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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
HEARING ROOM NO. 3 

 

TO BE RAISED   
  I​ 9:00 A.M.​ SDAB-D-25-087 

​
 

 
To construct a Residential Use building in the 
form of 38 Dwelling Multi-unit Housing 
 
10738 - 83 Avenue NW 
Project No.: 541822196-002 

    II​ 1:30 P.M.​ SDAB-D-25-109  
 

 
To construct a Residential Use building in the 
form of a 5 Dwelling Row House with unenclosed 
front porches and to develop 5 Secondary Suites 
in the Basements. 
 
13302 - 106 Avenue NW 
Project No.: 585241703-002 

 

​ 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-25-087 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​
 
APPLICATION NO.:​ 541822196-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of 38 

Dwelling Multi-unit Housing 
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ May 14, 2025 
 
DATE OF APPEAL:​ June 12, 2025 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 10738 - 83 AVENUE NW 
 
LEGAL DESCRIPTION:​ Plan RN6 Blk 133 Lot 12, Plan RN6 Blk 133 Lot 13, Plan 

2520754 Blk 133 Lot 37 
 
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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The notification letter regarding this development did not make it into our 
hands. We learned about this by accident (from a neighbour) the evening of 
June 8, 2025. 
 
The only interaction we have had with a representative of this developer 
was an exchange in the alley, where a man approached me and stated that 
the company he represented (out-of-province) would buy our home. He 
was informed that it wasn’t for sale. He proceeded to state that they had 
purchased the two homes at the end of our small row of six houses and 
intended to renovate them. This obviously was not true.  
 
One of the city’s development permit staR talked us through what was 
being proposed: a 38-unit building over two lots.  
 
Major concerns are as follows:  
1. The loss of mature trees due to infill is in excess of 20% in McKernan, 
according to a 2025 research study by Mason Burtnik, and this appears to 
be even worse in Garneau. With increased climate extremes (including 
smoke), we need mature trees now more than ever. We would ask that the 
developer consider ways to mitigate the design so that either some trees 
can be saved, or there would be room to plant newer ones (although the 
trees we are losing now are irreplaceable; they are older but healthy, large 
conifers and deciduous trees). The submitted design has no room for a 
landscape buRer or green infrastructure area. The three-meter setback 
around the building does not provide room for trees or green infrastructure 
area, when sidewalks and balconies are taken into consideration. There is 
no attempt to use the FAR in a way that would result in a smaller building 
footprint.  
 
2. The variance granted for balcony projections would create a rain shadow 
and could impact landscaping.  
 
3. No direct ground floor entrances would result in no active public face to 
the street to enhance community connectivity.  
 
4. This is a broader concern, pertinent to all infill that begins with the 
demolition of houses. Many of the homes being destroyed are affordable 
rentals, being replaced with much smaller, denser and more expensive 
units. While this maximizes profit for the developer, it does nothing to 
forward affordability or sustainability goals. There has been a proliferation 
of micro-suite, lodging-house type buildings in Garneau, and in East 
Garneau, particularly. This past school year, the U of A still has housing 
capacity of over 20%. 
 
5. Density goals for Garneau are on track to achieve city targets. There are 
ample opportunities to achieve further density in the high-priority growth 
areas, including a massive half-block lot at the end of 83 Avenue right on 
109th Street.  
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6. There is no room for garbage on these sites; in several instances already, 
bins end up in the alley.​
 

 
General Matters 

 
Appeal Information: 

 
The Subdivision and Development Appeal Board (“SDAB”) made and passed the 
following motion on June 20, 2025: 
 

“That the appeal hearing be scheduled for July 31, 2025”. 
 
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 2.80.2.2, a Residential Use is a Permitted Use in the Medium 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, 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 
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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.​
 

Entrance Design Regulations 
 

Section 2.40.5.6 states: 

​ 5.6.  Where: 

​ 5.6.1. the building length is greater than 12.8 m; 

​ 5.6.2. the building Facade fronts onto a Street with an existing or 
approved sidewalk; and 

​ 5.6.3. the Setback from the Street with an existing or approved sidewalk 
is 4.5 m or less, 

​ each Ground Floor Dwelling along that Facade must have an individual 
entrance with direct ground level access to a Street with an existing or 
approved sidewalk. 

Under section 8.2, Facade means “any exterior outward face of a building measured from 
corner to corner.” 

Under section 8.2, Ground Floor means “any exterior outward face of a building 
measured from corner to corner.” 

Under section 8.2, 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. Ground floor entrances - The project does not provide direct 
individual entrance for the 2 dwellings facing 83 Avenue (subsection 
2.40.5.6) 
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[unedited]​
 

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​

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

Under section 8.2, Landscape Buffer means “a Landscaped area where additional 
planting is required to provide screening or minimize building massing, privacy impacts, 
or a Nuisance.” 

 
Development Planner’s Determination 

2. Landscape Buffer - The waste collection area is located within the 
required 1.5m south side setback and a landscape buffer is not provided 
(subsection 2.40.6.3) 

[unedited] ​
 

Platform Structures 
 

Section 5.90.6 states: 
 

6. Platform Structures may project a maximum of: 
 

6.1.​ 2.5 m into a required Front or Flanking Side Setback;​
 

6.2.​ 2.0 m into a required Rear or Interior Side Setback of 4.0 
m or greater; and​
 
6.3.​ 0.9 m into a required Rear or Interior Side Setback of less 
than 4.0 m. 
 ​  

Diagram for Subsection 6 
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​
 

Development Planner’s Determination 

3. Projection - The distance from the balconies to the side property line is 
1.8 m, instead of 0.9 m (Subsection 5.90.6). 

[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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ITEM II: 1:30 P.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-25-109 
 

APPEALS FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT NO. 1:​  
 
APPELLANT NO. 2: ​  
 
APPLICATION NO.:​ 585241703-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 5 

Dwelling Row House with unenclosed front porches and 
to develop 5 Secondary Suites in the Basements 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ June 20, 2025 
 
DATE OF APPEALS:​ July 4, 2025 and July 15, 2025 
 
RESPONDENT:​ Glenora Homes Ltd. 
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 13302 - 106 Avenue NW 
 
LEGAL DESCRIPTION:​ Plan 1690HW Blk 61A Lot 1 
 
ZONE:​ RS - Small Scale Residential Zone 
 

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

 

​
 

Grounds for Appeal 
 

The Appellants provided the following reasons for appealing the decision of the Development 
Authority: 
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APPELLANT NO. 1  
​ ​  

- ​ Insufficient landscaping. 
 - ​ Unsightly design. The project proponent has done nothing at all to contribute 

to the visual appeal of the project.  
- ​ There are not covered main entrance doors.  
-​ Insufficient parking, with only 5 spaces provided. 
 - ​ 10 dwelling units rather than 8 - Garbage management will be an issue.  
- ​ Height of building will tower over the neighbourhood. This is a three story 

building. There are no other three story buildings anywhere near this 
property. - There are 10 large, two story units. There could potentially be 40 
or 50 people living there. The neighbourhood does not have enough room for 
40 or 50 people coming and going in the morning and evening with all of the 
school traffic that already exists. 

 - ​ Property is directly across the street from a school with a busy pick up and 
drop off traffic patten. 10 new households on this corner with not enough off 
street parking will cause safety issues for the children attending the school. 

 - ​ The permit for this project was issued in the time just before Council debated 
the bylaw changes. The upcoming bylaw changes were well known via 
media coverage and other conversations at Council and the City of 
Edmonton’s planning and development department should have taken care 
not to approve projects that might be impacted by upcoming bylaw changes.  

- ​ This project should be subject to any new requirements, particularly on 
design, that Council creates following the new discussion on these issues. 

 
APPELLANT NO. 2  
 

We are located directly across the Avenue at 10546-133 street NW.  We have the 
following objections to this development: 
-There are no trees contributing to the visual appeal for this development's 
landscaping. 
- Unsightly design - this is essentially a large rectangular, utilitarian building that 
blocks sightlines. The design offers little visual appeal and is out of character for 
a historical neighborhood  
- Insufficient parking, with only 5 spaces provided.  Street parking is already in 
demand because of overflow from the school community. The high density of 
parked cars and traffic congestion leads to RISKY STREET CROSSINGS 
INVOLVING YOUNG CHILDREN. 

- 10 dwelling units rather than 8 currently allowed 
- Garbage management will be an issue. 
- Height of building will tower over the neighbourhood. This is a three story 
building. There are no other three story buildings anywhere near this property.  
There are 10 large, two story units. 
- Property is directly across the street from a school with congested traffic 
flow.There could potentially be 40 or 50 people living there. The neighbourhood 
does not have enough room for 40 or 50 people coming and going in the morning 
and evening with all of the school traffic that already exists. This poses 
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SIGNIFICANT SAFETY ISSUES, particularly during student pick up and drop 
off times. 
- The permit for this project was issued in the time just before Council debated the 
bylaw changes. The upcoming bylaw changes were well known via media 
coverage and other conversations at Council and the City of Edmonton?s planning 
and development department should have taken care not to approve projects that 
might be impacted by upcoming bylaw changes. 
- This project should be subject to any new requirements, particularly as regards  
design, that Council creates following the new discussion on these issues.​
 

 

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 
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: 
 

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 
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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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