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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
River Valley Room 

 

    I​ 9:00 A.M.​ SDAB-D-26-110   
 
To construct a Residential Use building in the 
form of an 8 Dwelling Multi-Unit Housing 
(Stacked Row House), and to demolish a 
Residential Use building (Single Detached House) 
and an Accessory building (detached Garage) 
 
3544 - 65 STREET NW 
Project No.: 637684687-002 

    II​ 1:30 P.M.​ SDAB-D-26-111   
 
To construct a Residential Use building in the 
form of an 8 Dwelling Multi-unit Housing 
 
8706 - 83 AVENUE NW 
Project No.: 637842160-002 

 

​ 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-26-110 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 637684687-002 
 
APPLICATION TO:​ To construct a Residential Use building in the form of an 

8 Dwelling Multi-Unit Housing (Stacked Row House), 
and 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:​ March 25, 2026 
 
DATE OF APPEAL:​ April 15, 2026 
 
RESPONDENT:​   
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 3544 - 65 STREET NW 
 
LEGAL DESCRIPTION:​ Plan 7721467 Blk 27 Lot 36 
 
ZONE:​ RS - Small Scale Residential Zone 
 

OVERLAY:​ N/A 
 
STATUTORY PLAN:​ N/A 
 
DISTRICT PLAN:                          Millwoods and Meadows District Plan​

 

 

Grounds for Appeal 
 

The Appellant provided the following reasons for appealing the decision of the Development 
Authority: 
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I am the owner of a property directly adjacent to the approved development 
at 3544  65 Street NW and am therefore an affected party. 
 
1. Unreasonable Loss of Privacy Due to Overlook 
The proposed development consists of an 8-unit, two-storey residential 
building with multiple windows oriented toward adjacent rear yards. 
 
Due to the extremely limited separation distance between the proposed 
structure and my property line, the development will create direct and 
unobstructed sightlines into my backyard, including a private outdoor 
amenity area. 
This results in a significant and unreasonable loss of privacy and materially 
interferes with the use and enjoyment of my property. 
 
2. Intensity of Development Amplifies Impact 
The scale of the development (8 units) intensifies the privacy impact by 
introducing multiple elevated viewpoints into the same adjacent space. 
This cumulative effect is greater than expected from lower-density 
development and is incompatible with reasonable expectations of privacy 
in rear yard areas. 
 
3. Inadequate Design and Lack of Mitigation Measures 
The approved design does not incorporate adequate mitigation measures to 
address overlook and privacy impacts, such as: 
 
repositioning or reducing rear-facing windows 
use of obscured or frosted glazing 
increased setbacks or screening elements 
As a result, the development fails to minimize negative impacts on 
adjacent properties. 
 
4. Incompatibility with Surrounding Development Pattern 
The proposed development is not compatible with the existing pattern of 
development, where rear yards function as private amenity spaces. 
The combination of massing, proximity, and window placement introduces 
a level of overlook and intensity inconsistent with adjacent residential 
properties. 
 
5. Potential Non-Compliance or Over-Relaxation of Development 
Regulations 
Given the limited separation distance, there is concern that the 
development may not comply with applicable setback, separation, or 
design requirements, or that variances may have been granted resulting in 
undue negative impacts. 
If variances have been approved, they are not reasonable given the 
significant privacy impacts. 
 
6. Failure to Adequately Consider Impacts on Adjacent Properties 
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The approval does not adequately consider the direct and material impacts 
on adjacent properties, particularly with respect to privacy, overlook, and 
enjoyment of outdoor spaces. 
 
7. Parking Constraints and Spillover Impacts 
The development is on a corner lot with access from a main roadway and 
rear alley. With the building oriented parallel to the alley, there appears to 
be limited opportunity for on-site or alley-based parking. 
As a result, the development will rely heavily on on-street parking. Given 
the scale (8 units), this will increase demand on limited street parking. 
My adjacent property is particularly susceptible to spillover, resulting in 
congestion, reduced availability, and potential impacts on safe access and 
circulation. 
The development does not adequately address parking demand or mitigate 
these impacts. 
 
Conclusion / Requested Outcome 
I respectfully request that the Development Permit be revoked or, 
alternatively, that conditions be imposed to mitigate impacts, including: 
 
modification or relocation of rear-facing windows 
requirement for obscured glazing 
increased setbacks or screening measures 

 
 

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 
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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) 

 
… 

 
(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. 
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Under section 8.20, Multi-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. 
 

 
___________________________________________________________________________ 
 

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-26-111 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 637842160-002 
 
APPLICATION TO:​ To construct a Residential Use building in the form of an 

8 Dwelling Multi-unit Housing 
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ March 25, 2026 
 
DATE OF APPEAL:​ April 15, 2026 
 
RESPONDENT:​   
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 8706 - 83 AVENUE NW 
 
LEGAL DESCRIPTION:​ Plan 1797HW Blk X Lot 13 
 
ZONE:​ RS - Small Scale Residential Zone 
 

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

 

 

Grounds for Appeal 
 

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

We are appealing the issuance of a development permit to build a large 
octoplex next door to our home. Our reason for appealing is because the 
proposed development is so large that it will drastically impact our ability 
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to enjoy our home  including in context of our yard and garden. We have a 
garden which is important to us, growing our own vegetables as we have 
for many years. We depend on the light we get, including from the 
south-west (where this development is proposed). 
There have been other redevelopments in our area, but not as big as this. 
This proposal is massive: the 8 units will encompass 20 bedrooms and 24 
bathrooms right up against our little bungalow, looking into our yard. This 
hardly feels like small scale residential. 
 
Reducing the allowed height is something that the city is currently actively 
considering, coming back to council on 27 April 2026. Given that height 
(and size, generally) have been recognized as issues, and amendments are 
possible soon, the timing of this massive yet-to-be started project is 
important. 
As of 15 April 2026, there have been no signs posted on the site advising 
of the development permit, which was approved on 25 March 2025. This is 
not compliant with the Zoning Bylaw, which indicates that signs must be 
posted within 14 days. 

​
 

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 
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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; 
 

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

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

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

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

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

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

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

(i)     the proposed development would not 
 

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

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

or value of neighbouring parcels of land, 
 

and 
  

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

 
 

General Provisions from the Zoning Bylaw 20001: 
 

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

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

 
Under section 8.20, Multi-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 
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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. 

___________________________________________________________________________ 
 

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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