S Dalhousie 5432 Dalhart Road NW
A Community Calgary Alberta T3A 1V6
@ Association Telephone: (403) 286-2555

January 11", 2026

File Manager

City of Calgary Planning & Development Services

PO Box 2100, Station M

Calgary, Alberta T2P 2M5 Via Email to File Manager

DP2025-07163 - 5052 DALHART RD NW - New: Rowhouse Building (1 building),
Secondary Suite (4 suites)

Dear File Manager,

The Dalhousie Community Association (“DCA”) Planning & Development Committee (“the PD
Committee”) appreciates the opportunity to comment on this development permit application
(“the Application”) on behalf of the DCA.

As of the date of this letter:

e The Applicant has not contacted the DCA to discuss the Application.

e The DCA has received written comments from two parties opposed to the Application
and verbal comments from a third party opposed to the Application.
The DCA is unaware of any outreach efforts made by the Applicant to the community.

o The DCA is aware that signage notifying of the proposed development is posted on site.

So far as the PD Committee is aware, this is the second application for a Rowhouse in
Dalhousie, a use that is defined as discretionary in R-CG areas within the Land Use Bylaw
(“the Bylaw”), meaning the Development Authority may refuse a development permit, even
though it meets the requirements and rules of the Bylaw (Part 2, Division 5, Section 37(2)).

The DCA encourages the City to carefully consider comments provided by Dalhousie residents
to understand how they feel the proposed development will impact them and their community.

PARCEL HISTORY

The PD Committee met with the proponent of a similar type of proposed development on this
parcel in May, 2023. Under the Land Use Bylaw at that time, the parcel would have required
rezoning from R-C1 to allow the proposed development. As the DCA received no formal
applications for this parcel, no further action was taken. We do not know whether the Application
is being advanced by the same proponent we met in 2023.

GENERAL COMMENTS ON REZONING

The DCA submitted a letter of comments to the Public Hearing on Rezoning for Housing on
April 14, 2024, which is posted at https://www.dalhousiecalgary.ca/rezoningforhousing/.

SITE-SPECIFIC COMMENTS ON THE APPLICATION
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The DCA acknowledges that the proposed development is in direct proximity to transit stops
along 53" Street NW, in close proximity two schools, HD Cartwright (middle school) and St.
Dominic (elementary school), the Dalhousie Community Association main building and
associated playground, playing fields and tennis courts. It is arguably within walking or cycling
distance of amenities such as Dalhousie Station shopping center and LRT, the Co-op/Canadian
Tire complex, Northland Mall and schools and other amenities along Northland Drive.

The DCA notes the following site-specific concerns.
Block (Site) Plan and Streetscape Plan:

Neither an existing block plan nor an existing or proposed streetscape plan are included in the
Circulation Package or Development Map material, making it impossible to directly compare
height and massing of the proposed development against what exists on the parcel and on
adjacent parcels. These elements should be required as part of the Application so that the DCA
and affected residents can fully understand the impact of the proposed development and
comment appropriately.

Shadowing:

Shadowing was checked on December 21%t, 2025, March 20", 2026 and June 215, 2026 using
City of Calgary Development Map’s 3D Map and associated Daylight Tool, which allows tracking
of shadowing for the existing single-storey single family dwelling throughout the day.

e December 21%, 2025 (winter solstice, shortest day): The existing main dwelling begins to
shade the back yard of the parcel to the north (Lot 15 on the Block Plan) mid-afternoon.
By late afternoon, near to sunset, the main dwelling on Lot 15 is shaded.

e March 20", 2026 (vernal equinox, equal night and day): The existing main dwelling
begins to shad the side and back yard of the parcel to the east (Lot 2 on the Block Plan).
By late afternoon, near to sunset, the entire back yard of Lot 2 is in shadow as is a
portion of Lot 14. Shadowing effects are assumed to be similar for the fall equinox on
September 22", 2026.

e June 21%, 2026 (summer solstice, shortest day). By late mid-afternoon, shading of Lot 2
immediately east begins. The shadow cast by the existing main dwelling continues to
grow to the east throughout the evening.

It is assumed that the proposed three-storey building, which extends further north on the parcel,
will increase shadowing on neighbouring parcels, causing earlier and more extensive shading of
parcels to the north, i.e. Lot 15 and Lot 14 in the autumn, winter and spring. In the summer, this
could cause earlier and more extensive shading of the parcel immediately east, i.e. Lot 2.

Pedestrian Safety:
The proposed development, will intensify activity at the intersection of Dalhart Road and 53

Street NW. This includes increased parking demand and potential for parking encroachment on
the intersection, potential increased trips by all modes (vehicle, pedestrian & bicycle) and
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increased number of vehicles crossing the sidewalk along 53" Street to access the proposed
parking area. This will lead to increased interaction between vehicles and pedestrians in an area
that forms a principle corridor for youth travelling to and from school and accessing transit, as
well as for residents of all ages accessing amenities associated with the Community Center.

The PD Committee is aware of collisions having occurred at the intersection of Dalhart Road
and 53" Street and is extremely alarmed by anything that could increase the potential for injury
or worse to anyone using the intersection in its current form, i.e. narrow sidewalks and generous
turn radii from a relatively fast-flowing four-lane arterial onto a residential street.

The DCA suggests that the Applicant or the City should provide an analysis of the intersection
to demonstrate that pedestrian safety is paramount and that the proposed development will not
result in a reduction in safety. Options to mitigate safety or access concerns should be
identified.

Cycling Network:

The recently Council-approved South Shaganappi Local Area Plan (Map B3) overlaps
Dalhousie and shows that both 53" Street and Dalhart Road are part of the City’s cycling
network. While there are no specific design details provided on the map or in the document for
this area, 53rd Street is shown as having a proposed pathway and Dalhart Road is shown as a
proposed on-street bike bikeway. Any intensification associated with the proposed development
will impact how these cycling network elements develop and vice-versa as well as impact the
safety and accessibility for people already travelling through the area by bicycle.

The DCA suggests that the Applicant or the City should show how the proposed development
will support the described future cycling network elements.

The PD Committee is also aware that the embedded signal sensors for Dalhart Road at the
intersection of 53 Street are not sensitive enough to detect bicycles waiting on red to cross 53
Street, meaning that the traffic signals do not change to allow the safe movement of cyclists
through the intersection.

The DCA suggests that the City must review the sensitivity of the embedded pavement sensors
at the intersection of Dalhart Road and 53™ Street to guarantee that they can reliably detect
bicycles so as to enable safe use of the intersection by cyclists.

Parking:

Parking for four vehicles is proposed at the north end of the parcel with access via an existing
driveway. The PD Committee wonders whether there is adequate space for vehicles to turn
within the parking area, as inadequate space would necessitate vehicles backing out of the lot,
across the sidewalk along 53" Street and into the rightmost traffic lane. This could heighten risk
the risk to pedestrians using the sidewalk or the large groups of school kids we are told wait at
the bus stop on school day afternoons. It could also lead to traffic disruption to 53" Street and
heighten the risk of vehicular collisions, particularly as this area is dissimilar to northbound 53
Street south of Dalhart, where an additional parking lane exists adjacent homes, allowing
vehicles to enter into the parking lane before exiting a driveway.
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While the ability for vehicles to enter and exit forward-facing would reduce some risk, sight lines
would need to be clear so that drivers can see pedestrians travelling along the sidewalk. In
addition, some type of speed control, i.e. speed bump or otherwise, could be considered at the
interface of the sidewalk and driveway. Given the lack of cycling infrastructure along 53" Street
and observations of cyclists sometimes using the sidewalk to avoid vehicles, any mitigation
should also consider sidewalk users that travel at faster speeds, either by bike, scooter or other
conveyance.

The location of the parking stalls is immediately adjacent Lot 15. The noise and exhaust from
vehicles could drift into the back yard of Lot 15, negatively impacting the ability of residents of
that parcel to enjoy their property and potentially being detrimental to their health, particularly
from an air quality perspective, but potentially also from a noise perspective, especially if louder
or higher exhaust volume-emitting vehicles back in to a parking stall.

Parking is prohibited within 5m of an intersection?. In the context of this parcel, 5m is the
approximate distance between the stop line at the intersection and the west edge of the existing
sidewalk based on measurement using Development Map’s Measure Tool. Given average
vehicle lengths in Alberta, the remaining approximately 10m of parcel along Dalhart Road is
barely adequate to accommodate two compact vehicles and inadequate to accommodate more
than one larger vehicle along the parcel. With only four on-site parking spaces and 8 units, there
is a reasonable likelihood that residents, visitors or service-providers will park in front of other
homes or encroach within 5m of the intersection.

The City should ensure that all concerns around parking have been reviewed with the Applicant
and mitigated to a satisfactory level.

Sidewalks:

As part of the Blume development (DP2018-1607 - 4739 DALTON DRIVE NW), sidewalks
bordering the parcel along Dalton Drive NW were constructed with 2m width, which the PD
Committee recalls may have been at the request of the City in approving the development
permit. Dalhousie sidewalks are narrow, including those along 53rd Street and Dalhart Road,
adjacent the proposed development, where Development Map’s Measure Tool shows
approximately 1.3m width. It is our understanding that these sidewalks become very busy with
students before and after school, both for travel and while waiting for transit, in addition to
experiencing regular use by residents and visitors.

The City should require the Applicant to widen sidewalks where possible along the parcel to
accommodate increase pedestrian traffic and allow pedestrians to pass one another comfortably
on the sidewalk, including if they are using mobility aids, pushing a child-transport device, etc.

Any changes to the Application that propose new driveway crossings of public sidewalks should
be discouraged, not only due to increasing interaction between vehicles and pedestrians, but
also because ramped sidewalks can be difficult for pedestrians to navigate, particularly if
covered with compacted snow or ice from vehicles crossing.

1 https://www.calgaryparking.com/tickets/bylaws-fines.html
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Bin Collection (Waste, Recycling and Compost):

The Application proposes space for four sets of three bins, 12 bins total, stored on site along the
east-facing side of the proposed building. While this keeps bins out of the public realm at most
times, it is not clear where bins will be placed on collection days. If they are to be placed along a
public street, we assume this would be along Dalhart Road, which has already been shown to
have limited space that is likely to be occupied. Should residents place bins within 5m of the
intersection, the space that may be open if parking rules are obeyed and enforced, this would
have the same effect as a vehicle parked in this space. If bins are picked up on site in the
proposed parking area, it introduces the need for a large and heavy collection truck to cross the
sidewalks, potentially backing out of the parking area onto 53" Street.

The DCA suggests that the Applicant must provide details on where bins are to be collected and
how this will be managed in view of limited space along Dalhart Road.

Trees, Shrubs and Landscaping:

The Application Tree Legend shows 12 trees and 3 shrubs existing on the parcel with many of
the trees being large and mature. All 12 trees are to be removed and only 3 are to be added, all
being smaller than the trees they will replace.

The City recognizes the importance of a healthy tree canopy as a means to mitigate climate
change, specifically in removing emissions (Calgary Climate Strategy — Pathways to 2050
webpage) and as a means to cool the city, reduce water run-off and soil erosion, absorb noise
and dust and provide wildlife habitat (City of Calgary Tree Protection Plans webpage). In
addition, an expansive mature tree canopy is an integral part of Dalhousie’s character.

The City should note that the proposed removal of numerous mature trees runs counter to City
objectives with respect to climate change and environmental management. The City should
require the Applicant to modify their landscaping plan to include more trees.

The PD Committee notes that the Applicant proposes sod for landscaping purposes. We
appreciate the use of such natural landscaping materials as opposed to synthetic ones.

Disruption During Construction:

As the proposed development is larger scale, it can be anticipated that a larger workforce and
more materials being delivered will have an impact on the surrounding area, both for nearby
residents and people traveling along Dalhart Road or 53" Street.

The Applicant should provide a detailed plan for managing workers and materials during the
construction phase and demonstrate that this activity will not impact public access to any streets
or sidewalks at or in the vicinity of the parcel.

GENERAL COMMENTS ON HIGHER DENSITY IN DALHOUSIE

The following comments tie into the Application, but also speak more broadly with respect to
future proposed higher-density development in Dalhousie.
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Transportation:

Increased density through rowhouses and other higher density developments will add traffic to
our streets and increase parking demand within our community. The DCA has suggested that
this may be offset by community-level planning that encourages local amenities supported by
convenient and safe active travel with reliable, frequent and safe transit serving local and longer
distance trips. While the proposed development is near to transit and amenities, there are some
broad concerns we can point to:

Transit — Anecdotally, transit has been challenged by reliability issues, specifically the LRT,
which frequently posts service delays due to mechanical and other issues. In addition, the
promised return to four-car peak hour LRT service does not appear to have materialized.
Finally, safety concerns, whether real or perceived, continue to persist both on LRT vehicles
and at stations. Dalhousie residents need to know that transit reliably serves us if we are
expected to rely on it to offset all or some of our travel needs.

Pedestrian — Dalhousie sidewalks are narrow, often only present on one side of the street and
sometimes not present at all. While this is somewhat offset by an extensive network of concrete
walkways running along the sides and back of parcels, the governance framework of these
walkways is not clear to us and there is no requirement we are aware of for residents to
maintain them. In addition, thee walkways are often poorly connected, terminating at streets
with no sidewalk connections or creating mid-block crossing desire lines in the absence of
supporting crosswalk signs or markings. Finally, traffic signal phasing is often poorly-conceived
with respect to pedestrians.

Wheeling — Dalhousie has no on-street bicycle infrastructure to support higher density
development and ensure people of all ages and abilities feel safe travelling the streets of our
community by bike as traffic volume increases, even on streets that are designated bikeways.
While we have a number of regional multi-use pathways, these are poorly connected across
major streets, including the west-east pathway intersection at 53 Street just south of the
proposed development.

Opportunities to ensure our transportation network can support increased density and enable
residents and visitors to safely and conveniently travel throughout the community should be
explored. This includes evaluating the snow and ice control program ensure travel by non-
vehicular means is viable in the context of Dalhousie.

Affordability:

The PD Committee recognizes that the unit cost of a rowhouse will likely be lower than a new
single detached home, though it may still be higher than an original single detached home. We
acknowledge that the secondary suites may provide somewhat lower cost living options,
potentially as rental units, however, we have no data to show whether this will be lower cost
than other rental options. Overall, we realize that affordability can help our community to support
a diversity of residents, which in turn can support existing local amenities such as schools,
shopping and restaurants, and may enable new amenities, including recreational facilities, etc.
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TIMING WITH RESPECT TO POTENTIAL BLANKET REZONING REPEAL

As you are aware, City Council initiated the process to repeal blanket rezoning based on
significant citizen opposition to the change of residential areas to R-CG as base level zoning.
Based on direct feedback, discussions we have been monitoring on community social media
groups and by word-of-mouth, we understand that there is a high level of concern with the
Application, particularly with respect to impacts of higher intensity at the intersection and the
knock-on impacts on safety and accessibility for residents, particularly youth, using the area with
some people saying this is an inappropriate use for this site.

Mayor Jeromy Farkas, in his election platform, called to replace blanket rezoning with “a more
targeted, community-informed strategy that supports gentle density” and “prioritizing new
housing near transit stations, education and jobs?. While this parcel is close to bus stops along
53 Street NW and arguably near to HD Cartwright Middle School, there has not been any
community-informed discussion on whether this area is the most appropriate area for this type
of development or if another area may be more appropriate.

Ward 4 Councilor DJ Kelly voted in favor of a motion to repeal blanket rezoning on Monday,
December 15", 2025, stating his reasons for doing so in a Social Media post a few days later®.

The Local Area Plan process, which the DCA anticipates will come to Dalhousie and
neighbouring communities in the near future, will provide residents a comprehensive opportunity
to explore where density best fits in our community and develop a statutory plan to define how
our community evolves. If a significant majority or residents, especially those nearby or familiar
with the challenges of the area, are expressing valid concerns that cannot otherwise be allayed
by the City or Applicant, then the DCA suggests the File Manager consider whether it is best to
hold off on approval until Council provides direction on how higher density will be
accommodated.

Sincerely,

Planning & Development Committee
Dalhousie Community Association

cc: DJ Kelly, Councillor, Ward 4
President, Dalhousie Community Association
General Manager, Dalhousie Community Association
Planning and Development Committee Members

2 https://www.jeromy.ca/policy-brief/restoring-certainty/
3 https://www.facebook.com/djkelly/videos/why-i-voted-on-monday-for-the-citywide-rezoning-
motion/1683361182638885/
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