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EXECUTIVE SUMMARY 
 
This land use amendment seeks to redesignate a 0.35 hectares ±  (0.85 acres ±) site from 
Residential – Contextual One / Two Dwelling (R-C2) District, Multi-Residential – Contextual 
Grade-Oriented (M-CGd72) District to Mixed-Use – General (MU-1f2.5h15) District in order to 
facilitate the development of a 4 storey multi-residential development. 
 
Administration believes that this amendment aligns with the Municipal Development Plan with 
respect to the neighbourhood main street corridor policy. Further, the subject site is part of the 
work plan area that Administration will be looking at with the Main Street initiative and 
Streetscape Master Plan for the 33 Avenue SW corridor in Marda Loop (from Crowchild Trail 
SW to 14 Street SW).  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2017 June 15 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Policy and Land 
Use Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 44P2017 and 270D2017; and 
 
1. ADOPT, by bylaw, the proposed amendments to the South Calgary/Altadore Area 

Redevelopment Plan, in accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 44P2017. 
 
3. REFUSE the proposed redesignation of 0.35 hectares ± (0.85 acres ±) located at 1602, 

1606, 1610, 1616, 1620, 1624 – 33 Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) 
from Residential – Contextual One / Two Dwelling (R-C2) District, Multi-Residential – 
Contextual Grade-Oriented (M-CG d72) District to Mixed-Use (MU-1 f2.55h18) District; 
and 

 
4. ABANDON the proposed Bylaw 270D2017. 
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REASON(S) FOR RECOMMENDATION:  
 
The Land Use and Policy Amendments application conform to the overall intent and goals of the 
Municipal Development Plan by improving housing diversity and choice, enhancing community 
character and contributing to a high-quality living environment. 
 
 
ATTACHMENTS 
 
1. Proposed Bylaw 44P2017 
2. Proposed Bylaw 270D2017 
3. Public Submissions 
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed amendments to the South 
Calgary/Altadore Area Redevelopment Plan (APPENDIX IV). 

 
 Moved by:  L. Juan Carried: 4 – 3  
 Opposed: R. Wright, A. Palmiere 
  and S. Keating 
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.35 

hectares ± (0.85 acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 33 Avenue 
SW (Plan 4479P, Block 62, Lots 1 to 12) from Residential – Contextual One / Two 
Dwelling (R-C2) District, Multi-Residential – Contextual Grade-Oriented (M-CG d72) 
District to Mixed-Use (MU-1 f2.5h15) District. 

 
 Moved by:  L. Juan LOST: 3 – 4  
 
 Opposed: G.-Carra, L. Juan, 
  C. Friesen, R. Wright 
 
 Reasons for support of the ARP Amendment and amended Land Use Redesignation 

from Mr. Friesen: 
• I supported the Policy change and the proposed height increase to 18 metres as this 

is an appropriate location for additional density and height.  The issue to me is not 
the density or height but the quality of design.  Whether the building is 4 or 5 stories 
its impact on the streetscape and the neighborhood can be significantly changed by 
the form and detailing of the building.  The images we saw showed an appropriate 
setback on the elevation but a very flat and linear treatment on 33 Avenue SW.  
Higher density must include high quality planning, urban design, open space, etc.  I 
hope that this project will get a thorough review at UDRP which will address these 
issues. 

 
 Reasons for support of the ARP Amendment and amended Land Use Redesignation 

from Ms. Juan: 
• After a lengthy mixed discussion and debate over this development, my 

recommendations are for an amendment to increase height and density. At 
Commission, I favoured an increase to the height modifier to allow the developer the 
opportunity to reach 5 storeys, with good design measures, a review with UDRP, 
and perhaps more community consultation, a strong urban environment can occur 
on 33 Avenue SW. We should be looking at intensifying 33 Avenue SW with good 
design as it is part of the Main Streets initiative. 33 Avenue SW is also a 
Neighbourhood Corridor according to the MDP, and I worry that we are holding back 
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on the spirit and the potential of these streets through ridged decisions. I sincerely 
hope Council considers the value of the proposal and considers modifying the height 
and density to allow the developer flexibility. 

 
 Reasons for Opposition of the ARP Amendment and Land Use Redesignation from Mr. 

Palmiere: 
• I believe the application is premature and the redevelopment of the eastern half of 

33 Avenue Main Street requires community consultation consistent with other 
corridor processes (Bowness Road, Bridgeland, 17th Avenue SW, etc).  The move 
to MU-1 with optional at-grade retail is a significant shift in the form and character of 
eastern 33 Avenue SW and it warrants real community dialogue. While the ultimate 
main street built form recommendation may mirror this proposal, it is inappropriate to 
pre-suppose an outcome when the Main Street process is scheduled for Q1 of 2018. 

 
 Reasons for Opposition of the ARP Amendment and Land Use Redesignation from Mr. 

Wright: 
• I was not in support of this application because of scale and density and height is 

overwhelming in comparison to the very active redevelopment area that is unfolding.  
The Marda Loop ARP was designed to concentrate density and height, with gateway 
and 33 Avenue and 18 Street SW.  This project belongs in the Marda Loop ARP 
boundaries. 

2017 June 15 
 
AMENDMENT: Amend Administration’s recommendation to have the proposed land use 

changed to Mixed-Use (MU 1 f2.55h18) District. 
 
 Moved by:  G.-C. Carra LOST:  3 – 4  
 Opposed: R. Wright, M. Tita, 
  A. Palmiere and 
  S. Keating  
 
MOTION: The Calgary Planning Commission recommended that Council: 
 
 A. 1. ADOPT, by bylaw, the proposed amendments to the South 

Calgary/Altadore Area Redevelopment Plan, in accordance with 
Administration’s recommendation; and 

 
  2. Give three readings to the proposed Bylaw; and 
 
 Moved by:  M. Tita LOST: 3 – 4  
 Opposed: L. Juan, R. Wright, 
  A. Palmiere and 
  S. Keating   
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 B. 1. ADOPT, by bylaw, the proposed redesignation of 0.35 hectares ± 
(0.85 acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 
33 Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) from 
Residential – Contextual One / Two Dwelling (R-C2) District, 
Multi-Residential – Contextual Grade-Oriented (M-CG d72) 
District to Mixed-Use (MU-1 f2.5h15) District, in accordance with 
Administration’s recommendation; and 

 
  2. Give three readings to the proposed Bylaw. 
 
 Moved by:  M. Tita LOST: 3 – 4  
 Opposed: L. Juan, R. Wright, 
  A. Palmiere and 
  S. Keating 
 
MOTION: The Calgary Planning Commission FILED Administration’s 

recommendation of APPROVAL and recommends that Council: 
 

A. 1. REFUSE the proposed amendments to the South 
Calgary/Altadore Area Redevelopment Plan; and 

 
 2. ABANDON the proposed Bylaw. 

 
 Moved by:  R. Wright LOST:  3 – 4  
  Opposed: M. Tita, C. Friesen, 
   L. Juan and G.-C. Carra 
 

B. 1. REFUSE the proposed redesignation of 0.35 hectares ± (0.85 
acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 33 
Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) from Residential 
– Contextual One / Two Dwelling (R-C2) District, Multi-Residential 
– Contextual Grade-Oriented (M-CG d72) District to Mixed-Use 
(MU-1 f2.5h15) District; and 

 
 2. ABANDON the proposed Bylaw. 

 
 Moved by:  R. Wright LOST:  3 – 4  
  Opposed: M. Tita, C. Friesen, 
   L. Juan and G.-C. Carra 
 
RECONSIDERATION: To reconsider the vote on Administration’s recommendation for the 

proposed amendments to the South Calgary/Altadore Area 
Redevelopment Plan and proposed redesignation of 0.35 hectares ± 
(0.85 acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 33 
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Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) from Residential – 
Contextual One / Two Dwelling (R-C2) District, Multi-Residential – 
Contextual Grade-Oriented (M-CG d72) District to Mixed-Use (MU-1 
f2.5h15) District. 

 
 Moved by:  S. Keating Carried:  7 – 0   
 
MOTION: The Calgary Planning Commission FILED Administration’s 

recommendation of APPROVAL and recommends that Council: 
 
 1. ADOPT, by bylaw, the proposed redesignation of 0.35 hectares ± 

(0.85 acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 
33 Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) from 
Residential – Contextual One / Two Dwelling (R-C2) District, 
Multi-Residential – Contextual Grade-Oriented (M-CG d72) 
District to Mixed-Use (MU-1 f2.55h18) District, in accordance with 
Administration’s recommendation; and 

 
 2. Give three readings to the proposed Bylaw. 
 
 Moved by:  L. Juan LOST: 3 – 4 
 Opposed: R. Wright, M. Tita, 
  A. Palmiere and 
  S. Keating 
 
MOTION: 1. REFUSE the proposed redesignation of 0.35 hectares ± (0.85 

acres ±) located at 1602, 1606, 1610, 1616, 1620, 1624 – 33 
Avenue SW (Plan 4479P, Block 62, Lots 1 to 12) from Residential 
– Contextual One / Two Dwelling (R-C2) District, Multi-Residential 
– Contextual Grade-Oriented (M-CG d72) District to Mixed-Use 
(MU-1 f2.55h18) District; and 

 
2. ABANDON the proposed Bylaw. 

 
 Moved by:  G.-C. Carra Carried: 4 – 3 
 Opposed: G.-C. Carra, L. Juan 
  and C. Friesen 
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Applicant:  Landowner:  

Sarina Developments May P Siu Professional Corporation 
Nazim Virani 
Parvisbegum Virani 
Nadia Virani 
Riyaz Virani 

 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject site is located on 33 Avenue SW, west of 15 Street SW in the community of South 
Calgary/Altadore. Portions of the site are currently designated as Residential – Contextual One / 
Two Dwelling (R-C2) District, which allows for low density residential development in the form of 
duplex dwellings, semi-detached dwellings and single detached dwellings. The portion of the 
site designated as Multi-Residential – Contextual Grade-Oriented (M-CGd72) District was 
approved by Council in 2015 April 15, to accommodate a 4 unit multi-residential development 
with a maximum height of 3 storeys. The subject site has a back lane, and is sloped from the 
back lane down toward 33 Avenue SW. Directly adjacent to the site is low density development 
in the form of single and semi-detached dwellings. To the south/east of the site there is an M-
CG District (1535 33 Avenue SW) developed with 4 residential units. Additionally, there is a 
proposed application for a 2 building 12 unit multi-residential development, with a maximum 
height of 4 storeys, which is currently under review by Administration.    

 
 

South Calgary 
Peak Population Year 1969 
Peak Population 4,064 
2016 Current Population 3,954 
Difference in Population (Number) -110 
Difference in Population (Percent) -3% 

 
The table above shows that the population in South Calgary has not seen a significant 
population increase since 1969. The proposed land use amendment and policy amendment can 
be seen as an opportunity to facilitate population growth in South Calgary and have closer 
alignment to Municipal Development Plan (MDP) Guidelines, which encourages a variety of 
housing types and more choices within complete communities. 
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LAND USE DISTRICTS  
 
The Applicant is proposing the land use redesignation in order to facility an up to 4 storey multi-
residential development. 
 
Current Land Use Districts - Residential – Contextual One / Two Dwelling (R-C2) District and 
Multi-Residential – Contextual Grade-Oriented d72 (M-CG d72) District 
 
Portions of the site that are designated as R-C2 District are intended to provide for: 
 

• residential development and contextually sensitive redevelopment in the form of duplex 
dwelling, semi-detached dwellings and single detached dwellings in the Developed Area; 

• a maximum of one main residential building on a parcel; and 
• a maximum building height of 10.0 metres. 

 
The portion of the site designated as M-CGd72 District is intended to provide for: 
 

• multi-residential development that will typically have higher numbers of dwelling units 
and traffic generation than low density residential dwellings; 

• multi-residential development designed to provide some or all units with direct access to 
grade; 

• multi-residential development in a variety of forms; 
• multi-residential development of low height and low density; 
• varied building height and front setback areas in a manner that reflects immediate 

context; 
• a maximum density of 72 units per hectare (4 units); and 
• a maximum building height of 12.0 metres. 

 
Proposed Land Use District – Mixed-Use (MU-1f2.5h15) District 
 
The proposed MU-1f2.5h15 District is intended to provide for: 
 

• development along commercial streets where both residential uses and commercial 
uses are supported at grade facing the street; 

• a mix of residential and commercial uses in the same building or in multiple buildings 
throughout an area; 

• local area context by establishing a maximum building height for individual parcels; 
• a maximum floor area ratio of 2.5; and 
• a maximum height of 15.0 metres. 

 
The MU-1 District was approved/added to the Land Use Bylaw by Council on 2017 May 01, and 
has recently been utilized by the Main Street Initiative in several corridors (16 Avenue NW and 
Bowness Road NW in Montgomery, 17 Avenue SW, 37 Street SW). Administration deemed the 
land use to be appropriate given that the site is designated as a ‘neighbourhood corridor’ and 
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‘main street’ within the MDP. While the MU-1 district does allow for commercial uses, there is no 
requirement within the District for a specific amount of gross floor area to be dedicated. 
 
The initial submission from the applicant proposed to redesignate the site to Multi-Residential – 
High Density Low Rise (M-H1f2.55h18d276) District in order to facilitate the development of a 5-
6 storey 80 unit multi-residential development. Through Administration’s review and discussions 
with the applicant, stakeholders and public input and submissions, the MU-1 District was 
recommended with a reduced height modifier of 15.0 metres (approximately 4 storeys) and a 
floor area ratio modifier of 2.5.  The current land use proposal does not include a density 
modifier. The applicant has agreed to only propose a floor area ratio modifier, which would allow 
flexibility in the building design, form and massing, and to facilitate further dialogue with local 
residents on the number of units at the development permit stage.  
 
At the Development Permit stage, Administration will work with the Applicant and local residents 
within a public workshop, which will discuss, but not limited to, items such as massing, built form 
and number of units.  
 
 
LEGISLATION & POLICY  
 
The following sections review the planning policies that support the proposed MU-1 District: 
 
South Saskatchewan Regional Plan (SSRP)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan (SSRP). 
 
Municipal Development Plan (MDP) 
 
2.3 Creating Great Communities  

“Goal – create communities by maintaining quality of living and working environments, 
improving housing diversity and choice, enhancing community character and 
distinctiveness.” 

 
Key Direction #2: Provide more choice within complete communities. 
Key Direction #4: Link land use decision to transit. 
Key Direction #8: Optimize infrastructure. 
 
The subject site was recently redesignated by Council (2017 April 11) as a ‘Neighbourhood 
Main Street’ within the MDP. The intent of ‘Neighbourhood Main Street’ is to provide for: 
  

• mixed-uses within a pedestrian-friendly environment;  
• opportunity for moderate levels of intensification of both jobs and population over time; 
• different housing types and densities; 
• ground-oriented housing, low-scale apartments and mixed use retail buildings; and 
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• highest densities occurring in close proximity to transit stops and in locations where they 
merge with Activity Centres. 

 
South Calgary/Altadore Area Redevelopment Plan (ARP) 
 
The ARP designates portions of the subject site as ‘Residential Conservation’ and ‘Residential 
Low Density’. 
 
The intent of ‘Residential Conservation’ is to provide for: 

• low profile infill development that is compatible with surrounding dwellings; and 
• conservation of existing structures in good repair and replace or rehabilitate structures in 

poor repair. 
 
The intent of ‘Residential Low Density’ is to provide for: 

• low profile family-oriented development; and 
• direct access to grade or landscaped areas as well as a proportion of units with two or 

more bedrooms. 
 
The highest allowable density within the existing ARP is ‘Residential Medium Density’, and if 
applied on the subject site, it would facilitate a 51 unit multi-residential development (148 
units/ha – based on the RM-4 District – Land Use Bylaw 2P80) with a maximum height of 3 
storeys. As such, since the applicant is seeking to develop at a higher density and height, a 
major policy amendment to the ARP will be required to add a new land use classification and 
associated text amendments.  
 
Administration has utilized the Developed Areas Guidebook (DAG) in drafting the new land use 
category and associated text amendments. The new land use classification being proposed is 
‘Community Mid-Rise’, which is a classification within the DAG, and which the MU-1 District falls 
under.  
 
The proposed ARP amendments were also drafted in consultation with both the Main Street and 
Developed Area Guidebook project teams, and are in alignment with MDP policies for a 
‘Neighbourhood Main Street’ by: 
 

• providing the opportunity for a mixed-use development;  
• supporting a range of housing types; and  
• supporting urban development in a built form that helps optimize existing public 

investment, municipal infrastructure and facilities;  
 
Further details on the policy amendments are provided in APPENDIX IV. 
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The Main Streets Initiative 
 
The Main Streets Initiative team has been consulted throughout the review process and has 
indicated that subject site is located within the ‘33 Avenue Main Street project’, which would be 
part of the next phase of their review (Q1, 2018). Further, the preliminary review by the Main 
Street Imitative is that a 4-6 storey building, utilizing the MU-1 District, was supported at this 
particular location.  
 
Location Criteria for Multi-Residential Infill (PUD2016-0405) 
 
In order to assist in the evaluation of a land use amendment application for multi-residential infill 
and associated local area plan amendments, Council has directed Administration to apply the 
‘Location Criteria for Multi-Residential Infill’ and report on in reports to the Calgary Planning 
Commission. The subject application meets the following criteria: 
 
Location Criteria 1 – On a corner parcel 

• The subject site is located at the corner of 15 Street SW and 33 Avenue SW. 
 
Location Criteria 2 – Within 400.0 metres of a transit stop 

• The subject site is directly adjacent to the #7 transit route. 
 

Location Criteria 3 – Within 600.0 metres of an existing or planned primary transit stop 
• As mentioned, the subject site is directly adjacent to transit route 7, which offers frequent 

service that connect the site to the downtown core, LRT stations and Marda Loop 
neighbourhood. 

 
Location Criteria 4 – On a collector or higher standard roadway on at least one frontage 

• The subject site is on a ‘higher standard’ roadway, fronting onto 33 Avenue SW.  
 
Location Criteria 5 – Adjacent to existing or planned non-residential development or multi-unit 
development 

• To the south/west is a 4 unit multi-residential development; 
• To the south/east, Administration is currently reviewing a Development Permit for a 2 

building,12 unit multi-residential development with a maximum 4 storey height.; and  
• To the south/east is a 4 unit multi-residential development. 

 
Location Criteria 6 – Adjacent to or across from an existing or planned open space, park or 
community amenity 

• The subject site is approximately 64.0 metres from South Calgary Park which includes: 
the South Calgary Swimming Pool, the South Calgary Community Centre and the 
Alexander Calhoun Public Library. 

 
Location Criteria 7 – Along or in close proximity to an existing or planned corridor or activity 
centre 

• Main Streets has indicated that the subject site is located within the portion of 33 Avenue 
SW which will be the subject of the next phase of their review in early 2018. 
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Location Criteria 8 – Direct lane access 
• The subject site has lane access. 

 
 
TRANSPORTATION NETWORKS  
 
The subject site is on a corner lot at 15 Street SW (Residential, with less than 5,000 vehicle trips 
a day) and 33 Avenue SW (Neighbourhood Boulevard, with 13,000 vehicle trips a day).  The 
intersection of 15 Street and 33 Avenue SW is stop-controlled in the north-south direction.   
 
A combined Transportation Impact Assessment (TIA) and Parking Study was prepared for this 
application and included a number of other developments proposed or under construction in the 
greater area, as background developments.  The TIA thus provides a more complete view of 
traffic changes due to multiple potential developments.  Vehicular access to the site is available 
from the rear lane, from 15 Street SW.  The development does not impact any of the 
intersection Levels of Service (LOS) calculations in the surrounding area and the parking being 
provided exceeds the minimum required by law.  There are also parking restrictions in the area 
and residents of the proposed development will not be able to receive residential parking 
permits, protecting the current needs of residents being filled by this program.   
 
The site is served by bus routes 7 and 107 directly in front of the site on 33 Avenue SW and the 
inbound station for the planned South/West BRT is located within a 700 metre walk of the site to 
the west on Crowchild Trail SW.  Additional (in excess of bylaw requirements) bike parking is 
also being provided by the development, in support of greater use of the on-street biking, 
including along the recently implemented bicycle lanes along the 20 Street Corridor. 
 
 
UTILITIES & SERVICING 
 
The water mains available on 33 Avenue SW (150 millimetres, 1948) for service and fire 
prevention are deemed to be inadequate to support a high density multi-residential 
development.  
 
At the formal submission of the development permit, the developer shall provide fire flow 
calculations and fire flow tests to determine upgrade requirements subject to approval from 
Development Approvals, Water Resources. 
 
 
ENVIRONMENTAL ISSUES  
 
There are no environmental concerns associated with the proposed development. 
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ENVIRONMENTAL SUSTAINABILITY  
 
Items such as: adaptability and flexibility in design, re-used or recycled content in the building 
materials, and optimization of the building’s energy performance will be reviewed within the 
Development Permit application. 
 
 
GROWTH MANAGEMENT  
 
The proposed amendment(s) does not trigger capital infrastructure investment and therefore 
there are no growth management concerns at this time. 
 
However, as per the Marda Loop ARP, and Councillor Woolley’s Motion Arising, Urban Strategy 
is currently working on a streetscape master plan for 33 Avenue SW from Crowchild Trail SW to 
14 Street SW along with intersecting side streets 18 Street SW, 19 Street SW, 20 Street SW, 
21 Street SW, and 22 Street SW.  
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
The Marda Loop Communities Association have provided the following comments: 

 
• supports the reduced building height provided that the development is designed to 

respect the neighbouring properties; 
• does not support the density exceeding 148 units per hectare; 
• under the MU-1 District commercial uses are identified, and the MLCA does not 

support commercial uses at this location, as it is not within the Marda Loop ARP 
boundary; and 

• appreciates the efforts put forth by the City, Sarina and residents of the Marda Loop 
communities to achieve an outcome that benefits our communities and Calgary as a 
whole. 

 
Citizen Comments 
 
Eighty nine letters of objection were received by Administration in response to the initial land 
use submission for M-H1f2.55h18d175 District. Letters expressed concerns with: 

 
• increased traffic and noise pollution; 
• an increase in laneway traffic; 
• increase on street parking; 
• insufficient on-site parking; 
• on site waste and recycling maintenance; 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-269 
LOC2017-0028 
Page 15 of 58 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
SOUTH CALGARY (WARD 8)  
15 STREET SW AND 33 AVENUE SW  
BYLAWS 44P2017 AND 270D2017 MAP 8C 
 

 
J. Friedman 

• safety for cyclists; 
• that existing city infrastructure cannot support the proposal (i.e. utilities, transit 

services, roads); 
• a high density development – townhouses, rowhouses, fourplexes more appropriate 
• that there is already too much multi-residential development that is developed or 

soon to be developed; 
• the proposed height – should only be allowed a maximum of 3 storeys; 
• the future design and massing; 
• impact on fire safety; 
• commercial development; 
• shadowing of the future development; 
• increase in noise; 
• impact on property values; 
• the future design – lack of transition and integration, potential streetscape; 
• impact on the existing low density character and environment; 
• impact on privacy; 
• the proposal not meeting the intents of the applicable statutory policies (MDP, ARP); 
• the proposal undermining the Main Streets initiative by proposing the redesignation 

prior to their consultation with the community; 
• the developer not sufficiently engaged or responded to public comments; 
• more holistic approach to updating the existing ARP is not being undertaken; 

 
Seven letters of support were received in response to the initial land use proposal, which 
can be summarized as follows: 

 
• the proposed location is appropriate for high density at a 3-5 storey height; 
• multi-residential fits well within the existing community which is a mix of commercial 

and reisdential; 
• proposal facilitates community vibrancy and a variety of housing types for citizens 

with various income levels; 
• proposal encourages a walkable community 
• there are available services for increased density;  
• new retail and service outlets would be great for the neighbourhood; 
• infill development has reduces urban footprint and sprawl; 
• there are good transportation links available to support the proposal. 

 
As previously mentioned, Administration shared the concerns of the public with the applicant 
in terms of the initial proposal. Administration is supporting the current proposal, as the 
applicant has responded to public and planning concerns by lowering the height modifier to 
15.0 metres (approximately 4 storeys) and by removing the density modifier, which had 
supported up to a maximum of 80 units.  
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The applicant is aware the proposal for a 70 unit multi-residential development will be 
considered by Administration at the Development Permit stage, and that this would require 
further City led engagement with local residents in the form of a workshop. This workshop 
will be looking into items such as, but not limited to: units, massing, building materials, 
streetscape and interface within the existing community.  
 
Ten additional letters of objection were received by Administration since the revised land 
use redesignation was circulated on 2017 May 11. Letters expressed concerns with: 

 
• the proposed height; 
• the proposed density;  
• privacy; 
• shadowing;  
• the increase in street and laneway traffic; 
• inadequate on-street parking; 
• the potential negative change in the community dynamics;  
• the lack of community input through the Main Streets Initiative; 
• that the review process was rushed; 
• the contradiction on previous planning recommendations; 
• the proposal not following the guidelines of the MDP, ARP or Main Streets Initiative. 

 
Public Meetings 
 
Applicant Led Engagement 
 
The following engagement was undertaken by the Applicant: 

 

• Late 2016 – 20 hours of engagement sessions (5 different days - November 22, 26, 
and 29, and December 3 and 6) with local residents in an engagement center that 
was established up in the home located at 1632 33 Avenue SW. We have also held 
a number of meetings with members of the Business Revitalization Zone (BRZ) and 
Marda Loop Community Association; 

• 2016 October 12 and 2016 November 1 – Meeting with members of the MLBIA to 
discuss the scope of the proposal; 

• 2017 February – the applicant, project Architect and Intelligent Futures met with the 
MLCA, a number of concerned residents, Councillor Woolley and Councillor Pincott 
to further discuss the proposed project and listen to additional concerns from the 
community (APPENDIX I) ; 

• 2017 April 5 – the applicant met with residents and the MLCA to discuss revisions to 
the proposed project;  

• 2017 April 19 - the applicant attended the City open house and answered questions 
and heard additional concerns about the proposed land use re-designation; and 

• 2017 May 1 – the applicant presented an update to the MLCA board of directors.    
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City Led Engagement 
Approximately 295 people attended a City-led public open house on 2017 April 19, and an 
online survey was posted from 2017 April 19 to 2017 April 23, where the public was asked 
for their feedback on: 

 
• the types of development appropriate along 33 Avenue SW; 
• the services/amenities that they would like to see in their community; and 
• how the ARP amendment was impacting them. 

 
Additionally, at the City-led public open house, Administration shared information on the 
proposed land use redesignation, applicable statutory policy (MDP & ARP), as well as 
supporting information from the Main Streets initiative and the DAG. The applicant was also 
attendance and provided information (a rendering was shown of the proposed development 
– a 5 storey development) and answered questions on the proposed land use application 
and pre-application submission to the City (PE2017-00498). 
 
Based on the feedback collected from the public open house and online survey, most 
attendees were concerned with: 

 
• the proposed 5 storey height 

o Administration requested that the applicant lower the height modifier. 
• increasing traffic  

o Transportation Planning requested that the applicant submit a Traffic Impact 
Assessment for additional analysis; 

• maintain the existing low density development character in the community to be 
maintained 
o Administration requested that the applicant remove the density modifier in 

order to have further discussions on the number of units at the development 
permit stage; 

• some attendees mentioned that a 3-4 storey apartment building could be supported, 
but that it had to be substantially less than 80 units. 

 
Further details on the results of Administration’s engagement can be reviewed within the 
executive summary from the ‘Stakeholder Report Back: What we Heard’ report 
(APPENDIX III). 
 
The City also held an Information Session on 2017 June 07 in the community where the 
following was information was shared: 

   
• a summary of the ‘what we heard’ report and what recommendations Administration 

have made; 
• information on the revised land use redesignation and policy amendments; and 
• examples of various building types that could be facilitated with the proposed land 

use.  
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 

 
RE: Additional Revisions to LOC2017-0028 
 
Dear Mr. Friedman, 
 
Through this correspondence, Sarina Homes wishes to formally make one final revision to our land use 
re-designation application, LOC2017-0028.  This amendment consists of changing the requested 
land use from M-H1 to MU-1, reducing the FAR modifier from 2.55 to 2.5, reducing the height 
modifier from 18.0 m to 15.0 m and removing the density modifier based on administration’s 
recommendation. The modifiers on this land use application have now been revised twice following 
discussion with administration and extensive engagement with local community stakeholders. 
 
Summary of Application and Revisions  

1. The original application, submitted on January 13, 2017, was to re-designate 10 lots located at 
1602, 1606, 1610, 1616, 1620, 1624, 1628, 1632, 1636 and 1640 33 Avenue SW from R-C2 and 
M-CG to M-H1 f2.8h20d330 that would allow for a multi-family residential development. The intent 
of the application was to build out the site in two separate phases containing a total of 2 buildings. 

2. Following extensive community engagement, Sarina amended the land use application on March 
14, 2014.  The requested revisions to the original application were as follows:  

- Re-designate 6 lots located at 1602, 1606, 1610, 1616, 1620 and 1624 33 Avenue SW from R-C2 
and M-CG to M-H1 f2.55h18d276 that would allow for a single multi-family residential development.   

*This initial revision represented a 9% decrease in allowable FAR, a 10% reduction in allowable 
height and a 16% reduction in allowable density. *  

Following additional engagement and discussion with City of Calgary administration, Sarina wishes to 
make a final revision to our land use application LOC2017-0028. The requested revisions are as follows: 

- Re-designate 6 lots located at 1602, 1606, 1610, 1616, 1620 and 1624 33 Avenue SW from R-C2 
and M-CG to MU-1 f2.5h15 that would allow for a multi-family residential development with a 
maximum of 4 storeys. 

Revising the application from an M-H1 designation to an MU-1 designation will ensure that the parcel is 
more in line with any future Main Streets program along 33rd Avenue.  As the site is adjacent to lower 
density residential uses, the side and rear angular planes prescribed in the MU-1 district will apply and 
will help to address the transition to adjacent properties. Additionally, the MU-1 district has a stronger 
focus on the street interface, which will be a beneficial outcome for the area. The reduction in height is in 
response to feedback from the community and administration and will ensure the development will not 
exceed 4 storeys.   

This final revision represents an 11% decrease in allowable FAR and 25% reduction in allowable height 
from the original application.  
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Proposed Revised Land Use District 
Five of the parcels are currently zoned as R-C2 and 1610 33 ave S.W is currently zoned as M-CG.  
Sarina Homes is now seeking to re-zone all six parcels to MU-1 f2.5h15.  
 
A height of 15.0 m is requested to accommodate the ultimate build form.  15.0 m represents the 
maximum building height which will be found towards the southeast corner of the project.  An FAR of 2.5 
is requested to allow for the density and coverage that the intended building is able to accommodate.  
The density modifier has been removed following a recommendation from City administration. 
Supporting Policy Framework  
All of the active City of Calgary policies described in the original application are still applicable to this 
revised application. These policies include: 

- The Main Streets Initiative 
- The growth targets and development goals outlined in the MDP 
- The Multi-Residential Infill Guidelines 

This project integrates many of the intended outcomes of the MDP including building vibrant, transit 
supportive activity centers along community corridors and the promotion of urban design which 
contributes to high quality living environments in pedestrian friendly communities. This project is located 
on a corner parcel, within 400 m of multiple transit stops, has its main frontage along a higher standard 
roadway, is within close proximity to a large park and community amenity space, is located directly on the 
main street corridor of 33 Ave SW and has direct lane access.  

Developments like this one can help The City of Calgary achieve its smart growth targets including 
encouraging population growth within established residential areas. 
 
Local Area Context  
The proposed development is located along the developing corridor of 33rd ave S.W. within the 
community of South Calgary.  The project is located directly on the main street and is in close proximity to 
parks (1 block north), bike paths (1 block south on 34th ave), many commercial/retail amenities (found 
along 33rd ave and 14th st) and public transit (2 routes with stops on 33rd ave). 

Engagement Update  
As previously indicated, towards the end of 2016, Sarina held 20 hours of engagement sessions with 
local residents in an engagement center that was established up in the home located at 1632 33 Avenue 
SW. We have also held a number of meetings with members of the BRZ and MLCA. 
 
On February 7, 2017, Sarina, the project Architect and Intelligent Futures met with the MLCA, a number 
of concerned residents, Councillor Woolley and Councillor Pincott to further discuss the proposed project 
and listen to additional concerns from the community. Following this meeting, Sarina decided to make 
significant changes to the project design including abandoning the previously proposed 6 storey build 
form. The initial revisions to the land use application that Sarina decided to make were a direct result of 
what we heard through our community engagement.   
 
On April 5, 2017, Sarina again met with residents and the MLCA to discuss revisions to the proposed 
project.  On April 19, 2017, Sarina was also present at the City led ARP amendment engagement session 
in order to answer any questions and hear additional concerns about the proposed land use re-
designation. On May 1, 2017, Sarina presented another update to the MLCA board of directors.    
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Process Moving Forward 
Sarina’s intention has always been to submit a concurrent DP application along with the land use to 
provide both the City and the community with confidence that we intend to build a out project that is 
reflective of the discussions and suggestions that have come from CPAG and community engagement.  
While we still intend to submit the DP as soon as possible, we will be delayed due to the building redesign 
associated with the additional revisions to the land use amendment detailed in this letter.  It is now our 
intention to submit the DP for the revised building sometime during the first week of July 2017.  

Through thoughtful design, effective community engagement and a consistent planning approach, we 
believe that this project will be able to deliver the greatest benefit to the community and will serve as a 
prime example conscious re-development and densification in the City.    
 
Sincerely,  
 
 
Joel Tiedemann 
Project Manager, Sarina Homes 
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LETTERS SUBMITTED 
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WHAT WE HEARD REPORT – EXECUTIVE SUMMARY 
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APPENDIX IV 
 

PROPOSED AMENDMENTS TO THE SOUTH CALGARY/ALTADORE AREA 
REDEVELOPMENT PLAN 

 
(a) In Section 2.2 Residential Land Use after (d) add the following: 
 

“(e) Community Mid-Rise 
Provides for mid-rise building types (up to six storeys) that may accommodate a 
range of retail, services, office, and residential uses.  Community Mid-Rise is 
appropriate to accommodate mixed-use buildings (horizontal and vertical mixed-
use). The MU-1 designation is appropriate for larger parcels on Neighbourhood 
Main Streets adjacent to low density residential development.” 

 
 

(b) In Section 2.3 Policy after 2.3.6 add the following: 
 

“2.3.7   Encourage a variety of housing types through the use of mid-rise buildings that 
may also include retail, services, and office uses along Neighbourhood Main 
Streets (i.e., 14 Street S.W. and 33 Avenue S.W.). 

 
 
(c) Delete the existing Map 2 entitled “Land Use Policy” and replace with the revised Map 2 

entitle “Land Use Policy” (APPENDIX V). 
 
(d) Add MU-1 District to the table in subsection 2.4.1 as follows: 

 

District Land Use Policy Development Guidelines 
MU-1 Community Mid-Rise The following is to be encouraged: 

1.    provision of residential development that has: 
a) a mix of unit sizes and types to provide diversity 

in housing choice; 
b) upper storeys massed and stepped back to 

minimize the appearance of scale and reduce 
shadow impacts where appropriate; 

c) common amenity spaces that allow for social and 
communal activities; 

d) residential uses at ground level with front 
entrances facing the street;  

e) design features and spaces such as raised 
terraces, porches, steps , alcoves, forecourts or 
landscaping to provide a transition from the 
public street and sidewalk to at-grade residences. 

2.    provision of commercial development that has: 
a) active and ground-oriented uses at grade, such 
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as retail uses that wrap the building edge along 
the lane or flanking street; 

b) commercial entrances distinguished from 
residential entrances (i.e., by elevating the 
residential entry, change in materials, integrated 
signage);  

c) finer-grained building frontage with uses for 
developments that face a primary pedestrian 
street. 

3.    provision of a building design that has: 
a) buildings oriented to the street to create a safe, 

comfortable pedestrian environment; 
b) setbacks and building separation minimizing 

wind, sunlight and privacy impacts; 
c) amenity space for building occupants; 
d) neighbourhood scaled transitions, appropriate to 

the context of an individual neighbourhood; and 
e) narrower frontages to increase visual interest for 

pedestrians and to avoid long street walls with 
only single access points.                                                                     

4.    provision of materials, detailing and entries with:  
a) high quality, durable exterior building materials 

and varied architectural materials that enhance 
and articulate street frontages; 

b) canopies and awnings along street frontages; 
c) primary entrances and prominent corners of mid-

rise and higher intensity buildings, that are 
architecturally distinct, emphasizing a pedestrian 
scale and be clearly articulated on the street 
facing building;  

d) building entrances and accesses that face the 
street where transit service is provided; 

e) pedestrian entries to parking structures that are 
convenient and easy to find. 
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APPENDIX V 
 

PROPOSED MAP 2: LAND USE POLICY 

 


