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To:
Subject:
Date:

Sean Cao
Public Submissions
[EXT] redesignation of 2507-17A ST NW (LOC2016-0322)
Thursday, March 08, 2018 8:40:42 PM

Hi,
I strongly oppose the proposal of redesignation of 2507 -17A ST NW (LOC20160322).
The redesignation will increase the population density dramatically which lead to
many issues such as parking, school, and privacy.
Thank you,
Sean
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To:
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Date:

Kitty Dunn
Public Submissions
[EXT] update on redesignation of 2507-17A ST NW (LOC2016-0322)
Thursday, March 08, 2018 6:09:07 PM

To whom it may concern,
I heard that our original letters were some how 'lost' so this is a repeat comment.
     Significantly less than the average number of cars per house hold could still be more than 2 cars per household.
Significantly less is a statistical term which says nothing about the important issue: How many more cars can this
street hold with out severe parking issues resulting in the need for parking restrictions for everyone. I don't think
the householders in this area who have given their approval of this rezoning have realized that. I'm sure the
developer HAS realized this and the tentative buyers and renters will realize that there is parking available on the
street. The fact that the householders drive to work less is great for the environment but means that there are even
more cars parked on the street at all times.
   This kind of development is great in places like like downtown or near LRT stations where there is not free
parking or there is limited daytime parking, but this developer is trying to put this in what was designated for single
family homes BECAUSE he can sell to people who want to have cars.
    Why did our communities waste so much time agreeing to a development plan if the developers don't have to
stick to the agreed upon locations? Why, at least, can't this little area of the community have more time to inform
the people who already live here of the probable consequences of this development. Most people on the
neighbouring streets which will be affected haven't had time to realize and respond to this rezoning application.
Sincerely,
Kitty Dunn

ISC: Unrestricted

Page 1 of 1

Item #8.2.1
CPC2018-044
Attachment 4
Letter 4

McDougall, Libbey C.
From:
Sent:
To:
Subject:
Attachments:

Neil Barss <neil@chrisdavislaw.ca>
Wednesday, March 07, 2018 9:02 AM
Public Submissions
[EXT] redesignation of 2507-17A ST NW (LOC2016-0322)- March 19th Council Meeting
2018 Feb 13 - Davis let for J Taylor - City Council (LOC2016-0322).pdf; 2018 Feb 16 - Davis
addendum let for Janice Taylor - City Council (LOC2016-0322).pdf

Follow Up Flag:
Flag Status:

Follow up
Flagged

Good Morning,
Please find attached two letters on behalf of Janice Taylor for the above-referenced matter.
Regards,
Neil

-Neil Barss, B.Sc. (honours), JD
Barrister & Solicitor
Right-click
download
help protec
Outlo ok pr
auto matic d
this pictu re
In ternet.

Christopher Davis Law
315A - 39th Avenue SE
Calgary, Alberta, Canada
T2G 1X5
403-457-2100 - Main
403-457-2616 – Fax
'Defining Development for Albertans'
www.chrisdavislaw.ca
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File: 2724.001

February 16, 2018
His Worship Mayor Nenshi & Members of Calgary City Council
Historic City Hall and Municipal Building
800 Macleod Trail S.E.
Calgary, Alberta
By hand delivery (with Council's consent)
Dear Mayor Nenshi and Members of City Council:
RE:

Land Use Amendment and Policy Change (2507 - 17A St NW)
Bylaw 6P2018 amending North Hill Area ARP (Bylaw 7P99); Bylaw 42D2018 / LOC20160322 redesignating R-C2 to R-CG
Public Hearing (Tuesday February 20, 2018)

Further to our filed letter of February 13, 2018, we wish to correct a calculation error. Under the heading
“Parking issues”, the proposed change from R-C2 to R-CG would allow for a development with two additional living units (semi-detached vs semi-detached with two secondary suites) but with two fewer parking
stalls than would be allowed in the existing R-C2 district. Increased density but with less on-site parking
required. We had incorrectly suggested there would be a 4 stall differential versus a 2 stall differential.
Ms. Taylor still remains concerned that there is insufficient parking for the density proposed for the subject site.
We understand that the Applicant, through a "concurrent DP" process, is suggesting a more modest built
form under an R-CG designation over that possible under the current R-C2. Our client understands this
fact. However, short of a "DC tied to plans", there is no assurance that this proposal will be built.
While any landowner has a right to apply for a redesignation, Ms. Taylor and her community place great
stock on the recently completed community consultation that lead to amendments to the North hill ARP
th
and the subsequent Council directed City-initiated redesignations. Parcels immediately adjacent to 24
Avenue NW were redesignated to R-CG. The subject parcel remained as R-C2, consistent with the direction found in the ARP. Ms. Taylor sees a future where further densification may be warranted, but now is
not that time.
Sincerely,
CHRISTOPHER DAVIS LAW

Per:

Christopher S. Davis
Barrister & Solicitor

Copies: (by email)
Martin Beck (City of Calgary Planning Dept)
Denise Jakal (City of Calgary Law Dept)
Gravity Architecture (Attention: Trent Letwiniuk)
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February 13, 2018
His Worship Mayor Nenshi & Members of Calgary City Council
Historic City Hall and Municipal Building
800 Macleod Trail S.E.
Calgary, Alberta
By email: cityclerk@calgary.ca
Dear Mayor Nenshi and Members of City Council:
RE:

Land Use Amendment and Policy Change (2507 - 17A St NW)
Bylaw 6P2018 amending North Hill Area ARP (Bylaw 7P99)
Bylaw 42D2018 / LOC2016-0322 redesignating R-C2 to R-CG
Public Hearing (Tuesday February 20, 2018)

Janice Taylor has retained Christopher Davis Law to provide planning and legal comments on the proposed policy and land use amendment for 2507 – 17A St NW. Janice
Taylor resides at 2511 – 17A St NW, directly north of and adjacent to the proposed redesignation site. Ms. Taylor has several concerns about the application and therefore opposes the proposed land use change. 1 Ms. Taylor will be providing a letter with her own personal observations and concerns about this application. She hopes to be able to attend
the public hearing on Tuesday February 20th.
The application proposes to redesignate one parcel of land located at 2507 – 17A Street
NW 2 from R-C2 district to R-CG district. An amendment to the Capitol Hill portion of the
North Hill Area Redevelopment Plan (ARP) is required to accommodate the proposed
land use redesignation.
Recent Planning History
The North Hill ARP was recently and significantly amended by Council on 2016 March 7
to: 3
•

identify areas in both (Banff Trail and Capital Hill) which would be appropriate for
modest redevelopment

•

provide additional direction and certainty for area residents, landowners and applicants at the land use redesignation and DP stages

1

Ms. Taylor also opposes the concurrent development permit application, which is currently unsupported by
the existing land use.
2
Title 161 271 685.
3
Bylaw 12P2016.
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•

align the ARP with the Municipal Development Plan (MDP)

•

ensure consistency with the "Location Criteria for Multi-Residential Infill" in low
density residential areas.

Following on the changes to the ARP, Council directed staff to proceed with City-initiated
redesignations to implement the ARP changes. As part of that process, on 2017 July 31
Council amended numerous parcels in the Capital Hill community, including the parcel
immediately adjacent to the subject site, at 2503 – 17A Street NW. 4 This parcel was redesignated to R-CG. The subject parcel remained as R-C2, consistent with the direction
found in the ARP.
R-CG Density Limitation
Ms. Taylor is concerned that the land use amendment and concurrent development permit
application seek to manipulate the rules of the Calgary Land Use Bylaw (“LUB”) to increase the allowable density at the recently redesignated 2503 – 17A Street NW.
Section 529 of the LUB states that:
The maximum density for parcels designated R-CG District is 75 units per hectare.
The CPC report (December 14th, 2017) noted that the R-CG district maximum density of
75 units per hectare would allow for up to three (3) dwelling units on 2507 – 17A Street
NW.5 The two units proposed for this site fall within the allowable density. The five (5)
units proposed for 2503-17A Street NW do not.
Individually, 2503 and 2507 – 17A Street NW are each limited to 3 units per parcel. The
LUB defines parcel as:
99(a) the aggregate of the one or more areas of land described in a certificate of title
or described in a certificate of title by reference to a plan filed or registered in a land
titles office
2503 and 2507 – 17A St NW have two distinct titles. They have the same legal and beneficial ownership. The concurrent development permit is treating these two separate parcels as one parcel – a fiction in order to increase the allowable density on the 2503 – 17A
Street NW site.
By effectively treating two parcels as one, the developer seeks to increase the density on
2503 – 17A Street NW by 2 units, from 3 to 5 units. 6 We believe that this is an improper
application of the LUB’s density requirements. This seems to be the underlying rationale
behind the land use amendment.
As acknowledged in the CPC report "Council's potential approval of the subject redesignation application does not guarantee that the intended comprehensive redevelopment will
materialize". All this work is being done to shoe-horn a five unit rowhouse into a less than
perfect R-CG site. And in the process push the R-CG district further into the adjacent RC2 community than was likely intended by Council.
4

Title 161 271 352.
At page 4. As this parcel has a total area of approximately 513 sq m, the maximum dwelling density on this
parcel is limited to 3.85 units. This would be rounded down in any application to 3.0 units.
6
60% over the LUB maximum.
5
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Problem for the Applicant
It now seems apparent that the 2017 City-initiated redesignation ONLY included the "corner parcel" as described in the redesignation:
Municipal address

Legal Address

2503 17A St NW

Plan 6310AK; Block 3; Lots 1&2

It turns out that the designated parcel does not include the full width of Lot 2 – three feet
of Lot 2 is included in the subject parcel (2507). It may have been an unintended outcome
– but this sizing issue has had density limitation implications for rowhouse development
on this parcel (2503).
Ms. Taylor and her Capital Hill community supported the 2016 ARP amendments and the
resulting 2017 comprehensive City-initiated redesignation application. These changes,
however, helped to minimize any negative impact (real or otherwise) from the intrusion of
greater intensity of use and density into the neighbourhood surrounding 24th Avenue NW.
The concurrent development permit proposes that a semi-detached dwelling and secondary suite will be developed at 2507 – 17A Street NW. The same development could be
built under the current R-C2 district rules. The primary reason for the land use change
must therefore be to increase the site density at 2503 – 17A Street NW – as it is currently
restricted to 3 units by the LUB maximum. 7
With respect, the Applicant could achieve a 4-unit rowhouse on 24th Avenue NW by a
modest subdivision (boundary adjustment) – taking sufficient additional land from the subject parcel and incorporating it into the adjacent R-CG parcel for the necessary area. A
land use amendment of this small portion would address several issues:
•

it would provide sufficient area to accommodate a 4-dwelling rowhouse at 250317A Street NW

•

a semi-detached building could still be constructed at 2507-17A Street NW

•

Council's direction not to push the R-CG district further into the Capital Hill community would be respected; the community's expectations would also be met. 8

•

It would avoid the need to force a consolidation of the two parcels at 2503 and
2507-17A Street NW – they could remain as separate titles. The issue of ensuring
that a "comprehensive" development would occur on the two parcels could be
avoided.

Parking Issues
What is before Council is the land use amendment application. However, one of the potential weaknesses in accepting concurrent DPs is that it exposes the land use to the details associated with the DP.
The concurrent development permit proposes 14 units / suites (7 dwelling units with 7
7

A subsidiary reason may be to reduce the required site parking.
Council can amend the current application to reduce the area being amended to match that required by the
Applicant for a rowhouse at 2303-17A Street NW. A subsequent subdivision can mirror this area.

8
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secondary suites) split between 2503 and 2507 – 17A Street NW. The CPC agenda notes
secondary suites are not counted towards density and do not require a parking stall in the
R-CG district. 9 Based on this, it is our understanding that the proposed development is
proposing 7 parking stalls only for the "comprehensive" development on the two parcels.
The proposed land use change appears to be motivated – in part - by not having to provide motor vehicle parking stalls. Under the current R-C2 district, a semi-detached house
with a secondary suite could be developed on the subject site, 2507 – 17A Street NW;
however, the LUB requires two parking stalls per dwelling unit and one for each secondary suite. 10 This is 6 parking stalls for an R-C2 development on the subject parcel. Under
the proposed R-CG district, the same semi-detached house and secondary suites would
only require one parking stall per dwelling unit and no stalls for the secondary suite. 11 This
works out to only 2 parking stalls. The land use change from R-C2 to R-CG results in the
same type of development (semi-detached house with secondary suites) with 4 fewer
parking stalls.
According to Ms. Taylor and comments provided by the community, there is already limited available parking on 17A - St NW. Ms. Taylor is very concerned that the proposed development does not provide adequate parking for the 14 proposed units / suites. The lack
of parking is a planning consideration that has not been appropriately addressed by the
proposed land use amendment and development permit application.
Consistency with the "Location Criteria For Multi-Residential Infill" In Low Density
Residential Areas.
Council has continued to refine "Location Criteria for Multi-Residential Infills" 12 It was noted by at least one member of CPC that the proposed land use amendment "(failed) to
meet the majority of the (criteria)". Ms. Taylor understands that the criteria are not a
checklist, but that they are to be considered based on the scale and type of development
proposed in relation to the local context.
Respectfully, this application stretches the criteria. By way of one example, the definition
of "corner parcel" in the LUB could include a parcel created by a consolidation of 2503
and 2507 – 17A Street NW. By this action – necessary to avoid the density limitations in
the LUB - any limitation imposed by the definition of "corner parcel" is lost. Each parcel
consolidated with the original "corner parcel" becomes part of the corner. The "domino"
effect of a block shifting from low density to the greater intensity of use in R-CG is thereby
promoted.
Conclusion
Ms. Taylor requests that Members of Council not support this application and vote against
the proposed land use amendment. The intention of the land use change is to skirt the
density requirements in the LUB and minimize the amount of required parking.
Alternatively, should Council wish to assist the Applicant and be consistent with their 2017
redesignation by supporting a rowhouse opportunity at 2503-17A Street NW, Council may
wish to consider providing first reading to the application with a direction that prior to sec9

Page 4; LUB section 546.
LUB Section 443.
11
LUB Section 546.
12
PUD2014—0237; PUD2015-0364; and PUD2016-0405.
10
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ond reading:
•

the Applicant subdivide sufficient land from the subject parcel to accommodate a
four unit rowhouse at 2503-17A Street NW 13

•

that the land use amendment area be reduced to mirror the adjusted parcel

Thank you for taking the time to consider Ms. Taylor’s comments and concerns.
Sincerely,
CHRISTOPHER DAVIS LAW

Per:

Christopher S. Davis
Barrister & Solicitor

Copy:
Martin Beck (City of Calgary Planning Dept)
Denise Jakal (City of Calgary Law Dept)
Gravity Architecture Corporation (Attention: Trent Letwiniuk)
Client

13

An amount sufficient to increase the site area on the parcel at 2503 – 17A Street NW from the current
0.0513 ha to approximately 0.053 ha.
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To:
Subject:
Date:

prabha sri
Public Submissions
[EXT] Re designation Application 2016-0322, 2507–17A St. NW from R-C2 to R-CG
Thursday, March 08, 2018 9:35:00 PM

Dear Mayor and Councillors,

The proposal for the 2507 for a development of 7 unit row house each unit with
basement suites. I am strongly opposed to redesignation of the lot. I am a resident
of Capitol Hill.
The present ARP which would allow an attached infill at 2507 17A St. NW. In these unit secondary suites is not
allowable, how can they do? This development is coming like a complex that is too large for the size of these
properties. There is 7+7=14 units and there is no parking place on 24th Avenue, parking is an issue. Say 14 units will
have 14 barbeques, 14 garbages+14 blue bins+14 green bins and no play yard how it looks for the area imagine !!!
The Capitol Hill school is at full. The classes at Capitol Hill are congested, there are 33 students in the class.
Increasing too much density will have an impact on kids’ education and community in general. In Capitol Hill
community we have only one Elementary English School.
Crossing the road on 24th Avenue and 18th street, morning and evening is a real problem for the adults and children
who go to Capitol Hill School and St. Pius X School. On 24th Avenue there is so much traffic that vehicles do not
stop.

Hence, we strongly oppose going beyond the approved ARP.
Hope you will consider all facts before the approval process. Thanks.
Sincerely,
Sriram and Prabha Sriram.

2526 18th Street NW
Calgary, AB T2M 3T6.
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Rowe, Timothy S.
From:
Sent:
To:
Subject:

caoshen2000@yahoo.com
Monday, February 26, 2018 10:55 AM
Public Submissions
March 19, <web submission> LOC2016-0322

February 26, 2018
Application: LOC2016‐0322
Submitted by: SHEN CAO
Contact Information
Address: 2527 17A st nw, calgary
Phone: (403) 270‐2274
Email: caoshen2000@yahoo.com
Feedback:
I strongly oppose this application. First, this will make the parking issue much worse as it doesn't solve it properly.
Second, it violate the ARP.
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McDougall, Libbey C.
From:
Sent:
To:
Subject:

Mardelle Morris <mardellem@gmail.com>
Wednesday, March 07, 2018 8:02 PM
Public Submissions
[EXT] redesignation of 2507-17A ST NW (LOC2016-0322) and 2503 17A ST NW

I am opposed to this application for the following reasons:
-The lot size allows for only 3 town houses, not the requested 4 or 5.
-The separate entry basement doors only encourage a secondary suite in each town house which is not allowable at the
moment. I believe small basement suites, combined with small living area above, encourages a quicker turnover in occupants in
the units leading to less stability/sustainability in the neighbourhood.
-The condominium-ly owned rear yard of the (potentially) 14 unit project imposes a undue loss of privacy, peace and quiet onto
the adjacent neighbour. This only encourages the affected neighbours to move on, causing less stability in the neighbourhood.
-Parking is a current problem on 24 avenue, the front street of the planned town houses, and has not been sufficiently
addressed. People in Capitol Hill drive. It is that simple. There will be cars.
-Drainage from this development will be a problem I believe as no yard space will remain to absorb runoff. The rear lanes in this
area already fill with ice in the winter from allowed garage roof drainage into the laneway. This site will have drainage from the
houses as well.
My main concern is that this project will crowd too many people into a small space. The downside to this is that the occupants of
the units will not remain in them long (currently people in infill housing in this area move on in a few years, especially if they have
children wanting a larger yard). I expect the residents of these units will move quicker.
The secondary suites will be small... the whole town house will be small. The proposed semi-detached houses will be small, and
be required to share the yard with the town houses. Again, I don't think the occupants will stay long. The result is a lack of
sustainability on the site.
The site would be more suited to having a longer foot print on the semi detached and no sharing of the rear yard. This, at least,
would not impact the adjacent neighbour as much.
We have been told that this is a Low Income development, or a Low Cost development. This is not really the case as each town
house will sell for "somewhere in the low 500s" according to the person representing the developer, at one of the open houses.
I maintain that a small townhouse costing more that half a million dollars is not low cost and we should not bend any rules or
regulations for it.
Capitol Hill has a inordinately high amount of rental homes (approximately 60%) leading to a lower than expected amount of
public engagement on public issues. I ask that you consider that when making decisions based on public input.
Lets plan for two liveable sized semidetached homes with three sensitively designed town houses next door, on 24 avenue. This
then could then a project I think many more people would be happy to support.
Mardelle Morris
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