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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
RIVER VALLEY ROOM 

 

TO BE RAISED    ​
I​ 9:00 A.M.​ SDAB-D-26-199 

​
 

 
To install a Minor Digital Sign in the form of a 
Ground Sign (ASTRAL | Fort Road Victory 
Church)  
 
13470 - FORT ROAD NW 
Project No.: 650174264-002 

    II​ 10:30 A.M.​ SDAB-D-26-200  
 
To construct a Residential Use building in the 
form of a 4 Dwelling Row House with unenclosed 
porches and 4 Secondary Suites in the Basements  
 
12931 - 108 STREET NW 
Project No.: 645807494-002 

    III​ 1:30 P.M.​ SDAB-D-26-201  
 

 
 
To operate a Centre City Temporary Parking lot, 
valid until June 30, 2033 
 
10032 - 105 STREET NW 
Project No.: 661249901-002 

 

​   

 



Hearing Date: Wednesday, August 19, 2026​          3 

TO BE RAISED​
ITEM I: 9:00 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-199 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 650174264-002 
 
APPLICATION TO:​ Install a Minor Digital Sign in the form of a Ground Sign 

(ASTRAL | Fort Road Victory Church)  
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Refused 
 
DECISION DATE:​ May 28, 2026 
 
DATE OF APPEAL:​ June 17, 2026 
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 13470 - FORT ROAD NW 
 
LEGAL DESCRIPTION:​ Plan 0840206 Blk 13 Lot 50 
 
ZONE:​ UF - Urban Facilities Zone 
 

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

 

 
Grounds for Appeal 

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

The sign has existed as an on/off premise sign since it's initial permit 
approval in 2015. The sign supports the Church on Fort Road, with 
messaging for events and services that assist the community. While it does 
not have the required 60m separation from Residential, it is a single sided 
structure which faces away from the Residential use. It is lined by large 
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established trees behind the face and no light source exists behind it. There 
have been no changes to the surrounding area since the sign's original 
approval, and no concerns expressed from residents or surrounding 
businesses etc. ​
 
 

General Matters 
 

Appeal Information: 
 

The Subdivision and Development Appeal Board (“SDAB”) made and passed the 
following motion on June 23, 2026: 
 

“That the appeal hearing be scheduled on August 19, 2026”. 
 

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 2.200.2.22, a Minor Digital Sign is a Permitted Use in the UF - Urban 
Facilities Zone. 
 
Under section 8.10, a Minor Digital Sign means: 
 

a Ground Sign or Wall Sign, generally used for short-term advertising, 
that contains Digital Copy where the Message Duration is 6 seconds or 
more, and does not include moving effects, message transition effects, 
video images, or animation. 

 
Typical examples include: digital billboards, digital posters, and junior 
panels. 

 
Under section 8.20, a Ground Sign means: 
 
​ a Sign supported independently of a building. 
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​ ​  
 

 

Section 2.200.3.10 states “Signs must comply with Section 6.90.”​  

Section 2.200.1 states that the Purpose of the UF - Urban Facilities Zone is: 
 

To allow for larger facilities that provide institutional services, 
community services, or recreational activities.​
​
 

2.200 - Additional Regulations for Specific Uses - UF - Urban Facilities Zone 
 

Section 2.200.3.8 states “Fascia Signs, Minor Digital Signs and Projecting Signs are 
limited to On-premises Advertising. 
 
Under section 8.20, Off-premises Advertising means: 
 

Copy that relates to a business, activity or organization that does not have 
a Development Permit to operate on the Site where the Sign is located. 
Signs with Off-premises Advertising may generally be used for short 
term advertising. 
 

​ ​ Under section 8.20, On-premises Advertising means: 
 

Copy that relates only to a business, activity or organization that has a 
Development Permit to operate on the Site where the Sign is located. 

 
Development Planner’s Determination 

1. Subsection 2.200.3.8. Fascia Signs, Minor Digital Signs and 
Projecting Signs are limited to On-premises Advertising.​
Proposed: Sign has Off-premises Advertising 
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[unedited] 

 
6.90.8 - Specific Sign Regulations for UF - Urban Facilities Zone 

 
Section 6.90.8.25 states: 
 

8.25.​ Minor Digital Signs in the form of a Ground Sign must comply with the 
following: 

 ​  
​ ​ … 
 

8.25.3.​ The maximum Digital Copy area is 8.0 m2 except that: 
 ​  

8.25.3.1. Where the Ground Sign is located less than 60.0 m 
from a residential Zone and not separated by an Arterial Road, 
the maximum Digital Copy area is 3.0 m2. The distance must be 
measured from the Sign location to the nearest point of the Site 
Zoned residential. 
 

… 
 
Under section 8.20, Digital Copy means: 
 

the portion of a Sign that contains Copy that is remotely changed on or 
off Site and incorporates a technology or method allowing the Sign to 
change Copy without having to manually or mechanically replace the 
Sign face or its components. 

 
Development Planner’s Determination 

2. Subsection 6.90.8.25.3.1. Where the Ground Sign is located less 
than 60.0 m from a residential Zone and not separated by an 
Arterial Road, the maximum Digital Copy area is 3.0 m2. The 
distance must be measured from the Sign location to the nearest 
point of the Site Zoned residential.​
Proposed: 6.51 m Separation Distance​
Sign Area: 18.6 m2 ​
Exceeds by: 15.6 m2 

​ [unedited] 

 
Previous Subdivision and Development Appeal Board Decisions 

 

Application Number Description Decision 



Hearing Date: Wednesday, August 19, 2026​          9 

SDAB-D-20-004 
 

To install (1) Freestanding 
Minor Digital Off-Premises 
(OUTFRONT | FORT 
ROAD VICTORY 
CHURCH). 

February 7, 2020; The appeal 
is ALLOWED and the 
decision of the Development 
Authority is REVOKED. 
The development is 
GRANTED as applied for to 
the Development Authority, 
subject to CONDITIONS.​
​
[20] In granting the 
development, the following 
variances to the Bylaw are 
allowed: 
1) The maximum allowable 
Area of 8.0 square metres as 
per Section 59C.3(4)(c)(ii) is 
varied by 10.6 square metres 
to allow for the proposed 
Area of 18.6 square metres. 
2) The minimum allowable 
Setback for a Sign with an 
Area greater than 8.0 square 
metres as per Section 
59C.3(4)(i) is varied to allow 
a deficiency of 1.5 metres, 
thereby decreasing the 
minimum allowed Setback to 
4.53 metres. 

SDAB-D-14-197 Install a Freestanding Minor 
Digital Off-premises Sign 

.August 7, 2014; that the 
appeal be ALLOWED and 
the DEVELOPMENT 
GRANTED subject to 
conditions.  

 
 

___________________________________________________________________________ 
 

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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Hearing Date: Wednesday, August 19, 2026​          12 

ITEM II: 10:30 A.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-200 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  
 
APPLICATION NO.:​ 645807494-002 
 
APPLICATION TO:​ Construct a Residential Use building in the form of a 4 

Dwelling Row House with unenclosed porches and 4 
Secondary Suites in the Basements 

 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ July 7, 2026 
 
DATE OF APPEAL:​ July 24, 2026 
 
RESPONDENT:​  
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 12931 - 108 STREET NW 
 
LEGAL DESCRIPTION:​ Plan 915KS Blk 14 Lot 17 
 
ZONE:​ RS - Small Scale Residential Zone 
 

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

 

 
Grounds for Appeal 

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

Loss of Solar Access and Impact on Outdoor Use and Enjoyment of the 
Adjacent Property 
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I submit that the proposed development, by reason of its scale, height, and 
proximity to the southern boundary of the my property at 12935  108 Street 
NW, will block substantial direct southern sunlight from reaching my 
property as a whole. In particular, it will substantially or completely 
eliminate direct sunlight reaching my rear patio and outdoor living space 
(depending on the time of year), and will materially reduce direct sunlight 
reaching the south-facing exterior of my house, the yard generally, and the 
south-facing window of my garage. I use the rear patio and southern side 
of the garage extensively for gardening, growing a wide variety of flowers, 
peppers, and other sun-dependent plants in containers throughout the 
growing season. Each spring, I also use the south-facing window of the 
garage to start seedlings  both vegetables and flowers  that are 
subsequently transplanted to the patio containers and to other parts of my 
property. Gardening on the patio, and propagating the seedlings each 
spring at the south-facing garage window that supports it, is a 
long-standing personal pursuit that I enjoy greatly. The patio is also a 
primary outdoor amenity used by my wife, myself and our guests 
throughout the spring, summer, and fall months. The shadowing impact of 
an 8-dwelling-unit development building constructed on the immediately 
southern adjacent lot will have a devastating impact on the use and 
enjoyment of my patio and outdoor living space. This impact constitutes an 
undue interference with the use, enjoyment, and value of my property. 
Section 687(3)(d) of the Municipal Government Act should be used here. 
The development permit application contains no shadow study, solar 
access analysis, or other documentation evaluating this impact, despite the 
obvious and significant effect that an 8-dwelling-unit development will 
have on solar access to immediately adjacent single-family properties. The 
missing study means the development officer did not have all the 
information required to properly assess the application. ​
 

 

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, 
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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  
 

(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) 

 
… 
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(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. 

 
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. 
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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 
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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ITEM III: 1:30 P.M.​ ​ ​ ​ ​ ​ ​ ​ FILE: SDAB-D-26-201 
 

AN APPEAL FROM THE DECISION OF THE DEVELOPMENT PLANNER 
 
APPELLANT:​  

 
 
APPLICATION NO.:​ 661249901-002 
 
APPLICATION TO:​ Operate a Centre City Temporary Parking lot, valid until 

June 30, 2033 
 
DECISION OF THE 
DEVELOPMENT AUTHORITY:​ Approved with Conditions 
 
DECISION DATE:​ June 30, 2026 
 
DATE OF APPEAL:​ July 20, 2026 
 
MUNICIPAL DESCRIPTION 
OF SUBJECT PROPERTY:​ 10032 - 105 STREET NW 
 
LEGAL DESCRIPTION:​ Plan NB Blk 5 Lots 70-71 
 
ZONE:​ CMU - Commercial Mixed Use Zone 
 

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

 

 
Grounds for Appeal 

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

The condition 3) requiring removal of the existing commercial crossing 
and construction of monolithic sidewalk is disproportionate to an 
application for a temporary parking lot. The permit does not involve 
redevelopment or increased site intensity, and no site-specific traffic or 
safety justification has been provided. The existing access has operated for 
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many years and should remain until future permanent redevelopment.​
 

 
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 

 
(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  
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(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; 

 
(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 
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(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 3.22.2.6, Centre City Temporary Parking is a Permitted Use in the 
CMU - Commercial Mixed Use Zone. 
 
Under section 8.10, Centre City Temporary Parking means: 
 

a temporary Surface Parking Lot that does not have another principal Use 
on the Site other than Signs and that was operating as a Surface Parking 
Lot as of January 1, 2024. 

 
Under section 8.20, a Surface Parking Lot means “an unenclosed area wholly at ground 
level that includes 1 or more Parking Areas and 1 or more Drive Aisles.” 
 
Section 3.22.4.5 states “Centre City Temporary Parking must comply with Section 
6.120.” 
 
Section 3.22.1 states that the Purpose of the CMU - Commercial Mixed Use Zone is: 
 

To allow for development that accommodates a mix of predominantly 
commercial, office, institutional, and business Uses as a secondary office 
commercial area while emphasizing retail activities, entertainment and 
service Uses at ground level. 

 
___________________________________________________________________________ 
 

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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