
WHY REPEALING BLANKET 
REZONING IS THE 

RIGHT AND FAIR CHOICE
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A FEW CITY PLANNING 
CONSIDERATIONS
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What is the Right Amount of Densification?

How does Calgary compare to other cities

Toronto, Vancouver and Auckland are all boxed in geographically.

And Vancouver is especially challenged because infrastructure is very 
expensive with wide water bodies to cross and rocky terrain

All three cities have no choice but to pursue densification for growth.

However, Calgary has real options and needs to decide what is right for us.

• Toronto is boxed in by the lake, the greenbelt and other cities

• Vancouver is boxed in by ocean, mountains, US border and restrictions on agricultural 
land development.

• Auckland is very similar to Vancouver and like Vancouver infrastructure is especially 
expensive with wide water bodies to cross and rocky terrain
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What is a reasonable amount of Densification?

The city centers of Toronto and Vancouver are already extremely dense and there is no 
new land available. They are extremely challenged to grow and to no surprise have 
adopted blanket rezoning

In addition, their affordability problem is WAY WORSE, MANY TIMES WORSE than 
what Calgary is experiencing … so what did they do …

City-wide, Toronto allows up to 4 Units per lot and the maximum height is only 10 to 
10.5m

Vancouver allows a maximum of 5 to 6 Units.   Rear buildings can only be 2 stories and 
8.5 meters high.

In 2025, Vancouver was averaging just 4 units per development.

Finally, Auckland, a pioneer of blanket rezoning, has recently repealed it.  They are 
focused on densification around transit routes and “city centers”

All of this begs the question, what possible justification did Administration have for 
insisting on the nuclear option of 8 to 12 unit developments with a height of 11 meters 
for Calgary?   Especially when opposition against it was so strong.

I don’t believe the majority of Calgarians are against densification.  We want a repeal of 
an illegitimate decision, that was obtained without any engagement with us and was a 
decision far beyond anything close to reasonable.

Toronto Allows up to a maximum of 4 Units per lot City-Wide (for 
greater Toronto as of 2023)
Very recently Toronto now allows up to 5-6 Units in 
(essentially) the densest part of the city (as of June 2025)
Height: In general the maximum height can only be from 
10 to 10.5 metres

Vancouver For Home Ownership developments (strata units), allows 
up to 5-6 Units   (note that buildings committed “permanently” 
to rental have different rules, up to 8  units, but are not being 
taken up by developers)
Height:  Front buildings: 11.5 m / 3 storeys. With Rear 
buildings: have a maximum height of just 8.5 m / 2 
storeys

Note that Vancouver is averaging just 4 units per 
development and there has been zero interest in rental 
developments that allow up to 8 units per lot.

https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=9810000202&pickMembers%5B0%5D=1.2265
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What About Sprawl … Isn’t Calgary one of the least dense cities?
First off, don’t penalize Calgary for having the foresight to annex early.  And BTW, Ottawa has almost 4 times as much land 

Second, use an apples to apples benchmark.    StatCan uses the concept of Large Urban Centers

It calculates the density of the land area that is actually developed. It is quite surprising to me that this is not the basis of information 
that Administration shares with Calgarians

On that basis, Calgary compares very well to the other major Canadian cities

And without considering other inner-city densification, current plans for new communities
will increase Calgary’s densification significantly (to almost 3000 people per sq km)

Other considerations include airports, industrial lands, parks …. All of which impact density calculations

https://storymaps.arcgis.com/stories/8f63497a4e9343b6af311defa8ae0eb1

Planned/Unplanned lands forecast to add just 
over 768 thousand people in about 95 sq kms

Large Urban Centers – uses land with population density of 400 persons or more per km2

Large Urban Centres - 9810001101-eng.xlsx 5



What about sprawl?
Sprawl can be managed with respectful densification

Don’t blanket anything … Do the work …    Use the Local Area Plan process to chose the right 
change for each community.

But ensure PROPER ENGAGEMENT is used to create plans that
• are sensible and respectful and
• that Calgarians will support
• And BTW, the current LAPS were NOT done with PROPER engagement and need to 

be redone to restore trust

Also, ask us, the citizens what we want.   Of course nobody wants to pay higher taxes … but we 
don’t want to live in Toronto or Vancouver either …

The challenge is to find the right balance of densification and cost
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In general it is just not that bad

Highest time is only about 30 minutes (27.2 to 30.6 minutes)

And don’t forget that a lot of people choose Airdrie, Cochrane, 
any number of the other bedroom communities with longer 
commutes because they consider that to be reasonable.

This map is quite consistent with other current sources of 
information (recent City of Calgary Reddit survey)

Note this map was developed BEFORE
• The completion of the Ring Road and
• The Deerfoot improvements 

(which are still on-going)
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What about the Commute Time

CEI_All Maps.pdf

2021 Commute Time
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calgary-parking-policies.pdf
https://www.calgary.ca/content/dam/www/transportat
ion/tp/documents/strategy/downtown-parking-
strategy/calgary-parking-policies.pdf

4.1.1 RESIDENTIAL AREAS
Parking space users

What About Parking?

Calgary has a Parking Policy (which was updated in Sept 2024)

How about we just  follow that.  It says:

ON-SITE parking at residential properties is the primary parking location for residents.   Pg 13

PS – PLEASE STOP ignoring policies, the MDP etc.  If you think they need to change do the work with proper 
engagement first.  Don’t presume you know what the new policy will be.
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What About Parking?

How Many Cars are we trying to park?

Based on Administration data we can reasonably assume a typical 8 plex Rowhouse will have
10 cars per development on average.

(see Attachment 8 … there are about 1.5 cars per townhouse unit and 1 car per suite.)

Average is 
about 1.5

Average is about 1.5
(0 + 3)/2 = 1.5

And a few extra 
for good measure

Attachment 8, Figure 7
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Street Parking … a real example

Street parking may be a “city resource” but it cannot defy reality

It takes just 4 rowhouses and 4 townhouses with secondary 
suites to saturate a “perfect” block

For the doubt … 8 developments is TOO MANY

Saturation is not the objective.

This version of rezoning doesn’t work

Assumptions:
• 10 cars per development
• Perfect Block – where almost the entire 

street is available for parking, even 
though that is often not the case,

• Cars are parked perfectly (no wasted 
space by leaving large gaps, but too small 
for a car)

• Real life means you typically can only 
park a maximum of 4.5 cars per two 50 ft 
lots

Real life examples of how much space vehicles take

4.5 cars 4 cars

Rowhouse vehicles

Townhouse vehicles

Remaining parking spaces 

ONE CITY BLOCK
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Street Parking … an extreme example

What if the block was filled with 8 unit developments

20 developments is 160 units with 200 vehicles with only 80 on-site 
stalls

120 vehicles without stalls and only room for a maximum of 62 
vehicles on the street 

Rowhouse vehicles

Townhouse vehicles

Vehicles looking 
for a parking spot

There would be 58 Vehicles 
looking for a place to park

This is an extreme example but it illustrates why people are concerned. The point is there is no control on 
how bad this could get.  This version of rezoning is just terrible city planning

Even at 2 vehicles less per unit, that is still 18 vehicles, more or less enough to fill 
one side of a whole street.    It just doesn’t work ….

ONE CITY BLOCK
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THE VAST MAJORITY of homes have front driveways, so there is 
already very little street parking available.

A single eightplex would be a disaster … the little parking that does 
exist will immediately become saturated by just one development … 
and yet this is what is currently allowed

Geography matters  Planning needs to be done community by 
community, not by throwing a blanket over the problem.

City Planning … well it takes real planning.   If Administration was 
doing a proper job, they should have considered that there are 
neighbourhoods 

• That have front driveways everywhere, drastically reducing street parking availability
• That were designed without back alleys and street parking is the only option for 

existing property owners.  
• That many houses do not have garages or the garages are now used for other purposes
• Many streets are already saturated by existing apartment buildings or commercial 

businesses and vehicles are spilling over into the adjacent neighbourhoods.

Blanket Rezoning simply would not work in this community.

Zoning needs to be crafted to the neighbourhood.  Use a Local Area 
Plan that reflects reality and can be crafted block by block.

This is a great example of why it must be repealed

Why BLANKET REZONING Doesn’t Work – Let’s consider this Silver Springs example
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What About Parking?   ENABLE PEOPLE

Parking isn’t just about Developer Costs

The vast majority of Calgarians drive.  And there are 
really good reasons for that.

MAKE SURE WE ARE ENABLING PEOPLE
A car can be the difference when it comes to getting a better job.

Transit is simply impractical in many situations.

Opportunity for higher income is every bit as important as cost saving when solving an affordability problem.

And it can be the difference between children participating in activities or not.  A kid can’t be at soccer 
practice if Mom & Dad are stuck on the bus.

I cannot understand why Administration is so focused on just one side of the equation

https://www12.statcan.gc.ca/census-recensement/2021/dp-
pd/prof/details/page.cfm?Lang=E&SearchText=calgary&DGUIDlist=2021A00054806016,2021S05100115&GENDERlist=1&STATISTIClist=1&HEADERlist=0

StatCan – Calgary Census 2021
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Before Solving a PROBLEM it is REALLY USEFUL to be clear what the problem is.

In the last hearing Administration noted a few key things

1. 84,600 households are in housing need – that is a BIG NUMBER and CONCERNING

2. And yet that is about the same percentage as the last THREE DECADES

3. 57% (48,300) are singles and 23% are seniors

Who is in Need?

https://www.calgary.ca/communities/housing-in-calgary/housing-research/housing-strategy-progress.html

Percentage Of Calgarians with a Housing Need
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Market income by economic family type  2  1110019001-eng.xlsx

Old Age Demographic in Canada & Alberta.docx  
https://www150.statcan.gc.ca/n1/pub/71-607-x/71-607-x2020018-eng.htm

After 70, the percentage of men vs women 
dramatically falls … it sucks to be me ;)

Average & Median Annual Income in Calgary 1976-2023.xls
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=1110023901

Be a little cautious with this number because it includes 
very young and part-time workers

Calgary Municipality 2 
download.xlsx

Calgary Municipality 2 download.xlsx

The numbers noted by Administration are not surprising at all

There are now about 200,000 Calgarians between 15 and 24, most of who 
are single, many of whom are earning minimum wage

There are now about 225,000 Seniors, a lot of whom are widows and often 
end up with lower incomes

And the median household & individual income for a single is very low

Who is in Need?
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A huge part of the problem is about providing a living wage

Average rent for someone earning minimum wage is not even remotely close to 
being affordable. 30% of $15/hr wage is just $750/month.  While the median 
rent for a studio is almost $1500/month. There are very few studios/basement 
suites for under $1000/month

Even for couples earning minimum wage, it is not affordable

This is not a problem that blanket rezoning can solve

The City can help by informing Calgarians what the situation is and see if 
provincial policies can be changed.

Minimum Wage vs Rent

Min. Wage in Alberta has not 
increased for several years

https://minwage-salairemin.service.canada.ca/en/since1965.html
City Stats  2.xlsx

CMHC Average Rental Costs Calgary - 3410013301-eng.xlsx
City Stats  2.xlsx

Rent

30% Income

16
CMHC Detached House Prices.xlsx

Condos are NOT 
affordable for singles

Condos are very 
affordable for couples

Minimum Wage in Canada.xlsx

Alberta has the lowest 
minimum wage in Canada



Buying a home is hard, but it is achievable for a lots of people.  This slide is notional.  Simply to test the question … is ownership even possible?

And it looks like it doesn’t take an enormous salary.    It takes a plan.

Admittedly for a household that is already struggling financially, a larger downpayment will be a challenge for the first property they buy.

Home Ownership is achievable for most couples

But look at the power of a larger down payment, a larger home becomes possible after building up 
equity.

Note CREB Apr 2024 presentation identified the importance of Condos in the affordability mix and 
actually had even lower condo prices for older ones meaning condos are even more possible for 
lower income couples.

17** Not an avg price, but a lower end “starter” property (bottom of the market)
*** 5 yr mortgage rate with a big bank on 25 Apr 2024            ****  My guesstimate April 2024 of a rate in 2 years time

**

City Centre ROW 
Houses are SO MUCH 
MORE EXPENSIVE

*** ****

Mortgage Payment Examples  2mar2026.xlsx

**

As young people age and the 
careers mature, affordability 
situation changes dramatically



Look at how much MORE expensive inner-city rowhouses 
are  …  this is not solving housing affordability

Apartments
2025

Note how apartments on the other 
hand don’t have the same issue at all

https://www.creb.com/-
/media/Public/CREBcom/Housing_Statistics/2026_Forecast/2026_Fo
recast_Report.pdf

CONCLUSION

Rowhouses / Townhouses
2025

https://www.creb.com/-/media/Public/CREBcom/Housing_Statistics/2026_Forecast/2026_Forecast_Report.pdf
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WAS THIS PROPERLY COMMUNICATED / ADVERTISED??
The vast majority of Calgarians were completely unaware of the proposed amendments.

The Notification letter DOES NOT clearly explain that there were NEW amendments. While the last bullet does mention changes to R-CG, based 
on the context of that section, it is easy to interpret that as being just part of a full repeal.  Of course amendments were necessary to change it 
back.

Planning Matters Notice Document – First off, there is nothing in the introductory pages that mention new amendments.  It simply says repeal.  
And because that is not clear there seemed to be no reason to read all the proposed changes.  
And even if I did, I would not have had any idea what was simply a change back vs a change to something new.

I did look at the maps in the bylaw document for my community, but the end block R-CGs are NOT identified (not that I knew that was a thing).  I 
only saw already approved R-CG developments that I knew of.  Similarly the online maps, a key component of the bylaw, DO NOT show which 
properties are still R-CG.  How could citizens provide feedback missing this critical piece of information

Even when the agenda was FINALLY made available on March 19th, just 4 days before the hearing, did I see anything that really brought this 
issue to my attention.  I was not familiar enough with the pre-blanket rezoning rules to know the difference between what was just going back 
compared to what was something altogether new.

It was only after this hearing started and I heard about new amendments that I started looking to see what it was about that I found this 
document that I was sure was something new.

Finally, 5 minutes at a hearing is absolutely not engagement … it’s the absolute minimum to meet a statutory legal requirement. And the City of 
Calgary process, in my view, completely fails to let council make the best decision.  Council needs a better way to get the complete information 
to make a truly informed decision. 

https://www.calgary.ca/ca/city-clerks/legislative-services/agenda-minutes.html

Notification Letter

https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=354029

Hearing Presentation

https://thecityofcalgary.maps.arcgis.com/apps/instant/lookup/index.
html?appid=356547836fa6409dbec74a1dc8d6bd7c#find=51.011145
522992614%2C-114.07377300815159

City Maps Webpage

Attach 2 - Proposed Bylaw 9P2026 - C2026-0153.pdf
https://pub-calgary.escribemeetings.com/filestream.ashx?DocumentId=354021

Bylaw Doc MapRezoning Webpage

Permitted or discretionary (corner 
+ 2) and not allowed (midblock)
https://www.calgary.ca/content/dam/www/pda/pd/document
s/planning-public-hearings/R-CG-comparison-chart.pdf 20



Cost of a Car

Case 1   $10,000    $1300 down       Not great credit score so 9% loan      5 year loan period
Case 2   $10,000    $1300 down       Good credit score at 7.5% loan           5 year loan period
Case 3   $6,000      $1000 down       Not great credit score so 9% loan       5 year loan period
Case 4   $4,000         $500 down      Not great credit score so 11% loan     5 year loan period 
Case 5   $4,000         $500 down      Good credit score at 7.5% loan            5 year loan period 

What is missing in this table?

Ratehub used a cost of a car that is  
$50,088

That is NOT the cost of the car that the 
minimum wage person is going to get so 
that they can get the better job ….

Practical Cost of a Car
A couple of considerations.

• Someone at minimum wage is going to be driving an old used car … it just is what it is
• $5 / hour (going from $15 to $20) is worth about $10,000 a year.  It fully justifies getting a car.
• The point about parking is design communities where on-street parking is balanced.  And that will  

save $200 a month in this example (assuming that parking is not a problem at the worksite)
• Finally, just like the 30% “housing rule”, there is a “transportation rule”and that is 10% to 20%.  A 

bus pass and occasional uber/taxi rides is assumed as the base (10% of a min. wage salary $240).  

No comprehensive 
or collision reduces 
insurance cost

Worst investment in the 
world, but owning a car 
does build equity.  
Depreciation of an old 
car is small.
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The Downpayment Challenge

Calculated with TD Bank Mortgage Calculator
https://ix0.apps.td.com/en/mortgage-payment-calculator/results

The Challenge – Saving for the 
downpayment
Especially for a lower income household, saving for the 
downpayment is the real challenge.

Mortgage payments could be similar or even less than rent, all 
the while building home equity

What Can the City do?
• Can the City create a ownership hints webpage?
• Can the City create a micro-loan downpayment fund?
• “Non-Market” for ownership properties?

City Centre ROW Houses are so much 
more expensive and less affordable

Home Cost / Downpayment

Monthly Mortgage Payment

Household Income Req’d

https://stats.crea.ca/en-CA/

Prices have peaked



Couples – what is affordable

Calculated with TD Bank Mortgage Calculator
https://ix0.apps.td.com/en/mortgage-payment-calculator/results 23

CMHC Detached House Prices.xlsx



$1500 - $1600 $1400 - $1500 $1300 - $1400

$1200 - $1300 $1100 - $1200 $1000 - $1100 Under $1000
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Inner City Rowhouse/Townhouse 8 plexes are NOT producing low cost basement suites
The “rentfaster” website shows the locations of basement suites by price range on a map
As can be seen quite clearly, there is a general correlation between high rental costs in the inner city and lower costs in the outer communities.
This is reflective of the higher cost of the 8 plex rowhouse developments in the inner city … the added basement suites are not affordable for singles

https://www.rentfaster.ca/ab/calgary/rentals/basement/



Inner City & Southwest Calgary are the most expensive .. But other regions are not too far below

CREB 2 Bedroom rents  (2026 forecast data)


