Municipal Planning Commission
AGENDA
January 29, 2019

3:00 PM
COUNCIL CHAMBERS
Main Floor, City Hall
910 – 4 Avenue South

Municipal Planning Commission
DATE OF MEETING

January 29, 2019

TIME OF MEETING

3:00 pm

PLACE OF MEETING

Council Chambers, City Hall

COMMITTEE
MEMBERS

MEETING AGENDA

Councillor – Jeff Coffman (Alternate)
Councillor – Belinda Crowson
Councillor – Blaine Hyggen
Councillor – Rob Miyashiro
Member at Large – Angela Cornforth
Member at Large – Bruce Thurber
Member at Large – Michael Kawchuk
Member at Large – Paul Tessier
Member at Large – Stephen Martin

1. Welcome – Chair
2. Approval of Agenda
3. Adoption of Minutes
3.1. Additions
3.2. Deletions
4. Old Business
4.1
5. New Business
5.1. 635 – 14 St S, DEV10933, Development Officer Pam Colling
6. Adjourn meeting

Municipal Planning Commission
ADOPTION OF MINUTES

2018 - 025
MINUTES of a Regular Meeting of the MUNICIPAL PLANNING COMMISSION (MPC) held on Tuesday,
December 4, 2018 at 3:00 p.m. with the following in attendance:
CHAIRMAN:

B. Hyggen

Councillor

MEMBERS:

B. Crowson
R. Miyashiro
M. Kawchuk
B. Thurber

Councillor
Councillor
Member at Large
Member at Large

OTHERS:

A. Olson
J. Price
W. Smith

Senior Development Officer
Subdivision Officer/Planner
Recording Secretary

ABSENT:

A. Cornforth
Member at Large
K. Hachkowski
Member at Large
M. Hlady
Member at Large
M. Gaehring
Community Planning Manager
___________________________________________________________________________________
B. THURBER:
THAT the agenda of the meeting of the Municipal Planning Commission (MPC) held on
December 4, 2018 be approved as presented/amended.
-------------------------CARRIED
____________________________________________________________________________________
M. KAWCHUK:
THAT the minutes of the meeting of the Municipal Planning Commission (MPC) held on
October 9, 2018 be approved.
-------------------------CARRIED
____________________________________________________________________________________
DEVELOPMENT APPLICATIONS:
“BROADCAST BUSINESS PARK COMPREHENSIVE SITE PLAN AMENDMENT”, File No: CSP00075,
WSP Canada Inc., 1231 28 Street North on behalf of Garry Station (2012) Ltd., to provide the proposed
Broadcast Business Park (formerly call Eco-Park North) Comprehensive Site Plan (CSP) Amendment and
issue a decision on its approval. Land Use District UI (Urban Innovation).
Senior Subdivision Planner’s Presentation:
Jason Price, Senior Subdivision Planner presented the “Broadcast Business Park (formerly Eco-Park)
Comprehensive Site Plan (CSP) Amendment. Approval of this amendment by the MPC will allow
applications for subdivision and development within the plan area to begin under the CSP’s guidance.
Plan area is currently within the Urban Innovation district of Land Use Bylaw #5700, which defines its
purpose “to allow the comprehensive development of a site which may or may not feature a mixture of
complementary land uses to create an environment not possible using another land use district in this
bylaw”. Prior to any Development Permits being issued, a site within the Urban Innovation district must
have a Comprehensive Site Plan that has been approved by the MPC.
Within the Integrated Community Sustainability Plan/Municipal Development Plan (ICSP/MDP) the site is
shown as an existing “Predominately Industrial Area” along with the surrounding industrial park.
This site is not contained within existing Outline Plans or Area Structure Plans.
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The previously approved Eco Park North Comprehensive Site Plan included retail land uses between 28th
and 29th Streets, a mix of retail and office land uses between 29th Street and the eastern boundary of the
plan area, one street connection to 28th Street at 14th Avenue, and public sidewalks on both sides of the
street throughout the development.
The proposed CSP amendment is proposing a mix of commercial, industrial and residential development
nodes including a high density residential node adjacent to 28th Street and south of 13 Avenue, a
commercial node adjacent to 28th Street and south of 15A Avenue and a business industrial node for all
lands east of 29th Street. The nodes will follow the rules of the R-150 (High Density Residential), C-H
(Highway Commercial) and I-B (Business Industrial) rules contained in Land Use Bylaw 5700.
The land uses that are proposed in the CSP amendment are complimentary to both the adjacent, industrial
park and residential neighbourhood and will provide an enhanced buffer between the existing industrial and
residential uses.
The street layout has been revised by removing the single connection to 28th Street at 14th Avenue and
including new connections at 13th and 15A Avenues. As well, the north end of 30th Street will now connect
with 29th Street via 15 Avenue rather than end in a cul-de-sac bulb.
Applicant has also requested that they only be required to install public sidewalks as necessary to connect
the commercial and residential nodes to the existing pathway on 28th Street. The Transportation
Department has indicated that sidewalks shall be installed on both sides of all streets as per the City of
Lethbridge Industrial Collector Design Standard and that any “missing links” through the existing industrial
park will be completed by the City to connect with the pathway on 28th Street.
In October, 2016, City Council amended Land Use 5700 by adding Section 9.23 Mobility & Accessibility, to
address concerns from citizens regarding accessibility issues throughout the city. Applicants are now
required to provide a barrier-free pedestrian connection between the main entrance of a building an
adjacent street sidewalks or pathways as part of their Development Permit.
While the majority of the existing Churchill Industrial Park does not have sidewalks on either side of the
street. This proposed development is within 2 blocks of the existing pathway on 28th Street and should be
required to follow the current standard by providing sidewalks on both sides of the street.
Notice of MPC meeting was advertised November 24, 2018. Adjacent Property owners were also notified
and invited to attend the MPC meeting. Six Landowners expressed concerns through phone calls and in
person. Written comments were handed out at this meeting.
It is the Recommendation of the Planning Review Team that the MPC approve the Broadcast Business
Park Comprehensive Site Plan Amendment with the condition that Section 3 of the Comparison of
Development Proposal with Approved Comprehensive Site Plan chart be amended to state that the City of
Lethbridge Industrial Collector Design Standard will be followed with respect to the provision of sidewalks
throughout the entire plan area.
In conclusion, Mr. Price recommended that Application CSP00075 “Broadcast Business Park
Comprehensive Site Plan Amendment be approved with the following condition:
1. That Section 3 of the Comparison of Development Proposal with Approved Comprehensive Site
Plan chart be amended to state that the City of Lethbridge Industrial Collector Design Standard will
be followed with respect to the provision of sidewalks throughout the entire plan area.
Applicant’s Presentation:
Ken Harvie, President, Garry Station (2012) Ltd., advised as follows:
• 20 years’ experience with land development
• Land development is ever-changing
• Market is looking at more “Mixed Uses” and they are becoming more popular
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•
•
•
•
•

Urban Innovation Land Use developments exist in Vancouver, Calgary and Kelowna
Urban Innovation is new to North America
Development has returned area back to Urban Innovation Land Use
Landscaped buffer between the existing industrial and residential along 29 Street is planned
Asking for approval in order to begin construction

Trent Purvis, WSP Canada Group Ltd, advised as follows:
• Excited for development
• Rezoning to original land zone allows for development
• Prepared Comprehensive Site Plan Amendment
• Plan will include commercial, industrial and residential development
• All neighbourhoods will follow rules in bylaw
• Plan is complementary to both adjacent industrial park and residential neighbourhood
• New plan revised the roadways within development
• Previous plan showed 28 Street being widened 28 meters – new plan is 11 meters
• Public sidewalk connections will be planned and completed as requested
• Mix of development in Churchill Park
Stan Mlynarski, Business Owner, 2825 12 Avenue North, advised as follows:
• Business owner for 24 years and supports 16 families
• Past developers had agreed to sell us land for a possible addition/warehouse and additional staff
parking
• New plan zones residential directly behind our business so expansion is impossible
• Existing Staff parking is at max now
• Speed limits are also a concern with 28 Street N planned to be 4 lanes at 60 kmph
• 28 Street is high traffic with large volumes of large construction/industrial vehicles
• High density residential will create a speed drop and even a possible playground zone
• Safety factors with residential area:
o Traffic congestion with 150 units
o Children’s safety
 Wandering
 Crossing busy roadways
 Boarding school busses
• Industrial noise will be disruptive to residential neighbourhood
• Extra traffic at the 12 Avenue North “T intersection”
• Our business cannot afford to relocate
• Development will disallow our business in purchasing land in the rear of business
• Please refuse development
Keith Nugent, Business Owner, 2825 12 Avenue North, advised as follows:
• Against proposal
• Industrial Park is not for residential living
• Industrial parks were setup to help residential and industrial areas get along, not to create problems
• Setting precedence by allowing proposal
• Businesses will not survive with mixing residential and industrial together
• Traffic issues will become a horrendous problem
• Seems that planners are very concerned with sidewalks
• Contacted Infrastructure
o Told different info than what was presented today
o Road pattern has been changed – changes traffic flows
o Traffic report presented not correct
• Rear intersection has no crosswalks or traffic controls
• School bus turning issues
• Idea of residential mixed with industrial is foolish and once done cannot be changed
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Denise Bonertz, Resident, 98 Greenview Close North, advised as follows:
• Many questions on type business this area will attract
• This plan is a ruse/ploy to have area rezoned
• Neighborhood is fearful presently
• Will residential units be low income
• Not in my backyard
• Believe that area will attract Liquor Stores, Convenience Store, Pot Store and possibly Consumption
Sites, Shelters and Detox Centres
• Do not agree with proposal
Angela Mlynarski, Resident, 222 Twinriver Road West, advised as follows:
• Children’s safety
• Children walking to school – crossing 28 Street N
• Large amounts of traffic on 28 Street N
• Children wandering Industrial area
• Area needs to be kept industrial with no residential mix
There was no response to the Chairman’s three calls for anyone else wishing to speak.
Questions:
Mr. Price, and Bryron Buzunis and Adam St Amant; Infrastructure Services, responded to questions
regarding:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Unsure of decision for adding high density housing in industrial park
Example of high density in Industrial areas
There will be a controlled intersection at 12 Avenue N and 28 Street N
Is there not an active pedestrian crossing at 13A Avenue N presently
Vision for housing idea/design
Density of 125 units
With Humane Society located nearby will this cause issues for future tenants
Has there been any communication with neighbouring properties
At full build out what is the expectation of volumes on roads
Expecting anything unusual traffic issues due to plan
Intersection performance are labeled with letters what might this intersection be labeled at
Volume of traffic would be similar whether the plan was zoned industrial or residential
No assessment done with new plan
Any stress on existing underground utilities
Existing property in middle of plan will be included in development
When moving forward in development will plans be separate or cost sharing
Clarification of development today is not related with other plans in future
Currently access to Global property is on Global property
Developer today does not have the right to collect from the Global property owners
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The following motion was presented:
R. MIYASHIRO:
THAT application OLP00075, “Broadcast Business Park Comprehensive Site Plan Amendment” be
APPROVED with the following condition:
1. That Section 3 of the Comparison of Development Proposal with Approved Comprehensive Site
Plan chart be amended to state that the City of Lethbridge Industrial Collector Design Standard will
be followed with respect to the provision of sidewalks throughout the entire plan area.
-------------------------CARRIED
OPPOSED: B. HYGGEN, M. KAWCHUK
____________________________________________________________________________________
B. CROWSON:
THAT this meeting of the Municipal Planning Commission be adjourned.
-------------------------CARRIED

CHAIRMAN

SECRETARY
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Municipal Planning Commission
APPLICATION NO.
DEV10933

LAND USE DISTRICT
R-L Low Density
Residential District

APPLICANT
Ron Aitkens
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LOCATION
635 - 14 Street South

LANDOWNER
Willem & Elaine Zwartbol

Appendix A: Drawings
PROPOSED DEVELOPMENT
To construct a two-unit dwelling on a previously developed parcel and a request for a 1.04m (3’5”)
front setback waiver and a 3.75m (12’4”) rear setback waiver.
CURRENT DEVELOPMENT
Single Detached Dwelling
ADJACENT DEVELOPMENT
North
Single Detached Dwelling
South
Single Detached Dwelling
East
Single Detached Dwelling
West
Single Detached Dwelling
CONTEXT MAP
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Appendix B: Notification Letter, Map &
Responses

NOTIFICATION SUMMARY
Neighbourhood
Assoc.

N/A

Neighbourhood

32 neighbourhood notification letters were sent to residents within a 60m of
the subject parcel on December 27, 2018. 12 letters in objection to the
proposal were received (2 of the letters were sent by the same property
owner).

EVALUATION
Background

•

An application to construct a two-unit dwelling on a previously developed
parcel with requests for front and rear setback waivers was received on
December 21, 2018.

•

The application was reviewed and a “Notice To Neighbours” letter was
sent to residents within a 60m radius on December 27, 2018 advising of
the application and requesting comments or concerns by January 7, 2019.

•

11 letters in objection to the proposal were received by the deadline.
Concerns outlined were:
o Tenants will use private driveway across lane for access to
garages,
o Two unit dwelling does not fit neighbourhood,
o Size of the building,
o Size of garages,
o Impact on values of neighbouring properties,
o Impact on street parking and volumes,
o Effect on older growth trees on the block,
o Added traffic,
o Feeling that rear setback waiver is excessive,
o Lack of amenity space,
o Design of front façade,
o Would set a precedent,
o Supposition that these will be rental properties,
o Added congestion to the lane,
o Proximity to neighbouring dwellings.
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LAND USE BYLAW SUMMARY
Use: Two-unit Dwelling

Discretionary
Requirement

Proposed

Waiver

Maximum 10.0m

6.87m

N/A

Front

Minimum 6.0m

4.96m

1.04m

Rear

Minimum 7.60m

3.85m

3.75m

Side #1

Minimum 1.2m

1.22m

N/A

Side #2

Minimum 1.2m

1.22m

N/A

4 stalls
(2 stalls per unit)

4 stalls
(a double attached
garage for each unit)

N/A

Minimum 464.5m2

580.37m2

N/A

Height
Setbacks

Minimum Off-Street
Parking

Parcel Size for a
Side-By-Side
Two-Unit Dwelling

Context

This application is before the Commission because:
•

Due to the number and nature of concerns received from
neighbouring residents.
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Use Of The Parcel
•

Two-Unit Dwellings are an Allowable Use in the R-L Low Density
Residential District and are considered to be a compatible use.

Design Of The Dwelling
•

There are no Architectural Controls for this neighbourhood which
thereby allows an applicant to construct a design of their choosing.

•

Applicants are encouraged to take into account the style of existing
dwellings in the neighbourhood and to try to incorporate elements that
are common to the area. This is only a recommendation though and
not a requirement. Our Infill Design Guidelines do not apply to this
neighbourhood, but are encouraged.

•

This is a one-storey building with a roof style, pitch and front façade
that is complimentary with other homes in the neighbourhood.

•

The two halves are not a mirror image of each other and have been
offset to give each front façade a bit of a distinction.

•

These are, at this point, one bedroom units with no basement
development. Very small in design.

Location on the Parcel and Waivers
•

Many of the neighbouring dwellings along 14th Street South are closer
to the front property line than what the minimum 6.0m front setback
requirement is. A front setback waiver should be encouraged to
maintain a consistent street wall.

•

The rear setback is considerably less than the minimum 7.60m (25’0”)
at 3.85m (12’8”). However, if the attached garages were detached
from the dwellings, their minimum rear setback could be as little as
0.60m (2’0”).

•

There was a concern from one neighbour about the potential of them
using her rear parking pad to exit from the most northerly garage. As
the lane is 7.60m (standard City width for laneways) and as there will
still be 3.85m (12’8”) from the entrance of the garage to the rear
property line, it will be unlikely that they would require the additional
space to maneuver.

•

The lane width exceeds City of Lethbridge standard at 7.60m (as
confirmed by our Transportation Department). Standard is 7.00m.

January 29, 2019
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Waivers are not granted by precedent, but on the individual merits of
each application. There is not a maximum number of waivers that can
be granted per parcel.

Parcel Size
•

There are no minimum parcel width and parcel lengths required for a
side-by-side two-unit dwelling. There is only a parcel minimum of
464.5m2. This parcel is 580.37m2 which exceeds the parcel minimum
by 115.87m2.

Amenity Space
•

There is not a lot of amenity space provided for these dwellings. They
each have a front yard and a front porch. There is no rear yard as the
garages are attached to the dwellings.

•

Even if the garages were detached from dwellings, there is only 1.20m
(4’0”) separation distance requirement between the dwellings and the
detached garages. This would be very little amenity space anyway.

Parking
•

If there is parking congestion in the lane, this should be reported to
either the Parking Authority at the City of Lethbridge or the Lethbridge
Police as parking in the lane is in contravention of the Alberta Highway
Safety Traffic Act.

Ownership
•

The City of Lethbridge cannot force a property owner to live in any
residence. They are allowed to purchase properties for the sole
purpose of receiving income.

•

Even though this will be a two unit dwelling, it does not mean that they
will necessarily be rental properties. They can be subdivided and sold
off individually and lived in by an owner.

Efficient Use of Land
•

The development of a two unit dwelling in place of a single detached
dwelling is an efficient use of land and is in accordance with our
ICSP/MDP and the South Saskatchewan Regional Plan 2014-2024.
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Effect on Property Taxes and Values
•

Legislation & Policy

According to our Assessment and Taxation Department, two unit
dwellings do not depreciate the value of existing single detached
dwellings in any neighbour. If this were a multi-unit dwelling (4 or more
units), then there may be an effect.

Land Use Bylaw 5700
• Section 1.4, Definition of a Dwelling, Two Unit
• Section 9.22, Parking and Loading Requirements
• Section 14.5, R-L Low Density Residential District
Integrated Community Sustainability Plan/Municipal Development Plan:
•

“6.2.1 – Lethbridge Has a Range of Housing that Meets
Everyone’s Needs
The intent of these policies is that everyone has safe and accessible
housing in our City.
2) Integrate a range of housing types throughout the City.
3) Encourage and facilitate the adequate supply of housing for all
income groups.
4) Develop accessible housing units in areas where ancillary
neighborhood facilities are currently available (e.g. schools, parks,
transit routes, groceries) or will be developed in the future.”

•

“6.2.2 – Lethbridge is a Welcoming and Diverse City
The intent of these policies is to foster an environment of inclusivity
and provide a welcoming community for all residents and visitors.”

•

“6.4.1 – Lethbridge is a Compact City
The intent of these policies is to minimize the urban footprint of
Lethbridge by using land more effectively.”

South Saskatchewan Regional Plan 2014-2024
5. Efficient Use of Land
Objective:
•

The amount of land that is required for development of the built
environment is minimized over time.
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Strategies:
5.1

All land-use planners and decision-makers responsible for land-use
decisions are encouraged to consider the efficient use of land
principles in land-use planning and decision-making.
Principles:
2. Utilize the minimum amount of land necessary for new
development and build at a higher density than current practice.
3. Increase the proportion of new development that takes place
within already developed or disturbed lands either through infill,
redevelopment and/or shared use, relative to new development
that takes place on previously undeveloped lands.
4. Plan, design and locate new development in a manner that best
utilizes existing infrastructure and minimizes the need for new or
expanded infrastructure.

APPENDIX
A.1
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There appears to be no material or undue impact on the use, enjoyment, or
value on neighboring properties or neighborhood amenities.
With the exception of the front and rear setback waivers, this application is
in accordance with Land Use Bylaw 5700, the ICSP/MDP and the South
Saskatchewan Regional Plan 2014-2024.

RECOMMENDATION

The application to construct a two unit dwelling and a request for front
setback and rear setback waivers be approved with the following conditions:
1. A 1.04m (3'5") front setback waiver be granted, allowing a 4.96m (16'4")
front setback.
2. A 3.75M (12’4”) rear setback waiver be granted, allowing a 3.85m
(12’8”) rear setback.
3. The two unit dwelling shall be developed in accordance with the plans
submitted December 21, 2018. Any changes to these plans require the
approval of the Development Officer.
4. A minimum of four off-street parking spaces (2 per unit) shall be
provided and maintained at all times.
5. The exterior appearance of the two unit dwelling shall be in accordance
with the plans submitted December 21, 2018 to the satisfaction of the
Development Officer.

APPENDIX
B.1
DEV10933

PLANNING AND DEVELOPMENT SERVICES
1st Floor City Hall
910 – 4 Avenue South
Lethbridge, AB T1J 0P6

Phone No. 403-320-3920
Fax No. 403-327-6571
developmentservices@lethbridge.ca

December 27, 2018

NOTICE TO NEIGHBOURS
This letter is being sent to property owners
within a 60m radius of:

635 - 14 STREET SOUTH

An application has been received to construct a two unit dwelling on a previously developed
parcel and a request for a 1.04m (3'5") front setback waiver and a 3.75m (12'4") rear setback
waiver, thereby requesting a 4.96m (16'4") front setback and a 3.85m (12'8") rear setback
for the two unit dwelling. The four required off-street parking stalls will be provided.
If you require any further information about this development application please contact
Development Services at 403-320-3920, by 4:30 p.m. on January 7, 2019.
If you feel that you will be impacted by this development, please explain how and why in
writing or by email on or before the above date. Please note that all information you provide
can be made public.

Pam Colling
Development Officer
cc: Applicant

FOIP
Any personal information provided in response to this letter is collected under the Alberta Municipal Government Act and in accordance
with Section 33(c) of the Freedom of Information and Protection of Privacy Act. Please note that such information may be made
public. If you have any questions about the collection or use of the personal information provided, please contact Information
Management at 910 4 Ave S, Lethbridge, AB, T1J 0P6 or phone at (403) 320-7329.

635 - 14 Street South
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From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635-14 stS Setback concerns
Tuesday, January 8, 2019 8:45:31 AM

From: scott holtman [mailto:scottholtman@gmail.com]
Sent: Monday, January 7, 2019 4:27 PM
To: City of Lethbridge Development Services
Subject: 635-14 stS Setback concerns

Dear Pam,
I am writing regarding my concerns for a setback waiver at 639-14 st South. I live across the
alley on 15th street and am against the proposed two-unit dwelling. The reason for my
concern is we already have troubles with street parking and this will exacerbate the problem.
The alley is already congested with traffic at all hours of the night and day adding an extra unit
will increase the traffic problems. We have a fantastic neighborhood with strong community
involvement and it would be my opinion that the motivation for the developer is to split the lot
and make a quick buck selling two units, isn't too concerned with the ambiance or character of
our neighborhood. Although never proven I find it suspicious at the timing of the application
during the holiday season for this application. I would like to add I am not opposed to a
single dwelling application at that address.
Warm regards,
Scott Holtman

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: Re-application for development at 635- 14 St. South Lethbridge
Tuesday, January 8, 2019 8:43:54 AM

From: joanne horne [mailto:ganeshamom@gmail.com]
Sent: Monday, January 7, 2019 10:12 PM
To: City of Lethbridge Development Services
Subject: Re-application for development at 635- 14 St. South Lethbridge

Attention: Pam Colling
We would like to make our concerns known regarding the proposed 2 unit dwelling to be built
at 635 14 st. South.
- While we would welcome a single family home, we feel a 2 unit dwelling is completely out
of place in our neighbourhood.
- The footprint that this proposed unit would bring is utterly out of proportion to the lot size
and would look and feel out of place.
- The ground disturbance on the root system of neighboring heritage trees during construction
is also of great concern.
- We, as a neighbourhood are already experiencing parking problems on our street AND in
our alley ways, and a 2 unit dwelling on a 50 foot lot ( even with proposed parking pads ) will
surely make things worse.
Joanne Horne and Michael Wagner

Development Services
City of Lethbridge
Monday, January 7, 2019

RE: Development Application to construct a Two Unit Dwelling at 635 – 14th Street South.
I own the property at 632 – 14th Street South, directly across from the proposed development and would
like to express my concerns with the following comments:
1. The Land Use District is designated R-L (Residential – Low Density) and the stated purpose is
primarily for the development of single detached dwellings and compatible uses. The area is
entirely comprised of single family dwellings. A two unit dwelling will be a departure from the
prevailing density and character of the neighbourhood.
a. I note that I don’t have an issue with the proposed density in principal. However my
non-objection to the density is based upon an assumption that the design, layout,
character and appearance, of the building and lot will be exceptional – the thinking
being that an increase in density is potentially acceptable but requires a tradeoff; being
a first rate building product and a high quality, context sensitive design.
2. At this time the neighbourghood does not have the benefit of an area redevelopment plan but
my understanding is that one is proposed to be initiated in the near future. Decision making on
discretionary use permits should be undertaken especially cautiously until such time as a plan is
in place.
3. If a two unit dwelling is to be considered on this parcel it should be approved with little or no
setback waivers and with site coverage not noticeably exceeding the lot coverage standard
typical of urban residential districts in Alberta (ie. 45-50%). The proposed 62.5% lot coverage is
unacceptable, and will result in a building of a mass and scale that is uncharacteristic of the
neighbourhood.
4. The proposed rear yard setback should not be granted. The rear yard waiver to 3.85 m will result
in the rear yard being of insufficient length for vehicle parking. Although off-street parking stalls
are proposed to be provided in the attached garages, the reality is that a high proportion of
garages do not end up being used for vehicle parking. The result will be increased parking
pressure on 14th Street. Any waiver granted should not be in excess of 1.5 m so to ensure that a
minimum dimension of approximately 6.1 m is left over – thereby leaving sufficient space for
vehicle parking.
5. Aside from the front porch, there is no outdoor amenity space allocated. The site coverage
inclusive of all buildings proposed to be located on the parcel is in excess of 62%. This effects the
enjoyment of the property by its potential residents who will have virtually no private green
space and is exacerbated by the fact there is no public park space within close proximity to the

site. Further, site coverage of this magnitude allows for virtually no permeable area for storm
water to percolate and intensifies water runoff towards adjacent properties and to the already
overburdened street and lanes.
6. The design of the front façade of the proposed building is based upon a symmetrical style, with
only limited differentiation (a recess and window style) between each dwelling unit.
Differentiation between each unit is a critical concern for which the proposed design falls short.
Each side of the building should “read” as a separate and distinct dwelling unit. I submit the
falling design comments:
a. Employ additional distinct architectural elements for each dwelling, thereby providing
variation, visual interest, and individual unit identity;
b. Require a dormer on the each side of the roof to break up the long, monotonous roof
plane;
c. Require a small cantilevered projection (ie. bay window for dining room) on each side to
break up the long, monotonous wall plane
7. The notice sent to property owners within a 60m radius of the proposed development should
provide in addition to the site address, development type, request for waivers, and parking
requirements the following information:
a. Land Use District or Zoning information.
8. Plans and information submitted in support of the development permit application should be
available to persons potentially affected by a development permit. FOIP information can be
redacted, and copyright concerns are only concerns until someone undertakes an action that
constitutes copyright infringement. Withholding this information is not in the public interest
and does not allow for the public consultation process envisioned in the land use bylaw to fully
take place.
Thank you for the opportunity to comment and I trust my observations will be taken under advisement.

Sincerely,

Ryan Dyck, RPP MCIP
632 – 14th Street South
Lethbridge, Alberta
403-795-3769

Sent: Via Email
Development Services
City of Lethbridge
Alberta
Monday, January 7, 2019

RE: Development Application to construct a Two Unit Dwelling at 635 – 14th Street South.
I live at 628 – 15th Street South, within a 60m radius of the proposed development and would like to
express my concerns through the following comments:
1. The Land Use District is designated R-L (Residential – Low Density) and the stated purpose is
primarily for the development of single detached dwellings and compatible uses. The area is
entirely comprised of single family dwellings (some possibly with secondary suites) and
increasing the density and related site coverage on this parcel would unduly interfere with the
amenities (on-street parking availability, storm water runoff and dispersal, and no
neighbourhood park or green space in close proximity) of the neighbourhood, and would thus
materially interfere with or affect the use, enjoyment or value of neighbouring properties.
If a two unit dwelling is to be considered on this parcel it should be developed with little or no
measurement waivers and with site coverage not noticeably exceeding the standards (45%) set
out in other comprehensively planned residential districts.
2. The request for both a front yard and rear yard setback waiver appear excessive and
unwarranted. Generally, waiver(s) are requested and granted when a hardship or physical
impediment provides difficulty in developing the parcel. No hardship or physical impediment
exists on this parcel. The developer is simply trying to maximize the building footprint and his
return on investment.
3. The front yard waiver, if granted, for an infill building should respect the street wall. If the
adjacent buildings have a consistent setback the infill buildings should be the same.
4. The rear yard setback should not be granted. The City’s guidelines for infill development state
“Each unit of an infill development must have a private dedicated outdoor amenity space that is
designed with care and attention to detail and not merely relegated to the space “left-over”
after all the building and parking requirements are met. Designers should consider the activities
of the likely occupants and plan for decks, barbeque and eating areas, and/or play spaces, as the
case may be.”
There is no outdoor amenity space allocated. The site/parcel coverage inclusive of all buildings
proposed to be located on the parcel is in excess of 62%. This effects both the enjoyment of the
property by its potential residents who have no green space in close proximity and it effects the

neighbourhood through increased storm water runoff and dispersal. Site coverage of this
magnitude allows for virtually no permeable area for storm water to percolate and intensifies
water runoff towards adjacent properties and to the already overburdened street and lanes.
5. Lastly, the notice sent to property owners within a 60m radius of the proposed development
should provide in addition to the site address, development type, request for waivers, and
parking requirements the following information:
a. Land Use District or Zoning information
b. Site & Elevation Plans (redacted, if necessary)
In summary, the immediate neighbourhood/area is not conducive to a two unit dwelling, front yard
waiver may be considered, rear yard waiver should not be considered and site/parcel coverage should
be reduced substantially to allow for outdoor amenity space.
Thank you for the opportunity to comment and I trust my observations will be taken under advisement.

Sincerely,

Lenze Kuiper
628 – 15th Street South
Lethbridge, Alberta

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: Application to construct a two-unit dwelling at 635 - 14 Street South
Monday, January 7, 2019 2:22:23 PM

From: Jody & Gary Nilsson [mailto:nilssong@telus.net]
Sent: Monday, January 7, 2019 1:53 PM
To: City of Lethbridge Development Services
Subject: Application to construct a two-unit dwelling at 635 - 14 Street South
ATTENTION: PAM COLLING, DEVELOPERMENT OFFICER
Re: Application to construct a two-unit dwelling at 635 – 14 Street South
We live at 638 – 15 Street South and believe a two-unit dwelling in this area of single-unit
dwellings is totally inappropriate for the following reasons:
. 14 Street South is already heavily congested with traffic—much resulting from the undersized
traffic circle on 7 Avenue and 14 Street South.
. the back alley of 14 Street South also is congested with traffic and adding two car garages or
four parking stalls, would greatly add to this current traffic congestion.
. this entire neighborhood of single- unit dwellings would be negatively impacted with
construction of a two-unit dwelling—construction of a single- unit dwelling is appropriate.
We have raised four children in our home and have always loved the character of the homes (and
families) around us that make this neighborhood the very special place it is to live in.
We strongly oppose the construction of a two-unit dwelling at 635 – 14 Street South.
Gary and Joanne Nilsson
638 – 15 Street South

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: Regarding proposed development on 14th St. S.
Monday, January 7, 2019 12:51:16 PM

From: Jacqueline Preyde [mailto:jmpreyde@gmail.com]
Sent: Monday, January 7, 2019 12:24 PM
To: City of Lethbridge Development Services
Subject: Regarding proposed development on 14th St. S.

Hello Ms Colling,
I am writing in response to the letter I received on January 4th from your office. I live at 620 15th St. S., across the alley from the site. I am opposed to the proposed development of a two
unit dwelling at 635 - 14th St. S. This is a vibrant and busy neighbourhood of single family
homes with abundant activity in the alley throughout the year. A new dwelling with the
potential for two families and at least 4 more vehicles will make the area even busier and
potentially less safe. The alley is already very busy with vehicles from homes on both sides
and both ends. Enabling more traffic is not warranted.
I am also opposed to the development of a multiple family dwelling in the neighbourhood
because it will set a precedent for future such requests for multiple unit dwellings to replace
some of the older homes in the neighbourhood more broadly. That is, I am not only concerned
about the impact on my immediate surroundings but am also concerned that this will become a
trend throughout Upper Victoria Park thus spoiling this lovely neighbourhood.
There are many spaces for new builds in Lethbridge but 14th Street South is not one of them.
There is no housing shortage in Lethbridge requiring this kind of inappropriate proposal. As
Canadian Real Estate Association data indicates, the supply of housing in Lethbridge is at a 10
year high. Please refrain from approving this proposal.
Respectfully,
Jacqueline Preyde

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635 14 STREET SOUTH development application
Monday, January 7, 2019 12:08:30 PM

From: Shael Pezderic [mailto:shael.pez@shaw.ca]
Sent: Monday, January 7, 2019 12:06 PM
To: City of Lethbridge Development Services
Subject: 635 14 STREET SOUTH development application
ATTN:
Pam Colling
Development Officer
Good morning,
I am writing in response to the notice I received regarding the application and planned construction at 635
14 STREET SOUTH. With my property (631 14 STREET SOUTH) being directly north of the lot in
question, I have the following concerns regarding the application as stated in the notice:
First and foremost, a two unit dwelling is a sharp departure from the current and historic standard of the
area. A single unit dwelling would be much more consistent with all existing units on the street and
indeed, the area.
The alley is another major concern. Our alley services the entire block, 14st, 15st, 6ave and 7ave. With
parking or garages for every unit on the block, adding an extra unit in the existing space will only
aggravate the congestion. This is true of on street parking as well, which already accommodates many
residents and guests.
Changes to the shared property line such as fencing could also impact my budget negatively.
I am not opposed to an application for a single unit dwelling that reflects the existing units and historic
standard of the Upper Victoria Park area. Preserving 14th street south between 6th and 7th ave is what I
am most interested in. Thank you for your time and consideration for all of us in the neighborhood.
Sincerely,
Shael Pezderic
631 14st S
Lethbridge
403-394-8783

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635 - 14 Street South - Notice to Neighbours
Friday, January 4, 2019 2:10:12 PM

-----Original Message----From: Classique Dancewear [mailto:dancers@telus.net]
Sent: Friday, January 4, 2019 1:29 PM
To: City of Lethbridge Development Services
Subject: 635 - 14 Street South - Notice to Neighbours
January 4, 2019
Attention: Ms. Pam Colling, Development Officer
Re:    635 - 14 Street South
         Notice to Neighbours
Please note here are my concerns in regards to the proposed duplex on this lot. The application shows 4 garages will
be built across the back of the property. I have a private driveway directly across from two of the garages. I already
know, without a doubt, that the owners/tenants will be using my private driveway to get into their garages. Yes, it is
just a driveway but it does not make for happy neighbours when their private property is used and abused. A direct
result of these two garages going across from my driveway is going to cost me approximately $4000.00. I will have
to have a gate made for the driveway.
I would greatly appreciate it if the contractor and I could discuss this matter. I do not feel that I should have to pay
and be hindered directly by his application. Thank you.
Judi Dormaar
634 - 15 Street South
403.329.8778

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635 - 14 Street South - 2nd email
Monday, January 7, 2019 8:04:34 AM

From: Classique Dancewear [mailto:dancers@telus.net]
Sent: Saturday, January 5, 2019 5:38 PM
To: City of Lethbridge Development Services; lorita.ichikawa@gmail.com
Subject: 635 - 14 Street South - 2nd email

January 5, 2019
Attention: Ms. Pam Colling, Development Officer, City of Lethbridge
Re: NOTICE TO NEIGHBOURS
635 - 14 Street South
Please note this is my second email to you. I have taken more time to think about the proposal
to the above mentioned address. Here are my concerns:
1) NO - I absolutley DO NOT support a duplex on this lot.
This neighbourhood is filled with "homes" not just buildings put on a lot to suffice a home
builder to make money. Many families have been living in their homes for 20, 30, 40
years++. A duplex absolutely does not suit the proposed block or surrounding blocks. The
fact that families have lived in this area generation after generation after generation
deserves respect and shows that we are community that cares.
I used to live in the London Road area for 19 years. The reason I moved, is because of all the
duplexes and rental properties the City of Lethbridge allowed to be built in this area. When
you start putting in duplexes and rental properties, it changes a "neighbourhood". The
tennants do not care about their yards, their neighbours, or the rental property. The Victoria
Park district home owners have great respect for our area. This should DEFINITELY be
considered.
2) The size of the duplex alone does not work. Because the builder is trying to put two
houses on this lot, the outside walls will be right up against the property line. This will
SIGNIFICANTLY IMPACT the two existing houses, 639 and 631. Has the builder taken
the time to talk to them?
The builder has also requested making the duplex stick out further than any other house in this
neighbourhood. NO, I DO NOT SUPPORT THIS. Why would the Development Office
even consider this. Where in our neighbourhood or surrounding blocks do you see this. You
can walk block after block and this has not happened. When a property is built on this lot, it
should follow the exact same rules as the rest of the neighbourhood.
I know of many new homes that have been built in this neighbourhood and ABSOLUTEY
NONE of them have been allowed to jut out further than the neighbouring houses. Why
would this builder be allowed an exception. I do not believe this house proposal should be

allowed special permission or treatment when the 40 new builds in this amazing community
have not been given extra footage.
3) As I mentioned in my previous email, I am VERY CONCERNED about the size of the
garages and how it will impact my property. It will cost me $4000.00 to put up a gate so the
owners do not use and abuse my property. I do not feel this is fair to ask. It should not cost
me money for the builder to build a 4 car garage in a small back lane.
I believe it would be greatly appreciated if the builder would meet with the owners of the
surrounding homes BEFORE the City of Lethbridge approves anything. Thank you.
Judi Dormaar
634 - 15 Street South
403.329.4574

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635 - 14th street south development waivers
Monday, January 7, 2019 8:03:30 AM

-----Original Message----From: RONALD MC DONALD [mailto:rmcdue@shaw.ca]
Sent: Monday, January 7, 2019 12:33 AM
To: City of Lethbridge Development Services
Subject: 635 - 14th street south development waivers
Att: Pam Colling
Development Officer
My wife and I are opposed to the proposed two unit development application and waiver setbacks for the following
reasons:
The duplex is not compatible with the residential nature of 14th Street
This development would adversely impact single residential values
‘‘This development would put further stress on street parking and volumes
It will adversely affect old growth trees on the block
A two unit dwelling is not architecturally compatible with houses in the area
Yours truly
Ron and Karen McDonald
648 14th Street South

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: 635 14 St S
Monday, January 7, 2019 8:04:07 AM

From: Michael Stingl [mailto:mjstingl@gmail.com]
Sent: Sunday, January 6, 2019 2:25 PM
To: City of Lethbridge Development Services
Subject: 635 14 St S

I agree with the longer email sent to you by the immediate neighbours, the Ichikawas.
This area of Victoria Park is not suited to a large, two-unit dwelling. Such a dwelling is not
appropriate for the street or the several blocks surrounding it.
In terms of more far-sighted urban planning for this area, this sort of a dwelling sets exactly
the wrong precedent. Single unit dwellings that do not fill their lot space are part of the look
and feel of this part of Lethbridge, which is an important historical area of the city.
There are plenty of other spaces in Lethbridge where such a large, two-unit dwelling would be
completely appropriate. In terms of urban development, this is the wrong building in the
wrong place.
Michael Stingl
620 15 St S
Lethbridge AB T1J 2Z8

From:
To:
Subject:
Date:

Jennifer Watt
Pam Colling
FW: Notice: 635 14th St S.
Monday, January 7, 2019 8:04:24 AM

From: Lorita Ichikawa [mailto:lorita.ichikawa@gmail.com]
Sent: Saturday, January 5, 2019 5:51 PM
To: City of Lethbridge Development Services
Subject: Notice: 635 14th St S.

January 5, 2019
Attention: Ms. Pam Colling, Development Officer, City of Lethbridge
Re: NOTICE TO NEIGHBOURS
        635 - 14 Street South
We live at 639 14th St. S. and are writing in response to the notice of December 27,
2018 regarding an application to construct a two unit dwelling and a request for
setback waivers thereof. As we are next door to the proposed dwelling, we as well as
the numerous other neighbours contacted believe will be greatly and negatively
impacted if this application is approved.
1. We think a two-unit dwelling is inappropriate for this street and area of one-family
dwellings and will change the ambiance of this quiet residential street.
2. It will definitely increase the already-congested back lane with two (as we
understand) two-car garages. The back lane in question has garages or parking for
each of the homes on both 14th and 15th streets and 6th and 7th avenues.  Currently
this lane area is already congested and the addition of two garages or even four
parking stalls would aggravate the congestion, creating further parking problems for
all concerned and, we fear, potential accidents.
3. It will increase street parking for neighbours and visitors on both sides of 14th
Street which already accommodates numerous vehicles.
4. It will reduce the green space or potential for green space. Currently there are
small children and youth in this area, including our own six grandchildren who visit
frequently. They would be negatively affected by less green space and less space
period. It is a friendly neighbourhood where they are free to wander into yards at the
front of adjoining homes.
5. We understand that a shed that was added to the north side of our garage (we
don’t know how long prior to our purchase of our property in 1971) is partially on the
lot in question. We were informed at the time of our purchase that the double lot that
our home sits on was divided, and this shed was not an issue for our neighbours who
could utilize the half facing their property. However, we realize it may have to be
partially or fully dismantled. We have not been contacted by the responsible person or
persons about the disposition of the attached shed.
6. If the application is approved the building will be separated from our home with the
minimal required space between. We would have to discuss with the developers
such issues as the positioning of gas lines and the water flow between the buildings.

The two-unit dwelling specifically would be very close to our living room, bathroom,
and bedroom (compared to existing distances), and there would be next to no space
between the entry to their proposed southern garage and our garage.
7. We have a few 100-year-old poplar trees on our property, one whose root system
extends into the neighbouring property may have to be excavated if the requested
waiver in the front is approved. With the setback of the current structure, we can see
poplar sprouts on the front lawn. We will need to consult an arborist about potential
damage to at least this one tree. We would do what is necessary, of course but
suspect it will not be without great effect.
.8. Any changes which could include new fences, shed destruction and rebuilding,
consulting specialists re: water, building, gas lines, contractors will definitely have an
impact on our budget. As seniors in our late retirement we had hoped not to take on
any major home projects.
9. We should add warmly that we are not opposed to an application for a proposed
single-unit dwelling consistent with the Upper Victoria Park neighbourhood, with a
footprint not too different from the existing structure or slightly larger. We would
appreciate the continued preservation of 14th Street South between 6th and 7th
avenues south in its existing state.
Lorita and Akira Ichikawa
639 14 St. S.
403-327-1668

