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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
HEARING ROOM NO. 3 

 

    I​ 9:00 A.M.​ SDAB-D-25-167 To construct a Residential Use building in the 
form of a 4 Dwelling Row House with 4 
secondary suites and unenclosed front porch 
 
14007 - 121 Avenue NW 
Project No.: 611457027-002 

    II​ 1:30 P.M.​ SDAB-D-25-173 To construct a Residential (20 Dwellings of 
Multi-unit Housing) building, and to demolish the 
existing Single Detached House and detached 
garage 
 
10736 - University Avenue NW 
Project No.: 618668614-002 

 

​ NOTE: Unless otherwise stated, all references to "Section numbers" in this Agenda 
refer to the authority under the Edmonton Zoning Bylaw 12800. 
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ITEM I: 9:00 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-25-167 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 611457027-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 4 

Dwelling Row House with 4 secondary suites and 
unenclosed front porch 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ October 24, 2025 
 
DATE OF APPEAL:​ November 8, 2025 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 14007 - 121 Avenue NW 
 
LEGAL DESCRIPTION:​ Plan 5844HW Blk 17 Lot 27 
 
ZONE:​ RS - Small Scale Residential Zone 
 

OVERLAY:​ N/A 
 
STATUTORY PLAN:​ N/A 
 
DISTRICT PLAN:                          Central District Plan​

 

 
 

Grounds for Appeal 
 

The Appellant provided the following reasons for appealing the decision of the Development 
Authority: 
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This development is proposed for a mid block property frontage onto a 
tight cul-de-sac.  The structure will be at the minimum setback for all the 
property boundaries,  This will loom over my property and significantly 
impact my enjoyment of my property front and back also impacting the 
street frontage as well as that of my neighbours adjacent. 
 
The level of occupancy proposed is not in keeping with the surrounding 
neighbourhood.  The development is for 8 units which means at minimum 
16 renters accessing the neighbourhood and its resources.  This is an award 
winning designed neighbourhood primarily intended for families.  The 
majority of occupants of the neighbourhood are owner occupants who have 
invested in the biggest asset of their lives.  The presence of this number of 
renters in a neighbourhood such as this will significantly affect the 
environment, culture and values of the area.  8+ renters are not going to 
invest in the property its impact and its maintenance to the same level as 
the rest of the present community. 
 
The level of vehicular traffic generated by 16+ vehicles a day with varied 
comings and goings will endanger children and walkers who utilize the 
streets and the park in front on a daily basis.  This number of vehicles will 
prove impossible to navigate in this area particularly for the 7 months a 
year when snow and ice challenge the already tight streets of the 
neighbourhood. 
 
There is not currently and will not be easy access to transit options in the 
future.  We are no where near mass transit options and the very nature of 
the community restricts easy flow of traffic which was a deliberate 
decision by the original planners and developers to enhance its liveability 
for families.  
 
There are a significant number of mature trees and bushes on this property.  
The trees alone are close to 80 years old and I can attest to this as I moved 
to this area in 1959 with my parents and have observed the growth of the 
trees and shrubs.  There is no part of this development that attempts to save 
any of these trees  and significant landscaping even though the City of 
Edmonton has a preservation policy regarding trees and mature landscapes. 
 
I can attest personally to the plethora of wildlife present in the area as I see 
them in my yard as well.  There are numerous wild birds , squirrels and 
other wildlife that find sanctuary in this yard including potentially a 
federally protected species of woodpecker. 
 
The current structure on this property is in perfectly habitable condition.  I 
don't think any of us in the community believe that there will not be a 
significant negative change in our community if this structure is allowed to 
remain at this size.  Our concern is the number of units and occupants and 
associated vehicles proposed.  I and neighbours have discussed this at 
length and we have had discussions with others in the community at large.  
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We recognize this is a large property and could see the development of 4 
garden homes in this space allowing for families to access yards for their 
personal enjoyment and not pressure the side yards, front yard and  all that 
traffic down our alley especially.  All of us neighbours in this very tight 
cul-de-sac will be directly and negatively impacted. 
 
4 garden homes on this property would also allow for preservation of 
significant portions of the landscaping to benefit not only the residents but 
the immediate neighbours and the resident wildlife. 
 
Discussions by members of the City and administration indicated that at 
the time of proposing the change to mature neighbourhoods development; 
larger structures would be allowed on the arterial roads - in our case St. 
Albert Trail and 118 Avenue and smaller scale developments would be 
allowed in the inner reaches of the  neighbourhood.  This proposal goes 
directly against such planning. 

​
 

General Matters 
 

Appeal Information: 
 

The Municipal Government Act, RSA 2000, c M-26 states the following: 
 

Grounds for Appeal  
685(1) If a development authority 
 

(a)​   fails or refuses to issue a development permit to a person, 
 

(b)​ issues a development permit subject to conditions, or 
 

(c)​ issues an order under section 645, 
 

the person applying for the permit or affected by the order under section 
645 may appeal the decision in accordance with subsection (2.1). 

​ ​ ​  
… 
 
(2) In addition to an applicant under subsection (1), any person 
affected by an order, decision or development permit made or issued 
by a development authority may appeal the decision in accordance 
with subsection (2.1). 
 
(3)  Despite subsections (1) and (2), no appeal lies in respect of the 
issuance of a development permit for a permitted use unless the 
provisions of the land use bylaw were relaxed, varied or 
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misinterpreted or the application for the development permit was 
deemed to be refused under section 683.1(8). 

 
Appeals 

686(1) ​A development appeal is commenced by filing a notice of the 
appeal, containing reasons, with the board hearing the appeal 

 
(a)​ in the case of an appeal made by a person referred to in section 

685(1) 
 
(i)​ with respect to an application for a development permit, 

 
(A)​ within 21 days after the date on which the written 

decision is given under section 642, or  
 

(B)​ if no decision is made with respect to the application 
within the 40-day period, or within any extension of 
that period under section 684, within 21 days after 
the date the period or extension expires, 

 
​ or 

 
(ii)​ with respect to an order under section 645, within 21 days 

after the date on which the order is made, or  
 

(b)​ in the case of an appeal made by a person referred to in section 
685(2), within 21 days after the date on which the notice of the 
issuance of the permit was given in accordance with the land 
use bylaw. 

 
Hearing and Decision 

687(3) In determining an appeal, the board hearing the appeal referred to 
in subsection (1) 

 
… 

 
(a.1)​ must comply with any applicable land use policies; 
 
(a.2)​ subject to section 638, must comply with any applicable 

statutory plans; 
 

(a.3)​ subject to clause (a.4) and (d), must comply with any land use 
bylaw in effect; 

 
(a.4) ​ must comply with the applicable requirements of the 

regulations under the Gaming, Liquor and Cannabis Act 
respecting the location of premises described in a cannabis 
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licence and distances between those premises and other 
premises; 

 
… 
 
(c) ​ may confirm, revoke or vary the order, decision or 

development permit or any condition attached to any of them 
or make or substitute an order, decision or permit of its own; 

 
(d)​ may make an order or decision or issue or confirm the issue of 

a development permit even though the proposed development 
does not comply with the land use bylaw if, in its opinion, 
 

(i)     the proposed development would not 
 

(A)​ unduly interfere with the amenities of the 
neighbourhood, or 

 
(B)​ materially interfere with or affect the use, enjoyment 

or value of neighbouring parcels of land, 
 

and 
  

(ii)​ the proposed development conforms with the use 
prescribed for that land or building in the land use bylaw. 

 
 

General Provisions from the Zoning Bylaw 20001: 
 

Under section 2.10.2.2, a Residential Use is a Permitted Use in the RS - Small Scale 
Residential Zone.  
 
Under section 8.10, a Residential Use means: 
 

a development where a building or part of a building is designed for 
people to live in. The building contains 1 or more Dwellings or 1 or more 
Sleeping Units. 
 
This includes: Backyard Housing, Duplex Housing, Lodging Houses, 
Multi-unit Housing, Row Housing, Secondary Suites, Semi-detached 
Housing, Single Detached Housing, and Supportive Housing. 

 
Under section 8.20, Row Housing means: 
 

a building that contains 3 or more principal Dwellings joined in whole or 
in part at the side, the rear, or the side and the rear, with none of the 
principal Dwellings being placed over another. Each principal Dwelling 
has separate, individual, and direct access to ground level. 
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Under section 8.20, Secondary Suite means: 

a Dwelling that is subordinate to, and located within, a building in the 
form of Single Detached Housing, Semi-detached Housing, Row 
Housing, or Backyard Housing. A Secondary Suite is not a principal 
Dwelling. A Secondary Suite has a separate entrance from the principal 
Dwelling, either from a common indoor landing or directly from outside 
the building. A Secondary Suite has less Floor Area than the principal 
Dwelling. A Secondary Suite is not separated from the principal 
Dwelling by a condominium conversion or subdivision. 

Under section 8.20, Dwelling means: 
 

a self-contained unit consisting of 1 or more rooms used as a bedroom, 
bathroom, living room, and kitchen. The Dwelling is not intended to be 
moveable, does not have a visible towing apparatus or visible 
undercarriage, must be on a foundation, and connected to utilities. 
 

Section 2.10.1 states that the Purpose of the RS - Small Scale Residential Zone is: 
 

To allow for a range of small scale Residential development up to 3 
Storeys in Height, including detached, attached, and multi-unit 
Residential housing. Limited opportunities for community and 
commercial development are permitted to provide services to local 
residents. 

___________________________________________________________________________ 
 

Notice to Applicant/Appellant 
 

Provincial legislation requires that the Subdivision and Development Appeal Board issue its 
official decision in writing within fifteen days of the conclusion of the hearing. 
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ITEM II: 1:30 P.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-25-173 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 618668614-002 
 
APPLICATION TO:​ Construct a Residential (20 Dwellings of Multi-unit 

Housing) building, and to demolish the existing Single 
Detached House and detached garage 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ October 23, 2025 
 
DATE OF APPEAL:​ November 17, 2025 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 10736 - University Avenue NW 
 
LEGAL DESCRIPTION:​ Plan 2060Q Blk 167 Lot 8 
 
ZONE:​ RM - Medium Scale Residential Zone 
 

OVERLAY:​ N/A 
 
STATUTORY PLAN:​ N/A 
 
DISTRICT PLAN:                          Scona District Plan​

 

 
 

Grounds for Appeal 
 

The Appellant provided the following reasons for appealing the decision of the Development 
Authority: 
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I want to state clearly that I support appropriate redevelopment of this site 
and understand that medium-scale housing is permitted in this area. 
However, the development as proposed represents over-intensification, 
introduces safety and access concerns, and contains significant variances 
that create undue negative impacts on neighbouring properties and the 
surrounding streetscape. For these reasons, I respectfully request that the 
Board reduce the scale of the development to 8–12 units and require a 
redesign that meets parking, setback, and buffering standards. 
 
1.​The Proposed 20-Unit Building Is Excessively Large for the Block 
and Out of Scale With Adjacent Development  
 
While RM zoning anticipates medium-scale housing, the immediate block 
consists primarily of single-detached and small-scale infill homes. A 
20-unit building represents a substantial jump in density and massing 
without an appropriate transition.  
 
The building’s size will result in:  
 
• Loss of privacy for adjacent properties  
• Significant overlook into neighbouring yards  
• Increased shadowing  
• A built form that does not align with the rhythm of the block 
 
A reduction to 8–12 units would still support infill housing goals while 
balancing neighbourhood compatibility.  
 
2. The Parking Design and Alley Configuration Create Public Safety 
Hazards 
 
The site plan proposes rear parking stalls that are substantially constrained 
and provide inadequate maneuvering space.  
 
Of particular concern:  
• Stall dimensions appear insufficient, causing vehicles to extend into the 
alley  
• Encroachment into the alley restricts turning space for vehicles and waste 
collection  
• Winter snow accumulation would narrow alley access further  
• Emergency and utility vehicles may face restricted access  
 
These factors constitute probable safety hazards, and SDAB has 
historically given significant weight to such issues.    
 
3. Required 1.5m Landscaped Buffer Is Not Provided (Major 
Variance) 
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The Zoning Bylaw requires a 1.5 metre landscaped buffer between 
parking/waste collection areas and abutting residential properties.  
 
The development proposes:  
• 0.0 metres separation for the waste collection area  
• 0.8 metres separation from the rear parking area  
 
These variances are substantial, representing 100% and 47% relaxations, 
respectively.  
 
Impacts include:  
• Noise and odour from garbage directly adjacent to a property line  
• Loss of privacy and enjoyment in neighbouring yards  
• Visual intrusion • Operational challenges during garbage pickup  
• Snow storage pushing into the alley and toward neighbouring yards  
 
These are unacceptable impacts for a residential neighbourhood and do not 
meet the criteria for discretionary approval.  
 
4. Waste Collection Placement Creates Nuisance and Operational 
Concerns  
 
Locating waste collection with no buffer against an abutting site will 
create:  
• Persistent odours  
• Noise from dumpsters and collection trucks  
• Conflicts with alley circulation  
• Reduced quality of life for neighbours  
 
This placement contradicts the intent of the Zoning Bylaw and has not 
been mitigated by design.  
 
5. On-Street Parking Spillover Will Affect the Safe Functioning of 
University Avenue NW   
 
Given the minimal on-site parking and large number of proposed units, 
there will be unavoidable spillover onto University Avenue, which:  
• Already experiences parking pressure  
• Is a bike route and pedestrian corridor  
• Experiences reduced roadway width during snow/ice conditions  
• Is heavily trafficked by students and commuters  
 
The scale of the building does not align with existing parking capacity 
 
6. The Development Does Not Adequately Address Neighbourhood 
Interface and Liveability Impacts   
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Under the discretionary use provisions of the Zoning Bylaw, development 
must not:  
• Interfere with the amenities of the neighbourhood  
• Materially impair or affect the use, enjoyment, or value of neighbouring 
parcels  
 
Given the massing, variances, alley impacts, and parking issues, the current 
proposal does not satisfy these criteria.  
 
Requested Modification   
 
I respectfully request that the Board require the applicant to redesign the 
building to:  
• Reduce the number of units to 8–12, consistent with the scale of 
surrounding development  
• Provide fully compliant 1.5m landscaped setback buffers  
• Relocate or reconfigure waste collection  
• Provide safe and properly-sized parking that does not encroach into the 
alley  
• Improve setback and massing transitions to neighbouring homes  
 
This approach continues to support appropriate redevelopment while 
ensuring the safety, compatibility, and livability of the neighbourhood. 
 
Conclusion   
 
I appreciate the City’s commitment to thoughtful infill development and 
welcome new housing on this site. My intention is not to oppose 
redevelopment, but to ensure that it is compatible, safe, and respectful of 
existing residents and consistent with Edmonton’s urban planning 
principles. ​
 

 
General Matters 

 
Appeal Information: 
 
The Municipal Government Act, RSA 2000, c M-26 states the following: 
 

Grounds for Appeal  
685(1) If a development authority 
 

(a)​   fails or refuses to issue a development permit to a person, 
 

(b)​ issues a development permit subject to conditions, or 
 

(c)​ issues an order under section 645, 
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the person applying for the permit or affected by the order under section 
645 may appeal the decision in accordance with subsection (2.1). 

​ ​ ​  
… 
 
(2) In addition to an applicant under subsection (1), any person affected 
by an order, decision or development permit made or issued by a 
development authority may appeal the decision in accordance with 
subsection (2.1). 
 
(3)  Despite subsections (1) and (2), no appeal lies in respect of the 
issuance of a development permit for a permitted use unless the 
provisions of the land use bylaw were relaxed, varied or misinterpreted 
or the application for the development permit was deemed to be refused 
under section 683.1(8). 

 
Appeals 

686(1) ​A development appeal is commenced by filing a notice of the 
appeal, containing reasons, with the board hearing the appeal 

 
(a)​ in the case of an appeal made by a person referred to in section 

685(1) 
 
(i)​ with respect to an application for a development permit, 

 
(A)​ within 21 days after the date on which the written 

decision is given under section 642, or  
 

(B)​ if no decision is made with respect to the application 
within the 40-day period, or within any extension of 
that period under section 684, within 21 days after 
the date the period or extension expires, 

 
​ or 

 
(ii)​ with respect to an order under section 645, within 21 days 

after the date on which the order is made, or  
 

(b)​ in the case of an appeal made by a person referred to in section 
685(2), within 21 days after the date on which the notice of the 
issuance of the permit was given in accordance with the land 
use bylaw. 

 
Hearing and Decision 

687(3) In determining an appeal, the board hearing the appeal referred to 
in subsection (1) 
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… 
 
(a.1)​ must comply with any applicable land use policies; 
 
(a.2)​ subject to section 638, must comply with any applicable 

statutory plans; 
 

(a.3)​ subject to clause (a.4) and (d), must comply with any land use 
bylaw in effect; 

 
(a.4) ​ must comply with the applicable requirements of the 

regulations under the Gaming, Liquor and Cannabis Act 
respecting the location of premises described in a cannabis 
licence and distances between those premises and other 
premises; 

 
… 
 
(c) ​ may confirm, revoke or vary the order, decision or 

development permit or any condition attached to any of them 
or make or substitute an order, decision or permit of its own; 

 
(d)​ may make an order or decision or issue or confirm the issue of 

a development permit even though the proposed development 
does not comply with the land use bylaw if, in its opinion, 
 

(i)     the proposed development would not 
 

(A)​ unduly interfere with the amenities of the 
neighbourhood, or 

 
(B)​ materially interfere with or affect the use, enjoyment 

or value of neighbouring parcels of land, 
 

and 
  

(ii)​ The proposed development conforms with the use 
prescribed for that land or building in the land use bylaw. 

 
 
General Provisions from the Zoning Bylaw 20001: 

 
Under section 2.40.2.2, a Residential Use is a Permitted Use in the Medium Scale 
Residential Zone.  
 
Under section 8.10, a Residential Use means: 
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A development where a building or part of a building is designed for 
people to live in. The building contains 1 or more Dwellings or 1 or more 
Sleeping Units. 
 
This includes: Backyard Housing, Duplex Housing, Lodging Houses, 
Multi-unit Housing, Row Housing, Secondary Suites, Semi-detached 
Housing, Single Detached Housing, and Supportive Housing. 

 
Under section 8.20, Multi-unit Housing means a building that contains: 
 ​  

a.​ 1 or more Dwellings combined with at least 1 Use other than 
Residential or Home Based Business; or 

b.​ any number of Dwellings that do not conform to any other definition 
in the Zoning Bylaw. 

Typical examples include stacked row housing, apartments, and housing 
in a mixed-use building.​ 

Under section 8.20, Dwelling means: 
 

a self-contained unit consisting of 1 or more rooms used as a bedroom, 
bathroom, living room, and kitchen. The Dwelling is not intended to be 
moveable, does not have a visible towing apparatus or visible 
undercarriage, must be on a foundation, and connected to utilities. 
 

Section 2.40.1 states that the Purpose of the Medium Scale Residential Zone is: 
 

To allow for multi-unit Residential development that ranges from 
approximately 4 to 8 Storeys and may be arranged in a variety of 
configurations. Single Detached Housing, Semi-detached Housing, and 
Duplex Housing are not intended in this Zone unless they form part of a 
larger multi-unit Residential development. Limited opportunities for 
community and commercial development are permitted to provide 
services to local residents.​
 

Parking, Loading, and Access 
 
​ ​ Section 2.40.6.3 states: 
 

6.3.​ Despite the Setbacks specified in Table 4.4, Surface 
Parking Lots and loading and waste collection areas may project 
into a Setback from: 
 ​  

6.3.1.​ an Alley; and​
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6.3.2.​ an Abutting Site, where a minimum 1.5 m wide 
Landscape Buffer is provided within the Setback. 

​
Under section 8.20, Landscape Buffer means “a Landscaped area where additional 
planting is required to provide screening or minimize building massing, privacy impacts, 
or a Nuisance.” 

 
Under section 8.20, Setback means “the distance that a development, or a specified 
portion of a development, must be from a Lot line. A Setback is not a Yard. A Setback 
only applies to development on or above ground level.” 

 
Development Planner’s Determination 

1)   Parking and waste collection areas located within Side Setbacks - the 
rear parking area and waste collection area are not separated from the 
Abutting Sites by a 1.5m landscaped buffer (0m separation proposed to 
waste collection; 0.8m separation proposed to rear parking area).  
(Section 2.40.6.3.2). 

[unedited] ​
 

___________________________________________________________________________ 
 

Notice to Applicant/Appellant 
 

Provincial legislation requires that the Subdivision and Development Appeal Board issue its 
official decision in writing within fifteen days of the conclusion of the hearing. 
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