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4811 Montana Crescent NW 
Calgary, Alberta T3B 1E7
email

January 27, 2025

Office of the City Clerk - City of Calgary
700 Macleod Trail SE
Calgary, Alberta T2P 2M5

Subject: City Council Public Hearing
Re: Application to Amend Montgomery ARP Policy Bylaw 13P2025
      for LOC2024-0208

We, the undersigned, recently noticed a sign board notice from the City of Calgary - Develoment 
inviting us to comment on the subject matter. The application requests that the ‘Future Land Use 
Plan” for 2823 MacKay Road NW be amended to allow a Townhouse to be built there. 

We own and live in a single family raised bungalow home at 4811 Montana Crescent in the 
same area of Montgomery as the proposed development. Our 2-year old home was a 
redevelopment project that we designed in compliance with the City’s contextual dwelling 
requirements as our best efforts to harmonize with the neighbourhood. 

We object to permitting the developer to build a townhouse because of the negative impact it 
would have on the use, enjoyment and intrinsic value for our property as follows:.

1. Reduction in our Safety as Pedestrians or as Vehicle Traffic:
The proposed development would reduce the pedestrian safety and vehicle safety on the 
streets wew frequently use. For details, see attachment 1. 

2.   Overload of Aging Water & Sewer Systems that we Rely on:
The proposed development would pose excessive burden on the capacity of our aging water 
and sewer systems leading to avoidable operational and cost problems for us. For details, see 
attachment 2. 

3.    Detrimental / Unwanted Deviation from Approved City Plans
The proposed development is in violation of Montgomery Area Redevelopment and Municipal 
Development Plans as well as an endowment agreement between the City and previous land  
owners. See attachment 3. 

In addition to the above, other densification developments (DP2023-08762 and DP2024-0225) 
are being proposed in the same area of Montgomery as the subject development. The 
combination of these three developments should be considered since the combined impact 
would escalate many of the concerns expressed above. 

In summary, the extreme increase in numbers of households proposed for this development (a 
eight-fold increase) puts unjustified detriment effects (as described herein) on our use, 
enjoyment and intrinsic value for our property. 
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In recognition of the City's desire for increased population density we would consider a 
development proposal for no more than two dwelling units (a duplex) at the location of the 
proposed development.

Would you please acknowledge receipt and acceptability of this letter by return email to: 
?

Thank you in advance for your consideration our input to your decision making.

Sincerely,

________________                                                   _________________
Gerald James Karst  Laurel Audrene Karst

Attachments:
1.   Reduction in our Safety as Pedestrians or as Vehicle Traffic:
2.   Overload of Aging Water & Sewer Systems that we Rely on
3.   Detrimental / Unwanted Deviation from Approved City Plans
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Attachment 1 - Reduction in our Safety as Pedestrians or as Vehicle Traffic:

The street corner at 32nd Avenue and Montana Crescent is a busy one as it is one of the few 
access points to the upper Montgomery neighbourhood. Vehicle traffic from the proposed 
development will directly increase vehicle traffic at this intersection. It has "blind corner safety 
issues" that have caused accidents in the past for bicycles and pedestrians walking or travelling 
West on the 32nd Avenue pathwway.  We walk past this corner to the University District almost 
every day. The additional vehicle traffic that the proposed development would reduce the safety 
of this street corner to an unacceptable level.  

There is already an unforeseen large volume of vehicle traffic past our home due to vehicles 
using Montalban Ave and Montana Crescent to bypass the 4-way stop at 48th St. & 32nd Ave. 
NW. 

The proposed development will increase vehicle traffic even more, which further reduces 
pedestrian and vehicle safety since the street infrastructure was not designed for this proposed 
traffic volume. As an example, per Ref. A, in residential areas, the minimum width of a street to 
accommodate parking on both sides plus two vehicle travel lanes is 10.7 m or 11 m if a Transit 
Priority street. Our street is used heavily for school bus traffic. Our street is only 10.35 m wide, 
which is not wide enough to safely accommodate the proposed combination of large increases 
in vehicle traffic plus on-street parking from other proposed densification projects 
(DP2023-08762 and DP2024-0225), not to mention the needs of Emergency Services traffic.  

References: 
A. Section 3.1.1 of  The City of Calgary - Complete Streets Guide, October 2015
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Attachment 2 - Overload of Aging Water & Sewer Systems that we Rely on:

The water and sewer systems on our street were designed for single family homes in the village 
of Montgomery before being annexed by the City of Calgary in 1964.  These designs were likely 
less robust than those of Calgary. Since then, the capacity of these very old systems have been 
reduced by the installation of remedial liners etc. “Sewer back-ups” have been happening as a 
result.

There could be at least 15 - 18 people living at this location which is many more than what these 
systems were designed for and which could cause avoidable operational problems  / costs. In 
the order to ensure safety and reliability, the proposed development could also require a costly 
expansion to the capacity of these systems, involving digging up our street and causing 
disruptive mayhem for us. 

Also refer to City of Calgary Report Number EC2024-1240 Notice of Motion sponsored by City 
Council Members Sonya Sharp and Terry Wong which warns of the negative consequences of 
densification in Montgomery. 
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Attachment 3 - Detrimental / Unwanted Deviation from Approved City Plans

Documented history says that lands of the upper Montgomery neighbourhood were endowed to 
the City of Calgary by their original landowners on the condition that they be used exclusively for 
single family homes. Using upper Montgomery for anything other than single family homes is 
not consistent with endowment conditions. The proposed extreme densification would certainly 
be a vast departure from this. 

The proposed development is in violation of Montgomery Area Redevelopment Plan dated July, 
2023 in respect to:

-  land use and number of units, 
-  proposed lot coverage and building setbacks that would not permit the

               landscaping and trees that is the standard for this neighbourhood,
-  the building form and height which would be alien to the neighbourhood 

               therefore having a negative impact on the neighbourhood's character / 
               heritage.

-  “front” doors for the rear units face the laneway, which is not allowed by the ARP.
Extensive effort was taken to “master-plan” what became the Montgomery Area Redevelopment 
Plan. To over-ride this ARP with isolated spot-development decisions will not result in the quality 
of city planning that the ARP strived to achieve.

The proposed development is not consistent with Municipal Development Plan (MOP). In the 
MOP redevelopment land use in Established Residential Areas is to focus on Neighbourhood 
Activity Centres rather than the proposed densification (ref. B). It should be noted that our street 
is part of upper Montgomery where the criteria of an Established Residential Area (ref. C) 
applies, in contrast to lower Montgomery where the criteria for a Inner City Residential Area (ref. 
D) applies. Map 1 of this document incorrectly identifies upper Montgomery as the same kind of 
area as lower Montgomery in this regard.

In addition, even if all of Montgomery was to be considered Inner City Residential Area, the 
MOP states (ref. E) that “Sites within the Inner City Area may intensify particularly in transition 
zones adjacent to areas designated for higher density (ie Neighbourhood Main Street), or if 
intensification is consistent and compatible with the existing character of the neighbourhood.” It 
should be noted that :
- the location of the proposed development is not adjacent to a Neighbourhood Main Street 

(see Map 1 of the MDP, where the nearest such street id bones Road, in Lower Montgomery).  
- the proposed extent of density intensification is not consistent nor compatible with the existing    

character of the neighbourhood. 

References: 
B.    Section 3.5.3 of part 3 of the Municipal Development Plan, approved in Feb, 2021 under      
       “Land Use Policies”, point “b” 
C.   Section 3.5.3 of part 3 of the Municipal Development Plan, approved in February, 2021
D.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021 
E.   Section 3.5.2 of part 3 of the Municipal Development Plan, approved in February, 2021   
       under “Land Use Policies”
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