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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
HEARING ROOM NO. 3 

 

TO BE RAISED    ​
I​ 9:00 A.M.​ SDAB-D-26-001 

​
 

 
 
To construct a Residential Use building in the 
form of a 4 Dwelling Row House with unenclosed 
front porches and 4 Secondary Suites in the 
Basements 
 
12227 - 128 Street NW 
Project No.: 618561279-002 

TO BE RAISED    ​
II​ 1:30 P.M.​ SDAB-D-26-002 

​
 

 
To operate a Special Event (Food Truck and trailer 
in parking lot), operating until November 5, 2026  
 
2304 - 23 Avenue NW 
Project No.: 633134776-002 

 

​ 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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TO BE RAISED​
ITEM I: 9:00 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-001 
 

APPEALS FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT NO. 1:​  
 
APPELLANT NO. 2:​  
 
APPLICATION NO.:​ 618561279-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 4 

Dwelling Row House with unenclosed front porches and 4 
Secondary Suites in the Basements 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ November 14, 2025 
 
DATE OF APPEAL(S):​ December 2, 2025 and December 3, 2025 
 
RESPONDENT:​   
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 12227 - 128 Street  NW 
 
LEGAL DESCRIPTION:​ Plan 4068HW Blk 5 Lot 23 
 
ZONE:​ RS - Small Scale Residential Zone 
 

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

 

 
 

Grounds for Appeal 
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​
The Appellants provided the following reasons for appealing the decision of the Development 
Authority: 

 
APPELLANT NO. 1  
 
I wish to appeal the development of the proposed 8 unit dwelling at 
12227-128 St NW due to the already increased density of the surrounding 
homes, the effect on adjacent privacy, the impact on parking, traffic, privacy, 
noise, and garbage pick up.  
 
If there are 8 units, there will need to be 16 bins (all spaced one meter apart) 
including space for recycling. The local effect on parking is undeniable, and 
there is another 8 unit development just north of St. Pius school. Where are 
all these people going to park? The development to the north of me has 4 
units and there are 6 vehicles associated with that property. Would it be 
unreasonable to expect at least 12-15 cars to be associated with this 
development? How will this affect St. Pius? Has a traffic impact assessment 
or study been completed given the other development just north of the 
school?  
 
I'm not opposed to multiple units, but 8 units, not on a corner lot, with 
multiple units in very close proximity, clearly shows a city planning team 
with utter disregard for the practical usage of this proposed development.  
 
I also saw the developer place the development sign in the ground and take 
pictures to prove to the city it was done, then immediately remove it to 
prevent the local residents from know what is happening. Hopefully not a 
taste of things to come. 
 
APPELLANT NO. 2  
 
I am appealing because this development, at this size and in this location, 
will interfere with the enjoyment of my home and the overall livability of our 
block. It impacts sunlight, privacy, parking, safety, and the day-to-day use of 
my property. Under MGA s.687(3)(d), I believe it will interfere with both the 
amenities of the neighbourhood and my use and enjoyment of my home.  
 
1. Loss of sunlight and privacy to my home  
 
The side of my home has large windows on both floors. My upper-floor 
windows are completely exposed to the side yard and rely on that space for 
natural light and openness. With an eight-unit, two-storey building placed 
very close to my property line, these windows will look directly at a tall wall. 
This will block sunlight, remove any sky view, darken that entire side of my 
home, and take away the openness I currently have. Even though my 
main-floor windows are partly fenced, the upper windows will lose all their 
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natural light and privacy. This will have a serious impact on how I use and 
enjoy my home every day.  
 
2. Parking on this block is already full  
 
Our street is directly across from St. Pius School. The school side is a 
no-parking and no-stopping zone, and the rules are tightly enforced. All 
parking is forced onto my side of the street, and the block is already over 
capacity. It is common for residents to park far away from their own homes. 
Daniel received a ticket simply for parking in front of our house, parked 
properly. With eight more units and only four garages, many more vehicles 
will spill onto the street, which cannot handle any additional demand. This 
will make parking and traffic circulation worse and interfere with how the 
neighbourhood already functions. 
 
3. The block is already at its limit for density 
 
Our block already contains several high-density forms: my home has a 
basement suite and garage suite, the house next to me has both as well, and 
there is also a fourplex on this block. Many households here have two or 
three vehicles. The City?s goal of increased density has already been met on 
this street. Adding eight more units in the middle of the block, right beside 
homes with side windows and directly across from a school, overwhelms 
what this area can reasonably handle.  
 
4. School-zone traffic and safety concerns 
 
St. Pius creates heavy daily congestion. Parents, staff, and buses use this 
block constantly. Vehicles circle the street searching for space, and illegal 
stopping already occurs because of the lack of room. Sightlines are reduced 
and the area is busy with children. Adding eight more households on this 
exact stretch will make these issues worse and reduce the safety and 
enjoyment of the neighbourhood.  
 
5. Lack of proper notice  
 
The development notice sign was not properly posted. It was put up briefly, 
photographed, and removed right away. I never saw the sign, and I only 
learned about the permit because I contacted the City myself. This left me 
with almost no time to review the plans or speak to the planner before the 
appeal deadline. I have filed a complaint regarding this. While this may not 
change the permit on its own, it is important context for why I did not have 
full information before filing this appeal.  
 
Relief requested  
 
I am asking the Board to revoke the development permit. If the Board does 
not revoke it entirely, I ask for meaningful changes to be made to reduce the 
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impact on my home and the neighbourhood. This may include reducing the 
number of units, increasing the setback beside my windows, providing more 
on-site parking, or altering the building’s massing 

 

General Matters 
 

Appeal Information: 
 

The Subdivision and Development Appeal Board made and passed the following 
motion on December 3, 2025: 
 

“That the appeal hearing be scheduled for January 7 or January 8, 
2026.” 

 
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 
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) 
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(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 
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; 
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(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. 
 

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 
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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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TO BE RAISED​
ITEM II: 1:30 P.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-002 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​   
 
APPLICATION NO.:​ 633134776-002 
 
APPLICATION TO:​ Operate a Special Event (Food Truck and trailer in 

parking lot), operating until November 5, 2026  
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ November 5, 2025 
 
DATE OF APPEAL:​ December 4, 2025 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 2304 - 23 Avenue  NW 
 
LEGAL DESCRIPTION:​ Plan 0424871 Blk 23 Lot 105 
 
ZONE:​ CG - General Commercial Zone 
 

OVERLAY:​ N/A 
 
STATUTORY PLAN:​ The Meadows Area Structure Plan 
 
DISTRICT PLAN:                          Mill Woods and Meadows District Plan​

 

 
 

Grounds for Appeal 
 

The Appellant provided the following reasons for appealing the decision of the Development 
Authority: 

The tenants collectively submit this petition under the principles of:  
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●​ Section 687(3) of the Municipal Government Act, which authorizes 
appeals on the basis that a development unduly interferes with the 
amenities of the neighbourhood or materially interferes with the use, 
enjoyment, or value of neighbouring properties.  
 

●​ The Edmonton Zoning Bylaw, which requires that discretionary uses 
must be compatible with adjacent developments and must not cause 
unsafe conditions, excessive nuisance, or unreasonable hardship to 
surrounding tenants. 
 

●​ Fair and equitable use of shared commercial property, ensuring that 
no tenant is subjected to unforeseen financial burdens, safety risks, or 
operational disadvantages not disclosed at the time of leasing.  

 
1. This development was not included in the original site plan or our 
lease agreement  
 
When we signed our lease, this food-truck/trailer operation was not shown in 
any drawings, site plans, or supporting documents. Our lease agreement did 
not indicate that such a development would be introduced adjacent to our 
premises. This change significantly alters the use, appearance, and 
environment of the property, directly affecting our business operations. 
 
2. Significant health and safety hazards due to improper use of utilities  
 
We have observed that this development is accessing electrical lines, water, 
and other utility services in an unsafe and non-standard manner. This raises 
serious concerns regarding public safety, fire hazards, and liability for all 
tenants in the complex.  
 
3. Increased common utility costs unfairly passed to existing tenants  
 
Because utilities appear to be drawn from shared sources, our business will 
face significantly increased common utility charges without any benefit to us. 
This is unreasonable and places financial burdens on tenants who are paying 
substantially higher rent for the location. 
 
4. Inequity in rent and use of site amenities  
 
Our business pays premium rent for this site. The newly approved 
development pays far less yet receives access to the same customer traffic, 
parking lot exposure, and neighbourhood visibility. This is an unfair 
competitive advantage created by the approval of this discretionary 
development.  
 
5. This use does not reflect a typical "special event" permit  
 
A "special event" use is normally short-term, such as:  
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●​ Seasonal events (1-2 months in summer), or  
●​ Short-duration events (3-7 days) like holiday markets, festivals, or 

community celebrations.  
 
Operating a food truck/trailer for up to two years does not match the normal 
definition or intent of a "special event" use.  
 
6. Negative impact on neighbourhood safety and business environment  
 
Since this development began operating, we have experienced a noticeable 
change in visitor behaviour around the area. Individuals who appear 
intoxicated, suspicious, or disruptive have been observed at all hours of the 
day and night, as the truck operates 24 hours a day. This activity has had a 
harmful impact on our business, on our customers' sense of safety, and on the 
general environment of the neighbourhood.  
 
7. Break-in incident after commencement of the development  
 
Following the opening of this development, our premises experienced 
abreak-in. While we cannot definitively prove a direct connection, the timing 
is concerning, and the influx of unfamiliar or disruptive individuals raises 
legitimate safety concerns. 
 
Based on these principles, the tenants assert that the approved development: 
 
1. Creates material and unreasonable interference with existing 
businesses due to increased nuisance, late-night activity, disruptive behavior, 
and degradation of the commercial environment.  
2. Introduces documented safety and security risks, including suspicious 
late-night presence, increased foot traffic from non-customers, and a break-in 
incident that occurred shortly after the development commenced operation.  
3. Imposes financial burdens on tenants not contemplated in their leases, 
including increased common utility expenses resulting from the development 
drawing from shared electrical and water systems.  
4. Exceeds the intended scope of a discretionary "special event use," 
which is meant to be short-duration and temporary-not a two-year 
commercial operation masquerading as an event.  
5. Contradicts expectations established in the original leasing documents, 
site plans, drawings, and communications from property management, none 
of which disclosed or anticipated this type of development.  
6. Impacts the value, enjoyment, and functionality of neighbouring 
commercial premises, which falls within the explicit statutory grounds for 
appeal.  
 
For these reasons, the tenants collectively request that the SDAВ:  
 
Revoke or set aside Development Permit #633134776-002, or 
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Impose strict conditions ensuring compliance, safety, appropriate 
duration, and fair cost allocation. 
 
TENANT PETITION SIGNATURE PAGE  
 
Opposing Development Permit #633134776-002 (2304-23 Ave NW, 
Edmonton, AB)  
 
We, the undersigned tenants of the commercial complex near 23 Ave and 23 
street NW, Edmonton, hereby state our formal objection to the 
above-referenced development permit. By signing below, we affirm that this 
development:  
 
●​ Creates unsafe conditions,  
●​ Interferes with the operation, enjoyment, and economic viability of our 

businesses,  
●​ Was not disclosed to tenants at the time of lease signing, 
●​ Introduces unfair financial burdens,  
●​ Fails to align with the intended and reasonable definition of "special 

event use," and 
●​ Is incompatible with the surrounding commercial environment.  
 
We therefore support an appeal requesting that the SDAB revoke or amend 
the approval to prevent further harm to tenants and the neighbourhood. 

 
 

General Matters 
 

The Subdivision and Development Appeal Board made and passed the following 
motion on December 5, 2025: 
 

“That the appeal hearing be scheduled on January 8, 2026.” 
 
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 2.100.2.25, a Special Event is a Permitted Use in the CG - General 
Commercial Zone.  
 
Under section 8.10, a Special Event means: 
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Special Event means a development where temporary activities occur in 
an indoor or outdoor space for a limited amount of time.  
 
Typical examples include: carnivals, circuses, festivals, markets, and 
pop-up events. 

 
Section 2.100.3.13, states “Special Events must comply with Section 6.100.” 
 
Section 2.100.1 states that the Purpose of the CG - General Commercial Zone is: 

To allow for a variety of commercial businesses that range from low 
impact commercial and office activities with limited opportunities for 
Residential Uses, to higher impact activities including larger shopping 
centres and malls in areas generally outside of the Nodes and Corridors, 
as directed by Statutory Plans.​
 

Section 6.100 of the Zoning Bylaw 20001 - Special Events 
 

6.100 Special Events 

1.​ Special Events, including set-up and take-down, can occur for a 
maximum of 45 consecutive days, except for Special Events specified in 
Subsection 6.9 of Section 7.120. 

2.​ Special Events for the purpose of seasonal plant sales Accessory to a 
non-Residential Use can occur for a maximum of 125 consecutive days.  

3.​ Outdoor lighting for Special Events must comply with Subsection 3 of 
Section 5.120.  

4.​ Outdoor waste collection areas for Special Events must be screened from 
view from Abutting Streets and Sites. 

5.​ Despite Section 5.10, temporary structures built for Special Events:​  

5.1.​ must not exceed the maximum Height of the Zone; 

5.2.​ do not count toward the calculation of Site Coverage or Floor Area 
Ratio requirements of the Zone; and 

5.3.​ must comply with minimum Setbacks of the Zone where Abutting a 
residential Zone, except for Sites within the Downtown Special Area.  

6.​ After a Special Event, all event structures and materials must be removed 
from the Site and the Site must be returned to its original condition.  
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7.​ Where provided, Signs associated with a Special Event are limited to 
Temporary Signs and Signs with an existing Development Permit and 
must: ​  

7.1.​ not contain Digital Copy, except for Signs with an existing 
Development Permit that allow for Digital Copy; and 

7.2.​ be located on the same Site as the Special Event for no longer than 
the duration of the Special Event. 

8.​ The Development Planner may consider a variance to Subsections 1 and 
2, if the Development Planner is satisfied that the Special Event is 
compatible with the surrounding area and any other Uses located on or 
Abutting the Site. The Development Planner must consider: 

8.1.​ where the Special Event is located on the Site; 

8.2.​ the location, size and Height of temporary structures and Signs; 

8.3.​ whether the location and occurrence of a Nuisance will negatively 
affect nearby Residential Uses; 

8.4.​ screening and buffering; and 

8.5.​ hours of operation. 

Development Planner’s Determination 

This Special Event will occur for a maximum of 366 consecutive 
days, instead of 45 days (Section 6.100 Subsection 1). 

[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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