
1845 18 ST NW 
Calgary AB T2M 4V5 
27 April 2022 

Office ofche City Clerk 
The City of Calgary 
700 Macleod Trail SE 
Calgary AB T2G 2M3 

PROPOSED LAND USE CHANGE 1840 17 AVE NW 

Reference: A: Proposed Land Use Change; LOC2022-000 I 
B: 8 February 2022 I. B. Anderson Proposed Land Use Change 1840 17 A VE NW 
C: undated, Notice of Public Hearing on Planning Matters referring to 1840- 17 A VE NW 
D: July 2017 Notice of Public Hearing City- Initiated ''R-CG" Redesignation in Ban ff Trail & 
Capitol Hill 

Dear Sir or Madame 

Thank you for the opportunity to address the proposed changes in zoning of our residential 
neighborhood. I submitted formal objections to Mr. Chad Peters on 8 February 2022 (delivered 
by hand). There are numerous grounds on which my o�jections are based. l attach the original 
letter which I believe is still relevant. 

Now, 1 understand the issues: the homes in this area were built post World War Two and are no 
longer functioning as viable buildings - energy inefficient, poorly insulated, on the small side. 
But they have been family oriented for decades supporting schools of all grades, denominations, 
special needs, and language of instruction. This is what attracted us to this area when we moved 
here in 1999. The property in question was exquisitely cared for by the lady who owned it right 
up to her final illness and death one month short of her IOO'h birthday. Other properties have 
been Jefi to decay and deteriorate. 

l also very much understand the City of Calgary concern with urban sprawl and wanting to
increase the density of housing in Calgary. As I bicycle around the city on its great bike trails
training for the annual Tour or Alberta for Cancer, I see massive urban sprawl in all the new
areas in the north and south of the city. You cannot fix urban sprawl by massive congestion in
our small residential neighborhood. It is almost as though Capitol Hill and BanffTrail are the
sole agents of reversing urban sprawl.

The City of Calgary went through a studied and transparent review of redesignation (reference 
D) of our neighbourhoods in :w 17 . Developers are trying to circumvent this reasonable process
by individually applying to increase the congestion of their properties. They arc not trying to
develop a range of housing units but instead trying to maximize their profits at the cost of
residents' ability to live, future resident's ability to raise families and pursue hobbies, the
environment, and transportation. It represents a real abuse of process and perversion of the
zoning purpose. As mentioned in my earlier Jetter (reference B) the developer or the City

Attachment 5 
CPC2022-0318



se\eraLfonrunitroNhouscshavcbccnb hinouarcaandsomehave addtrion lourbelo\
ground r..,,l/,,a r!r7?.1lbr a to$l olcigh!uirs:and 8009r, i.orus. ii dcnsn! One uniLonc
block arva! has no on-steel parking anda garagerirh r$o sinale parking spaces lhesearc
snall, cmped ind disrincrv non lamilt o.ion$d lhcuntsconnrucl.dharcnogrccnspacc,no
re.l hndscaping, no tee coler, and are dark lndoverlordedhy adjxcent nc\r con$u.tion lhn
pmper rr- appeaF to have no pmrision tnr ftes. scrubs, or green ftas The orl! hb lailcd ro
d$cloDanvprrkorrc.rcationalspace Ftrrni|esvithrounrchrldrenMuldh.vetobelakcn

'nany 
blocks 1o enher a school yed (outside olschooLhour) or the spaces ol tl,e com,nu.try

NooiatronsHoNrheC'r"slreen.blue,andhlrkbrns$illbeamngedbclsthcimxginalionl

Plmins Ofllcc ha bccn lcs lh.n stmichtfon{rd as lhcy h.ve 0hvars plinnelloi ?,i,,/, un(s

In rcsp.cl lo thc proposal lor lhis prcpctrj",I rms cicar rn iny p.cuous confiuiication the

r\s areside.ial neiehb.rhood, sccommodation needslo focuse on farnily-o.ented housrng
h[]ne advmlag. oln.arb! scho oh drd lransponal ion As mcntioncd.lhc neighLrou.hools !r€
sen,ed by schools servrng all rnannerofgrades, hnguagelnd s.ho.lboards Thcse xre $alk.ble
b all ages De\ elopmenl nNds ro llkc dd\anhsc oJ lhis $id a mlch incrcascd tncus on famih

TheEis muchdiscussionon lhe lurureol trdnspo arioninouroirv Som. peoplc pr.did thc
p.(onalrsc olmoror vehiclcs $ill pas ont ol ou cuhrrc thstaf.lsepredrcxon based on

Fsonalprc.ludt$ Iris methcaEa isblesed rvrth nearb) CTrarnacce$ Thn isad ddvanragc
iloDe\o soriudresdosnlosiorn.arolhcrClialnnxlions llonemustcomcctbr bus il
becomes less.gre*bleand ifneedel $obus rmsaes lorge! ir. ror l&*crs {lojng shilt,rork
or casull hou* thal r!O. or hav.sclcral $ork silcs, public tmnsporl do.s nol help.

l'lE rdea thd o.e does nol need to pld lorpe$onll vchiclcsdo.s noL hk. int mconnl multi-
aanilr unrtslyithmuhplevehicles whrle 1ve have reduced lrom nlo ca( 1o a singLe $naller
vehr.le(probabl! the la$ ga$ poNered velic le \re wrllere, buy), 

'nodem 
housin! unns oll.n

hxvcs$cmad0lrscacho$ningthetolr.arAre.entllsoldduflcxunitbuihNnhinfiepat5
6 teas nos has1nuadults.ach wtrh a trucl paiied out tionr.

Mostinterening* theshillto E-rchiclcs:$iat lnnd as a fascnradng revolution ii lrdnspon
snnik ro convcrlihgliom ho6ero lntcmalcomhusnon poscr inthe errll 10r cemury Mdthc
unNefal olrne^hip oig$ po$cred lehi.les.fierlhe Second \lorld wn Whil. L vehi.l.s tre
nor lhar.ommon loda! [iIhinfivc]-'caE thc]lvillLrecommon,and l0\ears,llkclt ahno$
unncEa IloNever. rlhile o.e lilh Dp. car Iikc minc ar lhc filLrng stahon. one polre^ !p onc s

Th. Cil! ol'Calga.! is sa) bchind licipaiinsihis Evolution by nol nx.dxting the placernenr

oachalgnrs stalions rn neN conslrucion Thrsneansmand.ling a minimum oryr,' and illh.
secondlF sunes are considered..lg/lr OFr SI RtEI chargine slations forlhrs deL elopnent

Attachment 5 
CPC2022-0318



rhe tinal issue ol lranslionalion is Lhe locl lhal the main easl \rest conduil is one block amy
l6'h Avenue Nonh (aka lBnscanada High$ay); c& and fiuck oMershrp t stiu,ith us as lhe

ThG has ben subjecl lo Ducn emolional debate inCouncil and oulside A ddelopnentas
proposed $ill see .umerous lehicl€s parked. Tht is lhe fel of life norv abd adding nore
congesrio.\illaddcioseddcnsityinparkingOlrsrreelscanonlylolcrat€lhGdegreewnh
boulcvdding od ivideni.e - nardly pBcti.al. Our narorv streets cannol he .cce*ed elen nov
$ith the number of.ds pdked on the srel Banning onaheer pdking would lor@ car o*ners
ro pdk on lheir ptupdries bur sinilar devetopmenls de isnoring lhe sinple aritnheric oftne
number of units equals lhe nunber ololfslreet parkine needcd

Related ro lht are my comnors fiat congestd developfrent such as proposed $lll nol d6v
families into rhe .rea who rvill support lhe scnook. 11 sill draw sibgles and aduhs wilhoul
children. A bdler balance is &hieved lyith lessconge$ion wilh divefte unils inclldingsingle,
Iso aduhs, tumilies rvith childre., single paren! and orher conGmpoary inclusive paandhips
Congesled unils end up rvith shon shys, nigh tunoves, high turn oler rentils elc... Anbnbi
may re-infiltra1e residentral neighbourhoods as the Pandmic dses tunhe, aggravaling lhe

As developeA hale been repleing older buildings rvith rhet high-dnsity dcsig.s, rve are seeing
a sie ficant inpel on rbe enviromenl TEes. bolh privalely and cily o\hed, have b*n cul
do w n a nd not replaced C r*n space has bcen paled o!er, bu ilt over. and vdd r redued Thqe n
remlrliabiy litlelandeaping on thelitlle spacc leR TheB ha bcen ashockibg imprctonoll
mamcr ofwildlife Ntich e ich ourli,esandfamilies. Many people and developes willask
what the use is of divene flo6 and launa but one $ins n se: once los! i! will no! relurn

This lo$ of r@ covtr dd fie covering of green space has lhe potential to v6lly l.lluence all of
rhe rsidenN or Ih i s neighborhood h will innuence drainags. Thinhing lnis is ridiculous or
nrelevait is ruong A lDus. nvo blocks .My rB destroled in lune 2007 in one of Calg!ry's
qpical suddft deluges. Water suddenly oveiwhclnql lh€ drains and wove aarer Nave svepl
doM seveal st eels lnd so wealiened lhe flooded b6nmr $e hom. had to be onddned. lae
lot sat lacant of over l0 yeds unril sohe deleloper buill a dupies. One sondds whal lhe ho'nc
pu!.hasere qerc lold if!n!1hing. Todoy, the doin.ge is noD precarious sctting the Ciq up for
claims sine it is its poliqes which de *tting us u! aor woNe.ing overland flooding.

lhe aocus on lhe conslruclion of crmped mullisto.y units ignoEs fie inlwst of Calgarians lvfth
disahilni.s you.g ,nd old Mmy of the homcs beinS dem ol Ghed tlere occuptd by el derly
cnizeN who rreE able lo lve in ther homes lar Iongq $a, lhey wonld in rhes€ new unns This
hcl( oldirqsil, in desieru and focus on hign profit consested units n dnrespccllul oalhese wnh
disabilides ll is drivinglhem out oflhesc ncighbourhoods.

l

Attachment 5 
CPC2022-0318



Thh Epetitive rezon ine of recenrly zoned propmres by dryelopeB willbe cou e.producdve in
lhe long run B$rds lhe envnomental degladalion, lhe inoesd congeslion will bring @nflicl
tiom r€sidenk over parking, high lurnover Enlak, nois€, md crorvding boundaries. lt represents
an ahue ofthe zoning p.oces and is an i.suh ro lhe residenls of th6e neighbouhoods. his
reperilive attmp6 al Ebning seres lne intercsls ofthe d*elopss only. The City ofCrlgary
rvill have lo deal rvitn congestion. pa*ing. rhe imminenr E-flgin*ring ofE-vehicle us. The
neighbouhoods sufftr frcm disappeahng gren spac. and play area for ,oung lmilies and hole
ior induded zoiine requiremfis to prdere grecn space fte City docs nol have lo bend over
and saG! developets dendds or sugg$tions The developeG dd the City of Calgary Planning
office ca.not play a Eliry vesion of,Sr,()ty *ith onr neighbodhoods.

v

CD. MD, CM, FRCSC
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1845 18 ST NW 
Calgary AB T2M 4V5 
8 February 2022 
 
Mr. Chad Peters 
Planning and Building Permits  
City of Calgary Municipal Building 
800 MacLeod Trail SE 
Calgary AB T2G 2M3 
 
PROPOSED LAND USE CHANGE 1840 17 AVE NW 
 
Reference: LOC2022-0001 
 
Dear Sir: 
 
I object strongly to the proposed change in land use. The City of Calgary went through, what I 
presume to have been, a rigorous process when it changed the standard land use from single 
dwelling to allow for infills (ie doubling the density). There has been no rigorous review and 
research of the implications with the sudden proliferation of these extreme high-density 
developments systematically occurring in our neighbourhood. The proposals seem to be treated 
individually without an overarching plan. 
 
Now I get it: the homes being replaced have reached their limit either because of archaic designs, 
building materials, energy efficiency, and upkeep. However, many of the homes in our 
neighborhood have been maintained, updated with energy efficiency, new materials etc… This 
specifically refers to the development under discussion. Unfortunately, unscrupulous owners let 
many properties deteriorate, become unsafe and unhealthy.  
 
 
 
 
 
 
 
 
 
 
 
Nevertheless, I believe the developer is not being straight with the City Planning Office or the 
City is not being straight with its citizens. The developer made it clear in communications to me 
that they intend to have four row houses AND four secondary suites (not maybe). Your statement 
at the bottom of the sign of a maximum of four units is wrong. 
 
This rapid development is not “densification” as the city has desired – this is congestion. The 
city has occasionally referred to our neighborhood as “inner city”. It is not inner city which 
implies high rises, a majority of office buildings, a strong representation of bars and 
entertainments, and a distinctly non-family oriented lifestyle.  
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There are numerous City of Calgary signs in our neighborhood stressing this is a “residential 
neighborhood”. There are numerous schools of both the Catholic and Public School Boards and 
including options such as French Immersion nearby. This is what attracted us to this area when 
we moved here and presumably what will attract other families to this area. None of these high-
density congestion constructions are suitable for families with children of any age. There are no 
play areas, the size is constricted and simply promotes a sedentary lifestyle. Similar 
developments have an extremely narrow, dark rear facing deck. These are not compatible with 
recreation and the many activities. As a family-oriented neighborhood, there are no parks in the 
area and no space on these properties for children of all ages to have any meaningful play time. 
 
 
 
 
 
 
 
 
 
 
 
 
Typical Congestion Development with no realistic recreational  
Outdoor area for family activity. 
 
 
 
 
 
Congestion Concerns 
I have walked around the neighborhood and observed some of these developments, I have 
noticed a lot of cars parked on the street and at the same time, there are twelve bins (four black, 
four blue, and four green) at the back of the four single car garages at the back. The development 
at the corner of 19th ST and 17th AVE faces a busy street with no on street parking. There are 
going to be eight households in this space previously occupied by one family with two single 
garage spaces built! How do this compute? While some city administration and council have de-
emphasized private automobile use in recent years, in the next five to ten years there will be a 
revolution in personal transport as we embrace hybrid and E – vehicles. Congestion and parking 
in residential neighbourhoods will face the same challenges as cities did in the 1920’s and 1930’s 
as families went from no automobile to almost universal ownership but no place to park in the 
dwellings of those days. Calgary has back alleys. Cars should be parked using back alleys – not 
the street. We are facing significant congestion on streets even now with families having more 
than one car and many housing units shared by several unrelated people all with vehicles and 
many work-related vehicles. 
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   Corner of 19th ST and 17 AVE NW: 4 units plus                      No room for vehicles with 12 bins! 
   4 basement suites, 2 single garages, no parking on street 
 
Environmental Concerns 
Our neighborhood has been systematically stripped of much of its tree cover. While the city has 
little control over trees on private property, many city sponsored trees have also been cut down 
and not replaced. Developments have also paved over and removed green space. There has been 
substantial removal of habitat of wildlife in our area. Habitat enriches our residential area and its 
family and school communities. This same loss has a significant impact of water! This area has a 
major drainage issue. While we are up out of the Bow Valley, there is a significant issue. It can 
be seen in our winter weather with increased ice on back alleys – there is less area for retaining 
melt water and more roofs to drain onto alleys and streets. In June 2007, a house near here was 
total destroyed during one of Calgary’s periodic torrential downpours – because of several streets 
draining to a common point and lack of sewer drainage, a massive flood of water demolished the 
basement rendering it unstable. The house was condemned and the lot stood vacant for years. 
Someone has built a duplex on the site at 1705 and 1707 17th Ave NW. I am not sure if anyone 
told the owners what happened to the last house.  
 
 

The previous house was destroyed in a massive 
downpour and destructive wave. I wonder if these 
home owners are aware? 

 
 
 
 
 
 
I am not sure if an Environmental Impact Assessment was ever done for the original change of 
land use. Considering the overall scale of these projects and the evolving nature of land use 
never anticipated at that time, one should be performed before continuing.  
 
Airbnbs are an important part of the hospitality industry. However, before the COVID Pandemic, 
there were many conversions in residential neighbourhoods. Airbnb’s have contributed 
significantly to the affordable housing debate and lack of housing. I believe Calgary may have 
fallen behind in the regulation and guiding these to an appropriate area. They will come back 
with the subsidence of the Pandemic. Wholescale conversion of these properties to Airbnbs in 
this residential neighborhood are not appropriate.  
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Citizens with Disabilities 
With the rapid demolition of the older houses the replacements are high density multilevel 
structures. There is substantial need for one level “bungalow” type housing. Anyone with a 
mobility issue and many senior citizens will be severely impaired from residing in any of these 
structures.  
 
Summary 
The City of Calgary needs to promote a realistic approach to residential housing and the 
replacement of aging and deteriorating housing units. The City of Calgary should not simply 
acquiesce with every request to increase housing by highly congested designs that may maximize 
profits and potential tax revenue but are unsuitable for residential and family oriented locations. 
The routine use of lower or basement “secondary suites” is not an appropriate solution to any 
housing problem as they limit the space to a limited market. Parking is going to be a huge issue 
in the future and while difficult to predict precisely, will certainly involve a massive shift to 
hybrid and E vehicles. This is compounded by housing units with unrelated multiple car owners 
and parking of work-related vehicles.  
 
The assumption that individual car use and ownership is going to disappear and ignoring the 
need to account for off street parking for new housing units replacing these older homes is 
irresponsible and unrealistic.  
 
The conversion of housing units in residential neighbourhoods for short term rentals, while 
having a role, needs to be regulated to ensure that they do not unfairly compete for housing in 
residential neighbourhoods – especially close to schools.  
 
The City of Calgary needs to prepare now for the E-vehicle revolution. This is an exciting time – 
society has not witnessed such a shift since horses shifted to vehicles and, with the increasing 
wealth of post World War Two families, the universal car ownership. But where are residents of 
an eight unit building with most owning a E vehicle (or two) going to recharge? The competition 
for space needs to be coordinated with the very successful (I think) blue and green bin campaign. 
 
The City of Calgary went through a presumably rigorous process to reclassify our area to 
increase density several years ago. This nickel and dime approach to grant congestion creating 
developments just because developers want it should cease.  
 
The City of Calgary needs to study the environmental impact of these developments. 
Considering the size of the city and potential scope of this congested development, an 
Environmental Impact Assessment is clearly needed. The City of Calgary needs to start replacing 
the trees that have been destroyed in the same locations where they were removed.  
 
I would like to express my appreciation for the opportunity to make my concerns clear to the 
Planning Committee. They are shared by many citizens of not only my neighborhood but all of 
Calgary. We feel our concerns are not considered and ignored.  
 
Sincerely 
 
 
Ian B. Anderson 
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