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Official Community Plan Amendment, Zoning Amendment and
Discretionary Use Applications (15-OCP-02) – Mixed-Use Building 3504
13th Avenue and 2064 Elphinstone Street
Recommendation
1. That the following amendment to the Cathedral Area
Neighbourhood Plan, being Part B.6 of Design Regina: The Official
Community Plan Bylaw No. 2013-48, be approved:
That the following item be added to Section 6.0 – Exception:
Civic Address
2064
Elphinstone
Street

Legal Description
Lot 21, Blk/Par
381, Plan DV4420
Ext 0, Old 33

Development/Use
LC3 - Local
Commercial

2. That the application to rezone Lot 21, Block 381, Plan DV4420,
Old 33 Subdivision located at 2064 Elphinstone Street from R1AResidential Older Neighborhood Zone to LC3 - Local Commercial
Zone be approved.
3. That the discretionary use application for a proposed Mixed-Use
building located at 2064 Elphinstone Street, being Lot 21 in Block
381, Plan DV4420, Old 33 Subdivision and 3504 13th Avenue,
being Lots 22-25 in Block 381, Plan DV 4420, Old 33 Subdivision
be approved and that a Development Permit be issued subject to the
following conditions:
a. The development shall be consistent with the plans attached
to this report as Appendix A-3.1 to A-3.5 inclusive, prepared
by JMA Architecture and dated November 17, December 17
and December 23, 2015 respectively.
b. The applicant shall provide a landscaped buffer along the
north property line and subject to the approval of the
Director of Development Services and shall include tree
species, which will adequately protect against privacy
concerns.
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c. The applicant shall provide a 1.8m high fence or masonry
wall along the north property line to ensure visual screening
and buffering requirements.
d. Landscaping along 13th Avenue shall include street trees
with adequate soil volume to support tree root growth unless
demonstrated impractical due to proximity to utility
services.
e. Parking abutting 13th Avenue be screened from view from
13th Avenue.
f. The development shall comply with all applicable standards
and regulations in Regina Zoning Bylaw No. 9250.
4. That the City Solicitor be directed to prepare the necessary bylaw to
authorize the respective zoning bylaw amendment.
5. That this report be forwarded to the May 30, 2016 City Council
meeting for approval, which will allow sufficient time for
advertising of the required public notices for the respective bylaws.

Adjournment
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To:

Members,
Regina Planning Commission

Re:

Official Community Plan Amendment, Zoning Amendment and Discretionary Use
Applications (15-OCP-02) – Mixed-Use Building
3504 13th Avenue and 2064 Elphinstone Street

RECOMMENDATION
1. That the following amendment to the Cathedral Area Neighbourhood Plan, being Part B.6
of Design Regina: The Official Community Plan Bylaw No. 2013-48, be approved:
That the following item be added to Section 6.0 – Exception:
Civic Address
2064 Elphinstone
Street

Legal Description
Lot 21, Blk/Par 381, Plan
DV4420 Ext 0, Old 33

Development/Use
LC3 - Local Commercial

2. That the application to rezone Lot 21, Block 381, Plan DV4420, Old 33 Subdivision
located at 2064 Elphinstone Street from R1A- Residential Older Neighborhood Zone to
LC3 - Local Commercial Zone be approved.
3. That the discretionary use application for a proposed Mixed-Use building located at
2064 Elphinstone Street, being Lot 21 in Block 381, Plan DV4420, Old 33 Subdivision
and 3504 13th Avenue, being Lots 22-25 in Block 381, Plan DV 4420, Old 33
Subdivision be approved and that a Development Permit be issued subject to the
following conditions:
a. The development shall be consistent with the plans attached to this report as
Appendix A-3.1 to A-3.5 inclusive, prepared by JMA Architecture and dated
November 17, December 17 and December 23, 2015 respectively.
b. The applicant shall provide a landscaped buffer along the north property line and
subject to the approval of the Director of Development Services and shall include
tree species, which will adequately protect against privacy concerns.
c. The applicant shall provide a 1.8m high fence or masonry wall along the north
property line to ensure visual screening and buffering requirements.
d. Landscaping along 13th Avenue shall include street trees with adequate soil
volume to support tree root growth unless demonstrated impractical due to
proximity to utility services.
e. Parking abutting 13th Avenue be screened from view from 13th Avenue.
f. The development shall comply with all applicable standards and regulations in
Regina Zoning Bylaw No. 9250.
4. That the City Solicitor be directed to prepare the necessary bylaw to authorize the
respective zoning bylaw amendment.

-25. That this report be forwarded to the May 30, 2016 City Council meeting for approval,
which will allow sufficient time for advertising of the required public notices for the
respective bylaws.
CONCLUSION
The subject property is comprised of five lots and is located in the Cathedral Area
Neighbourhood. The applicant proposes to extend the LC3 - Local Commercial zoning boundary
to encompass a lot that is currently zoned R1A - Residential Older Neighborhood Zone. The
rezoning is required to accommodate a four-storey mixed-use building with 29 dwelling units
and three commercial retail units at ground level.
The proposal is consistent with the Design Regina: The Official Community Plan Bylaw No.
2013-48 (OCP) with respect to developing complete neighbourhoods, employment and housing
goals. However, an amendment to the Cathedral Neighbourhood Plan is required to
accommodate the proposed development as the current plan policy prevents commercial
encroachment into abutting residential areas. The Administration supports the proposed
amendment.
Through the application review process, the Administration engaged the community through
various means, including sign posting, written notice to nearby residents, notice and meetings
with the Cathedral Area Community Association, public open house and posting of information
on the City of Regina website. The majority of the comments received through this process have
raised concerns related to land use impact, site context, conflict with neighbourhood planning
policy, height and density of the proposed development, traffic and pedestrian safety, privacy
and proximity with the existing residential land uses.
As part of the application review, an urban design analysis was conducted to ensure that the
mass, form and height of the proposed development compliments the area and that the building
interfaces well with both the 13th Avenue corridor and Elphinstone Street’s residential nature.
The building design is consistent with urban design objectives and will also bring activity to the
street level. Details of the design analysis are addressed in the Building Design section of the
report.
The proposal will result in the development of an important site along the 13th Avenue
commercial corridor. The development of this mixed-use building will positively enhance the
vibrancy of the 13th Avenue corridor and this important intersection within the community.
The proposal also complies with the development standards and regulations contained in Regina
Zoning Bylaw No. 9250 and is consistent with the policies contained in the OCP. Accordingly,
the Administration recommends approval.
BACKGROUND
An OCP amendment, Zoning Bylaw amendment and Discretionary Use application have been
received concerning the property at 3504 13th Avenue and 2064 Elphinstone Street. A separate
application for parcel consolidation will be required after the approval of this development
application.
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This application is being considered pursuant to Regina Zoning Bylaw No. 9250, OCP and The
Planning and Development Act, 2007 (Act).
Pursuant to subsection 56(3) of the Act, City Council may establish conditions for discretionary
uses based on: the nature of the proposed development (e.g. site, size, shape and arrangement of
buildings) and aspects of site design (e.g. landscaping, site access, parking and loading), but not
including the colour, texture or type of materials and architectural details.
DISCUSSION
Development Proposal
The applicant proposes to develop a mixed-use building, which is a discretionary use in the LC3
- Local Commercial Zone. The applicant also proposes to amend the boundaries of the LC3 Zone
by rezoning a lot currently zoned as R1A - Residential Older Neighborhood Zone and developed
as a single detached dwelling immediately to the north of the LC3 Zoned property. An
amendment to the existing Cathedral Area Neighbourhood Plan is also required to accommodate
the zoning change as the plan contains policy restricting further encroachment of commercial
land use into existing residential areas along the 13th Avenue commercial corridor.
The land use and zoning details are summarized as follows:
Land Use Details
Zoning

Land Use
Number of Dwelling Units

Amount of Commercial
Space (m2)
Zoning Analysis
Number of Parking Stalls
Required
Minimum Lot Area (m2)
Minimum Lot Frontage (m)
Maximum Height (m)
Gross Floor Area (m2)
Maximum Floor Area Ratio
Maximum Site Coverage

Existing
R1A - Residential Older
Neighborhood Zone and LC3 Local Commercial
Existing detached dwelling and
Mixed use building
6 (5 in existing building along
13th Avenue and 1 in detached
dwelling)
589.72
Required
29
100
5
13
849.88
2.0
100%

Proposed
LC3 - Local Commercial
New Mixed use building
29

409.66
Proposed
31 (including 1 motorcycle
parking)
1451.61
38.1
12.93
2409.99
1.66
53.28%

Two buildings currently exist on the subject property. One is a mixed-use building that fronts
13th Avenue with five commercial and five residential units. The second building is a detached
dwelling which fronts Elphinstone Street.
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•
•
•
•
•
•

Three commercial rental units on main floor (each less than 325 m²).
Twenty-nine residential units on second, third and fourth floor consisting of 23 onebedroom units and six two-bedroom units intended for rental occupancy.
Thirty-one at grade parking stalls including two parking stalls for persons with
disabilities and a motorcycle parking.
An amenity room on the fourth-floor level.
Landscaped screening and buffering along the northern property boundary.
Entrance and egress to the subject property from Elphinstone Street and the alley.

The proposed development is consistent with the purpose and intent of the LC3 - Local
Commercial zone with respect to:

•
•

Accommodating commercial uses that are intended to provide local neighbourhood
oriented services.
Harmonizing proposed development with existing shopping environments through
flexibility in building and site design.

Surrounding land uses include commercial uses to the east and west along 13th Avenue,
Connaught School site to the south (currently under construction), detached dwellings to the
north and commercial uses to the east and west. A daycare centre is in operation in a building
nearby the subject property in the intersection of Argyle Street and 13th Avenue.
Building Design
The proposed mixed-use building will have three commercial retail units at grade with active
commercial uses along 13th Avenue. The design of the building includes 16 at grade parking
stalls (under roof) and 15 at grade parking stalls at the rear of the property. The proposed
building has a canopy along 13th Avenue and Elphinstone Street on the main floor, which
creates a visually unique perspective for visitors and residents. The canopy provides sun shading
for commercial glazing and weather protection for pedestrians. All the commercial units will
have access directly from 13th Avenue. Larger windows are provided at the main floor level
facing towards 13th Avenue and towards Elphinstone Street. A 1.5 m wide corridor is proposed
at the back of the commercial units which is a connector of three units with the access to the
renters from the east and west side of the building. The residents’ entry is proposed from
Elphinstone Street.
The north wall of the main floor on the ground level is 20.75 m away from the northern property
line, which is the closest distance from the detached dwelling to the north providing a transition
to the proposed retail units along 13th Avenue. The wall on upper floors is 15 m away from the
northern property line.
Amenities for residents are provided on the fourth floor level as an amenity suite of 42.08 m2
with a kitchen, bathroom and a balcony facing north. Similarly, an amenity space of 102.75 m2
including bicycle parking is provided on the southeast corner of the property on the grade level.
This space contains soft as well as hard landscaping. The visual impact of parking is minimized
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exceeds the minimum landscaping requirements of Regina Zoning Bylaw No. 9250.
Although the Administration cannot establish conditions for colour, texture or type of materials
and architectural details, applicants are encouraged to propose developments that fit well into
existing neighbourhoods. A wide variety of building types, sizes, ages and architectural styles
surround the site. The applicant has attempted to seek consistency with surrounding buildings
material treatment of the proposed development.
The visual comparison of existing and proposed built environment are illustrated with the
pictures attached in Appendix A-4.1 to A-4.4.
Building Height and Sun Shadow Analysis
The height of the building meets the minimum requirement as specified by Regina Zoning Bylaw
No. 9250. Although the building has four storeys, the Administration required the applicant to
provide a substantial setback from the north edge of the site addressing the sensitivity of privacy
and sun shadow to the abutting residential properties.
The abutting dwellings have in average of height of 10 m measured from grade to ridge and the
total height of the proposed building is 12.93 m. This means that the sensitive height transition
from the residential R1A zone to the highest point along the 13th Avenue shopping area is
achieved with this requirement. Alongside, the setback provides space at grade level for
landscaping as a screening along the north property line. The canopy along 13th Avenue will
help to mitigate the visual impact of the taller side of the building. The Administration views
setback as a mitigating measure to address the privacy and shadow concerns raised by the nearby
residents.
Direct sunlight contributes to better microclimate within the neighborhood and in individual
dwellings. Regina Zoning Bylaw No. 9250 requires a sun shadow impact analysis to assess the
impact of sun shadows that will be cast on existing low-rise residential buildings by proposed
developments that are discretionary uses; and to ensure that access to direct sunlight by these
types of buildings is not significantly affected by the construction on new adjacent buildings.
The applicant was required to run this analysis. The Administration completed a sun shadow
analysis and identified no significant impact on the existing low-rise buildings based on the
positioning of the building. Graphics of the analysis is presented in Appendix B-1.1 to Appendix
B-1.3.
There are several buildings on either side of 13th Avenue with varying heights. On June 23,
2014, City Council approved a mixed-use building application on the northeast corner of the
intersection of 13th Avenue and Retallack Street (CR 14-65) which was proposed to be of four
storeys.
Pictures of some notable buildings of three or more storeys within the neighborhood are
presented in Appendix A-5.1.
Traffic and Pedestrian Safety
Elphinstone Street has an average daily traffic volume of 10,600 vehicles per day. 13th Avenue
has an average daily traffic volume of 12,100 vehicles per day. Both roadways have sufficient
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development of this magnitude would only generate a small incremental value as compared to
the existing traffic volume on these streets. As such, a Traffic Impact Assessment was not
required.
Concerns were raised in the review process relating to pedestrian safety, specifically the safety of
school children considering this proposed development’s close proximity to Connaught School.
The intersection of Elphinstone Street and 13th Avenue is a fully signalized intersection which
provides the highest level of pedestrian protection. Pedestrian controls are also currently being
reviewed for the intersection of 13th Avenue and Argyle Street as part of the Connaught School
rebuilding application. The proposal will comply with all traffic sight lines and vehicle driveway
access regulations.
Landscaping
Regina Zoning Bylaw No. 9250 exempts the LC3 zone from the typical site landscaping
requirement of 10 per cent. However, the proposal has provided 185.56 m2 landscaped area
which is 12.78 per cent of total lot area.
There are two existing trees in the subject property. The applicant is proposing to retain one of
them. Similarly, there is a City tree along Elphinstone Street which is to be removed to create
entrance and egress from the subject property at the applicants’ expense. The applicant is in
agreement of this expense.
A condition of approval will further enhance landscaping of the site and ensure the intent of the
City’s landscape standards is met. Conditions of approval related to landscaping will address the
following:
•
•
•

A green buffer strip along the north property line for the purposes of maintaining privacy.
Screening of parking areas to mitigate impact.
Ensuring the sidewalk along 13th Avenue is landscaped to its full potential, given
existing constraints.

The landscaped area will contribute positively to the streetscape and this important Cathedral
area intersection.
RECOMMENDATION IMPLICATIONS
Financial Implications
The subject area currently receives a full range of municipal services, including water, sewer and
storm drainage. The applicant will be responsible for the cost of any additional or changes to
existing infrastructure that may be required to directly or indirectly support the development in
accordance with City standards and applicable legal requirements.
Environmental Implications
None with respect to this report.
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Part A: Citywide Plan
The proposal is consistent with the policies contained within Part A: Citywide Plan of the OCP
with respect to:
Complete Neighbourhoods:
•
•
•
•

Including opportunities for daily lifestyle needs such as services, convenience shopping
and recreation.
Including a diversity of housing types to support residents from a wide range of economic
levels, backgrounds and stages of life.
Designing and locating the building to enhance the public realm and contribute to a better
neighbourhood experience.
Providing convenient access to areas of employment.

Urban Centres and Corridors:
•

Redeveloping existing retail areas to higher density, mixed-use and transit-oriented
development with densities appropriate to servicing capacity.

Employment Area:
•

Providing local commercial within residential areas.

Housing Supply and Affordability:
•
•

Redeveloping former commercial properties that are appropriate for housing.
Creating intensification in an existing neighbourhood to create complete neighbourhoods.

Diversity of Housing Forms:
•

Providing a greater mix of housing to accommodate households of different incomes,
types, stages of life and abilities.

The mixed-use building incorporates both lifestyle needs and diverse housing options in the
neighbourhood that will accommodate households at different stages of life. The proposal will
also replace an older building on site and will strengthen the 13th Avenue corridor by adding
additional residents to the neighbourhood and providing services and amenities to the
surrounding community.
Part B.6: Cathedral Area Neighbourhood Plan
Part B.6: Cathedral Area Neighbourhood Plan of the OCP includes the policy objective to
“maintain low density residential nature of the district” for areas zoned R1A – Residential Older
Neighborhood.
Also, policy objectives for the 13th Avenue Shopping District are to “ensure that commercial
development occurs in a manner which is compatible with adjacent residential areas” and to
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encroachment along 13th Avenue and into abutting residential areas.” As one of the five lots are
being proposed to be rezoned from R1A to LC3 to accommodate the mixed-use building, the
Cathedral Area Neighbourhood Plan requires an amendment.
The Administration supports the OCP amendment for the following reasons:
•

•

•

The proposal meets policy objectives of the OCP with respect to developing complete
communities, strengthening and intensifying key urban corridors, providing compatible
and sensitive development and providing a diversity of choice in the housing market in
communities.
The proposal responds positively to the purpose and intent of the LC3 Zone by providing
smaller storefronts within the building consistent with the existing 13th Avenue Shopping
District.
The proposed development fills a need for diverse housing options, provides upgraded
commercial retail amenities in the area and develops an underutilized site. The
development will provide more street-level activity and enhance safety in the area
through natural surveillance.

Over time there have been other similar amendments to the Plan including the recent expansion
of the 13th Avenue Safeway store which expanded south to absorb four residential lots.
Other Implications
None with respect to this report.
Accessibility Implications
Regina Zoning Bylaw No. 9250 requires two per cent of the required 29 parking stalls (gross
parking calculation) or one parking stall be provided for persons with disabilities. The proposed
development provides two parking stall for persons with disabilities which exceeds the minimum
requirement.
The Uniform Building and Accessibility Standards Act requires five per cent of units in new
rental buildings to be barrier-free including accessible washrooms, space in bedrooms and
kitchens and balconies. For this proposal, this equates to one barrier-free unit. The applicants’
proposal will include two barrier free units in the building and two handicapped parking stalls for
persons with disabilities in the subject property. The buildings will also be equipped with
elevators.
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Communication with the public is summarized as follows:
Public notification signage posted on
Will be published in the Leader Post on
Letter sent to immediate property owners
Public Open House
Follow up Communication to identified
interested parties
Revised plans circulated to identified
interested parties
Meeting with the Cathedral Area Community
Association and interested parties/residents
Number of Public Comments Sheets Received

August 28, 2015
April 09, 2016
April 16, 2016
August 27, 2015
September 15, 2015
October 5, 2015
December 23, 2015
January 13, 2016
79
(received from 64 interested parties)

Information on the proposed development and the Open House was also published in Cathedral
Village newsletter and on the City of Regina website.
The application was circulated to the Cathedral Area Community Association (CACA) who
raised concerns on the proposed development especially given the conflict of existing Cathedral
Area Neighborhood Plan, proposed size and density and the volume of traffic generated causing
potential hazards especially to the children going to Connaught School in the future.
A more detailed account of the respondents’ concerns and the Administration’s responses to
these concerns are provided in Appendix B.
The applicant and other interested parties will receive a copy of the report and notification of the
meeting to appear as a delegation in addition to receiving written notification of City Council’s
decision.
DELEGATED AUTHORITY
City Council’s approval is required, pursuant to Part V of The Planning and Development Act,
2007.

Respectfully submitted,

Respectfully submitted,

Louise Folk, Director
Development Services

Diana Hawryluk, Executive Director
City Planning & Development

Prepared by: Punya Marahatta
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Appendix B
Public Consultation Summary

Response

Number of
Responses

Issues Identified
•
•
•
•
•

•
•
Completely
opposed

30

•
•
•
•
•
•
•
•
•
•
•

Accept if many
features were
different

26

•

•
•
•
•

It does not conform to the cathedral area community plan.
Continuing to rezone residential sites for commercial will
destroy the neighbourhood.
This will set a precedent for tearing down more cathedral area
character homes.
Loss of privacy for all residents in the area.
13th avenue and Elphinstone is already a congested
intersection and the additional density will decrease pedestrian
safety, especially the children who will go to Connaught
School.
Great concerns regarding the sun shadow study and how it
impacts properties to the north.
The architectural design is unappealing and does not fit with
the character of the neighbourhood and the building is too
big/high for the location.
With the current activities in this area, there is already too
much parking demands. The number of stalls available onsite
will not be enough.
The rental price at this building will likely be too high.
No consideration to Connaught School to be built across the
street which will house up to 425 children.
Not enough green space provided on site.
There will be an increased demand on existing public service
infrastructure which the neighbourhood already has many
problems with.
This will disturb the wildlife that may reside in the current
area. Additionally, existing landscaping and street trees will be
destroyed.
A lot of people who are current on these sites will be displaced
from the area.
It would be better if building was reduced to 2-3 stories and
provided less suites.
Stick to the existing Cathedral Neighbourhood Community
Plan
A portion of the building be used for community oriented
activities such as day care centre instead of retail.
It would be better to have a building like the one proposed
across from Safeway but did not proceed.
Need to incorporate more character into the building design
including more brick, peaked roof, etc., that will take into
consideration the residential dwellings as well the public
school and library nearby.
Assure that the rental units will be provided at affordable
housing standards.
A traffic plan assembled to assure pedestrian safety
Investing in increase alternative modes of travel at the side to
decrease the demand on parking.
Provide greener space/roof top garden/edible garden/outdoor

- B2 •
•
•
•
•
•
•
•
•
•
•
Accept if one or
two features were
different

4

•
•
•
•
•
•
•

I support this
proposal

19

•
•
•
•
•
•
•
•
•
•

1.

communal space on site and assure that they are school age
children friendly.
The sun shadow study should be redone with more details and
based on standards.
A wind study should be conducted to assure that it will not
have a great impact on wind speed at ground level.
Instead of rezoning the portion of land currently zoned
residential, should leave as is and try to accommodate
development only on the commercial portion
Parking access not to be on Elphinstone to protect children.
Providing more screening between parking area and
surrounding uses.
If the development was a smaller scale.
Provide an all-brick facade.
Provide more onsite parking.
There should be less parking on site.
Some consideration put into the orientation of trees on the
south side of the building. Also assure they are accommodated
on site instead of taking up sidewalk space.
Having the 4th floor stepped back to reduce the building size
and suns shadow casting.
Assure that garbage receptacle is accessible and moved further
away from the lane.
Street level retail should be more open and inviting instead of
having commercial units setback behind pillars.
Would be nice to include some art on site.
It is nice to see increase population density near the city core
as well as the neighbourhood.
This will provide more greenery and lighting along 13th
avenue which is currently dark and uninviting.
A mix use building is welcomed into the neighbourhood as it
will add to the retail activity already existing.
Happy that parking will be accommodated onsite.
This is a modern development
The building fits in with the neighbourhood.
This will provide housing for single and working couples who
likely walk/bus/bike to work and does not need the parking.
This will boost economy for everyone in the area.
Current building on site is not pleasant. Good to see older
neighbourhoods being upgraded.
With allow families who want to be in the area the ability to
do so.
The building was very well planned.
The development encourages walkability and diversity.
Awesome opportunity for neighborhood growth.

Issue: the proposed development is not corresponding to the character of neighborhood.
Applicants Response:
The material treatment of the new development lends from other notable buildings such as the

- B3 Connaught Library brick façade color, the new Cathedral Safeway’s mix of brick and tastefully
detailed EIFS stucco accents and aesthetic window detailing. The use of tyndal stone and window
stone sill and header accents goes beyond standard development detailing to establish a sense of
premium quality and aesthetic value to parallel and actually enhance the character of the Cathedral
neighbourhood.
The Regina Cathedral Neighborhood has a strong overall character, however, there are some areas
that are less attractive and run down within this neighborhood. By improving/enhancing some of these
more run down areas this may deter crime and other criminal activities in this area. Therefore we feel
that this project will enhance and blend in nicely with the character and at the same time improve it.
Administration’s Response:
Although the Administration cannot establish conditions for colour, texture or type of materials and
architectural details, applicants are encouraged to propose developments that fit well into existing
neighbourhoods. A wide variety of building types, sizes, ages and architectural styles are located in
the immediate area and along the 13th Avenue commercial corridor. The material treatment of the
proposed development is consistent with surrounding buildings.
2.

Issue: The proposed development contradicts with Cathedral Area Neighbourhood Plan and the
Zoning Bylaw.
Applicant’ s Response:
The proposed usage and building height are both in accordance with the guideline for an LC3 zone.
We feel that this project does fit the neighbourhood plan as it is currently a mixed use property. We
are only increasing the number of residential units in an area that is under serviced. We have gathered
this information over many years and can support this as every time we have an empty unit we receive
hundreds of responses for these units. We advise that this overwhelming response is due to the
location and not the inside/outside appearance of the units.
Administration’s Response:
The proposal complies with the regulations and development standards contained in Regina Zoning
Bylaw No. 9250. The Administration supports the amendment to Plan for the following reasons:
•

•
•

3.

The proposal meets policy objectives of the OCP with respect to developing complete
communities, strengthening and intensifying key urban corridors, providing compatible and
sensitive development, and providing a diversity of choice in the housing market in
communities.
The proposal responds positively to the purpose and intent of the LC3 Zone by providing
smaller storefronts within the building consistent with the existing 13th Avenue Shopping
District.
The proposed development fills a need for diverse housing options, provides upgraded
commercial retail amenities in the area and develops an underutilized site. The development
will provide more street-level activity and enhance safety in the area through natural
surveillance.

Issue: Traffic and Pedestrian safety
Applicant’s Response
The overall traffic may have a very small increase during time of peak traffic, but otherwise there will
were not be any increase. Keep in mind that there are currently business operating from this location
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Regarding pedestrian safety we assume that the new school will continue to operate school organized
kid’s safety Traffic Programming and public safety should be enhanced by traffic flow improvements
with new school bus drop off lanes. Pedestrian safety should be improved or at least remain
unchanged. The new development parking layout will have 2 access points for discharge of traffic to
both 13th Ave via the Alley and Elphinstone St. to lighten the impact.
We are also considering a modified parking layout that would eliminate the “laneway” condition that
exists between Elphinstone Street and the back alley on the north side of the building. This is a
shortcut that people currently take to avoid 13th Avenue, and by eliminating this route option it would
greatly improve pedestrian safety. Please refer to attachment indicating revised site plan layout.
Administration’s Response:
Administration has reviewed the traffic related impacts and does not identify any concerns regarding
the traffic impacts on 13th Avenue and Elphinstone Street due to the proposed development. Both 13th
Avenue and Elphinstone street have capacity to accommodate the incremental increase in traffic
volume that would be generated by the proposed development.
The proposal meets the sight line regulations. The intersection of Elphinstone Street and 13th Avenue
is a fully signalized intersection. Currently, the Administration is reviewing pedestrian controls for the
intersection of 13th Avenue and Argyle Street as part of the Connaught School redevelopment.

4.

Issue: Proposed density
Applicant’s Response
The area can support the small increase of density and in fact will benefit from the economic influx.
The much needed extra tax revenue would only aid an underserviced area.
Administration’s Response:
The population of the Cathedral neighborhood has declined over the past decades. Such developments
can contribute to increasing the density supporting the policies around intensification of existing
neighborhoods. The proposed development will result in the availability of additional housing in the
neighbourhood which will benefit existing community amenities and services.

5.

Issue: Use of subject property
Applicant’s Response
The LC3 zone permits mixed use of residential and commercial, so we are in accordance with the
bylaw. We also want to make it clear that we will not be pursuing retail tenants or restaurant tenants
for the commercial portion of the building, so that’s a worthwhile clarification to make on the topic of
usage, and should also be considered when reviewing traffic concerns. Overall we feel that adding
additional residential units to the area will be a great benefit.
Administration’s Response:
The proposal meets the minimum standards as prescribed by Regina Zoning Bylaw No. 9250. A
mixed-use building defined under the Bylaw is a building containing residential uses and grade-level
commercial uses, which commercial use shall not exceed 50 per cent of the buildings gross floor area
and is discretionary use in LC3- Local Commercial Zone. Currently, the subject property is being
used as a mixed use building.
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Issue: Impact on property value and aesthetics
Applicant’s Response
We feel any enhancements to the area will be positive for the properties, both with respect to Value
and renewed infrastructures. The deteriorating condition of the portion of the building that faces 13th
(+/-90 years old) is a concern, and we feel that that façade would be greatly improved with the
addition of a new property.
Administration’s Response:
Important consideration was given in the review process to achieving a building design that provided
a good design condition along 13th Avenue and provided a good degree of compatibility with
surrounding properties. The Administration is not aware of any evidence that such a development
will necessarily have a negative impact on surrounding property values. The potential impact in this
regard cannot be determined conclusively in advance, but will be affected by perceptions,
experiences and resultant actions of individual households over time. A new development will
contribute to revitalization in the neighbourhood which can contribute positively to local real estate
values.

7.

Issue: Privacy and proximity to the existing buildings
Applicant’s Response
The proposed building is obviously higher than a 2 storey house would be, however please keep in
mind that the north wall of our building is setback 44’ from the north property line, a distance that
should mitigate privacy concerns.
Administration’s Response:
Administration required the applicant to revise the proposal and shift the building away from the
northern property line and provide as much of a buffer as possible. In the revised plan, there is a
setback of 20.75m on the main level and 15 m on the upper levels. There are streets on the south and
east side of the subject property and alley on the west side.
In order to address the privacy and proximity concerns, Administration required the applicant to
provide a landscape buffer along the north property line excluding the space for garbage containers.

8.

Issue: Height and the size of the building
Applicant’s Response
As stated earlier the height and size of the building conform to the LC3 zoning requirements.
Administration’s Response:
The proposed mixed use building meets all required development standards and regulations of
Regina Zoning Bylaw No. 920 including maximum permitted height.

9.

Issue: Sun Shadow Impact Study
Applicant’s Response
We have received a package of sun study drawings prepared by city administration and are in
agreement with the information shown. For the majority of the year the shadow impact on adjacent
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impact neighbors is reduced. The December shadows are longer but that’s to be expected with the
sun so far south at that time of year.
Administration’s Response:
A sun shadow impact study was prepared for the proposed development and compared it with the
existing sun shadow impacts. The study graphics are attached to the report as Appendix B-1.1- 1.3.
10.

Issue: Impacts on proposed school:
Applicant’s Response:
This development will help many families by adding affordable housing in an area that needs it.
An added benefit will provide for more housing opportunities closer to the area schools.
Administration’s Response:
The proposed development will complement the redevelopment of Connaught School site and
contributes positively to the renewal of the 13th Avenue corridor and this important intersection in
the Cathedral Neighbourhood.

11. Issue: Wind Effect:
Applicants Response:
We feel this might improve any wind impact. Once the property across the street from the subject
property is completed, this will also help.
Administration’s Response:
The development meets the maximum permitted height requirements of the LC3 zone and did not
warrant the submission of wind modelling analysis.

12. Issue: Impacts on Existing Infrastructure:
Applicants Response:
All utility connections for the project are subject to City of Regina review to ensure that proper
capacities exist, so there should be no negative impact on existing infrastructure. Any potential
upgrading of the services to the subject property would be a great benefit as deteriorating
infrastructure is a concern in all older neighborhoods.
Administration’s Response:
The existing servicing network has capacity at this location to support the proposed development.
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