with a multi-family developer to activate the larger retail components of the 
master plan – namely EVE Block. We will also participate in efforts to solicit and cultivate 
retailers being delivered by FRAM and Bosa/Embassy as part of their development projects in 
order to ensure that there is a unified approach to retail delivery in East Village. 

We will adopt a level of diligence similar to that in the 2010 multi-family developer strategy to 
proactively identify and cultivate prospects for a range of retail, hotel and other commercial uses 
which will add value to the core residential sales program and redevelopment project overall. 
This will allow CMLC to manage brand, avoid repetition and maximize the residential sales 
program. 

To ensure the achievement of the vision of East Village as a diverse, mixed-use, sustainable com-
munity, CMLC will work closely with developers to ensure key elements of the master plan are 
understood and considered in development projects. CMLC is creating a guide for new builders 
to encourage the adoption of development projects with existing and planned public amenities 

in the community, such as green spaces, RiverWalk, community gardens and public transit. 
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	 2011	UPDATE

FINANCIAL 
STRATEGY 

CMLC’s financial strategy for 2011 represents a synthesis of plans and project information 

current to December 2010. The financial analysis comments on the four main aspects of 

our financial strategy: the Community Revitalization Levy (main source of revenue), project 

costs, debt financing and administrative costs.  Our updated 2011 projected cashflow budget 

is attached as Appendix 1.    

COMMUNITY REVITALIzATION LEVY 
The Community Revitalization Levy (“CRL”) – the primary source of revenue for CMLC – has 
appeared on the 2008, 2009 and 2010 property tax bills for residents of the Rivers District. The 
estimated total CRL for 2010 was $11.8 million. We have updated the estimated CRL to be 
earned in 2011, and have incorporated those estimates in our cashflow included as Appendix 1.  
We continue to be conservative in estimating the CRL as it is based upon incremental property 
tax assessments resulting from new development in the Rivers District. There are currently 
a few multi-family and commercial projects under construction within the Rivers District, 
all located outside of East Village. Two of the notable projects are The Bow for EnCana and 
the Keynote mixed-use highrise development. CRL revenues from these projects represent a 
significant portion of the incremental assessments going forward until additional projects come 
on stream.  
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PROjECT COSTS 
We have obtained approval from our Shareholder, The City of Calgary, to undertake 

$283.5 million in projects as follows:

East Village Infrastructure $113 million

RiverWalk, Stage 1 $  22 million

4th Street Underpass $  70 million 
 *(Cost shared with The City of Calgary)

Heritage Buildings $    5.5 million

Environmental Remediation $  10 million  
 * (First phase)

St. Patrick’s Island improvements with bridge $  45 million

Land acq. and existing building improvements $  18 million

The St. Patrick’s Island improvements and the bridge has been discussed previously as an 
important public infrastructure piece that will act as a catalyst for further private development 
in the area. It is anticipated that bridge design will be completed in 2011 and construction will 
start the same year with a potential completion date of late 2012.  

It is important to note that the project budgets that were transferred to CMLC from The City 
for East Village Infrastructure, RiverWalk and Fourth Street Underpass were based upon very 
high level opinions of costs and were not based upon detailed engineering and design work.  
The basic engineering and design work that is required to obtain quality estimates was started 
in 2007 by CMLC, and continues today with each additional phase of work undertaken. In 
the case of RiverWalk, a concept for what RiverWalk would be was not scoped out, and as this 
is such an important project for the future of Calgary’s downtown, we devoted considerable 
resources towards completing a master plan for this future landmark project.  

It has been just over two years since the official groundbreaking for infrastructure work in 
the East Village.  In order to get construction crews on site and working, much of the detailed 
engineering and design work evolved as the project progressed. As noted in previous sections, 
work continues today on several infrastructure projects and further planning, design and 
engineering work continues to evolve as we scope out the next phases of project work.  
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FINANCIAL 
STRATEGY 

DEBT FINANCINg 
In conjunction with the above projects, loan bylaws totaling $255 million have been approved by 
The City.  To the end of 2010, approximately $104 million will have been advanced against these 
loan bylaws.  

In addition to the loan bylaws for project costs, a startup loan of $10 million was approved 
through another loan bylaw.  To the end of 2010, $10 million was drawn against this facility.  The 
startup loan facility is required to be repaid by December 2012.  It is anticipated that this amount 
will be repaid out of proceeds from our CRL revenue stream.  

The final tranche of debt was the $3.5 million source of funding transferred from Program 701 at 
The City.  This initial program funding was repaid in 2010 by CMLC.

In order to manage our cashflow, we have used a mix of structured debt and regular amortizing 
debt for all current borrowings and will consider whether structured debt continues to be used in 
2011 based upon the actual CRL realized.  

Mortgages on land transferred from The City to CMLC are also in place in the amount of $19.8 
million. These mortgages are non-interest bearing and are to be repaid upon sale of a mortgaged 
property to a third party. 
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ADMINISTRATION COSTS 
Typical for most corporate entities, a significant portion of our administration costs continue to 
be salaries and benefits for our employees.  The total amounts budgeted for 2011 administration 
costs remain consistent with those initially put forward in the 2009-2011 Business Plan approved 
by Council.  

RISK ASSESSMENT
CMLC continues to monitor the ever changing economic and marketplace conditions which are 
impacting the Calgary real estate market. As we have seen in the past two years, projects under 
construction were halted and others that were in the planning process have been put on hold 
indefinitely. However, in the last six months, a few projects that were halted have been restart-
ed. In addition, the two significant land deals signed with BOSA/Embassy and FRAM provide 
support to our future financial model. 

If conditions warrant, CMLC would quickly reassess where we are at in terms of our finan-
cial model and make any adjustments necessary. Currently no adjustments are anticipated to 
be necessary given the conservative nature of our planning. While it is still too early to assess 
whether we may hit the best-case scenario for CRL revenues, the global financial crisis and lo-
cal marketplace impacts do not appear to have the potential to reduce revenues below our base-
case revenue scenario projections, and CMLC continues to live within its means and operate 
conservatively with projects it elects to undertake.  



46 2011 CMLC BUSInESS PLAn UPDATE 

	 2011	UPDATE

COMMUNITY 
ENGAGEMENT

CMLC’s community engagement involves stakeholders in the planning stages of major 
projects and programs and serves as a key component in the successful execution of 
all of our projects.

Our commitment to active communication has opened the doors of East Village to a 
wide range of Calgarians. In 2011, we will maintain open and positive dialogue with the 
community around us.

CMLC employs a variety of media, including websites, focus groups, open houses, 
collateral material, newsletters and advisory committees to ensure that public 
feedback is given and considered. 

In 2010 we embarked on a year-long master planning process to help shape the future 
of St. Patrick’s Island. Extensive community engagement was part of the process 
and has significantly informed the master plan, which is expected to be released in 
March, 2011. The new pedestrian bridge linking the island to East Village also had a 
very successful community engagement component, as the three shortlisted design 
candidates presented their visions to the community at a public forum in February 
2010, and residents also voiced opinions online. 

In 2011, several public events will be hosted in East Village to encourage area residents 
and all Calgarians to experience and interact with East Village and the Rivers District, 
be it in person, on-line, or at the sales centre. As a corporation, CMLC continues to 
work to be a trusted and valued partner in the community, breaking down barriers 
and finding ways for the East Village redevelopment to enhance the lives of all area 
residents.
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	 2011	UPDATE

COMMUNITY 
ENGAGEMENT
  (Continued) 

A VILLAgE BUILT TO LAST
People have used the land at the confluence of the Bow and Elbow Rivers for 
thousands of years; Calgary was founded here in in 1875.  now, the East Village master 
plan articulates a vision for the redevelopment of this area into a prosperous, mixed-
use sustainable community that will continue the story of this place as a setting 
for people to live, work, and play. From the outset, sustainability has been one of 
the key principles guiding CMLC’s actions since its creation in 2007.  Sustainable 
development is an integral theme in both the master plan and business plan, the two 
key documents guiding the rejuvenation of East Village.  CMLC’s vision of East Village 
as a sustainable community is a holistic outlook on the creation of a healthy, vibrant 
neighbourhood, one that integrates environmental stewardship, social wellbeing, and 
economic prosperity.

In 2011, CMLC will continue to promote the integration of sustainability considerations 
into all of our activities, by focusing on three priority action areas:

- communicate information about sustainability features of the East Village master 
plan to all stakeholders; 

- develop tools and resources to assist developers, builders, and current and future 
property owners to understand the benefits of and adopt sustainable building 
practices; and

- continue to lead by example, undertaking projects to enhance environmental and 
social well-being and economic benefits to the community, and improving CMLC’s 
internal practices.
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APPENDIX  1
CMLC Cashflow
2009 - 2011

Actual Estimated Actual Projected

OPENING CASH POSITION 12,631,287$            212,022$                 3,082,321$              

REVENUES
Community Revitalization Levy 7,626,503                11,835,071              14,500,000              
Interest Income 50,297                      40,206                      55,000                      
Proceeds from land sales/deposits 900,000                    
Rental Income 501,140                    342,178                    314,000                    
Other Income 119,924                    -                            -                            
TOTAL REVENUE SOURCES OF CASH 8,297,864                13,117,455              14,869,000              

CITY CONTRIBUTION - 4th STREET UNDERPASS 14,000,000              14,000,000              

BORROWINGS SOURCE OF CASH 32,000,000              38,000,000              31,000,000              

TOTAL CASH INFLOW 40,297,864              65,117,455              62,951,322              

INTEREST EXPENDITURES 2,588,133                3,982,302                6,681,400                

PROGRAM 701 REPAYMENT 3,236,078                

PROJECT EXPENDITURES
EAST VILLAGE INFRASTRUCTURE 18,508,709              13,590,145              25,100,000              

RIVERWALK 5,391,451                12,447,096              3,500,000                

4TH STREET UNDERPASS 14,713,530              18,497,352              12,000,000              

HERITAGE BUILDINGS 258,021                    495,201                    2,000,000                

ENVIRONMENTAL REMEDIATION 532,776                    595,552                    -                            

LAND 8,019,418                4,877,118                1,500,000                

ST PATRICKS BRIDGE 52,395                      1,318,625                1,500,000                

TOTAL PROJECT EXPENDITURES 47,476,300              51,821,089              45,600,000              

COMMUNITY RELATIONS AND MARKETING 579,122                    774,824                    1,000,000                

GENERAL & ADMINISTRATION EXPENDITURES 2,073,574                2,432,862                2,500,000                

TOTAL EXPENDITURES 52,717,129              62,247,155              55,781,400              

PROJECTED ENDING CASH POSITION 212,022$                 3,082,321$              10,252,244$            

2009 2010 2011
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