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EXECUTIVE SUMMARY 
 
This Land Use Amendment application proposes the redesignation of a corner parcel from 
Residential-Contextual Two Dwelling (R-C2) District to Residential – Grade-Oriented Infill 
(R-CG) District in the community of Richmond. The application is intended to change the 
designation to allow for a new rowhouse development featuring four units.  
 
An amendment to the Richmond Area Redevelopment Plan (ARP) is required to accommodate 
the proposed redesignation. The ARP amendment seeks to reclassify this site from the current 
“Conservation and Infill” typology to “Low Density Residential”.   
 
Administration has received a development permit application DP2017-5627 for a new four (4) 
unit rowhouse building and corresponding four (4) car garage.  This application does not include 
proposals for secondary suites.  The application is currently under review and its approval is 
contingent upon the adoption of the Local Area Plan and Land Use Bylaw amendment by 
Council. 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2018 February 22 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Policy 
Amendment and Land Use Amendment  

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 30P2018 and 143D2018; and 
 
1. ADOPT the proposed amendment to the Richmond Area Redevelopment Plan, in 

accordance with Administration’s recommendation; and 
 
2. Give three readings to the proposed Bylaw 30P2018. 
 
3. ADOPT the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located at 

municipal address 2403 - 28 Avenue SW (Plan 4479P, Block 19, Lots 57 and 58) from 
Residential-Contextual Two Dwelling (R-C2) District to Residential – Grade-Oriented 
Infill (R-CG) District, in accordance with Administration’s recommendation; and 

 
4. Give three readings to the proposed Bylaw 143D2018. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposed Local Area Plan amendment and Land Use amendment are in keeping with the 
relevant goals and policies of the Municipal Development Plan and serve to accommodate 
future development that enables a moderate increase in density while maximizing the use of 
existing infrastructure. Moreover, the proposed redesignation seeks to accommodate a 
development that meets the City’s “Location Criteria for Multi-Residential Infill” as outlined in 
report to Council PUD2016-0405.   
 
 
ATTACHMENTS 
 
1. Proposed Bylaw 30P2018 
2. Proposed Bylaw 143D2018 
3. Public Submissions  
 
 
 
 
 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2018 APRIL 16 

Item #5.1.38 
ISC: UNRESTRICTED 

CPC2018-147 
LOC2017-0325 

Page 3 of 45 
POLICY AMENDMENT AND LAND USE AMENDMENT  
RICHMOND (WARD 8)  
2403 28 AVENUE SW, 22 STREET SW AND 28 AVENUE SW  
BYLAWS 30P2018 AND 143D2018 MAP 8C 
 

 
F. Elahi 

LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council ADOPT, by bylaw, the proposed amendment to the 
Richmond Area Redevelopment Plan (APPENDIX II). 

 
 Moved by:  E. Woolley Carried:  6 – 0  
 
2. Recommend that Council ADOPT, by bylaw, the proposed redesignation of 0.06 

hectares ± (0.14 acres ±) located at municipal address 2403 - 28 Avenue SW (Plan 
4479P, Block 19, Lots 57 and 58) from Residential-Contextual Two Dwelling (R-C2) 
District to Residential – Grade-Oriented Infill (R-CG) District. 

 
 Moved by:  E. Woolley Carried:  6 – 0  

2018 February 22 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 
 

 Richmond/Knobhill Community Association dated 2018 
February 19; 

 
 as distributed, and directs it to be included in the report as 

APPENDIX IV. 
 
 Moved by:  L. Juan Carried:  6 – 0  
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Applicant:  Landowner:  

Civicworks Planning + Design 
 

South Calgary 24 Ltd 
 

 
 

PLANNING EVALUATION 
 

 
SITE CONTEXT 
The subject site is located at the southwest corner of 22 Street SW and 28 Avenue SW, in the 
community of Richmond. An existing single detached dwelling occupies the site with a back lane 
providing access to a detached garage. The immediate surrounding area consist entirely of 
single detached dwellings. The Richmond Elementary School and the Richmond Community 
Hall buildings along with associated green spaces are located a block to the north. The ARP 
amendment and redesignation of the subject site is expected to result in a moderate increase to 
density for the area.  
 
Data from The City of Calgary 2017 Census is provided below showing the peak population and 
differences between the peak and 2017 population figures. 
 

Richmond 

Peak Population Year 1968 

Peak Population 5,080 

2017 Population 4,781 

Difference in Population (Number) -299 

Difference in Population (Percent) -6% 

 
 
LAND USE DISTRICTS  
 
Current Land Use District 
The Residential – Contextual Two Dwelling (R-C2) District is intended to accommodate existing 
residential development in the form of duplex, semi-detached and single detached dwellings in 
developed areas of the City to a maximum of two units.  
 
Proposed Land Use District 
The Residential – Grade-Oriented Infill (R-CG) District is intended to: 
 

 accommodate existing residential development; 
 accommodate grade-oriented development in the form of rowhouse, duplex, semi-

detached and cottage housing clusters; 
 accommodate secondary and backyard suites within new and existing residential 

development; 
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 provide flexible parcel dimensions and building setbacks that facilitate integration of a 
diversity of grade-oriented housing forms over time; and 

 accommodates site and building design that is adaptable to the functional requirements 
of evolving household needs. 

 

The Residential – Grade Oriented infill (R-CG) District allows for a maximum residential density 
of 75 units per hectare, and can accommodate infill housing forms that include secondary 
suites.  As per the applicant’s submission, no secondary suites are being proposed as part of 
the proposed 4 unit rowhouse development. The proposed density for this parcel with the four 
units will be 69 units per hectare – below the maximum of the district.  
 
 

LEGISLATION & POLICY  
 

South Saskatchewan Regional Plan (SSRP)  
This provincial plan establishes a vision for the region using a cumulative effects management 
approach that requires alignment of local land use decisions with Alberta’s long-term economic, 
environmental and social goals. The proposed redesignation complies with the overall goals of 
the provincial plan including the Land Use Patterns policies (subsection 8.14).  
 

Municipal Development Plan (MDP) 
The site is located within a “Residential Developed – Established Area” on the Urban Structure 
Map (Map 1) in the Municipal Development Plan (MDP). While the MDP makes no specific 
reference to this site, this land use proposal is consistent with MDP policies including the 
Developed Residential Areas policies (subsection 3.5.1), the Neighbourhood Infill and 
Redevelopment policies (subsection 2.2.5) and the Housing Diversity and Choice policies 
(subsection 2.3.1).  
 

The proposed Residential – Grade-Oriented infill (R-CG) District allows for development that is 
sensitive to the existing context and conforms to the relevant policies of the MDP. The subject 
site is located on a corner parcel, and will allow for a greater variety of housing forms in the 
area.  For this reason, the proposed redesignation is found to comply with the general goals of 
the MDP while providing sound rationale to accommodate the minor amendment to the 
Richmond Area Redevelopment Plan. 
 

Richmond Area Redevelopment Plan (ARP) 
This application was reviewed against the applicable policies of the Richmond Area 
Redevelopment Plan, being the applicable Local Area Plan. The Land Use Policy map of the 
ARP identifies the parcel as being “Conservation and Infill.” The intent of the Conservation and 
Infill typology is to improve existing neighbourhood quality and character while permitting low 
profile infill development that is compatible with the surrounding dwellings.  
 

The redesignation of the parcel to Residential – Grade-Oriented Infill (R-CG) District requires a 
site specific minor amendment to Map 2, see Appendix II. The ARP amendment to change the 
classification to “Low Density Residential” ensures alignment with the policy framework. The 
proposed classification is intended to provide for low profile family-oriented redevelopment that 
includes multi-dwelling infill projects comprised of townhousing or stacked townhousing. 
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Location Criteria for Multi-Residential Infill 
The “Location Criteria for Multi-Residential Infill” are a set of guidelines that were adopted by 
Council on 2014 March 31.  These guidelines provide measures to assess the appropriateness 
of multi-residential infill within its immediate context.  While the guidelines were intended to be 
used in the evaluation of proposed M-CG, M-C1 and M-C2 districts, using the same guidelines 
in evaluating the proposed R-CG district is found to be appropriate for the proposed 
redesignation.  The list of criteria and assessment is summarized in APPENDIX III.  
 
The subject parcel meets five (5) of the eight (8) location criteria for multi-residential infill.   The 
three criteria which the subject parcel does not meet are not deemed to be critical in 
appropriately accommodating infill residential in the scale that can be accommodated by the 
proposed redesignation.  For such reasons, the redesignation from Residential-Contextual Two 
Dwelling (R-C2) District to Residential – Grade-Oriented Infill (R-CG) District generally complies 
with the Location Criteria guidelines. 
 
 
TRANSPORTATION NETWORKS  
 
Subject parcel is located on a corner lot with vehicular access from the lane. On street parking 
is available on adjacent streets. Nearest transit stop is 250m from the parcel and is located 
along 26 Avenue SW (served by Transit Route 6). Additional transit service is available along 
Crowchild Trail with the South West BRT route also serving the area in the near future. The 
transit stops on Crowchild Trail SW are almost 300 meters from the parcel. 
 
 
UTILITIES & SERVICING 
 
Sanitary and stormwater mains are available to service the site.  A 150 mm water main and 250 
mm sanitary sewer are both available from 28 Avenue SW. No upgrades are required for either. 
 
A 375 millimetre storm sewer line is available off of 22 Street SW. Further comments including 
allowable release rate will be provided to the developer at the time of development permit 
review.  
 
 
ENVIRONMENTAL ISSUES  
 
An Environmental Site Assessment was not required at the time of review.   
 
 
ENVIRONMENTAL SUSTAINABILITY 
  
Sustainability measures will be evaluated at the Development Permit review stage. 
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GROWTH MANAGEMENT  
 
The proposed amendments do not trigger capital infrastructure investment, and therefore there 
are no growth management concerns at this time. 
 
 
PUBLIC ENGAGEMENT 
  

Citizen Comments 
 
During Administration’s review of the proposed amendments the application was circulated 
to the adjacent neighbours. Letters from the community and adjacent properties resulted in 
fourteen (14) letters of opposition. A summary of opposition issues are provided below: 

 

 The proposed application and any subsequent development cannot be supported 
because it deviates from the community plan and applicable ARP policies for 
Richmond.  
 

 The proposed 3 storey high development will overshadow adjacent lot(s). 
 

 Proposal to proceed with 4 units and building orientation will lead to more units 
backing onto the adjacent lot and affect privacy. Also, unclear on how many upper 
storey windows will overlook into the existing homes.  
 

 The reduced building separation (setbacks) between the proposed redevelopment 
and adjacent existing dwellings is of concern due to privacy.   
 

 With provisions for Secondary Suites added into the development, it is likely more 
than 4 dwelling units that will be developed, which will lead to parking shortage and 
additional traffic in the area amounting to congestion on roadways for local traffic. 
Traffic in this area is already a problem during peak and school hours introducing 
more vehicles to the area may compromise safety. 
 

 The popularity of the adjacent Marda Loop commercial areas often leads visitors to 
this part of the city to “spill over” and park on close by residential streets. The 
proposed rezoning needs to consider the cumulative impacts from off-site parking 
and 4 units (or more) being developed.  
 

 The area in general is lacking an overall transportation/traffic/mobility plan to ensure 
that quality of life for the area is not reduced by piecemeal approval of higher density 
land uses. 
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 A proposed increase in density will significantly and adversely affect numerous 
adjacent residents and will detract from the character of the neighbourhood, which 
did not anticipate this amount of density to be tagged at the end of a lower density 
residential block. Should zoning for row housing be allowed in this locale, a terrible 
precedent will be set; opening the door for considerable additional density not 
anticipated or supported by community residents. 

 
Community Association Comments 

 
The Richmond/Knob Hill Community Association provided formal comment outlining its 
opposition to the application, refer to APPENDIX IV. The Community Association comments 
have been attached to this document for your review. The following reasons were given for 
the opposition:  
 

 MDP policies encourage the provision of a broader range of affordable housing to all 
income levels, and strategies to densify should be determined through a community 
planning process that involves a broader community engagement on where density is 
appropriate.  
 

 The current land use typology within the applicable ARP identifies the site as 
“Conservation and Infill”, and the amendment of the ARP map is not supported by the 
Community Association. 
 

 The site is not located on a collector or higher standard roadway and does not meet 
several other requirements as outlined in the document titled “Location Criteria for Multi-
Residential Infill” set by Council in 2014. 

 
Administration reviewed all comments and concerns raised by area residents and the 
Community Association and forwarded them on to the applicant to address. In response, the 
applicant prepared a comprehensive response that addressed all the concerns. Refer to 
APPENDIX VI for the applicant’s perspective. 
 
Administration’s perspective to the community opposition is informed by Council’s recent 
direction, found in the policies and objectives of the Municipal Development Plan. 
Considering the age of the outdated Richmond ARP, Administration’s assessment is that the 
Local Area Plan policies and direction have not kept up, and misalign with the more recent 
corporate objectives and priorities around infill redevelopment. Administration is satisfied 
with the applicant’s response and supports this application, which meets several 
overarching objectives of the Municipal Development Plan and enables a moderate increase 
in density while maximizing the use of existing infrastructure. 
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Applicant-Initiated Public Engagement 
 
The applicants have provided a summary of their public engagement with the community, 
see APPENDIX V.  The applicant used various strategies to communicate its intent to 
develop the parcel for a four (4) unit rowhouse prior to the submission.  
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
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APPENDIX II 

 
PROPOSED AMENDMENT TO THE RICHMOND 

AREA REDEVELOPMENT PLAN 
 

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

entitled “Land Use Policy”, as follows: 
 

 
 

 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2018 APRIL 16 

Item #5.1.38 
ISC: UNRESTRICTED 

CPC2018-147 
LOC2017-0325 
Page 16 of 45 

POLICY AMENDMENT AND LAND USE AMENDMENT  
RICHMOND (WARD 8)  
2403 28 AVENUE SW, 22 STREET SW AND 28 AVENUE SW  
BYLAWS 30P2018 AND 143D2018 MAP 8C 
 

 
F. Elahi 

APPENDIX III 
 

LOCATION CRITERIA FOR MULTI-RESIDENTIAL INFILL 
 
 
 

 

Criteria Assessment 

Located on a Corner Parcel. Site is located at the southwest corner of 22 
Street SW and 28 Avenue SW 

Within 400 metres of a transit stop Site is approximately 225 metres from the 
nearest transit stop. 

Within 600 metres of an existing or planned 
primary transit stop or station. 

Site is approximately 400 metres from the 
planned South West Bus Rapid Transit line. 

On a collector or higher standard roadway on 
at least one frontage. 

The site is not located along a collector 
roadway. 

Adjacent to existing or planned non-
residential development or multi-dwelling 
development. 

The site is not adjacent to planned non-
residential or multi-unit development. 

Adjacent to or across from existing or 
planned open space or park or community 
amenity. 

Site is not located across an open space or 
park. However, the site offers easy access for 
pedestrians to a green space located 125 
metres from the site. 

Along or in close proximity to an existing or 
planned corridor or activity centre. 

The 33rd Avenue SW Main Street corridor is 
approximately 500 metres (5-7 minute walk) 
from the site. 

Direct lane access. Site has direct lane access. 
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APPENDIX IV 
 

COMMUNITY ASSOCIATION LETTER 
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APPENDIX V 
 

SUMMARY OF APPLICANT-LED COMMUNITY ENGAGEMENT 
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APPENDIX VI 
 

APPLICANT PREPARED RESPONSE TO COMMUNITY OPPOSITION
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