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The Hidden Cost of Middle! Housing: Regulatory costs and their impact
on townhome? affordability in established neighbourhoods

A report that quantifies and assesses the regulatory challenges and direct cost impacts on
townhouse forms in Calgary’s established communities.

Executive Summary

Calgary stands at a pivotal moment as the city faces a continued housing crisis. Strong demand continues
for missing-middle housing in existing communities, as density delivered through infill housing forms such
as semi-detached and townhomes tend to be more sensitive to neighbourhood character than mid-rise
apartment buildings or towers, and townhome-style housing forms are expected to be more affordable
than single or semi-detached housing. However, the regulatory cost to build an infill townhome is
disproportionately high on a total, and per-unit basis, jeopardizing their continued viability in the Calgary
market.

Outward growth and development in new greenfield communities is typically less cumbersome, more
straightforward than redevelopment in existing communities — but infill growth is equally critical to keeping
property taxes stable, reducing long-term infrastructure costs, and delivering sustainable urban
development. These goals are jeopardized if regulatory impacts impede the ability of our industry to
deliver a selection of missing-middle housing forms at an affordable price point.

The cost of housing, regardless of form, includes three main categories of regulatory costs:

1. Time for approvals (process and risk impacts);
2. Cost of infrastructure (servicing impacts); and
3. Additional cost of construction (conditional impacts).

Over the last few years, these three areas coincide with three persistent challenges that have emerged for
our members and directly impact affordability:

1. Longer approval timelines,
Rising infrastructure costs, fees and cost allocations; and

3. Additional cost of construction items that are not correlated to customer demand or end user
benefit.

1 Missing Middle housing includes all housing forms between single and mid-rise. Semi-detached, rowhousing and townhomes
are all considered missing middle.

2 References to “townhome” and “townhouse” are intended to encompass the range of low-density housing forms over two
units and includes rowhouse formats built in established communities. Two-unit housing forms are referred to as semi-
detached.
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These input costs are required for all housing forms — and are ultimately paid for by the homeowner or
end user. CICBA recently compiled their findings on regulatory costs in an effort to quantify and
communicate this cost impact.

The additional costs required to deliver townhomes can amount to an additional $100,0003 on a per-unit
basis. This cost difference is largely related to municipal policies and procedures. As this cost is passed on,
prices go up —or — if the cost cannot be recouped, builders and developers will focus on other housing
forms and less choice becomes available on the market resulting in less choice in housing forms, and less
choice in housing price.

The main finding of this report highlights the magnitude of the cost imbalance that exists between
single/semi-detached forms of housing, and townhomes. Whether or not it is intentional, there is a
systemic bias that appears to favor single and semi-detached housing while working against townhome-
style developments. The report also identifies where and how this cost differential can be mitigated,
reduced or removed.

CICBA acknowledges that permit applications have increased over the past two years. This growth
highlights the importance of refining processes to address higher volumes within existing resource limits.
Costs can be reduced through faster approval times and smart adjustments to existing regulations,
streamlining processes, revising burdensome policies and finding additional efficiencies. All of this can be
accomplished while providing certainty to developers and communities.

This cost differential does not need to exist. An increased supply of affordable townhomes can be
delivered in established areas, without change or compromise to existing levels of safety or quality.

We believe the additional regulatory cost burden on townhomes can be reduced by $100,000% per unit.
We have a plan to achieve this, and we challenge our colleagues in City Administration and Council - to
work with us to achieve it by October 2026.

This is an achievable goal. In 2025, recent joint efforts between CICBA, Administration and industry carried
recommendations to Council that already reduced this cost differential by $21,250/unit. We thank our
colleagues in City Administration for working with us to achieve this reduction and recognize Council for
approving the recommendations. Some success has been reached through collaboration between City and
industry, but we are concerned that the upcoming change on Council could stall continued efforts to
address this issue. This report is a call to Administration and Council — who have direct control over these
costs — for their support and commitment to a time-bound outcome.

3 The $100,000 reference is aggregated from direct project data provided by Calgary inner-city builders and developers to
CICBA, and is presented as a rounded, approximate amount.
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Background

Housing affordability is not one fixed outcome, but a continuous process that requires attention and
maintenance. It demands ongoing diligence to eliminate costly redundancies and avoid cost creep, along
with regular course corrections to ensure housing remains within reach for Calgarians.

This report compares the regulatory costs required across three density-sensitive housing forms and shows
that regulatory requirements for townhomes far exceeds that of its counterparts — by a substantive margin.
We believe this difference can be reduced without hurting the quality or safety associated with townhome

units. It is not intended to imply that there should be no regulatory costs or oversight. It does not in any

way purport to reduce costs that would compromise safety, quality or avoid the fair allocation of

infrastructure costs and servicing required to support the building of new homes.

Future CICBA research will expand this conversation by examining additional housing types and cost-
reduction solutions, broadening our understanding of the full affordability landscape.

Comparative Cost Analysis

Data supporting this report has been aggregated from CICBA and industry members, using project and
construction costs based on 2024 — 2025 development and building permits. Figures presented are based
on averages with outlier data points removed. Final values were then rounded to the nearest $1,000, unless
the data set indicates a fixed cost.

Townhome assumptions in this analysis are based on a 4-unit row townhome on a corner lot with
secondary suites. A unit is defined as a primary unit that can accommodate a secondary suite. Additional
details and assumptions are provided in Appendix A.

Many of the cost-saving measures identified require direct, City/Industry collaboration. This analysis is not
about eliminating all approval-related costs: building always carries some level of expense. Rather, it
illustrates the disproportionate financial burden shouldered by townhomes compared to single and semi-
detached homes at the regulatory level and identifies opportunities to reduce these costs.

Details are presented in graph form for ease of communication. More detailed costs and assumptions are
provided in a separate appendix.
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Regulatory Costs per Unit

Regulatory costs are grouped into three major categories of regulatory costs and presented on a per-unit
basis, representing approval costs currently required to build different low-density housing forms. A portion
of these costs represent items that are an essential part of all redevelopment and cannot be further
reduced. The regulatory cost burden on a townhome unit is almost $100,000 more than a semi-detached
unit, and a closer inspection of these costs reveal opportunities where cost reduction or mitigation would
be feasible and possible without compromising common building standards.

1. Time and Risk: costs in this category represent carrying costs during the approval process, and additional costs
incurred should a project be appealed;

2. Onsite/Offsite Infrastructure and Fees: costs in this category represent infrastructure-related items including fees,
connection costs and infrastructure contributions;

3. Additional Construction: costs in this category represent items associated with conditions required to approve the
associated housing form.

Overall Regulatory Costs Per Unit
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to nearest $1,000 unless fixed.
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Time Related Costs of Approval

Time required to secure approvals for each of the low-density unit types is presented below, along with the
corresponding carrying costs associated with that time requirement. The difference between townhomes
and semi-detached housing is 185 days ($92,500) without appeal and 225 days (5$112,500) at minimum,
with an appeal.

Note that the cost difference is $20,000 in time only costs, additional costs (e.g. consulting fees) associated
with an appealed application are not reflected in this graph.
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Time to Approval

This graph shows a detailed breakdown of the days required to secure approval across the housing forms.
Single and semi-detached forms of housing have limited risk of appeal while townhomes are currently
considered a high risk for appeal. While it is understandable that townhome-style developments may
require additional review and approval scrutiny, the differential both with and without the mininum added
appeal risk, is simply too long.

From Application to Shovels in the Ground
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Observations and Analysis

1. Disproportionate Cost Burden: Of the three building forms assessed, townhomes face the highest
per-unit regulatory cost burden. A four-unit townhome development incurs over three times the
per-unit regulatory costs of a semi-detached unit and roughly 67% more than a single-detached
unit.

2. Systemic Bias Towards Single-Detached forms: The current policy framework and approvals
process clearly favors single and semi-detached projects. We believe this is not intentional, as the
City’s Municipal Development Plan (MDP) targets accommodating growth on a 50/50 basis
between new communities and established areas with no specific emphasis on any particular
building form.

Single and semi-detached housing are typically approved within a consistent 40-day timeline. In
contrast, townhomes in established areas face additional risks and uncertainty for both builders
and residents. An appeal on a townhome project adds a minimum of 40 extra cost-carrying days
(520,000) plus another $20,000 in added consulting costs to the approval process —a minimum
total of $40,000. These costs are ultimately passed on to the buyer/renter, making the units less
affordable.

3. Opportunity to address costs that are redundant, reducible, mis-aligned or necessary: While
essential costs such as safety, code, and environmental protections should not be compromised, a
significant portion of the cost burden on townhomes is the result of non-essential policy
requirements. Streamlining these processes would not sacrifice safety but would directly contribute
to affordability outcomes. A summary of the main regulatory costs included in this assessment are
listed below for reference.

Costs*: Offsite Levies, Enmax Power Upgrades, Streetlight Upgrades, Street Use and Delivery Permits, Mobility
Lockers/Bicycle Parking, Sidewalk Replacement/Degradation Fees, Firewalls, Sprinklers, Condo Plans, Landscape and
Stormwater Management Strategies , Asbestos Abatement, Demolition, DSSP.

4. The Squeeze on Missing Middle Housing: The combined impact of increased application volumes,
disproportionate costs, prolonged timelines, and approval uncertainty discourages investment in
townhome housing and could impact the longer term viability of this form.

4 Costs include those in effect in 2024-2025 before additional cost savings were achieved. A full list of costs, additional details,
assumptions and data tables are provided in a separate Appendix.
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The objective of reducing the regulatory per-unit cost on a townhome by $100,000 in a year is an
achievable goal. In 2025, CICBA, City Administration and Council successfully addressed some of the cost
items on this list — leading to a savings of $21,250 per townhome unit. This leaves just under $80,000 of
additional cost savings that can be pursued.

Recommendations

CICBA believes we can continue to reduce the additional regulatory cost burden on townhomes to reach
the $100,000-per-unit goal by October 2026. The regulatory cost load can be reduced without
compromising the quality or safety of townhomes delivered and would bring the per-unit costs
comparable with the per-unit costs required for single and semi-detached forms.

We challenge our colleagues in City Administration, and our representatives on City Council to take up
this cause with us. We cannot achieve the required policy adjustments to improve affordability alone. As
long as this imbalance exists in our system, affordability - especially in townhome housing forms - will
continue to weaken.

CICBA has proposed solutions to address many of the regulatory costs that create the $100,000 gap
between townhomes and semi-detached units. These include making temporary fixes permanent,
streamlining processes, and improving accountability and predictability for both industry and
communities. While this report highlights specific cost-saving measures for townhomes, CICBA’s broader
vision is clear: to expand housing supply and improve affordability citywide. Achieving this will require
fundamental shifts in how the system operates.

CICBA recommends five necessary shifts to support a sustained, thoughtful approach to providing
housing affordability for Calgarians through:

1. Informed and context-sensitive policy adjustments to rebalance and streamline process timelines,
infrastructure fees and permit requirements.

2. Open collaboration across the City, Province and Industry to resolve barriers and conflicts related to
policy, utility and infrastructure needs.

3. Amending/updating policies and practices to be more sensitive to cost impacts on building within
established communities.

4. Continuing communication and check-ins between Industry and Senior City Administration to review
challenges, anticipate and react to real-time issues coupled with regular progress reporting.

5. Tiered Trust for Experienced Builders, where builders with a proven track record are held accountable
and enabled to move through approvals and processes faster.
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Conclusion

Collaboration between the City and our industry is not new — it remains ongoing even as this report is being
issued. Wins are being realized in real time and we are encouraged by this. However, today’s challenges
demand a greater commitment of resources and leadership guided clearly and supported decisively by City
Council. Lower costs can be achieved without losing quality or livability in our homes and in our
neighbourhoods. We can and should ensure that housing options like townhomes remain viable, adding a
choice to the market that is within financial reach for more Calgarians.

This report outlines how regulatory costs are allocated and demonstrates why townhomes are at a
disadvantage compared to single and semi-detached homes. Our system is structured to make single and
semi-detached development cheaper, faster, and simpler - while townhomes, often expected to provide a
more affordable option for Calgarians, face higher costs, longer timelines, and greater uncertainty.
Townhomes are becoming disproportionately expensive and time-consuming to deliver, and the costs are
accruing to Calgarians.

The cost of inaction is ultimately borne by end-users: buyers, renters and residents in established
communities. Reductions can be made; this has been proven successful through recent joint efforts
between the City and industry. Established area developers and city planners share a common objective:
achieving respectful and considerate densification.

As we seek to strengthen urban development processes, it is evident that our current approach to
redevelopment may no longer meet evolving needs. Failure to act will widen the gap between housing
forms and drive costs even higher.

Townhomes can remain sustainable and livable while improving affordability. The cost factors reflected in
this analysis show that regulatory cost requirements can be reduced thoughtfully without compromising
the quality or safety of the homes built. When it comes to housing affordability, there is no middle ground:
we are either part of the solution or part of the problem.
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