Item No. 3.1. Municipal Planning Commission

2 Red Deer -

INSPECTIONS & LICENSING DEPARTMENT

November 19, 2025
Development Permit Application for the proposed construction of a 48-unit

Supportive Living Accommodation
DP088064

Subject Site: 4240 59 Street
Applicant: East Lincoln Properties Corporation
Mailing Address:  4-7935 Edgar Industrial Drive, Red Deer AB, T4P 3R2

Application Summary & Recommendation

The Applicant is seeking a development permit for a 48-unit, three story, Supportive Living
Accommodation to be located at 4240 59 Street, Red Deer (Lot 2; Block 1; Plan 1522489).

The parcel is approximately 4.16 acres and zoned as Public Service (Institutional or Government)
Zone: PS. Although the parcel is privately owned, it is currently being used as public space, in
agreement with the landowner. The site is also subject to the Waskasoo Character Statements
overlay.

The application includes onsite services to allow residents to live independently, such as a salon
and homecare meeting space.

Administration supports the application.

The Commission’s Decision

This report requests the Commission’s decision for:

e Discretionary Use of a Supportive Living Accommodation [9.40.3.20 of the
Zoning Bylaw (ZB)]

Recommended Resolution and Conditions

Administration supports this Development and recommends the following resolution:

RESOLVED that the Development Officer approves the application for a Development Permit for
the Discretionary Use of a 48 Unit Supportive Living Accommodation, as shown on the plans
dated November 20, 2025, and stamped as "Approved", copies of which form part of this approval
(collectively referred to as the "Approved Plans"), on the lands zoned PS, located at 4240 59
Street, legally described as Lot 2; Block 1; Plan 1522489, (the "Site"), subject to the conditions
listed below:
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1.

A Development Permit shall not be deemed completed based on this approval until all
conditions except those of a continuing nature have been fulfilled to the satisfaction of the
Development Officer.

All Development must conform to the conditions of this Development Permit and the
Approved Plans, and any revisions thereto, as required pursuant to this Approval. Any
revisions to the Approved Plans must be approved by the Development Authority.

The Applicant shall repair or reinstate, or pay for the repair or reinstatement, to original
condition, any public property, street furniture, curbing, boulevard landscaping and tree
planting or any other property owned by The City which is damaged, destroyed or
otherwise harmed by development or construction on the site. Repairs shall be done to
the satisfaction of The City of Red Deer. In the event that The City undertakes the repairs
the Applicant shall pay the costs incurred by The City within 30 days of being invoiced for
such costs.

Prior to the commencement of any construction, demolition or other work associated
with this approval, the Applicant must provide the following documents, plans or drawings
(the "Additional Documents") to the Development Officer, which must be consistent with
the Approved Plans. The Additional Documents are:
a. Revised drawings conforming to the requirements specified in Section 17 of
The City of Red Deer Design Guidelines to the satisfaction of the
Development Officer, including fire flow and pressure requirements for the
building.
b. Revised landscape plan to show tree protection fencing detail for the public
trees around the property line, as per The City of Red Deer’s Contract
Specifications (Tree and Shrub Preservation Section 32 93 50 and Drawing
50 08 05). No City trees may be removed.

The Applicant must enter into and comply with an access agreement with The City of Red
Deer as the driveway passes through a Municipal Reserve parcel prior to connecting to the
development. The applicant can contact Carly Cowles, Development Coordinator at
carly.cowles@reddeer.ca to initiate the agreement.

The Applicant must construct the site access in accordance with the Approved Plans and in
compliance with City of Red Deer specifications and standards. Upon completion of the
access, the Applicant must arrange an inspection with Engineering Services to confirm
compliance. Any deficiencies identified during the inspection must be promptly addressed
to the satisfaction of the Development Officer.

To schedule the inspection, the Applicant may contact Carly Cowles at

carly.cowles@reddeer.ca. Final approval of the access by Engineering Services is required
prior to the issuance of the Completion Report.
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7. The Applicant shall, prior to the commencement of any construction, demolition or other
work associated with this approval, make application to Engineering Services for water,
sanitary and storm service connections for any new service stubs. Costs of services shall be
at the expense of the Applicant. Please contact Carly Cowles, Development Coordinator
at carly.cowles@reddeer.ca to initiate the agreement.

8. Tree protection must be provided for all trees on the site not removed for construction.

9. All proposed fencing must be designed and constructed to ensure wildlife safety. Fencing
shall be a maximum height of 5 feet, constructed of durable materials such as aluminum,
metal, or chain link, and must not include any elements that create sharp edges or
hazardous projections. Final fence details must demonstrate that wildlife can safely scale the
fence into the river valley, to the satisfaction of the Development Officer.

NOTE: Additional approvals further to this Development Permit, including, but not limited to,
Safety Codes Permits and Business Licensing, may be required.

Rationale for Recommendation

1. Statutory Compliance with Zoning Regulations

The proposal for a 48-unit Supportive Living Accommodation is a Discretionary Use within the
Public Service (PS) Zone, aligning with the zone’s intended function for institutional and
community-serving uses. The development adheres to the Zoning Bylaw, often exceeding the
required standards.

2. Alignment with Waskasoo Environmental Character

The design demonstrates a clear commitment to the intent of the Waskasoo Environmental
Character Area. It limits the building coverage to just 26% of the parcel. This preservation of
open space contributes positively to the area’s existing park-oriented nature. The landscaping
plan further supports this alignment by using xeriscaping principles and incorporating native,
low-maintenance plant material. Environmental commitments, such as the inclusion of roof-
mounted solar panels, rainwater harvesting, and the dedication to DarkSky compliant exterior
lighting enhance the project’s sustainability profile. The addition of 52 trees and 104 shrubs add
to the area’s park aesthetic.

3. Technical Feasibility and Mitigation of Impacts
The site is confirmed as technically suitable for the proposed facility through supporting
studies, submitted plans and analysis by the relevant staff within The City of Red Deer.

4. Neighbourhood Compatibility and Land Use Context

The Supportive Living Accommodation is considered a compatible and appropriate use within
its specific neighbourhood context. The site is surrounded by institutional sites (schools) and
open spaces, and the provision of seniors housing and care services is considered a community
benefit that compliments this context. While the site has historically been used informally as
open space, the current PS zoning anticipates institutional development on this privately
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owned land. The structure’s massing and siting, combined with the retained open area, are

designed to fit the existing streetscape and prevent undue negative impacts on privacy or views
for nearby residential properties.

Subject Site and Surrounding Context

The site is located in the neighbourhood of Waskasoo, one of Red Deer’s oldest and most
established residential areas. Waskasoo is characterized by its mature tree canopy, large
residential lots, and proximity to the Red Deer River valley and Waskasoo Park system. The
neighbourhood developed in the early 20th century and retains much of its historic character, with
a mix of older single-detached dwellings, infill redevelopment, and apartment buildings (limited to
55 St and 44 Ave).

Surrounding land uses are predominantly residential, with some institutional and open space uses,

including:
e extensive parkland and trail systems,
= schools,

e aperforming arts theatre,
e an RCMP detachment,
e a Canadian Military Detachment - 41st Signal Regiment

The area has a strong community identity and active resident involvement, particularly regarding
redevelopment proposals. Waskasoo’s location close to downtown provides excellent access to
services and amenities while maintaining a distinct, park-oriented setting.

The site abuts the Gateway Christian School. The land was originally part of the school’s parcel
and was subsequently subdivided and sold by the school privately for development. Nevertheless,
with the landowner’s consent, the school has continued to use the land.

Proposal Details

The Applicant is seeking a Development Permit for Lot 2; Block 1; Plan 1522489, for the
construction of a Supportive Living Accommodation, intended to house seniors. The proposed
development includes:
e a building which is 21.9m wide, 81.5m long (oriented from east to west) and three stories
high — for a total height from grade of 11.7m;
e 48 self-contained dwelling units, communal indoor and outdoor spaces, a home-care exam
room, and a hair salon;
= balconies for each unit, on the south, north, east and west elevations;
e parking, in the form of 59 above-ground stalls situated to the north of the building;
e anew site access road off of 45 Ave; and
e indoor amenity space on each floor, both in the form of Common Amenity Space available
to all residents, and private amenity space by way of the balconies.
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The developer is proposing additional Common Amenity Space outside including:
e a 14x24 ft gazebo with seating areas,
e raised planters,
e an edible garden containing raspberry & gooseberry bushes, and
e a patio on the north side of the building, complete with picnic tables.

The total amount of proposed Common Amenity Space is 799.82 m? comprised of:
e 148.76 m®of indoor amenity space, and
e 651.06 m*of outdoor amenity space.

The development commits a total of 3,142.56 m® of the parcel as Landscaped Area, not including
hard surfacing. The development will provide 52 new trees, 104 new shrubs, and 50 new
ornamental prairie grasses. In addition to these plantings, the application proposes adding a total of
30 landscaping boulders.

As part of the construction, 4 existing trees will be removed. The Applicant hired an arborist who
confirmed all impacted trees were poplars:
e one required immediate removal in any event because it has cracking,
e one is considered to be in fair health, and
» the other two considered to be in reasonable health with an anticipated life of 5 years if
not removed.

Zoning Bylaw Review

The property is zoned as “Public Service (Institutional or Government) Zone: PS”. Section 9.40.1
indicates the purpose of this zone is to provide land for uses that are public and quasi-public in
nature. Supportive Living Accommodation is considered a Discretionary Use in this zone
(5.9.40.3.20), meaning it is a “...use of land or Building in a Zone for which a Development Permit
may be issued, with or without conditions, by the Development Authority” (s.1.50.2). A
Development Authority must exercise discretion to determine whether a discretionary
development is appropriate in the circumstances.

The application is for a Supportive Living Accommodation Development Permit, defined in the
Zoning Bylaw as:
A use that is intended for the permanent Residential living where an operator also provides or
arranges for on the Site services to assist residents to live independently or to assist residents
requiring full-time care.

Pursuant to s.2.100.1.10, the Development Officer *...may refer to the Municipal Planning
Commission any application the Development Officer determines is advisable.” The Development
Officer also has discretion pursuant to s.2.100.1.3, in respect of Discretionary Use applications and
Permitted Use applications where a variance is required, to notify landowners within 100m of the
Boundary of the Site that an application was received and request their comments.
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PS Zone Specific Criteria

The regulations in the PS zone impose requirements the proposed development must satisfy. The
only specific requirement is pursuant to s.9.40.4, which requires the minimum floor area for each
unit to be at least 23.0 m% The smallest unit size for this development, as per the building floor

plan, are the one-bedroom studio apartments that are 59.89 m? which exceeds the requirement.

All other regulations noted in the PS zone are subject to Development Authority approval, this
means that the Development Authority must consider them in context to the surrounding area.
This might include looking at adjacent parcels to determine setbacks, overall site coverage, and the
suitability of the site for the proposed development. These regulations include:

» setbacks,

e site plan,

« relationship between Buildings, structures and Open Space,
e architectural treatment of Buildings,

e provision and architecture of landscaped Open Space, and
e Parking layout.

Amenity Space Regulations

Section 3.160.1.2 specifies that Supportive Living Accommodations require a minimum of 15.0m?2
of Common Amenity Space per unit, defined as “an Amenity Space provided for communal use
which must be accessible by all occupants of a Development” (s.1.50.2). A 48-unit development
therefore requires at least 720 m?. The proposed development provides for 799.82 m? of amenity
space, exceeding the minimum requirement, as follows:
= 148.76 m*of indoor Amenity Space, including:
o lounge areas on the 2™ and 3" floor,
0 acommon room on the main floor,
o asalon, and
0 ahomecare room.
e 651.06 m*of outdoor Amenity Space, including:
0 two patios on the north and south of building, and
o0 acommunal outdoor space which includes benches, raised planters, a metal
gazebo, and two lawn bowling courts.

Landscaping Regulations

Landscaped Area is also subject to Development Authority approval rather than any specific
percentage or quantity. Landscaped area is “the parts of a Site planted with trees, shrubs or other
vegetation including soil, landscape rocks, or bedding material areas associated with plantings”
(s.1.50.2).
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Based on the amount of Landscaped Area, the “General Landscaping Regulations”, specifically
$.3.130.1.7, requires the following minimums:

e 1 tree for every 60.0m? of Landscaped Area,

e 1 shrub for every 30.0m?2 of Landscaped Area, and

» the ratio of deciduous trees to coniferous trees or shrubs must be approximately 2:1.

While the landscaping plan included in the initial application did not meet these minimums,
following public referral and the receipt of comments pertaining to the environmental impact of
the project, the Applicant provided an updated landscaping plan (which is included in the MPC
package) that includes:

e 52 new trees,

e 104 new shrubs,

e 50 new ornamental prairie grasses, and

e 30 landscaping boulders.

The updated landscaping plan identifies a total of 3,142.56 m?of Landscaped Area which meets the
requirements of the Zoning Bylaw.

The updated plans were reviewed and satisfy Administrations requirements.

Parking Regulations

Section 3.240, Required Parking Spaces Table, defines the numbers of parking stalls required based
on the proposed development and calls for 0.4 stalls per unit for a Supportive Living
Accommodation, meaning a minimum of 19 stalls would be required for the 48 units. The
proposed development includes 59 stalls.

The proposed development also complies with the requirement in s.3.130.3.1 where Parking of 25
or more motor vehicles on a Site is required at ground level, landscaped islands must be provided
in the interior of the Parking area to provide visual relief and break up large areas into smaller
cells.

The amount and type of Parking provided in the proposed development therefore appears to
satisfy the requirement — subject to the Development Authority’s approval of the Parking layout.

Developed Areas Regulations

Section 3.190.1 in the Zoning Bylaw explains the Developed Areas Regulations apply to
Developments construction of new Dwelling Units and s.3.190.2 and 3.190.3 establish a hierarchy
in the event of a conflict: Character Statements prevail over the Developed Areas Regulations and
the Developed Areas Regulation prevail over the Zone regulations. A genuine “conflict” occurs
only where the regulations cannot be read harmoniously or would lead to an absurd result.
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The Developed Areas Regulations appear largely compatible with the proposed development. One
possible issue is the maximum Building Heigh prescribed in 5.3.190.6.2:

The maximum Building Height must be within | storey of the existing Principal Building with the
least number of storeys on an Abutting Residential Zone Site, except if the Abutting Site with the
least number of storeys is within the R-H Zone, then the Zone regulations for maximum Building
Height applies.

Section 1.50.2 explains: “Abut or Abutting means physically touching or sharing a common border
such as a Boundary”. In that context, the Building Height limitation does not apply as there are no
residential-zoned sites physically touching or sharing a border as the bylaw contemplates.

In addition, the abutting land to the east contains a School with a roofline that sits at 10.25 m
above grade. While the proposed development is proposed to be 11.665 m from grade.

Waskasoo Character Statement Considerations

The proposed development is within the Waskasoo Environmental Character Area, which
contains 17 recommended design elements. Character Statements are intended to set out design
parameters for redevelopment within a defined area.

Character Statements include both requirements and recommendations. The former are usually
denoted by “shall”, the latter by “should”. When a design parameter is recommended by not
mandatory, the Development Authority has discretion based on the circumstances but ought to
consider whether the requirement is appropriate.

Sometimes design elements are intended to be entirely at the Development Authority’s discretion;
statements beginning with “may”, for example indicate the level of compliance is subject to such
discretion.

Terms identified by capitalized first letter are found in the Definitions section of this document.

The applicable Character Statements for this development, including comments specific to this
development are provided below:

1. A conservation development pattern which clusters a development’s built form
together into a portion of the overall area allowing the open space of the
development to contribute to the existing adjacent open space and be an
amenity to the site users including wildlife. For Public Service uses with a
residential component like Assisted Living, concepts such as Pocket
Neighbourhoods may be considered.

The total built area is proposed to be 26% of the total parcel. The remaining open space
will continue to contribute to the existing adjacent open space and will continue to act as
an amenity to wildlife.
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The applicant has committed to allowing the school to continue to use the remainder of
the property for recreation. The applicant has also contacted the school to possibly
provide a snow hill for children in the NE of the property.

2. Mature street character, scenic Vistas viewable from the road, and existing
natural features of the area shall be maintained.

Natural features remain intact; all onsite trees removed for construction will be replaced.

The development proposes adding additional trees and shrubs with the landscaping plan
having been assessed and supported by The City of Red Deer.

3. Buildings should be designed to include environmentally sustainable design
features by incorporating the use of green technologies, Ecological Design,
water conservation measures.

The project includes roof mounted solar panels as an alternative power supply.
There will be rain barrels, for water harvesting, for use in the community garden.

The applicant will include LED lighting, low flow water fixtures, high efficiency boilers, heat
recovery ventilators, etc.

4. Low maintenance Landscaping with native non-invasive plant material shall be
required and the incorporation of both Xeriscaping and Naturescaping is
encouraged. The use of herbicides and pesticides is strongly discouraged.

The landscape plan utilizes the concept of Xeriscaping and the applicant has committed to
not irrigating any portion of the property.

The landscaping plan has been assessed and supported by The City of Red Deer and must
comply with all relevant City of Red Deer specifications.

5. Landscaped areas and islands throughout parking and storage areas shall be
provided to intercept precipitation, reduce surface heating, provide canopy
shading, and enhance the appearance.

The applicant has provided two landscaping islands in the parking area to the satisfaction of
The City of Red Deer.

6. Permeable and semi-permeable paving surfaces should be provided to improve
ground water recharge and reduce storm water runoff.

The developer has provided roof drainage that is either contained in rain barrels or is
absorbed on the landscaped portion of the site. The developer has also provided on-site
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storm water management in the parking area that eliminates runoff from the site. Storm
water is collected in an oil/grit separate which removes materials from the stormwater
before ultimately discharging stormwater into the City’s stormwater system. The site
drainage has been designed to the satisfaction of The City of Red Deer and meets the
intent of the character statement.

7. A system to capture and recycle roof runoff and rainwater should be provided
for landscape watering. If this system is proposed, the use of roofing materials
that do not yield contaminants is recommended.

There will be rain barrels, for water harvesting, to be used in the garden.

The applicant was made aware of the recommendation to use roofing materials that do not
yield contaminants.

8. Adaptive reuse of existing Buildings and structures is encouraged.
Not applicable, no existing structures.

9. All roads north of 59th Street within the character area should maintain their
natural boundaries and native vegetation to preserve and enhance the wildlife
corridor through this critical area adjacent to the Red Deer River.

The development does not require the changing of roadways.

10. Shared driveways are encouraged. Other reductions in impervious surfaces
may be achieved through the elimination of curbing and the use of decorative
pervious surfaces for sidewalks, driveways, and trails.

The location of the proposed driveway has been approved by The City of Red Deer and
will need to comply with The City of Red Deer Contract Specifications.

11. Disruption of any open space proposed to be disturbed during construction or
otherwise not preserved in its natural state shall be shown on development
plans and shall be restored with vegetation that is compatible with the natural
characteristics of the site.

The landscaping plan has been designed to the satisfaction of The City of Red Deer.

12.Excavated material may be used for the creation of berms or to provide a low
fertility soil for the creation of wild flower meadows or similar semi-natural
habitats to blend with the more naturalized character of the area.

The applicant has contacted the school to use fill material to provide a snow hill for
children in the NE of the property.
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13.

14.

15.

16.

Existing specimen conifer and deciduous trees shall be identified on a site plan
and protected during site construction activities and after by ensuring
Buildings, services or Hard Surface areas are not sited too close.

This will be a condition of approval if the application is approved:

e Tree protection must be provided for all trees on the site not removed for
construction.

New trees planted should be of a similar species than what is currently found in
the Waskasoo Environmental Character Area. Edible vegetation such as fruit
trees and berry bushes should be included in Landscaping.

This has been provided on the landscape plan, with the following species being provided:
Mountain Ash.

Kerr Crab-Apple.

Courageous Crab-Apple.

Swedish Columnar Aspen.

Paper Birch.

White Spruce.

Boyne Raspberry.

Pixwell Gooseberry.

Red Osier Dogwood.

O O0OO0OO0OO0OO0OO0OO0O0

The landscaping plan and the selected species have been designed to the satisfaction of The
City of Red Deer.

New development should not adversely affect the character of the streetscape,
as a result of being sited too close to the road, of inappropriate or excessive
Massing, form or height having a negative impact on abutting properties in
terms of shadows and privacy/over look, or causing the loss of landscape
features or other factors which may have a negative effect on the streetscape
or abutting properties.

The building will not cast shadows on adjacent buildings as the building is located to the
north of 59 St with no development to the north of the proposed development.

The developed areas to the east of the proposed site contain multiple institutional buildings
that all contribute to the developed feel of the area. The height of these buildings varies,
and the neighbouring school is 10.25m in height.

Location, style, and amount of fencing proposed around and/or adjacent to
open space areas shall have consideration for the movement of wildlife and the
prevention of opportunities for wildlife entrapment.
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17.

City of Red Deer fencing surrounding the existing Municipal Reserve to the west of the
proposed development will be removed by The City of Red Deer.

Existing fence surrounds the property, all new fencing must be designed to comply with the
requirements of The City of Red Deer Zoning Bylaw.

In addition, to ensure new fencing considers the movement of wildlife a condition of
approval if the application is approved has been added.

o All proposed fencing must be designed and constructed to ensure wildlife safety.
Fencing shall be a maximum height of 5 feet, constructed of durable materials such
as aluminum, metal, or chain link, and must not include any elements that create
sharp edges or hazardous projections. Final fence details must demonstrate that
wildlife can safely scale the fence into the river valley, to the satisfaction of the
Development Officer.

In order to reduce ambient light levels which will reduce the impact of light on
nocturnal environments, exterior lighting on Buildings or within yards should
be pointed down particularly near the Sanctuary.

External lighting will be specified to meet DarkSky approved lighting requirements.

Supporting Reports and Approvals

All reports and approvals have been included in Appendix C. Below is a summary of each:

Historical Resources Approval
Historical Resources Act approval is granted.

Montrose Environmental — Vegetation, Wildlife, and Hydrology Assessment in Support
of the Development Permit Application for the Property 4240 59 Street

Vegetation in the proposed development area consists of non-native grasses, has low
species diversity, and development will not have a negative impact on native vegetation
diversity in the area. The proposed development will not directly impact the riparian zone.
Wildlife could experience indirect impacts such as sensory disturbance, but because the
habitat on site is low quality (except for the riparian zone - which the development is not
anticipated to affect), the proposed development is not anticipated to disrupt movement
corridors or direct impact wildlife.

Hydrology should be unaffected because the proposed development is located outside the
floodway and flood fringe area of the Red Deer River. In that context, there are no direct
hydrologic and hydraulic impacts associated with the proposal.
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Stantec - Riverglen Village Traffic Memo

Traffic generated by a Seniors Supportive Living facility is not expected to have a significant impact
on the adjacent and surrounding road network.

Consultation

As part of the procedural review process, the development application DP088064 was circulated
to the following internal departments:

e Engineering

e Planning

e Electric, Light & Power

e Emergency Services

e Parks & Public Works

All comments received from internal departments were incorporated into the conditions
Administration is proposing MPC adopt if the application is approved.

In addition to the internal review, and in alignment with The City of Red Deer Zoning Bylaw, details
of the application were circulated to any property within 100m of the proposed development Site.
Any comments received and a summary is found in Appendix D.

Analysis

Zoning, Regulations, and Site Design

The proposal conforms to the intent of the PS Zone, which is to provide land for public and quasi-
public uses. A seniors Supportive Living Accommaodation is consistent with this purpose, as it
provides a community-serving facility that addresses housing and care needs within the city.

From a regulatory standpoint:

e Use and density: The number of units and overall site coverage fall within what can
reasonably be contemplated for a PS-zoned supportive living facility on a parcel of this size.

e Building height and form: The building height complies with the zone regulations. The
nearest residential dwellings are located across 59 Street to the south and do not abut the
site. Abutting lands to the north, east, and west are institutional or open space in nature.
As a result, the proposed height and massing are not expected to create undue shadowing,
privacy, or overlook impacts on neighbouring residential properties.

e Amenity space: The Zoning Bylaw requires a minimum of 15.0 m2 of Common Amenity
Space per unit for a Supportive Living Accommodation. For 48 units, at least 720 m2 is
required. The development provides a total of approximately 799.82 m2 of Amenity Space
(148.76 m2 indoor and 651.06 m2 outdoor), exceeding the minimum requirement. Indoor
common spaces on each floor, together with outdoor amenities such as the gazebo,
garden, and patio, provide a range of functional and attractive spaces for residents.
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e Landscaping: Landscaped Area is subject to Development Authority approval rather than
a fixed percentage. Based on the total Landscaped Area, the General Landscaping
Regulations trigger minimum tree and shrub counts. The updated landscaping plan
proposes 52 new trees, 104 shrubs, ornamental prairie grasses, and landscape boulders,
meeting and exceeding the minimums and responding directly to environmental and visual
concerns raised through referral. The plan has been reviewed and accepted by
Administration.

e Parking: The parking requirement for Supportive Living Accommodation is 0.4 stalls per
unit, resulting in a minimum of 19 stalls. The development proposes 59 stalls, significantly
above the minimum. Parking design includes landscaped islands to break up large, paved
areas, as required where 25 or more stalls are provided. Final parking layout is subject to
Development Authority approval, but the quantity and general configuration meet the
bylaw standards.

The Developed Areas Regulations apply to the construction of new Dwelling Units in this area.
There is no conflict between those regulations and the PS Zone provisions in this case. Although
the Developed Areas Regulations include a height relationship standard relative to abutting
residential sites, that standard does not apply here because there are no residential-zoned parcels
that abut (i.e., physically touch or share a boundary with) the subject site. The institutional and
open space context surrounding the site allows the building to meet both the zone regulations and
the broader intent of the Developed Areas Regulations.

Waskasoo Character Statements and Context

The site lies within the Waskasoo Environmental Character Area, where Character Statements
provide detailed design direction intended to preserve the area’s naturalized, park-oriented
character. Some elements are expressed as requirements (“shall”), while others are
recommendations (“should” or “may”) that allow for Development Authority discretion.

In this instance, the proposal demonstrates substantial alignment with the Character Statements,
including:

e Open space and natural character: The development clusters the built form on a
portion of the site, preserving a large open area that continues to function as an amenity
for both residents and wildlife. The landowner has committed to allowing the adjacent
school to continue using the balance of the property for recreational purposes, and to
exploring additional features such as a snow hill.

e Landscaping and environmental design: The landscape plan incorporates low-
maintenance, largely native and non-invasive plant material, edible vegetation (fruit trees
and berry bushes), and a naturalized approach consistent with xeriscaping principles. The
applicant has committed to not irrigating the property, relying instead on plant selection
and design to maintain the landscape.
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e Sustainability features: The building will incorporate environmentally sustainable design
elements, including roof-mounted solar panels, rainwater harvesting for garden use, and
energy-efficient building systems consistent with current energy codes and best practices.

e Parking and site layout: The provision of landscaped islands and tree planting within the
parking area helps intercept precipitation, provide shading, and reduce the visual impact of
hard surfaces, in keeping with the Character Statements’ direction for parking design.

e Lighting and fencing: The proposal includes dark-sky-sensitive exterior lighting and
replacement of existing chain link fencing with decorative fencing designed to
accommodate wildlife movement and avoid entrapment, consistent with the character
guidance.

Where the proposal does not strictly meet all optional or recommended elements—such as the
use of permeable paving—the overall site design, extensive landscaping, and retention of significant
open space collectively advance the intent of the Waskasoo Character Statements and the
Environmental Character Area policies.

Neighbourhood Compatibility and Public Input

From a land-use compatibility perspective, the PS District anticipates a mix of institutional,
educational, and community-serving uses. A seniors Supportive Living Accommodation
complements this context by providing housing and care services in close proximity to schools,
parkland, trails, and the broader Waskasoo neighbourhood. The form and siting of the building,
together with the preservation of a substantial open area, help ensure that the development fits
within the existing streetscape and maintains the area’s park-oriented character.

Historically, the site has functioned as open space through an informal arrangement with the
adjacent school, despite being privately owned and zoned for public/institutional use. Public
feedback reflects concerns about loss of informal open space, traffic, density, and perceived
changes to the neighbourhood character. These concerns are acknowledged. However, the
current PS zoning and the Waskasoo ARP both contemplate institutional and quasi-public uses on
this parcel, and the proposed supportive living use aligns with that planned function. Traffic
analysis, environmental assessment, and geotechnical review indicate that the site can
accommaodate the proposed development without significant adverse impacts.

Appendices

A - Mapping & Photos

B — Site Plans and Drawings
C — Reports and Approvals
D - Public Consultation

E — Site History
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APPENDIX A - MAPPING AND PHOTOS
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Ortho / Aerial Imagery

Image 1
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SITEPHOTOS

Facing west / north west from 59 Street.
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Facing east / northeast from 59 Street.
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Faing south / southeast from 45 Ave.
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