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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
RIVER VALLEY ROOM 

 

TO BE RAISED    ​
I​ 9:00 A.M.​ SDAB-D-26-102 

​
 
 
 

 
 
To construct a Residential Use building in the 
form of a 10 Dwelling Multi-unit Housing 
building and to construct an Accessory building 
(bike storage building) 
 
13302 - 106 Avenue NW 
Project No.: 629876520-002 

 

         NOTE: Unless otherwise stated, all references to “Section numbers” refer to 
the authority under the Edmonton Zoning Bylaw 12800. 
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ITEM I: 9:00 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-102 
 

APPEALS FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT NO. 1:​  
APPELLANT NO. 2:​  
APPELLANT NO. 3:​  
APPELLANT NO. 4:​  
APPELLANT NO. 5:​  
APPELLANT NO. 6:​  
APPELLANT NO. 7:​  
 
APPLICATION NO.:​ 629876520-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 10 

Dwelling Multi-unit Housing building and to construct an 
Accessory building (bike storage building) 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ February 24, 2026 
 
DATE OF APPEAL(S):​ March 18 and March 19, 2026 
 
RESPONDENT:​   
 
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​

 

​
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Grounds for Appeal 
 

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

APPELLANT NO. 1 - : 
 
The reasons for the appeal of the Development Permit 629876520-002  
 
1. The Development Officer misinterpreted, relaxed or varied the City of 
Edmonton Zoning Bylaw 20001 (the “Zoning Bylaw”) by determining that 
there are 10 dwellings on the land municipally described as 14007–100 
Avenue (the “Lands”). The proposed development is a lodging house.  
 
The number of Lodging House Sleeping Units exceeds the amount 
authorized under s. 2.10.3.2.2 of the Zoning Bylaw.  
 
2. The Development Officer misinterpreted, relaxed or varied the Zoning 
Bylaw by determining that the proposed development complies with s. 
2.10.4.1.7.  
 
3. The Development Officer misinterpreted, relaxed or varied the Zoning 
Bylaw by determining that the proposed development complies with ss. 
5.60.3, . 
 
4. .5. 4. The Development Authority misinterpreted or relaxed or varied the 
Zoning Bylaw by failing to require the Applicant to provide a lot grading 
plan for the proposed development as required by s. 7.140.1.3.1 and 
misinterpreted or relaxed or varied the Zoning Bylaw by failing to consider 
the drainage information as required by s. 7.140.1.4.1  
 
5. Such further and other grounds as may be revealed by a review of the 
Development Authority’s file.  
 
APPELLANT NO. 2 -  
 
Grounds: 
- General grounds. Need to see the interior plans to determine specifics 
- Grading 
- Drainage 
- Landscaping 
- Its a lodging house 
- Development planner incorrectly used discretion 
- Development planner has a history of incorrect approvals that get 
overturned on appeal and should not be on this file 
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APPELLANT NO. 3  
 
The development officer misinterpreted the applicable zoning bylaw by 
interpreting that there are 10 dwellings on the land when the proposed 
development is in fact a lodging house, with sleeping units well in-excess 
of the bylaw. 
 
APPELLANT NO. 4  
 
The grounds for my appeal are:  
 
* The development officer misinterpreted the applicable zoning bylaw by 
interpreting that there are 10 dwellings on the land when the proposed 
development is in fact a lodging house, with sleeping units well in-excess 
of the bylaw. There is nothing to stop the owner from renting out 
individual units - in fact, this is the perfect scenario to do so!  
* We question whether the current drainage system can even handle the 
outflow from 30 toilets (let alone sinks or washing machines!) when it 
previously handled the needs of a single family.  
* The owner has not followed city directives to post his intentions to build 
when he received his development permit. This is an experienced builder. 
It calls into suspicion his other claims/ proposed plans. 
 
APPELLANT NO. 5 -  
 
This appeal is based on serious concerns regarding the nature and impact 
of the approved development. While presented as multi-unit housing, the 
project is being marketed and intended for rental by the room, which 
introduces a level of transiency that is inconsistent with the character and 
stability of this established residential community.  
 
Homeowners in this neighbourhood have made significant long-term 
financial and personal investments, and this type of use undermines both 
property values and the integrity of the area. In addition, there appears to 
be a lack of clear oversight or enforceable safeguards by the City to 
manage this form of occupancy, which raises legitimate concerns around 
safety, accountability, and increased strain on surrounding residents.  
 
The approval of this development, without addressing these impacts, 
reflects a disregard for the existing community and the rights of those who 
live here. 
 
APPELLANT NO. 6  
 
1-As per conditlon and requirements for f a DP approval Property owner is 
required to post on site within 14 days a notice to advice neighbors that DP 
has been approved. As of March 17th AM 21 days has now passed and this 
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notice has not yet been posted and therefore not providing the required 
notice and timelines to neighbors to file an appeal which is actually due on 
March 21st today.  
 
2-tne second concern is being thel 2-the second concern is being ther I 
across the street from this proposed the additional traffic of additional 
residents increases the concern for safety for these students and staff. 
 
3-the third concern is being waste management and pick up with 10 units 
being approved would require 20 bins and 10 garbage and 10 green bins 
necessary and a clearance between of 1 M and 1 M from fences and also 
additional clearance of 1M from blue bags and the site off alley physically 
does not have anywheres near enough room to accomodate this number of 
bins and recycle needs without a drastic relaxation of requirements.  
 
4- the size of the units exceeds possibly height restrictions or site coverage 
butalso without a shadow study to see how this will impact the nieghbors 
and thre sunlight or use of thier personal space and enjoyment and a 
shadow study should be required to assess this possible concern.  
 
APPELLANT NO. 7  
 
-​ The development officer misinterpreted the applicable zoning bylaw by 

interpreting that there are 10 dwellings on the land when the proposed 
development is in fact a lodging house, with sleeping units well in-excess 
of the bylaw. 

-​ The development exceeds the maximum site coverage 
-​ The development exceeds the maximum height 
-​ The bylaw design requirements are not met 
-​ The grading plan does not meet the bylaw 
-​  The landscaping requirements of the bylaw are not met 
-​ Drainage information was not appropriately considered 
-​ Other grounds of appeal apparent on a review of the development file. 
-​ This kind of development is totally inappropriate for a neighbourhood, 

inhabited by families with children and across the street from a school 
 
 

General Matters 
 

Appeal Information: 
 

The Subdivision and Development Appeal Board (“SDAB”) made and passed the 
following motion on March 25, 2026: 
 

“That the appeal hearing be scheduled for May 1, 2026.” 
 
The Municipal Government Act, RSA 2000, c M-26 states the following: 
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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 

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

after the date on which the order is made, or  
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(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 
  

(ii)​ the proposed development conforms with the use 
prescribed for that land or building in the land use bylaw. 
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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, Mult-unit Housing means: 
 
​ means a building that contains: 
 

a.​ 1 or more Dwellings combined with at least 1 Use other than 
Residential, Home Based Business, or Sign Uses; 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 2.10.1 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. 
 

 

Previous Subdivision and Development Appeal Board Decision 
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Application Number Description Decision 

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. 

September 11, 2025; The 
appeals are ALLOWED and 
the decision of the 
Development Authority is 
REVOKED. The 
development is REFUSED. 

 
___________________________________________________________________________ 
 

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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