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EXECUTIVE SUMMARY 
 
The purpose of the application is to amend the land use designation for six (6) contiguous 
parcels in the community of Richmond/Knob-Hill.  This amendment increases the allowable 
density and building height from the existing land use district for the parcels.  The height 
increase is from 14 metres to 16 metres, and the density increase is from a maximum of 148 
units per hectare (uph) to a density of 3.0 FAR. 
  
Administration supports the proposed land use amendment as it implements the policies of the 
recently adopted Marda Loop Area Redevelopment Plan (ARP) by accommodating moderate 
intensification along a Neighbourhood Corridor. 
 
PREVIOUS COUNCIL DIRECTION  
None. 
 

ADMINISTRATION RECOMMENDATION 2016 February 25 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Land Use 
Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 88D2016; and 
 
1. ADOPT the proposed redesignation of 0.36 hectares ± (0.89 acres ±) located at 2410, 

2414, 2418, 2424, 2428 and 2432 – 33 Avenue SW (Plan 4479P, Block 55, Lots 4 to 16) 
from Multi-Residential – Contextual Low Profile (M-C1) District to Multi-Residential – 
High Density Low Rise (M-H1f3.0h16) District, in accordance with Administration’s 
recommendation; and 

 
2. Give three readings to the proposed Bylaw 88D2016. 

 
REASON(S) FOR RECOMMENDATION:  
 
The Proposed redesignation complies with the policies of the recently adopted Marda Loop 
Area Redevelopment Plan (2014).  The proposed land use amendment implements the goals 
and policies of the Municipal Development Plan (MDP) for building complete communities, 
supporting moderate intensification and more diverse housing choices within inner city 
neighbourhoods. 
 
ATTACHMENTS 
1.   Proposed Bylaw 88D2016 
2.   Public Submissions  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.36 hectares ± 
(0.89 acres ±) located at 2410, 2414, 2418, 2424, 2428 and 2432 – 33 Avenue SW (Plan 
4479P, Block 55, Lots 4 to 16) from Multi-Residential – Contextual Low Profile (M-C1) District 
to Multi-Residential – High Density Low Rise (M-H1f3.0h16) District. 
 
 Moved by:  C. Friesen Carried:  4 – 1  
 Absent:  G. Morrow  Opposed:  R. Wright 
 
 Reasons for Opposition from Mr. Wright: 

• I find the density of 3.0 FAR and the extra height will be overwhelming to the 
neighbours to the north.  The Area Redevelopment Plan (Appendix) talked about 2.5 
FAR which seemed to be more balanced, especially in this challenging site. The 
same table only suggests a 3.0 FAR density in the heart of Marda Loop, not on the 
fringes, as this site is.  The cumulative effects of relaxations/issues related to the 
Area Redevelopment Plan, bylaw requirements and the urban design issues are also 
overwhelming.  The development permit did not address the change in elevation 
between the sidewalk and the building, resulting in an almost tunnel effect. 

 
 
 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 APRIL 11 

ISC: UNRESTRICTED 
CPC2016-089 

LOC2015-0023 
Page 4 of 51 

  
LAND USE AMENDMENT  
RICHMOND (WARD 8)  
NORTH SIDE OF 33 AVENUE SW, 
BETWEEN CROWCHILD TRAIL AND 21 STREET SW 

 
 

BYLAW 88D2016 MAP 8C 
 

 
J. Yun 

Applicant:  Landowner:  

Casola Koppe Kish Arora 
May C Arora 
Julieta T Juan 
Jose Simoes 
Scott Michael Whitlow 
Shannon Marie Whitlow 
Bradley James Yeo 
Harbinger Management Ltd 
 
 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
The subject site is located in the community of Richmond Knob-Hill/Marda Loop along the north 
side of 33 Avenue SW between Crowchild Trail and 22 Street SW.  The site is comprised of six 
(6) contiguous parcels 0.36 hectares in total size.  Single detached dwelling units exist within 
each parcel.  The land use context immediately north of the site is primarily low-density 
residential within the Multi-Residential – Contextual Low Profile (M-C1) District.  Development to 
the south is of medium density residential and mixed-use development. 
 
 
LAND USE DISTRICTS  
 
The following table highlights the differences in key development parameters. 
 

Development Rule 
(maximums) 

M-C1 (Existing 
District) M-H1(f3.0h16) 

Density 148 units per hectare 
*(53 units) 

Governed by maximum 
height, FAR, building 
setbacks & unit sizes 

Floor Area Ratio 2.5 3.0 

Building Height 14 metres 16 metres 
*(Site-specific yield) 
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LEGISLATION & POLICY  
 
Municipal Development Plan (MDP) 
 
The subject site is located within a Neighbourhood Corridor as shown in the Urban Structure 
Map (Map 1 of MDP) and identifies 33 Avenue SW as part of the Primary Transit Network.  The 
proposed Land Use Amendment complies with applicable policies of the Municipal Development 
Plan (MDP) summarized below. 
 
The MDP recognizes 33 Avenue SW as a Neighbourhood Corridor which would change and 
transform in the future to support a greater mix of housing types and uses to serve changing 
community needs.  This is consistent with The City’s strategic objectives (Municipal 
Development Plan and Calgary Transportation Plan) which support promoting greater land use 
efficiency, and convenience. It is also consistent with the Municipal Development Plan’s City-
wide land use objectives: 
 

§ To create walkable environments; 
§ To create a range of housing opportunities and choices; 
§ To strategically direct and manage redevelopment opportunities within existing areas; 

and 
§ To support compact development. 

 
Section 3.4.3 Neighbourhood Corridors of the MDP outlines the characteristics and future 
development considerations related to these streets. Neighbourhood Corridors are typically 
oriented along a street that is or will be served by primary transit (high frequency transit 
services).  Generally, Neighbourhood Corridors currently or will have the potential to provide a 
social function to the neighbourhood by supporting a moderate mix of uses and residential 
development. 
 
3.4.3  Neighbourhood Corridors 
 

e. Encourage ground-oriented housing, low-scale apartments and mixed-use retail 
buildings within the Neighbourhood Corridor, with the highest densities occurring in 
close proximity to transit stops and in locations where they merge with Activity 
Centres or Urban Corridors. 

 
f. An appropriate transition between the neighbourhood Corridor and the adjacent 

residential areas is required.  Transition should generally occur at a rear lane or 
public street.  These transitions should be sensitive to the scale, form and character 
of surrounding areas, while still creating opportunities to enhance the connectivity 
with the community. 
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Main Street Initiative 
 
The Main Street Initiative is a study of 24 identified main street areas (Urban and 
Neighbourhood Corridors), including 33 Avenue SW from Crowchild Trail to 14 Street.  The 
Main Street Initiative will build upon the MDP’s direction for Corridors and identify ways to 
strengthen the unique features of each corridor.  This Initiative is in its second phase, which 
focuses on the inputs from community consultation to plan for future growth along Main Streets.  
Specific policies have not been established by the Main Streets Initiative at the time of this 
report; Main Streets policy recommendations are scheduled to be considered by Council by the 
end of 2016. 
 
Marda Loop Area Redevelopment Plan (2014) 
 
Consideration of the proposed Land Use Amendment is governed by the following policies of 
the Marda Loop Area Redevelopment Plan (ARP): 
 

6.4.2 Land Use Amendments 
 

Land Use Redesignations are to be in conformance with the Plan.  Where feasible, land 
use districts established in the Land Use Bylaw will be used to implement the policies set 
out in this Plan. 

 
The exact land use district boundaries will be determined at the land use redesignation 
stage, using the land use policy area boundaries on Map 3.1 Land Use Policy Areas as 
a guide. 

 
3.0 Land Use and Density 

 
 3.1 General Policies 
 

The proposed Land Use Amendment is consistent with general policies, particularly as 
follows: 

 
“The provision of a broad range of housing types is encouraged for different 
types of households, income levels, age groups and lifestyles.  Provision of 
larger unit sizes and ground oriented units appropriate for families with children is 
strongly encouraged” 

 
Policy Analysis: 
The rules of the Multi-Residential – High Density Low Rise (M-H1d3.0h16) District for density, 
height and setbacks accommodate a broader range of housing types, households, income 
levels, age groups and lifestyles than the existing District (M-C1).   
 

4.0 Built Form and Site Design 
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      4.2 Building Design 
 
  4.2.1 Building Height 
 

New Development should comply with the maximum building heights 
indicated in Map 4.2 maximum Building Heights;  

 
Policy Analysis: 
Rules of the Multi-Residential – High Density Low Rise (M-H1d3.0h16) District complies with 
Map 4.2 of the ARP. 
 

4.2.2 Building Massing & Form 
 

• Along the Street frontages, buildings that are four storeys or greater 
should be stepped back to minimize massing.  This step back should 
be a minimum 3 metres and take place either at the first, second or 
third storey.  Other architectural and design techniques intended to 
minimize the mass of the building and reduce shadowing impacts may 
be considered. 

• Where new developments share a lane with a low density residential 
district, the building should meet the following guidelines: 

• Provide a minimum setback of 5 metres from the rear property line; 
• Provide a minimum step-back of 3 metres at either the second or third 

storey. 
• Balconies should not project beyond the building façade 
• New development is encouraged to consider locating active uses at 

grade, such as retail, residential and live/work along rear lane. 
 
Policy Analysis: 
The development rules of the Multi-Residential – High Density Low Rise (M-H1d3.0h16) District 
accommodates building forms that comply with these policies. 
 
Marda Loop ARP - Appendix A: Planned Development Capacity 
 
The appendices of this ARP are intended to provide supporting information to the statutory 
portions of the plan. Because numerous instances of feedback received from external 
stakeholders referenced the appendices, clarification of their role is summarized below. 
 
The purpose of Appendix A is to provide illustrative context to the potential implementation of 
the statutory policies. The proposed build-out scenario illustrated in Table A.1 shows one 
potential scenario permitted by the Plan’s regulations on building height and mix of uses. 
Further assumptions, such as on unit size, occupants per unit, and residential/retail split all 
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combine to produce an estimated number of units, residents, and jobs in each block of the Plan 
area. These totals are one estimate of the maximum floor area developable under the statutory 
policies and are not regulations themselves. 
 
 
SITE ACCESS & TRAFFIC 
 
A Traffic Impact Assessment (TIA) was submitted in support of the land use amendment and 
development permit applications.  Primary access to the site and below grade parkade is to be 
accommodated from 22 Street SW, onto the lane adjoining the north edge of the site.  No direct-
access onto 22 Street SW or 33 Avenue SW is available from the site.   
 
Currently, the signalized intersection at 33 Avenue and 22 Street SW prohibits turns onto 
northbound 22 Street SW from either direction along 33 Avenue SW.  Traffic moving 
southbound from 22 Street SW is restricted to right-turns only.  The majority of vehicular 
movement onto the site would be accommodated from the residential streets east of the site 
(i.e. via 21 Street and 32 Avenue SW).  Based on the TIA, traffic along these streets would 
remain within the acceptable threshold for residential streets.   
 
Public on-street parking is available adjacent to the site along 22 Street SW, but not along 33 
Avenue SW.   
 
Community Infrastructure Enhancement – Traffic Restrictor on 22 Street SW 
 
The City’s and Applicant-led Public Engagement identified traffic congestion as a significant 
concern of local residents.  The applicant has worked with the City to design a solution, primarily 
to reduce the amount of new traffic along 32 Avenue SW and side streets (21 and 20 Street SW) 
in close proximity of the site.  The City supports the option to allow for all-turns at the 33 
Avenue/22 Street SW intersection with a new Restrictor which channels residential traffic 
directly to the lane. The Restrictor prohibits northbound through-traffic north of the lane on 22 
Street SW.  This Traffic Restrictor would only permit southbound traffic on 22 Street SW. By 
placing the Restrictor just north of the lane, the new traffic is expected to access the proposed 
development primarily via the 33 Avenue/22 Street SW intersection, thereby mitigating the 
amount of additional traffic on  adjoining thoroughfares (32 Avenue SW, and 21 and 20 Street 
SW). 
 
Implementation of the proposed solution requires the following steps: 
 

1) Removal of the traffic restrictor that currently exists on 22 Street SW, in the north-bound 
lane at 33 Avenue SW. 
 

2) Accommodation of designated left-turn lanes in each direction, along 33 Avenue SW. 
3) Removal of a short distance (approximately 30 metres) of on-street parking on north-

side of 33 Avenue, east of 22 Street SW to accommodate the designated left-turn lanes. 
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4) Re-installation of the traffic restrictor on 22 Street SW in the north-bound lane just north 

of the lane. 
 
The TIA reviewed the proposed solution and determined that the intersection of 33 Avenue/22 
Street SW is expected to operate within the City’s criteria for level of service once the 
development is established.  The TIA also analyzed other options including removal of the 
Restrictor altogether to allow all turns, and some other hybrid options; ultimately the solution 
developed above was selected based the results of the TIA which suggest the lowest overall 
impact to other local streets in the community. 
 
 
TRANSPORTATION NETWORKS 
 
Thirty-third Avenue SW is classified as a Neighbourhood Boulevard in the Calgary 
Transportation Plan. Twenty second Street SW is classified as a Residential Street. Further, 
sidewalk and streetscape improvements are proposed as part of Development Permit 
Application DP2015-0685. The proposed development includes provision of a 3.0 metre 
sidewalk on the north side of 33 Avenue and provision of class 2 bicycle stalls within the 
boulevard. These treatments provide enhanced pedestrian and bicycle accommodation within 
33 Avenue and the result is a street that will better function as a ‘Neighbourhood Boulevard’ 
should Development Permit DP2015-0685 be approved. The City is currently studying the 
existing signed bicycle route along 20 Avenue SW between Langriville Drive SW and 20 Avenue 
SW and is reviewing the potential to upgrade the signed bicycle route to provide bicycle lanes in 
2016. This route further enhances the active modes opportunities in the community and aligns 
with the treatments being proposed for DP2015-0685. 
 
The applicant has been advised that Calgary Transit plans to provide a new bus service on 
33 Avenue west of 20 Street SW. The current time frame for implementing this service is in 
2017.  The need for a new bus zone on westbound 33 Avenue, west of 22 Street SW was 
identified.  This bus zone would provide service to this section of Marda Loop on the new route. 
 
 
UTILITIES & SERVICING  
 
A Sanitary Service Study was submitted and approved by Water Resources. 
 
Existing services are available from the following locations: 
 

• Water connection is available from 33 Avenue SW.  A water main upgrade (for adequate 
fire flow) is required to service the proposed development at the applicant’s expense.  
The City requires the applicant to execute an Indemnification agreement with the 
approval of DP2015-0685. 
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• Sanitary and Storm sewer connections are available from 33 Avenue SW. 
 
 
ENVIRONMENTAL ISSUES  
 
None. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
The proposed land use accommodates for a greater mix of housing choices along a 
Neighbourhood Corridor and optimizes population and job growth within walking distance of 
Primary Transit.   
 
 
GROWTH MANAGEMENT  
 
The proposed land use amendment does not require additional capital infrastructure investment.  
Thus, no growth management concerns have been identified. 
 
 
PUBLIC ENGAGEMENT  
 
Public engagement with the community and external stakeholders was facilitated by both the 
Community Association and Applicant.   Administration contributed to this engagement by 
providing information concerning the City’s evaluation of the application against statutory 
policies and summarizing written input from residents.   
 
Applicant-led Engagement 
 
The Applicant initiated a comprehensive engagement process with the community to obtain 
feedback on the proposed Land Use Amendment and Development Permit applications.  Over 
the engagement process, activities included: 
 

• 2015 April 14: Meeting with the Richmond/Knob-Hill Development Committee, together 
with the Marda Loop Business Revitalization Zone and the Marda Loop Communities 
Association to provide a project overview and proposed engagement process. Invitation 
was extended to the Ward 8 Councillor’s office as well; 

• 2015 May 13: Richmond/Knob Hill and Marda Loop Community Association and Marda 
Loop BRZ; provides comments based on applicant’s initial submission; 

• 2015 June: Advance notice of applicant engagement through Planning Committee 
update in 2015 June edition of the Community Newsletter and website. In addition the 
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Applicant hand delivered notices to approximately 400 households in proximity to the 
proposed development; 

• 2015 June 07: Pre-Open House meeting with the Richmond/Knob-Hill Development 
Committee, Marda Loop Business Revitalization Zone and the Marda Loop Communities 
Association  

• 2015 June 17:  Public Open House 1 held at the Richmond/Knob-Hill Community Hall; 
• Community Association collects input from their handouts.  The City recorded 130 

attendees from the public.  79 of 82 sheets collected express opposition for the 
proposed redesignation or development, substantially expressing concerns of traffic and 
shadowing impacts; also, 44 individual responses were submitted from the Applicant-
offered Questionnaire Form. 

• 2015 July 23 and 2015 July 30: Follow up meetings with the Richmond/Knob-Hill 
Development Committee as well as the Marda Loop Business Revitalization Zone. In 
addition the Applicant offered all stakeholders to tour the developer’s other projects 

• 2015 July 28: Meeting with Applicants, City and Community Association to discuss 
findings of the Transportation Impact Assessment; 

• 2015 September 23: Follow-up meeting with Applicants, City and Community 
Association; 

• 2015 September 25: The Applicant delivered more detailed shadow studies to all 
affected residents 

• 2015 September 27: Public Open House 2 held at Richmond/Knob-Hill Community Hall. 
The applicant once again provided hand delivered information circulars to residents; 

• 2015 November 05: Applicant provided a detailed follow-up on Shadow Studies 
including a comparison to the existing land use, information on setbacks and step-backs, 
comparative traffic volume analysis as well as a commentary on commercial/retail. 

• 2015 November 17: at the request of the Applicant, meeting with the Richmond/Knob-
Hill Development Committee as well as a residents committee to understand and 
discuss concerns. 

• 2015 December:  Applicant provides comprehensive written response to Community’s 
concerns (APPENDIX III) 

• 2016 February 02: – Richmond/Knob-Hill and Marda Loop BRZ submit comments upon 
review of applicant’s amended plans. 

 
In addition, the applicant responded directly to numerous individual and resident committee 
questions. There has also been an extensive and ongoing dialogue between the Applicant and 
the Richmond/Knob-Hill Development Committee and President to discuss various options. 
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City Engagement 
 
The City’s community consultation included the following: 
 

• 2015 May 18: Notice Posting signage was placed onsite to advise that the application 
has been submitted with file manager’s contact information; 

• 2015 April 09 – 2015 May 14: The application was circulated to the Richmond/Knob-
Hill, Marda Loop Community Association, and Marda Loop BRZ.  The City received 143 
written comments during the initial circulation process, almost all expressing objection 
for a wide variety of reasons.  This number includes multiple submissions from various 
members of the public. 

• 2015 June 17: The City attended the Applicant initiated Public Open House 1, providing 
information specific to relevant policies considered during its review.  The City prepared 
a feedback form for citizens who wished to provide more detailed comments. The City 
received 77 forms expressing opposition and 4 forms expressing support 

• 2015 September 27: The City attended the second Applicant-led Public Open House.  A 
Feedback Summary Report was prepared by the City that addressed Eight (8) of the 
most commonly raised concerns collected from the feedback form from the first Open 
House (APPENDIX IV). 

 
Community Association Comments 
 
Although the subject site is located in the community of Richmond/Knob-Hill, given site’s 
significance to the adjoining Community of Marda Loop, the application was circulated to both 
Community Associations.  Comments that speak to both the subject application and 
concurrently reviewed Development Application DP2015-0685 were received, as summarized 
below: 
 
Comments provided speak to both Land Use and Development Permit applications. 
 

• Richmond/Knob-Hill CA comments received on 2015 May 13 (APPENDIX II) 
• Marda Loop CA comments received on 2015 May 13 (APPENDIX II) 
• Marda Loop BRZ comments received on 2015 May 14 (APPENDIX II) 

 
Administration held various meetings with community stakeholders during the review period.  
The purpose of these meetings was to inform and explain the various perspectives of each 
stakeholder’s positions and for the Applicant to contemplate a response in its design of the 
proposed development addressing the most immediate concerns.  The Applicant’s response to 
the specific concerns of the Community Associations can be found in APPENDIX III.  
 
Upon review of the Applicant’s latest submission for the Development Permit application, 
subsequent comments were provided by each group as stated below: 
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• Richmond/Knob-Hill CA comments received on 2016 February 01 (APPENDIX II) 
• Marda Loop BRZ comments received on 2016 February 01 (APPENDIX II) 

 
 
Citizen Comments 
 
In response to the notice posting and other applicant and City led engagement, a total of 143 
written submissions of opposition were received.   
 
The following are the most commonly expressed concerns specific to the proposed 
redesignation: 
 

• The proposed number of units and hence, density is too high based on concerns of 
increased traffic. 

• Increased traffic and congestion to immediate and surrounding neighbourhood streets as 
a result of a significant increase in allowable units 

• Additional demand for street parking as a result of more people living in the community 
and drawing more visitors 

• Impact of shadowing and lost privacy to homes across the lane as a result of increase in 
allowable building height 

• Increase in area crime rate as a result of an increase in accommodating more 
apartment-style housing forms, leading to possibly more rentals units. 

• Impact to resale value to existing homes within immediate area as a result of the 
combination of all perceived negative impacts summarized above 
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APPENDIX I 
 

APPLICANT’S SUBMISSION 
 
As the revisions coming to the new Alberta Building Code will allow us to construct combustible 
residential buildings up to 6 storeys (currently accepted as alternate solutions), we feel that the 
most adequate land use for these parcels is too limited for a strict MC-2 zoning.  There is really 
no current land-use which adequately addresses this 6 storey opportunity.  While the code 
would allow the building to be up to 6 storeys in height, we have ensured that the height does 
not exceed the 16m maximum as outlined by the ARP, and MC-2 guidelines.  Therefore, the 
massing, as perceived from the lane, and 33 Avenue SW, does not deviate from the 16m 
maximum, be effectively adding a storey with the allowed parameters. 
 
 

Planning Notes to Applicant’s Submission 
 

The Alberta Building Code effective 2015 May 1 accommodates six-storey wood frame 
construction, without a need for variance.  
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APPENDIX II  
 

COMMUNITY ASSOCIATION & BRZ LETTERS  

Richmond/Knob-Hill Community Association 
 
Mr. Yun 
 
The Development Committee for the Richmond/Knob Hill Community Association (the "Association") 
has spent considerable time on the captioned applications, including the Applicant's latest 
submission, in consultation with residents, the Applicant, the adjacent Marda Loop Communities 
Association (the "MLCA") and the Marda Loop Business Revitalization Zone (the "MLBRZ") through 
a series of stakeholder meetings, committee meetings, and open houses. 
 
The Association, on behalf of the residents of Richmond/Knob Hill ("RKH"), does not support Land 
Use Redesignation application LOC2015-0023 in its current form (the "LOC Application"), nor 
Development Permit application DP2015-0685 in its current form (the "DP Application"). Our position 
rests on the following key points: 
 
1) The Association remains committed to the City's strategy of densification in accordance with 

the principals set forth in the Municipal Development Plan (the "MDP") and the vision set 
forth in the Marda Loop Area Redevelopment Plan ("MLARP"), but not at the expense of 
current residents’ enjoyment of their properties.  The Association expects all redevelopment 
projects to be respectful of the adjacent properties, of the streetscape and of the community 
as a whole. 

 
2) The Applicant was asked to make reasonable amendments to both the LOC Application and 

the DP Application to help the proposed development "fit" better into the context of the 
community, and bring it into better alignment with both the MDP and the MLARP, but to date 
very few of the requested amendments have been made (see Appendices "A" and "B" below 
for additional information).  

 
3) The City has not committed to preparing and implementing an integrated mobility plan to 

meet the proposed increased density of this project, and of other current and planned 
projects in the Marda Loop business district (the "Business District").  Our confidence in this 
regard is further eroded by significant opposition to the proposed SouthWest Bus Rapid 
Transit ("BRT") project, in particular the portion south of Mount Royal University, which 
opposition could potentially delay or halt that project. 

 
4) The City has not committed to redesignating the adjacent City-owned green space to limit its 

redevelopment potential and facilitate its future use as community space to help offset the 
increased density.  

 
Given the relative lack of changes to date to address the many concerns and proposed solutions 
that have been raised by the Association, the MLBRZ, the Residents' Committee and area residents 
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through numerous engagement sessions (meetings, open houses, etc.), we look to you, the City, to 
take a leadership role, to promote and apply good city planning principles for sustainable cities 
including improved walkability, development of “complete streets” and sensitive transitions from high 
density to single family homes, and to seek environmental and social returns not just dollar returns 
(see Appendix "C" below), by directing the Applicant to further modify the applications to satisfy the 
community's reasonable requests. 
 
The LOC Application and DP Application represent the first major proposed redevelopment project 
within the Richmond/Knob Hill portion of the Business District, as well as the first major proposed 
redevelopment project subject to the provisions of the recently approved MLARP, and will set a 
significant precedent for future redevelopment projects within the Business District.  It is therefore of 
the utmost importance that we collectively get this one "right". 
 
Thank you. 
 
Doug Roberts 
Chair, Development Committee 
Richmond/Knob Hill Community Association 
403-252-8924 
development@richmondknobhill.ca 
 
 
APPENDIX "A" -- The LOC Application: 
 
By email dated October 29, 2015 the Association advised that it would be willing to support the 
proposed redesignation of the subject parcels (the "Subject Parcels") from their current M-C1 land 
use district to an M-H1 land use district subject to the following terms/conditions: 
1) the floor area ratio modifier be reduced from 3.0 to 2.5; 
2) the building height modifier be reduced from 16m to 14m; 
3) a density modifier of 320 units per hectare be added; 
4) directions be given by City Council to: 

(a) the Transportation Department to prepare a mobility plan for the Business District to 
accommodate the densification 

  contemplated by the MLARP, such mobility plan to: 
 (i) be prepared in consultation with the RKHCA, the MLCA, the MLBRZ, and area 

residents and businesses; 
         (ii) include not just the Business District itself, but also the adjacent residential areas; 

(iii) include a commitment on the part of Calgary Transit to make the proposed 
SouthWest Bus Rapid Transit ("BRT") service available at the 33rd Ave 
SW/Crowchild Trail interchange commencing no later than the 4th quarter of 2018; 
and 

        (iv) be completed no later than the 1st quarter of 2017, 
  (the "Mobility Plan"); 
 (b) the Parks Department to: 

(i) redesignate the City-owned property at 2440 33 Ave SW, being a little-used 
green space immediately to the west of the 

mailto:development@richmondknobhill.ca
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Subject Parcels (the "Green Space"), from its current R-C2 land use district 
to an S-CS Special Purpose -- Community 

   Service land use district; and 
(ii) prepare a master plan for the Green Space, such master plan to be prepared 

in consultation with the Roads Department, 
the RKHCA, the MLCA, the MLBRZ and area residents and businesses, and 
to be completed no later than the 1st quarter 

   of 2017, (the "Green Space Plan"); and 
(c) the Planning Department to upgrade the MLARP from its current "ARP-lite" 

format into a full and proper neighbourhood corridor ARP, such upgraded 
MLARP to: 

(i) be prepared in consultation with the RKHCA, the MLCA, the MLBRZ, and 
area residents and businesses; 

(ii) provide for, among other things, a community improvement fund, community 
revitalization levy, or other mechanism 
to help fund public realm improvements in the Business District (the "Fund"); 
and 

  (iii) be completed no later than the 3rd quarter of 2016; and 
5) a contribution be made by the Applicant to the Fund in an amount not less than $300,000. 
 
The Applicant's latest submission has proposed no reduction to the floor area ratio modifier, no 
reduction to the building height limit modifier, no inclusion of a density modifier and no contribution to 
a community improvement or similar fund.  No commitment has been received from the City 
regarding the Mobility Plan, the Green Space Plan or upgrades to the MLARP.  Furthermore, the 
Association is aware that significant opposition has arisen to the proposed SouthWest BRT, in 
particular the portion south of Mount Royal University, which opposition could potentially delay, or 
even halt, that project.  The Association has also not received any response to the significant 
concerns that it raised in its November 16, 2015 email regarding the Traffic Impact Assessment 
report that was prepared in support of the LOC Application (the "TIA Concerns"). 
 
Accordingly, at this time the Association is unable to support the LOC Application. 
 
 
APPENDIX "B" -- The DP Application: 
 
By email dated May 13, 2015 the Association requested that the following changes be made to the 
proposed development to make it more compatible or beneficial to the area: 
 

1) Limit the building height to 14m; 
2) Comply with the MLARP setback and stepback requirements; 
3) Comply with the MLARP density maximum; 
4) Work with the City to prepare and implement the Mobility Plan; 
5) Reconfigure the underground parking stalls to allow easier departure; 
6) Provide for deciduous trees with more canopy and coniferous trees that will retain 

their foliage year round, and reduce the 
  building footprint to allow sufficient space on the Subject Parcels for trees to thrive; 
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7) Increase the depth of the public realm zone, and provide for public boulevard trees; 
and 

8) Incorporate sustainable technologies into the design and construction to make the 
new building more energy efficient and sustainable. 

 
Subsequent to that submission the Association also proposed reconfiguring the entrance to the 
proposed development's underground parkade so that it angled towards the east, thereby 
discouraging drivers from attempting to either enter the parkade from the west or exit the parkade to 
the west, thereby reducing the likelihood that the proposed development would increase vehicle 
traffic volumes along the portion of the rear lane that lies to the west of the parkade entrance. 
 
In our October 29, 2015 email the Association suggested that deleting the proposed development's 
4th storey in its entirety would accomplish the requested reductions to FAR (from 2.8 to 2.5 or less), 
building height (from 16m to 14m or less) and density (from 145 units (400 units per hectare) to 116 
units (320 units per hectare)), and would allow the building's main floor ceiling height to be increased 
to facilitate future conversion of its street-front units to commercial use. 
 
Earlier this month the Association raised the possibility of relaxing the proposed development's 
required number of onsite parking stalls (in conjunction with the introduction of parking restrictions 
along 32 Avenue SW, and possibly also 31 Avenue SW) to allow the 2nd level of underground 
parking to be eliminated and thereby improve the financial viability of the project at the requested 
reduced density of 320 units per hectare. 
 
The Applicant's latest submission: 

1) does not appear to have incorporated any of the requested changes referred to 
above except for increasing the depth of the narrowest portion of the public realm 
zone and providing for 6 street trees to be planted in front of the eastern 30% of the 
building; 

2) does not address the TIA Concerns; and 
3) includes changes that would increase, rather than reduce, the extent to which the 

proposed development would create overlooking issues for the single family homes 
across the lane to the north (the "Adjacent Homes"), including: 

(a) the addition of large north-facing view windows to the northernmost facades of the 
2nd and 3rd storeys, which windows are significantly closer to the Adjacent Homes 
than the building's other north-facing windows and, unlike those other windows, have 
no potential to be screened by the trees that are to be planted on the north side of 
the centre portion of the building; 

(b) the use of what now appears to be clear, rather than obscured, glass in the railings 
on all north-facing balconies and rooftop 

  terraces; and 
(c) the reconfiguration of rooftop terrace planting beds, which used to be located along 

the terraces' northern edges and would 
therefore have kept terrace users well back from the north railings, but have now 
been relocated away from the railings. 

 
Accordingly, at this time the Association is also unable to support the DP Application. 
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APPENDIX "C" – Fall 2015 City sponsored Placemakers Conference: 
 
·       Places that are most beloved are where you can walk to satisfy your needs. 
·       In development initiatives, seek environmental and social returns, not just dollar returns. 
·       One of the building blocks of a great neighbourhoods are “play sheds” which are civic spaces 

where adults and children can gather. 
·       Consider carefully those interface components of height, mass, and use when you are planning 

and developing communities. 
·       To accept densification, neighbours want improved streetscapes. 
·       Streets can either be links to support movement between places OR a place and public realm 

that supports people gathering and walkability. 
·       Walkability is a human rights issue; an increasing percentage of our population is either too 

young, too old, or too infirm to drive. 
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Marda Loop Business Revitalization Zone 
 
Dear Joseph,  

Thank you for circulating the Marda Loop BRZ on this proposed development.  I have reviewed this 
information with the Chair of our BRZ Development Committee and we would like to provide the following 
feedback for your review: 

1)    Overall, the Marda Loop BRZ is supportive of the proposed development.  While we understand 
the concerns of the RHKCA, this development is in line with the goals of the Municipal 
Development Plan (specifically having a more compact city) and it would bring diversity and 
housing options to a growing, vibrant inner-city neighbourhood. 

2)    The BRZ Board of Directors generally encourages commercial space in new developments, 
however they do not feel this is a viable location for commercial space and are supportive of the 
plan for a residential building.  

3)    Transit access is a concern within our BRZ and we have been working in partnership with The 
City of Calgary and RHKCA on the plans for a BRT stop on 33rd/ Crowchild. With the number of 
new developments in the area and the increasing parking issues, it is extremely important that 
Marda Loop be included in the plans for a BRT.  

4)    We are in agreement with RHKCA on the need for a mobility plan and would like to be included 
in discussions regarding mobility and access.  

5)    The height of 16 meters is in accordance with the ARP and we are therefore supportive of the 
proposed height.  Provided the FAR complies with the ARP, we are supportive of the proposed 
FAR. 

6)    My understanding is that although there are drainage issues, the current land use for the green 
space will allow for a community space/park and that the developer is willing to work with the 
stakeholders on a plan for this space (without The City having to go through a full master plan).  I 
am certain we can all come to some agreement on this space and would like to request that the 
BRZ be included in any future meetings regarding this space.  

I am out of the country until February 6th and have limited access to email but will be available next week 
if you have any questions.   

Thank you for your consideration. 

Michelle 
Michelle Rhode 
Executive Director 
Marda Loop BRZ/Marda Gras Street Festival 
1638 30th Ave SW 
Calgary, AB  T2T 1P4 
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APPENDIX III 
 

APPLICANT’S RESPONSE TO COMMUNITY CONCERNS 
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CITY’S FEEDBACK SUMMARY 
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