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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
RIVER VALLEY ROOM 

 

 APPEAL WITHDRAWN 
   I​ 10:15 A.M.​ SDAB-D-26-150 

 
 
To construct a Residential Use building in the 
form of a 4 Dwelling Row House with unenclosed 
front porch(s), 3 Secondary Suites in the 
Basement(s) (units A, C, D), and 1 Basement 
development (unit B, NOT to be used as an 
additional Dwelling). 
 
14609 - 110 AVENUE NW 
Project No.: 647887896-002 

 

​ 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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APPEAL WITHDRAWN 
ITEM I: 10:15 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-150 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER BY AN 
ADJACENT PROPERTY OWNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 647887896-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 4 

Dwelling Row House with unenclosed front porch(s), 3 
Secondary Suites in the Basement(s) (units A, C, D), and 
1 Basement development (unit B, NOT to be used as an 
additional Dwelling). 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ May 12, 2026 
 
DATE OF APPEAL:​ June 1, 2026 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 14609 - 110 AVENUE NW 
 
LEGAL DESCRIPTION:​ Plan 5887HW Blk 19 Lot 70 
 
ZONE:​ RS-Small Scale Residential 
 

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

 

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

This appeal is filed to identify the impacts the proposed development will have on 
this long-established single-family residential neighbourhood. The proposal would 
replace a single-family home with a 7-plex containing 18 bedrooms. This 
represents a substantial increase in density and a dramatic change in character for a 
neighbourhood comprised almost entirely of modest 1950s-era single-family 
homes. Many residents are long-term or generational homeowners who have 
invested time and resources maintaining and improving their properties while 
preserving the established character of the area. Residents are concerned about 
parking, traffic, waste management, infrastructure capacity, privacy, safety, 
property maintenance, and the loss of green space. 
 
The proposed four parking stalls are inadequate for a development of this size and 
will worsen existing street parking pressures, particularly during winter months 
when windrows already reduce available roadway width. The site is located at the 
entrance to a one-way cul-de-sac, and increased on-street parking raises concerns 
regarding emergency vehicle access to homes farther down the street. With parked 
vehicles and winter windrows, maneuvering a fire truck around the corners may be 
difficult. Increased traffic will affect the safety and nature of the cul-de-sac, where 
children regularly play. Additional parked vehicles will reduce sightlines and 
increase collision risk. 
 
Garbage collection and waste storage are significant concerns. The lot cannot 
reasonably accommodate the required waste, compost, and recycling containers for 
seven units. The proposal identifies 12 waste and compost bins, which does not 
provide one for each unit. Residents are concerned about overflow, illegal 
dumping, litter, and waste accumulation when capacity is exceeded. Similar nearby 
developments have resulted in bins being stored in plain sight or left on the street, 
negatively affecting neighbourhood appearance. The available space is insufficient 
to accommodate collection requirements requiring a minimum one-metre 
separation between containers. 
 
The proposed buildings scale, height, and massing are incompatible with 
surrounding homes. It will dominate the streetscape, reduce privacy, block 
sightlines toward nearby green space, and fundamentally alter the neighbourhood 
from low-density family housing to high-density rental housing. As such, it does 
not align with the objective of directing increased density toward transit-oriented 
locations. 
 
Residents are also concerned about property maintenance standards. The current 
owners purchased the property in 2024 and have demonstrated a pattern of neglect, 
responding to issues only after City bylaw complaints. For the past two winters, 
snow has not been removed, resulting in numerous 311 complaints. During warmer 
months, grass has remained uncut and weeds have spread to neighbouring 
properties. On March 27, 2026, the developer attempted to remove a winter's 
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accumulation of snow by jackhammering the sidewalks, causing permanent 
damage. No repairs have been completed. The proposed development is being built 
as an investment property rather than an owner-occupied residence, and the lack of 
care shown toward the property and surrounding neighbourhood has reinforced 
concerns regarding future maintenance and management. 
 
Residents made multiple attempts to contact the developer to express concerns, 
provide feedback, and learn more about the project. Only after development 
approval signs were posted did the developer respond to inquiries. 
 
The development fails to respect the established character, scale, and livability of 
the neighbourhood. Once developments of this intensity are approved, they 
permanently alter the community and place pressure on long-term residents to 
leave. The cumulative impacts on safety, traffic, parking, waste management, 
privacy, infrastructure, maintenance, and neighbourhood character warrant serious 
reconsideration of the approval warranted. 

 
​ ​ ​ [unedited] 
 

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 
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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, 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. 
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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 
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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