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22 June 2016
Attention: City Clerk
Re: 301 - 7" Ave NE

A developer has applied to the City of Calgary to rezone the property located at 301 7" Ave NE from
Residential — Contextual One / Two Dwelling (R-C2) to Residential — Grade-Oriented Infill (R-CG).

This re-zoning will allow the builder to remove a small 1920s bungalow and replace it with a large four
unit row houses.

| object to this development because it violates Bylaw 17P96 and amendments that form the “Crescent
Heights Area Redevelopment Plan” The latest amendment is 14P2016 dated 16 May 2016.

Refer to Map 2 on page 11 which illustrates the land use policy. The intent of this map is very similar to
the current land use map and it is easier to compare different building types. The proposed
development is designated as “low density multi-unit housing” which includes townhouses, tri-plex and
four-plex units according to Section 3.5 Policies Statement 1 (Page 21). It is shown on Map 2 as an
angled gray hatch. This type of housing is shown from 6 Avenue and south.

Statement 4 of Section 3.5 covers traffic and quality of life concerns. Second Street is already has heavy
traffic use as there are no left turns off Edmonton Trail until 8 Avenue during the afternoon rush hour. It
is also the main access for the multi-unit buildings south of 6 Avenue NE.

Statement 5 of Section 3.5 refers to scale and form of nearby older homes. The houses on this street are
generally small on narrow lots. While these may get replaced in the next 10 years, | would rather see
developments like the infills further down the block or the development on 9 Avenue NE in the 200
block where 4 small homes were replaced with 3 infills. While new, all the buildings mentioned fit the
character of the neighbourhood and enhance the homes surrounding them. The proposed four-plex is
too high with too much mass for the adjacent houses.

Section 3.1 (page 17) states that “The overall residential density in the community is 22 people per acre
which is substantially higher than the 15.4 people per acre average of inner city communities.” It also

states that the large portion of multi-unit dwellings reduces home ownership levels to 37% which is well
below the Calgary average of 62%. Lower levels of home ownership are associated with higher transient
rates and less support for the community. We already have one of the highest densities in the inner city.

In Section 3.3 Policy Statement 1 (page 18 states that new developments should be sensitive to the
historical character and elements of Crescent Heights. While there are a wide range of styles, | would
interpret this to mean that elements of the building should reflect the era of the majority of buildings in
the area. Refer to Section 2.2 on page 8 and section 2.5 on page 12.

Section 3.4 describes the requirement for Low Density Detached Housing. The proposal for this site does
not meet the criteria. Although there is a small apartment older building across the street, it is one of



very few north of 6™ Avenue NE. We are losing too much of our detached housing stock and I think that
a duplex is much better suited to this site. There are some excellent examples of well designed semi
detached units in the neighbourhood especially the one located at 1012-Second Street which has one
unit facing the street and one unit facing the avenue.

In order to maintain the good mix of housing types in Crescents Heights, it is important to adhere the
building types in the areas designated in this bylaw. The immediate area already has a higher than
average density rate and the area will not maintain its character if too many four-plexes are built.

Regards,

Isabelle Jankovic
220 — 8 Avenue NE
Calgary AB, T2EOP7
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The City of Calgary, Land Use Planning & Policy
Crescent Heights ARP
Bookmarks have been included in the Crescent Heights Area Redevelopment Plan for ease of navigation. If the bookmarks are not currently showing, please click on the bookmark icon to the left to display.
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1.2

Format of the Area 1.3
Redevelopment Plan

The Area Redevelopment Plan (ARP) is
contained in the white pages only in this
document and is adopted as albylaw by City
Council. Any changes to the policies or to

the white pages require an amendment to

the ARP bylaw which must be made at an
advertised public hearing. The yellow pages
contain suggestions for community initiatives
and have no legal status. The blue pages -
Supporting Information - have no legal status
and contain background information and
appendices to provide context for the policy
recommendations. The numbering of Maps
in the blue pages is preceded by the Letter
“B” e.g., BI.

Availability of Municipal
Funds for Improvement
Projects

Public facilities and improvements proposed
or recommended in this ARP are subject

to Council’s capital budget priorities

and approval process. Expenditures
recommended in this Plan will be evaluated
in relation to the needs of other communities
and city-wide spending priorities.
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2.2

Community Vision and
Goals

An extensive public process was undertaken
to determine the issues and goals of the ARP
and a Vision for the future of the community.
This process included several meetings and
a full community survey. The results were
used to help identify issues which have been
addressed in this Plan. The Vision is not used
as a list of specific objectives to be achieved
but as a general description of the type of
neighbourhood the residents and business
people desire.

Vision

Crescent Heights in the future continues to
be a safe, clean, welcoming community - a
good place to raise a family and to grow
old. There is a feeling of neighbourliness,
something like a small town with

involved together in many activities in the
community. Crescent Heights has a clear

identity in the city. There is a range of retail,
cultural and social activities within walking
distance of the residents.

Residential and commercial development

The community has retained
a large number of apartments and
townhouses providing a wide range of
housing opportunities. There are more
opportunities for seniors to stay and live in
the community as they age.

Better home maintenance is
occurring and the level of home ownership
is increasing.

Along Centre Street and Edmonton Trail,
there are more small businesses serving
the neighbourhood, more pedestrian traffic
and street beautification improvements.
The shops are more enjoyable to visit

and the streets are safer to cross. Centre
Street is less of a barrier in the community.
There is more of a mix of land uses in the
commercial areas. More people work out of
their homes keeping the community active
throughout the day. Crescent Heights is a
pleasant place to live, work and visit.
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Goals

From the Vision exercise the following goals
were developed for the ARP.

1.

Help create an attractive, safe and active

community which residents are proud of.

Maintain and strengthen the detached
housing areas of the community.

Improve the multi-unit residential areas
by addressing traffic, open space and
design issues.

Improve the business environment of
the retail areas and encourage a mix
of commercial services for community
residents.

Review the road system in the
community, and revise if necessary, to
ensure safe movement for pedestrians,
cyclists and motorists and reduce the
impact of short-cutting traffic.

10.

Support city-wide planning goals in
a manner sensitive to the goals and
objectives of the Crescent Heights
community.

Encourage and accommodate residents
of differing ages, family sizes and income
through a variety of housing types and
community programs.

Encourage new development which
contributes to achieving the goals of the
ARP.

Encourage long term commitment to the
community on the part of residents.

Promote community well being through
social service and community initiatives.
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2.5

Summary of Major
Recommendations

Residential

* Design guidelines are presented for
single detached and duplex housing,
townhousing and apartments. These
guidelines will improve the general quality
of new development and the “fit” between
old and new development.

* Guidelines for identifying “heritage” sites
and for controlling development close to
these sites are presented.

* Policies are established for the west side of
Centre A Street NE which would support
redesignation of residential properties to
permit commercial parking lots as well
as multi-unit dwellings. Future mixed
use development on the Centre Street/
Centre A Street block is facilitated through
redesignation.

* Housing units are encouraged above
commercial development on Edmonton
Trail and Centre Street.

* Owner-initiated redesignations to allow
additional multi-unit residential and

commercial development in locationsnear
Edmonton Trail and Centre A Street NE
are supported.

Commercial

Support is given to the improvement of the
streetscape (pedestrian environment) along
Edmonton Trail NE and Centre Street N.
The ARP urges merchants and commercial
land owners to initiate a general upgrading
of the public and private streetscape with
City cooperation.

Restrictions on third-party advertising
and temporary signs will improve the
appearance of these streets.

Design guidelines are included to
encourage new commercial buildings to
contribute to an improved streetscape
quality and to support more transit-
oriented development.

Small restaurant, retail and personal
service uses are encouraged along Centre
Street and Edmonton Trail.

Redesignation to Direct Control of a
number of C-3 properties on Edmonton
Trail will reduce the maximum height and
density of new development.
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3.0

3.1

RESIDENTIAL
DEVELOPMENT

Context

Crescent Heights is a healthy inner city
community. It is home to approximately
4,600 people living in housing ranging from
large single detached homes to townhouse
condominiums, rooming houses and
apartments. The population has decreased by
700 people from its 1968 level of 5,300. This
decline is in spite of an increase of 46 percent
in the number of dwelling units during the
same period. Most inner city communities
have exhibited this magnitude (or greater) of
population loss based primarily on smaller
family sizes leading to lower occupancy
rates.

The housing quality in the community is
generally good and renovations are ongoing,
suggesting that it will continue to improve.
During the late seventies and early eighties
there were 900 apartment units built,
primarily north of the escarpment and east of
Centre Street. New home construction during
the past 5 years has been much slower and
has often occurred as detached houses on

7.5 metre (25 feet) lots.

The areas with the lowest residential density
are located west of Centre Street, south of
9 Avenue and are zoned R-1 and R-2.

townhouse and apartment areas designated
RM-2, RM-4 and DC (RM-5).
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3.3

Heritage Conservation

Context

An important element of the residential
character in the community is the historic
nature of many of the homes built before

1940. Many are single storey small bungalows

on narrow lots and are slowly giving way
to new infill development. There has been
some conflict within the community as the
traditional streetscapes slowly disappear.

Current provincial heritage legislation
is primarily designed to protect unique

“heritage” sites, however very few buildings

in Crescent Heights are eligible for this
designation (Map B2).

Policy

1. The historic character of development in

Crescent Heights should be recognized

and new development is encouraged to be

sensitive to the historic elements.

Implementation

1.

Older buildings should be evaluated by
the City of Calgary Heritage Advisory
Board to determine their significance
and potential for inclusion in the City of
Calgary “Inventory of Potential Heritage
Sites.”

Owners of sites proposed for inclusion
in the “Inventory of Potential Heritage
Sites” should be contacted by the
Planning & Building Department to
advise them of the special nature of their
properties.

Additions and alterations to structures
identified in the “Inventory” should be
evaluated by the Approving Authority
where applicable, with the goal of
retaining the integrity of the specific
housing styles and characteristic details.
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3.4

Low Density Detached
Housing

Context

The core of the Crescent Heights communit
is the low density R-1/R-2 areas.

1

The ARP addresses these issues throughout
the document. This section focuses on the
need to ensure that new development,
which is important and welcomed in the
community, creates as few negative impacts
as possible and contributes positively to the
neighbourhood.

To identify the important features which
contribute to the character of Crescent
Heights the residential area was surveyed
(see Supporting Information). These features
form the basis of the Design Guidelines
below.

Policies

1. The low density conservation housing
policy is retained for those areas
designated (zoned) R-1, R-2 and DC
(with low density residential guidelines).
The intent of this policy is to permit
redevelopment that:

" Rhbouthood guay and acer;
* iscomputiewith e suounding

3. Construction of larger detached homes
is encouraged to attract families with
children to the community.

19
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It is recognized that larger homes may not
tit as well into the existing streetscape as
smaller ones. Builders will have to take
extra efforts to minimize the impacts of
the new housing.

Implementation - Detached Housing

These guidelines are to be used by the community,
developers and the Approving Authority to
provide direction in considering and approving
discretionary use residential permits. In other
cases it is hoped that the developer will take
advantage of these guidelines to the mutual
benefit of himself and the community.

The Low Density Residential Housing Guidelines
for Established Communities documents the
principles used in evaluating discretionary use
permits by the Approving Authority and will
continue to be applied in Crescent Heights.
Bylaw 27P2008

Design Guidelines

1. New development should retain mature
landscaping where possible.

2. Planting of trees beyond Land Use
Bylaw requirements is encouraged to
maintain the extensive tree cover in the
community.

3. Front yard depths in new development
should approximate adjacent yards.

4. Porches and front balconies are an
attractive common feature which are
encouraged.

5. High roof pitches and arch detailing are
encouraged.

6. Front yards should be defined at the
sidewalks by a hedge or a fence where
similar conditions exist on the majority
of nearby properties.

7. Vehicle access should be from the rear
lane wherever possible.

8. Construction of larger detached houses
is encouraged to attract families with
children to the community.
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3.5

Multi-Unit Housing -
Townhouses and
Apartments

Context

Most of the remaining houses will be
redeveloped in these RM-4/RM-2 multi-unit
areas, although a number of them are
“sandwiched” between apartments. These
lots are often too small for apartment
construction and too heavily impacted by the
adjacent development to be likely candidates
for new detached housing.

Policies

1. The low density mulfi-unit housing policy
is retained for those sites designated
RM-2. The intent of this policy is to permit
low density family-oriented dwelling
units such as townhouses, triplex and

2. The medium density multi-unit housing
policy is retained for those areas
designated RM-4 and DC (with RM-4 or
RM-5 residential guidelines). The purpose
of this policy is to provide for a variety of
housing types up to 4 storey apartments.

3. The existing residential Direct Control
districts are retained unless specified
elsewhere in the ARP.

4. Quality of life concerns - traffic, access
to open space, new building design -
should be monitored in the apartment/
townhouse areas to ensure these areas

remain viable and attractive.

21
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6. Traffic and parking concerns should be

addressed to maintain the quality of life in

these higher density areas.

7. Opportunities to allow higher density

multi-unit development will be identified.

Implementation

Design Guidelines

The following design guidelines
provide guidance to the community and
Development Authority in reviewing
townhouse and apartment development
applications.

1. Larger multi-unit residential projects

(i.e., 150 feet frontage and larger) should
be designed with a variation of the
facade, roof slopes, window treatment,
unit entry and other architectural details
to enhance the relationship with the
street and neighbourhood.

. New residential developments should

be sensitive to the location of windows
and outdoor amenity spaces of adjacent
properties and other units. For example,
techniques such as staggering the
location of windows on side walls

and the use of glass block and angled

bay windows can still provide light
and some views while protecting a
neighbour’s privacy.

. The primary entry to the building and

as many individual townhouse units as
possible, should be oriented towards the
front of the property.

. Where appropriate, new development or

additions should be consistent with the
front yard setback common on the street.
Multi-unit buildings, however, may not
be able to meet the setbacks of older
detached housing without unreasonable
development constraints. In such cases,
front yards may be as prescribed in

the Land Use Bylaw with possible
modifications to the portion of the side
wall extending beyond the adjacent
building to moderate the impact and
possibly expand sight lines from the
adjacent residences.

. Front yards should be defined at the

sidewalks by a hedge or a fence where
similar conditions exist on nearby
properties.

. Existing mature vegetation should

be retained, wherever possible, and
planting of trees beyond Land Use
Bylaw requirements is encouraged.
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7. The continuity of the sidewalk or
boulevard should be maintained by
minimizing curbcuts. Vehicular access
should occur from the lane, where
possible.

8. The design of any development
proposed on a corner site should reflect
its dual frontage by presenting an
attractive facade to both streets (through
window treatment, building projections
and roof forms facing both flankage and
frontage roadways).

9. Play areas and entryways should
be able to be viewed from adjacent
units to enhance safety and security.
Construction and landscaping should
not create areas hidden from view.

10. Parking stalls in apartment/townhouse
developments should be numbered,
with specific stalls assigned to
individual units.

11. Urban safety shall be reviewed during
the Land Use/Development Permit
process for multi-dwelling residential
development. A Crime Prevention
Through Environmental Design
(CPTED) report or its equivalent
should be submitted to the Approving
Authority.

3.6

Centre A Street NE

Context

Historic development and subdivision
decisions have led to a situation where
Centre Street commercial development abuts
Centre A Street NE residential properties
with no intervening lane (Map 3).

The west side of Centre A Street NE, although
designated for apartment development,
accommodates several deteriorated houses,
vacant lots and parking for the businesses on
Centre Street.

The east side of Centre A Street NE is
designated RM-2 and primarily developed
with single detached houses.

The lack of lanes and shallow commercial lot
depths have resulted in some businesses on
Centre Street not having sufficient parking or
access without the use of the Centre A Street
properties, which are currently designated
for housing.

23
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3.8

Residential Redesignations

Context

The ARP process considered a large number
of potential redesignations proposed by
landowners and/or the community. These
proposals were designed to adjust the
allowable density and to address certain site
specific issues.

The residential and commercial land use
designations in Crescent Heights had already
been substantially revised through the 1979
Crescent Heights /Regal Terrace Special
Study and the 1989 Centre Street N Special
Study. The redesignations approved at that
time reduced the development potential
substantially. The larger area of low density
designation will contribute to an attractive
and stable residential environment.

Areview of possible redesignations did not
reveal a pressing planning rationale or strong
landowner support for large scale zoning
changes. However, several site specific
redesignations are supported, based on
landowner requests and planning merits. In
addition, a number of sites are supported in
principle for owner-initiated redesignations
(Map 4, Table 1).

Implementation - Residential
Redesignations (Table 1)

Site 1 - 111, 115, 117, 121, 129, 133 &
139 - 10 Avenue NE

This RM-2 block borders on the R-2 low
density area and landowners wish to

retain the existing detached housing form.
Redesignation to a lower density will

avoid worsening of the existing parking
congestion problems, and will strengthen the
R-2 area to the east. RM-2/RM-4 properties
across the street are fully developed so the
redesignation should not have a negative
impact on the development potential of that
side of the block.
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