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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
HEARING ROOM NO. 3 

 

 TO BE RAISED ​
 I​ 9:00 A.M.​ SDAB-D-25-103 

​
Kennedy Agrios Oshry Law VS. EIGHT BLOCK 
LTD. (PLUMBING & GAS) 
 
To demolish a Residential Use building (Single 
Detached House) and an Accessory building 
(detached Garage)​ ​ ​  
 
7814 - Buena Vista Road NW 
Project No.: 602159385-002 

    II​ 10:30 A.M.​ SDAB-D-25-104 H. and L. Reiter 
 
ORDER: 
Pursuant to Section 645 of the Municipal 
Government Act, RSA 2000, c M-26, you are 
hereby ordered to: 
1. Acquire a Development Permit for the 
Secondary Suite before July 13, 2025. 
OR 
2. Decommission the Secondary Suite before July 
13, 2025. This includes: 
- Remove all locking mechanisms between the 
upper and lower living areas to create free flow 
access between floors. 
- Remove the stove and 220 volt outlet and 220 
breaker from electrical panel associated with each 
suite. 
- Remove any other cooking facilities (including 
120 volt appliances) associated with the 
Secondary Suite. 
- No more than 3 Sleeping Units in the Dwelling 
may be keyed and/or lockable. 
- Please schedule a decommission inspection by 
contacting the investigating Development 
Compliance Officer by phone at 780-496-3970 or 
email at marko.skendzic@edmonton.ca 
 
6208 - 105 Street NW 
Project No.: 478404988-001 
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    III​ 1:30 P.M.​ SDAB-D-25-105 Beverly Business Association VS. Native 
Counselling Services Of Alberta 
 
To convert an existing Hotel to a Residential Use 
(17 Dwellings of Supportive Housing) 
 
4403 - 118 Avenue NW 
Project No.: 597319908-002 

 

​ 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-25-103 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​ Kennedy Agrios Oshry Law 
 
APPLICATION NO.:​ 602159385-002 
 
APPLICATION TO:​ To demolish a Residential Use building (Single Detached 

House) and an Accessory building (detached Garage)​
​ ​ ​ ​  

DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ June 11, 2025 
 
DATE OF APPEAL:​ June 23, 2025 
 
RESPONDENT:​ EIGHT BLOCK LTD. (PLUMBING & GAS) 

 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 7814 - Buena Vista Road NW 
 
LEGAL DESCRIPTION:​ Plan 450MC Blk 30 Lot 9 
 
ZONE:​ RS - Small Scale Residential Zone 
 

OVERLAY:​ N/A 
 
STATUTORY PLAN:​ N/A 
 
DISTRICT PLAN:                          Jasper Place District Plan​

 

​
 

Grounds for Appeal 
 

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

Demolition will result in tree loss and no information has been provided as 
to steps being taken to preserve trees 
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Demolition could impact on site stability and should not proceed without a 
geotechnical report to confirm that surrounding properties will not be 
negatively impacted 
Such further and other reasons as may be presented at the hearing of the 
within appeal. 

​
 

General Matters 
 

The Subdivision and Development Appeal Board (“SDAB”) made and passed the 
following motion on June 25, 2025: 
 

“That the appeal hearing be scheduled on July 24, 2025.” 
 
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 
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 
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(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 
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: 

 
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. 
 

 

https://zoningbylaw.edmonton.ca/residential
https://zoningbylaw.edmonton.ca/storey
https://zoningbylaw.edmonton.ca/height
https://zoningbylaw.edmonton.ca/residential
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ITEM II: 10:30 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-25-104 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT COMPLIANCE 
OFFICER 
 
APPELLANT:​ H. and L. Reiter 
 
APPLICATION NO.:​ 478404988-001 
 
ORDER:​ Pursuant to Section 645 of the Municipal Government 

Act, RSA 2000, c M-26, you are hereby ordered to:​
1. Acquire a Development Permit for the Secondary Suite 
before July 13, 2025.​
OR​
2. Decommission the Secondary Suite before July 13, 
2025. This includes:​
- Remove all locking mechanisms between the upper and 
lower living areas to create free flow access between 
floors.​
- Remove the stove and 220 volt outlet and 220 breaker 
from electrical panel associated with each suite.​
- Remove any other cooking facilities (including 120 volt 
appliances) associated with the Secondary Suite.​
- No more than 3 Sleeping Units in the Dwelling may be 
keyed and/or lockable.​
- Please schedule a decommission inspection by 
contacting the investigating Development Compliance 
Officer by phone at 780-496-3970 or email at 
marko.skendzic@edmonton.ca 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Order Issued 
 
DECISION DATE:​ June 10, 2025 
 
DATE OF APPEAL:​ June 27, 2025 
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 6208 - 105 Street NW 
 
LEGAL DESCRIPTION:​ Plan 4976KS Blk 36 Lot 28 
 
ZONE:​ RS - Small Scale Residential Zone 
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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: 
 

Conditions of the Development Approval  
o We are appealing the requirement of 2 furnaces vs 1 furnace for the 
Development Permit, of a Pre-existing Secondary House, built in 1960.  
 
We are submitting this Application of Appeal early, not to miss the 
twenty-one day Appeal deadline. We will be also be applying for the 
Development Permit on the order to allow us to complete the application 
for the Development Permit, within the deadline date, of thirty-one days.   
The reason for our Appeal Application is regarding our house, constructed 
in 1960, which had a Pre-Existing Secondary Suite.  The house at 
6208-105 St NW, is 1196 sq feet, both upper and lower levels, were 
developed at the same time, according to the original home owner.  Our 
Appeal requests for, The City of Edmonton, to make an exception, 
approving one furnace, rather than two furnaces, with all other safety 
requirements completed.     
 
1.  Pre-Existing Secondary Suites in Allendale with one furnace, approved 
by the City of Edmonton  Pre-existing Secondary Suites in the Allendale 
district have received approval in the past, from the City of Edmonton, 
with only one furnace, supplying heat to both suites, while all other safety 
requirement were met, within the Development Permit.  The City of 
Edmonton has set a precedent, within this by-law.  Therefore, we are 
asking that, The City of Edmonton, make an exception allowing one 
furnace, with all other requirement met and completed, for the Pre-existing 
“Secondary Suite” Development Permit. (Attachment #1)  
 
2. Housing Shortages and Housing Affordability in Edmonton The City of 
Edmonton, has made it very clear that there is a housing shortage. The 
affordability problem, for low-income people has increased, making it 
difficult to find housing in Edmonton.  In-fil housing is not a quick 
solution versus “Secondary Suites.”  In-fil housing is costly and 
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unaffordable to most people within a lower income bracket, especially 
within our economic crisis. The strict restrictions, are a huge contributing 
factor, to the housing problem and homelessness.  So, therefore these 
people will live in any rooms, in any house, they find appropriate, less 
expensive and unmaintained. The expectation of two furnaces in a 1196 sq 
ft., main and secondary suite dwelling is unreasonable, but all other 
requirement will be met and completed.  
 
3. Article of Pre-Existing Secondary Suite in the Allendale District The 
City of Edmonton lessened some of the strict requirements, for 
Pre-existing Secondary Suites built prior to December 31, 2006. Outlined 
by the Alberta Government, titled “Secondary Suite Standards” Page 4, # 
7, states “For Pre-existing secondary suites, the use of a single heating and 
ventilation system to serve both the main dwelling and the secondary suite 
may be acceptable under the Alberta Fire Code.  We are asking for the 
approval for one furnace, with all other requirement completed.  
(Attachments #2, #3)  
 
4.  Alberta Fire Code and Alberta Building Code I have inquired and 
discussed, with the Alberta Fire Code Agent, regarding the requirement of 
a second furnace, for a Pre-Existing Secondary Suite.  They reviewed, both 
the Alberta Fire Safety Code and the Alberta Building Code, Subsection 
2014, page 15, in Article 2.14 and 2.16 and informed me that one furnace 
is permissible, with all the other safety requirements completed, including 
a Development Permit.   
 
5.  Request for One Furnace Approval for a Pre-existing Secondary Suite, 
with all other requirements met, as per the Development Permit. We will 
be applying for a Development Permit Application, for the Pre-existing 
Secondary Suite, in the stated time-frame.  We will adhere to all other 
requirements.  Should there be any additional suggestions of improvement, 
regarding Fire Protection or Smoke Protection, please advise. 
 

 
General Matters 

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

​ Stop order 
645(1) Despite section 545, if a development authority finds that a 
development, land use or use of a building is not in accordance with 
 

(a) this Part or a land use bylaw or regulations under this Part, or  
 
(b) a development permit or subdivision approval,  
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the development authority may act under subsection (2).  
 

(2) If subsection (1) applies, the development authority may, by written 
notice, order the owner, the person in possession of the land or building 
or the person responsible for the contravention, or any or all of them, to  

 
(a) stop the development or use of the land or building in whole or in 
part as directed by the notice,  
 
(b) demolish, remove or replace the development, or  
 
(c) carry out any other actions required by the notice so that the 
development or use of the land or building complies with this Part, the 
land use bylaw or regulations under this Part, a development permit or 
a subdivision approval,  
 
within the time set out in the notice.  
 

(2.1)  A notice referred to in subsection (2) must specify the date on 
which the order was made, must contain any other information required 
by the regulations and must be given or sent to the person or persons 
referred to in subsection (2) on the same day the decision is made.  
 
(3)  A person who receives a notice referred to in subsection (2) may 
appeal the order in the notice in accordance with section 685.  

  
Permit 

683 Except as otherwise provided in a land use bylaw, a person may not 
commence any development unless the person has been issued a 
development permit in respect of it pursuant to the land use bylaw. 

 
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 
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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) 

 
… 

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

statutory plans; 
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(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 2.10.2.2, 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, Secondary Suite means: 
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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. 

 
 

7.110 Approvals Required and Development 
 
Section 7.110.1 states: 
 
1.1.​ No person may:   
 ​  

1.1.1.​ undertake, or cause or allow to be undertaken, a development; or 

1.1.2.​ carry on, or cause or allow to be carried on, a development, 
without a Development Permit issued under this Section. 

 
7.200 Inspections, Enforcement and Penalties 
 
2.1.​ It is an offence for any person to: 
 ​  

2.1.1.​ contravene; or 
2.1.2.​ cause, allow or permit a contravention of,  
 ​ any provisions of this Bylaw. 
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2.2.​ If a Development Permit is required but has not been issued or is not 
valid under this Bylaw, it is an offence for any person to: 

 ​  
2.2.1.​ construct a building or structure; 
2.2.2.​ make an addition or alteration to a building or structure; 
2.2.3.​ commence or undertake a Use or change of intensity of Use; or 
2.2.4.​ place a Sign on land, or on a building or structure. 

 
2.3.​ It is an offence for any person to undertake development in contravention 

of a Development Permit, including any conditions of approval. 
 

 
___________________________________________________________________________ 
 

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 III: 1:30 P.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-25-105 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​ Beverly Business Association 
 
APPLICATION NO.:​ 597319908-002 
 
APPLICATION TO:​ To convert an existing Hotel to a Residential Use (17 

Dwellings of Supportive Housing) 
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ May 29, 2025 
 
DATE OF APPEAL:​ June 26, 2025 
 
RESPONDENT:​ Native Counselling Services Of Alberta 
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 4403 - 118 Avenue NW 
 
LEGAL DESCRIPTION:​ Plan 7242AH Blk 3 Lots 20-22 
 
ZONE:​ MU - Mixed Use Zone 
 

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

 

 
 

Grounds for Appeal 
 

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

I am writing on behalf of the board of the Beverly Business Association, 
representing over 140 businesses in the Beverly Business Improvement 
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Area, in response to the development permit approval at 4403 118 Avenue. 
This permit approves the conversion of an existing hotel to residential use 
for the purpose of developing 17 units of Supportive Housing. We are 
writing to firmly oppose this development being allowed to go forward.  
 
The intention of this development is to operate social housing for people 
escaping addictions. The purpose of a Business Improvement Area is to 
create a vibrant, robust business area and community. The Beverly 
Business Association exists for the growth, development, and longevity of 
the Beverly business district. As such, we strongly feel that a supportive 
housing project for persons escaping addiction will directly and 
significantly damage the important work that our association is 
undertaking to revitalize 118 Avenue.  
 
The Beverly Business Association has worked hard to grow and strengthen 
the business strip, establishing key beautification projects, flagship events, 
and strategic partnerships that have activated 118 Avenue, made it safer 
and more walkable. A supportive housing project in this location will do 
precisely the opposite, making our street less safe, less walkable, and less 
attractive to the public, as well as to future investors. We have seen similar 
projects come into our district before and have catastrophic effects on our 
community and its businesses, some of which are no longer operating as a 
direct result of the impact of other supportive housing projects. We are a 
City of Edmonton designated Business Improvement Area, and everything 
that comes into our business district should explicitly serve our noble 
purpose of improving the business area.  
 
Further to this, our Business Improvement Area’s businesses are all levied, 
paying an additional taxation toward the ongoing revitalization of our 
business district. Our businesses all pay into the growth of our business 
area, and the proposed supportive housing project would be non-levied as a 
residential space, meaning the conversion from a hotel to residential use 
would actually negatively impact the amount of levy collected and thus 
directly damage the funds put toward our revitalization efforts.   
 
In summary, the Beverly Business Association and its board, representing 
all businesses within the Beverly Business Improvement Area, strongly 
opposes the supportive housing project at 4403 118 Avenue. The Native 
Counselling Services of Alberta should not be allowed to operate this 
program in our Business Improvement Area, and we recommend that they 
seek a space that is not within a City-designated Business Improvement 
Area. This project cannot be allowed to proceed in this location. If you 
have any questions, please feel free to contact me through the contact 
information listed below.  Thank you,  
 

 
General Matters 
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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 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 



Hearing Date: Thursday, July 24, 2025​          34 

 
(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; 

 
(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 
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(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 2.80.2.2.1, Residential, limited to:  
 

2.2.1.​ Lodging House 
2.2.2.​ Multi-unit Housing 
2.2.3.​ Row Housing 
2.2.4.​ Secondary Suite 
2.2.5.​ Supportive Housing 

 
is a Permitted Use in the MU - Mixed Use 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, Supportive Housing means:​  

a building, or part of a building, containing 1 or more Sleeping Units or 
Dwellings that provide accommodations and on-Site or off-Site social, 
physical, or mental health supports to ensure an individual’s daily needs 
are met. 

Section 2.80.1 states that the Purpose of the MU - Mixed Use Zone is: 
 

To allow for varying scales of mixed use development that enables the 
growth and development anticipated in the Nodes and Corridors as 
directed by statutory plans. This Zone allows for a range of Uses and 
supports housing, recreation, commerce, and employment opportunities. 
Site and building design in this Zone promotes development that 
enhances the public realm and publicly accessible amenities to create 
vibrant, walkable destinations at a scale inviting to pedestrians.​
​
 

Non-Residential Uses 
 

Section 2.80.3.1 states: 
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​ On Sites with the Commercial Frontage Modifier, all Ground Floor 
building Frontages adjacent to a Street must consist of non-Residential 
Uses oriented towards the adjacent Street, except as identified in 
Subsection 3.4.2. 

Development Planner’s Determination 

​ 1) Ground Floor Residential Use on a Site with a Commercial 
Frontage Modifier - A ground floor Residential Use is proposed 
facing 118 Avenue and 44 Street instead of a ground floor 
non-Residential Use facing the streets (Subsection 2.80.3.1).​
​
[unedited]​
 

Setback 
 

Section 5.80.8.7 states: 
 

A minimum of 85% to a maximum of 90% of all required Bike Parking Spaces 
for Multi-unit Housing, Supportive Housing, Lodging Houses, and Offices 
specified in Table 8.5 must be Long Term Bike Parking.  

 
Section 5.80.8.5 states: 
 

8.5.​ The minimum number of Bike Parking Spaces must comply with Table 
8.5: 

 

Table 8.5. Minimum Number of Bike Parking Spaces 

Subsection Use Minimum Number of 
Bike Parking Spaces 

8.5.3 Multi-unit Housing, 
Supportive Housing, or 
Lodging House, with 9 or 
more Dwellings or 
Sleeping Units 

1.0 space per Dwelling or 
per 3 Sleeping Units, 
whichever is greater 

 
Development Planner’s Determination 

2) Long Term Bicycle Parking - there are zero Long Term Bicycle 
Parking Spaces instead of a minimum of 14 Spaces (Subsection 
5.80.8.7). NOTE: All the required Bicycle Parking Spaces (17 spaces) 
are being provided as Short Term Spaces. 



Hearing Date: Thursday, July 24, 2025​          37 

[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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