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Revised Public Agenda 

Regina Planning Commission 
Wednesday, March 3, 2021 

 

Approval of Public Agenda 

Minutes Approval 

Minutes of the regular and special meetings held on February 3 and February 20, 2021.  

Administration Reports 

RPC21-20 1565 Winnipeg Street - Discretionary Use Application - PL202000170 

Recommendation 
Regina Planning Commission recommends that City Council: 

 
1. Approve the discretionary use application for a proposed Drive-Through, 

Accessory located on a portion of 1565 Winnipeg Street, being Plan 
AG4178, Block 16, Lots 40 - 43 and Plan DM5186, Block 16, Lots  1- 5, in 
the Dewdney Place Subdivision, subject to the following development 
standards and conditions: 

 
a. The development shall generally be consistent with the plans 

attached to this report as Appendix A-3.1 dated September 26, 
2020, A-3.2 dated November 26, 2020 and A-3.3 dated December 
22, 2020 inclusive, prepared by Paula Bannerman Designs; 

 
b. The subject lots shall be parcel tied or consolidated; and 

 
c. Except as otherwise required by this approval, the development 

shall comply with all applicable standards and regulations in 
Regina Zoning Bylaw No. 2019. 

 

2. Authorize the Development Officer to issue a development permit with 
respect to the application, subject to the applicant making payment of any 
applicable fees or charges and entering into a development agreement if 
one if required. 
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3. Approve these recommendations at its March 10, 2020 meeting. 

RPC21-21 1905 E. Redbear Avenue - Discretionary Use - PL202000227 

Recommendation 
Regina Planning Commission recommends that City Council: 
 
1. Approve the discretionary use application for a proposed Assembly, 

Recreation use, located at 1905 E. Redbear Avenue, being Plan 
73R077003 Block 45 Lot K, in the Industrial Ross Subdivision, subject to 
the following development standards and conditions: 

 
a. The development shall generally be consistent with the plans attached 

to this report as Appendix A-3.1 to A-3.3 dated November 2020 
inclusive, prepared by Jason Gilchuk of Gilchuk Design and Drafting; 
and 

 
b. Except as otherwise required by this approval, the development shall 

comply with all applicable standards and regulations in Regina Zoning 
Bylaw No. 2019-19. 

 
2. Authorize the Development Officer to issue a development permit with 

respect to the application, subject to the applicant making payment of 
any applicable fees or charges and entering into a development 
agreement if one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 

RPC21-23 1802 E. Stock Road - Discretionary Use - PL202000241 

Recommendation 
Regina Planning Commission recommends that City Council: 
 
1. Approve the discretionary use application for a proposed Assembly, 

Recreation, located at 1802 E. Stock Road, being Plan 101955427 Ext 2 
Block 41A, in the Industrial Ross Subdivision, subject to the following 
development standards and conditions: 

 
1. the development shall generally be consistent with the plans 

attached to this report as Appendix A-3.1 and A-3.2; and 
 

2. except as otherwise required by this approval, the development shall 
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comply with all applicable standards and regulations in Regina 
Zoning Bylaw No. 2019. 

 
2. Authorize the Development Officer to issue a development permit 

subject to the applicant making payment of any applicable fees or 
charges and entering into a development agreement if one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 

RPC21-24 1768 Quebec Street - Zoning Bylaw Amendment - PL202000185 

Recommendation 
Regina Planning Commission recommends that City Council: 

 

1. Approve the application to rezone the subject property located at 1768 
Quebec Street, being Lot 23-Blk/Par 294-Plan OLD33 Ext 0 and Lot 
43-Blk/Par 294-Plan 101299440 Ext 28 from RL – Residential Low-
Rise Zone to ML - Mixed Low-Rise Zone. 
 

2. Instruct the City Solicitor to prepare the bylaw(s) required to give effect 
to the recommendations, to be brought forward to the meeting of City 
Council following approval of the recommendations by City Council. 

 
3. Approve these recommendations at its March 10, 2021 meeting. 

RPC21-25 1609 Halifax Street - Official Community Plan & Zoning Bylaw Amendment 
- PL202000229 

Recommendation 
Regina Planning Commission recommends that City Council: 
 
1. Amend Section 9 of Part B.8 of Design Regina: The Official Community 

Plan Bylaw No. 2013-48 by establishing the authorization for the 
following property to be rezoned to the MH - Mixed High-Rise Zone: 
1609 Halifax Street, legally described as Lots 1 and 2, Block 248, Plan 
No. OLD33. 

 
2. Approve the application to rezone the properties located at 1609 Halifax 

Street, legally described as Lots 1 and 2, Block 248, Plan No. OLD33, 
from IL - Light Industrial Zone to MH - Mixed High-Rise Zone. 

 
3.  Direct the City Solicitor to prepare the necessary bylaws to authorize the 
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amendments to the bylaws, to be brought forward to the meeting of City 
Council following approval of the recommendations and the required 
public notice. 

 
4. Approve these recommendations at its March 10, 2021 meeting. 

RPC21-26 5100 E. - 5180 E. Green Jewel Boulevard - Zoning Bylaw Amendment - 
PL202000243 

Recommendation 
Regina Planning Commission recommends that City Council: 
 

1. Approve the Zoning Bylaw amendment application to rezone Lots 29 - 
49, Block 52, Plan 102293951 located at 5100 E. – 5180 E. Green 
Jewel Boulevard in the Greens on Gardiner Subdivision to apply the 
LA - Lane Access Overlay Zone. 

 
2. Direct the City Solicitor to prepare the necessary bylaws to authorize 

the amendment to the bylaw, to be brought forward to the meeting of 
City Council following approval of the recommendations and the 
required public notice. 

 
3. Approve these recommendations at its March 10, 2021 meeting. 

RPC21-27 2950 Chuka Boulevard -  Proposed Concept Plan and Zoning Bylaw 
Amendment - PL202000224 and PL202000223 

Recommendation 
Regina Planning Commission recommends that City Council: 
 
1. Approve the application to amend the Towns Concept Plan by 

redesignating the land uses within the area identified in Appendix A-4 as 
follows: 

 
a. From Flex-Use to a combination of Low-Density Residential, 

Medium Density Residential and Municipal Reserve. 
 

b. From Mixed-Use or High Density Residential to Low Density 
Residential. 

 
c. Adopt, by resolution, the proposed amended Towns Concept Plan 

attached as Appendix A-3 and circulation plan as Appendix A-6. 
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2. Approve associated Zoning Bylaw amendment to rezone portions of lands 
located at 2950 Chuka Boulevard, Blk/Par E, Plan 102289945, Ext 0 
within the Towns Concept Plan, as shown in Appendix A-1 as follows: 
 

a. From MLM – Mixed Large Market Zone to RU – Residential Urban 
Zone; 
 

b. From MLM – Mixed Large Market Zone to RL - Residential Low 
Rise Zone; 

 
c. From MLM – Mixed Large Market Zone to PS – Public Service 

Zone; and  
 

d. Apply LA - Lane Access Overlay Zone to a portion of proposed RU 
– Residential Urban Zone. 

 
3. Instruct the City Solicitor to prepare the necessary bylaw(s) to give effect 

to the recommendations, to be brought forward to the meeting of City 
Council following approval of the recommendations and the required 
public notice. 

 
4. Approve these recommendations at its March 10, 2021 meeting. 

RPC21-22 3700 Green Diamond Road - Discretionary Use - PL202000226 

Recommendation 
Regina Planning Commission recommends that City Council: 
 
a. Approve the discretionary use application for the proposed development 

of “Building, Stacked” located at 3700 Green Diamond Road, being 

Parcel H, Plan No. 102253889 in the Greens on Gardiner neighbourhood, 
subject to compliance with the following development standards and 
conditions: 

 
a. The development shall be generally consistent with the plans 

attached to this report as Appendix A-3.1 & A-3.2, prepared by 
Abele Architecture, dated November 18, 2020; and 

 
b. The development shall comply with all applicable standards 

and regulations in The Regina Zoning Bylaw, 2019-19. 
 
2. Authorize the Development Officer to issue a development permit with 

respect to the application, upon the applicant making payment of any 
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applicable fees or charges and entering into a development agreement if 
one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 

RPC21-28 Options for Regulating Heritage and Architectural Design 

Recommendation 
Regina Planning Commission recommends that City Council: 
 

1. Remove CR20-94 from the List of Outstanding Items for City Council. 
 

2. Receive and file this report. 

Communications 

RPC21-29 Samantha Magnus and Cody Dumonceaux - 3700 Green Diamond Road - 
Discretionary Use 

RPC21-30 Heritage Regina:  Options for Regulating Heritage and Architectural Design 
 

Adjournment 

 
 



AT REGINA, SASKATCHEWAN, WEDNESDAY, FEBRUARY 3, 2021

AT A MEETING OF REGINA PLANNING COMMISSION
HELD IN PUBLIC SESSION

AT 4:00 PM

These are considered a draft rendering of the official minutes. Official minutes can 
be obtained through the Office of the City Clerk once approved.

Present: Councillor John Findura, in the Chair
Councillor Terina Shaw
Councillor Shanon Zachidniak
Frank Bojkovsky (Videoconference)
Biplob Das (Videoconference)
Adrienne Hagen Lyster (Videoconference)
Cheri Moreau (Videoconference)
Tak Pham (Videoconference)
Kathleen Wilson
Celeste York (Videoconference)

Regrets: Jacob Sinclair

Also in 
Attendance:

Council Officer, Elaine Gohlke
Legal Counsel, Cheryl Willoughby
Executive Director, City Planning & Community Development, 
  Diana Hawryluk
Manager, City Planning, Yves Richard
Director, Land, Real Estate & Facilities, Shauna Bzdel
Senior Engineer, Max Zasada

APPROVAL OF PUBLIC AGENDA

Councillor Terina Shaw moved, AND IT WAS RESOLVED, that the agenda for this 
meeting be approved, as submitted, and that the delegations be heard in the order 
they are called forward by the Chairperson.

MINUTES APPROVAL

Biplob Das moved, AND IT WAS RESOLVED, that the minutes for the meeting held 
on January 6, 2021 be adopted, as circulated.

ADMINISTRATION REPORTS

RPC21-5 Zoning Bylaw Amendment (PL202000194) The Towns, Stage 1H

Recommendation
The Regina Planning Commission recommends that City Council:
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1. Approve the Zoning Bylaw Amendment Application to rezone a portion 
of lands within the Towns Concept Plan, specifically a portion of SW ¼ 
SEC 14, TP 17, RG 19 shown in Appendix A-3 as follows:

a. Proposed Block 31 from UH – Urban Holding Zone to RU – 
Residential Urban Zone.

b. Proposed Block 32 and Block 33 from UH – Urban Holding 
Zone to RL – Residential Low-Rise Zone.

c. Proposed Block MR4 from UH - Urban Holding Zone to PS – 
Public Service Zone.

2. Instruct the City Solicitor to prepare the bylaw(s) required to give effect 
to the recommendations, to be brought forward to the meeting of City 
Council following approval of the recommendations by City Council.

3. Approve these recommendations at its meeting on February 10, 2021.

Cathy Lawrence, representing Terra Development Inc., addressed the Commission.

Frank Bojkovsky moved that the recommendation contained in the report be 
concurred in.

In Favour Against

Frank Bojkovsky 
Biplob Das 
Adrienne Hagen Lyster 
Cheri Moreau 
Tak Pham 
Celeste York 
Kathleen Wilson 
Councillor Terina Shaw 
Councillor Shanon Zachidniak 
Councillor John Findura 

10 0

The motion was put and declared CARRIED.

RPC21-6 1654 11th Avenue - Discretionary Use Application (PL202000217)

Recommendation
Regina Planning Commission recommends that City Council:

1. Approve the discretionary use application to allow a proposed 
“Assembly, Community" land use located at 1654 11th Avenue, being 
Lot A, Block 289, Plan No. 90R36844m as shown in Appendix A-3-6.
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2. Direct the Development Officer to issue a development permit subject 
to the following conditions:

a. The development shall be generally consistent with the plan 
attached to this report as Appendix A-3 to A-6, prepared by SPRA 
and dated November 9, 2020.

b. A Heritage Alteration Permit shall be required for any alterations, 
such as repairs, demolitions or additions to the Municipal Justice 
Building.

c. The development shall comply with all applicable standards and 
regulations in The Regina Zoning Bylaw, 2019-19.

3. Approve these recommendations at its meeting on February 10, 2021.

Shayna Stock, representing Heritage Community Association, addressed the 
Commission.

Adrienne Hagen Lyster moved that the recommendation contained in the report 
be concurred in.

In Favour Against

Adrienne Hagen Lyster 
Cheri Moreau 
Tak Pham 
Celeste York 
Kathleen Wilson 
Frank Bojkovsky 
Biplob Das 
Councillor Terina Shaw 
Councillor Shanon Zachidniak 
Councillor John Findura 

10 0

The motion was put and declared CARRIED.

RPC21-7 1840 Lorne Street - Contract Zone Application (PL202000209)

Recommendation
Regina Planning Commission recommends that City Council:

1. Approve the application to extend the existing contract zone for the 
property located at 1840 Lorne Street, being Lot 42, Block 309, Plan 
No. 0012RA12095, which allows continuance use of the property as a 
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temporary surface parking lot until December 31, 2022.

2. Approve execution of an amendment to the existing contract zone 
agreement entered into between the City of Regina and owner of the 
subject property, providing for the extension of the term of such 
agreement to December 31, 2022 and affirming all other terms and 
conditions of the original agreement. 

3. Instruct the City Solicitor to prepare the bylaw(s) required to give effect 
to the recommendations, to be brought forward to the meeting of City 
Council following approval of the recommendations by City Council.

4. Approve these recommendations at its meeting on February 10, 2021.

Robert Byers, representing Namerind Housing Corporation, addressed the Commission.

Councillor Shanon Zachidniak moved that the recommendation contained in the 
report be concurred in.

In Favour Against

Frank Bojkovsky 
Biplob Das 
Adrienne Hagen Lyster 
Cheri Moreau 
Tak Pham 
Celeste York 
Kathleen Wilson 
Councillor Terina Shaw 
Councillor John Findura 
Councillor Shannon Zachidniak 

8 2

The motion was put and declared CARRIED.

ADJOURNMENT

Councillor Terina Shaw moved, AND IT WAS RESOLVED, that the meeting 
adjourn. 

The meeting adjourned at 5:07 p.m.

__________________________ __________________________
Chairperson Secretary



AT REGINA, SASKATCHEWAN, SATURDAY, FEBRUARY 20, 2021

AT A MEETING OF REGINA PLANNING COMMISSION
HELD IN SPECIAL MEETING SESSION

AT 9:00 AM

These are considered a draft rendering of the official minutes. Official minutes can 
be obtained through the Office of the City Clerk once approved.

Present: Councillor John Findura, in the Chair
Councillor Terina Shaw (Videoconference)
Councillor Shanon Zachidniak (Videoconference)
Frank Bojkovsky (Videoconference)
Biplob Das (Videoconference)
Adrienne Hagen Lyster
Cheri Moreau (Videoconference)
Tak Pham (Videoconference)
Celeste York (Videoconference)
Kathleen Wilson

Regrets: Jacob Sinclair

Also in 
Attendance:

Council Officer, Elaine Gohlke
Legal Counsel, Cheryl Willoughby (Videoconference)
Executive Director, City Planning & Community Development, 
  Diana Hawryluk
Director, Parks, Recreation & Cultural Services, Laurie Shalley
Director, Planning & Development Services, Fred Searle
Manager, Social & Cultural Development, Emmaline Hill
Senior City Planner, Ben Mario
Senior City Planner, Femi Adegeye
Senior Engineer, Max Zasada (Videoconference)

APPROVAL OF AGENDA

Adrienne Hagen Lyster moved, AND IT WAS RESOLVED, that the agenda for this 
meeting be approved, as submitted, after adding the following Communications:

RPC21-9 from Laurie Nenson
RPC21-10 from Ross Keith
RPC21-11 from Jackie Schmidt, Heritage Regina
RPC12-12 from Heather Quale
RPC21-13 from Colan McCrum
RPC12-14 from Mark Hanley
RPC12-15 from Rod McDonald
RPC21-16 from Gerald L. Gerrand, Q.C.
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RPC21-17 from Jeannie Mah, Architectural Heritage Society of 
Saskatchewan

RPC21-18 from Wayne Goranson
RPC21-19 from Carmen Lien

and that the delegations be heard in the order they are called forward by the 
Chairperson.

ADMINISTRATION REPORT

RPC21-8 3160 Albert Street - Heritage Designation Bylaw Amendment, Zoning Bylaw 
Amendment (Contract Zone), and Partial Street Closure of Hill Avenue 
(PL202000128, PL202000160)

Recommendation
Regina Planning Commission recommends that City Council:

1. Deny the application to amend to Bylaw 2019-7, being The Bylaw to 
Designate the Cook Residence at 3160 Albert Street as Municipal 
Heritage Property, as shown on Appendix C.

2. Deny the application to rezone the property located at 3160 Albert Street, 
on proposed Lot 21, Block 631 (as shown on the plan of proposed 
subdivision, attached as Appendix D) from R1 – Residential Detached 
Zone (RID – Residential Infill Overlay Zone) to C – Contract Zone to allow 
for the carrying out of a specific proposal which would include the 
development of a “Building, Stacked” land use consisting of 16 Dwelling 
Unit.

3. Deny the application to close a portion of Hill Avenue, as shown on the 
proposed subdivision, attached as Appendix D.

4. Approve these recommendations at its special meeting on February 25, 
2021. 

The following addressed the Commission:

 Sharon Pratchler; 
 Maureen Jickling; 
 Ross Keith; 
 Scott Hardisty;
 Colan McCrum ;
 Don Black; 
 Jackie Schmidt, Heritage Regina; and
 Carmen Lien.

Adrienne Hagen Lyster moved that the recommendation contained in the report 
be concurred in.
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RECESS

Pursuant to the provisions of Section 34 (13.1) of City Council's Procedure Bylaw No. 
9004, Councillor Findura called for a 15 minute recess. 

Regina Planning Commission recessed at 11:12 a.m.

Regina Planning Commission reconvened at 11:29 a.m.

The Council Officer called the vote. 

In Favour Against

Adrienne Hagen Lyster 
Frank Bojkovsky 
Biplob Das 
Cheri Moreau 
Tak Pham 
Kathleen Wilson 
Celeste York 
Councillor Shanon Zachidniak 
Councillor John Findura 

9 0

The motion was put and declared CARRIED.

RPC21-9 Laurie Nenson:  Cook Residence - 3160 Albert Street

RPC21-10 Ross Keith:  Cook Residence - 3160 Albert Street

RPC21-11 Jackie Schmidt, Heritage Regina:  3160 Albert Street - Cook Residence

RPC21-12 Heather Quale:  Cook Residence - 3160 Albert Street

RPC21-13 Colan McCrum: Cook Residence - 3160 Albert Street

RPC21-14 Mark Hanley: Cook Residence - 3160 Albert Street

RPC21-15 Rod McDonald:  Cook Residence - 3160 Albert Street

RPC21-16 Gerald L. Gerrand, Q.C.- Cook Residence - 3160 Albert Street

RPC21-17 Jeannie Mah, Architectural Heritage Society of Saskatchewan:  Cook 
Residence - 3160 Albert Street

RPC21-18 Wayne Goranson - Cook Residence - 3160 Albert Street

RPC21-19 Carmen Lien - Cook Residence - 3160 Albert Street

Kathleen Wilson moved, AND IT WAS RESOLVED, that Communications RPC21-9 
through RPC21-19 be received and filed. 
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ADJOURNMENT

Adrienne Hagen Lyster moved, AND IT WAS RESOLVED, that the meeting 
adjourn. 

The meeting adjourned at 12:17 p.m.

__________________________ __________________________
Chairperson Secretary
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1565 Winnipeg Street - Discretionary Use Application - PL202000170 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-20 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 

 
1. Approve the discretionary use application for a proposed Drive-Through, Accessory 

located on a portion of 1565 Winnipeg Street, being Plan AG4178, Block 16, Lots 40 - 
43 and Plan DM5186, Block 16, Lots  1- 5, in the Dewdney Place Subdivision, subject to 
the following development standards and conditions: 

 
a. The development shall generally be consistent with the plans attached to this 

report as Appendix A-3.1 dated September 26, 2020, A-3.2 dated November 26, 
2020 and A-3.3 dated December 22, 2020 inclusive, prepared by Paula 
Bannerman Designs; 

 
b. The subject lots shall be parcel tied or consolidated; and 

 
c. Except as otherwise required by this approval, the development shall comply with 

all applicable standards and regulations in Regina Zoning Bylaw No. 2019. 

 

2. Authorize the Development Officer to issue a development permit with respect to the 
application, subject to the applicant making payment of any applicable fees or charges 
and entering into a development agreement if one if required. 

 

3. Approve these recommendations at its March 10, 2020 meeting. 
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ISSUE 

 
The applicant, Ken MacMurchy of ABA Coffee Holdings Ltd., proposes to develop a portion 
of vacant lands at 1565 Winnipeg Street to accommodate a walk-up and drive-through only 
coffee shop, to which a “Drive-Through, Accessory” is a discretionary use in the IL – 
Industrial Light Zone. 
 
All properties in the city of Regina are assigned a zoning designation under The Regina 
Zoning Bylaw, 2019 (Zoning Bylaw). Within each zoning designation, land use is permitted, 
not permitted (i.e. prohibited) or discretionary. Discretionary uses require a public and 
technical process and review by the Regina Planning Commission and City Council's 
approval to proceed.  
 
This application is being considered pursuant to The Planning and Development Act, 2007 
(Act); Design Regina: The Official Community Plan Bylaw No. 2013-48 (OCP) and the 
Zoning Bylaw, including suitability based on the prescribed evaluation criteria for 
discretionary uses established in Part IE.3. The proposal has been assessed and deemed 
to comply with all applicable policies, regulations and standards.  
 
Pursuant to subsection 56(3) of the Act, City Council may establish conditions for 
discretionary uses based on the nature of the proposal (e.g. site, size, shape, the 
arrangement of a building) and aspects of site design (e.g. landscaping, site access, 
parking, loading), but not including architectural details.  
 

IMPACTS 

 
Financial Impacts 
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 new 
infrastructure or changes to existing infrastructure that may be required to directly or 
indirectly support any proposed development that may follow, in accordance with City 
standards and applicable legal requirements. 
 
Accessibility Impacts 
As per the Zoning Bylaw, Chapter 6, subpart 5B.6.2(1), a minimum of two per cent of the 
required number of parking stalls shall be provided in the form of accessible parking stalls in 
the Industrial Light zone. As no parking stalls are required by the total floor area of the 
proposed building, no accessible parking stalls are required. However, one has been 
proposed by the applicant. 
 
Environmental Impacts 
The City of Regina has a community goal of achieving net zero emissions and sourcing of 
net zero renewable energy by 2050. In support of this, City Council has asked 
Administration to provide energy and greenhouse gas implications of recommendations so 
that they can evaluate the climate impacts of their decisions. Drive-through establishments 
are known to contribute to the amount of vehicle idling in communities which increases 
carbon emissions.  Differences in wait times and traffic volume make it difficult to quantify 
exact fuel consumption and greenhouse gas emissions. However, using industry estimates, 
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Administration has calculated that vehicle idling at this drive-through will consume 
approximately 9,000 litres of fuel per year (82,000 kWh of energy) which would produce an 
additional 20 tonnes of CO2e emissions. For context, this is equivalent to the average 
yearly amount of emissions generated by 5 vehicles. There is currently no policy or bylaw 
restricting vehicle idling in the city. 
 
Policy / Strategic Impacts 
The proposed development supports the following goals, policies and objectives of Part A of 
the OCP: 
 

 Section C: Growth Plan - Goal 3: Enhance the city’s urban form through intensification 
and redevelopment of existing built-up areas. 

 
This area is within the intensification area of OCP Map 1C. The proposal will see the 
redevelopment of an under-utilized vacant lots to an active commercial use. 
 

 Section D5, Goal 4 – Employment Uses: Provide appropriate location and development 
opportunities for a full range of industrial, commercial and institutional activities. 

o Policy 7.23 Protect industrial lands by avoiding re-designations of industrial 
areas, except where the City determines that a different land use is more 
beneficial. 

o Policy 7.24 Within industrial areas, permit supporting services or amenities that 
complement industrial uses or cater to industrial employees or customers. 
 

As a discretionary use, Council is provided with the discretion to determine the suitability of 
the proposed development, evaluated based on the criteria prescribed in Part 1E.3 of the 
Zoning Bylaw. The proposal aligns with all other development standards outlined by the 
Zoning Bylaw No. 2019-19. 
 
The proposed development will provide an added amenity that will be readily accessible to 
the local area's employees and customers. 
 

 Section D10, Goal 2 – Economic Growth: Optimize the economic development potential 
of Regina, the region and the Province of Saskatchewan. 

o Policy 12.5.1: Identifying and leveraging opportunities to expand existing 
industries. 

 

 Section D10, Goal 3 – Economic Generators: Cultivate entrepreneurship and support 
economic generators. 

o Policy 12.7: Encourage innovative options to support and incubate new 
entrepreneurs and commercial ventures 

 Policy 12.7.1 Encourage the development and commercialization of new 
ideas that have to potential to diversify the economy 

 
The development will be one of the first walk-up and drive-through only coffee shop 
establishments in Regina and will foster further economic innovation within the city and a 
service for nearby businesses and residents. 
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OTHER OPTIONS 

 
Alternative options would be:  
 
1. Approve the application with specific amendments to the plan. 

 
2. Refer the application back to Administration. If City Council has specific concerns with 

the proposal, it may refer it back to Administration to consider further recommendations 
and direct that the report be reconsidered by Planning Commission or brought back 
directly to Council following such further review. Referral of the report back to 
Administration will delay approval of the development until requested information has 
been gathered, or changes to the proposal have been made. 

 
3. Deny the application. Development of “Drive-Through, Accessory” land use will not 

proceed on the subject property if City Council rejects the application. 
 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting when the application is 
considered. Public notice of Council’s consideration of this application is given in 
accordance with The Public Notice Policy Bylaw, 2020. The applicant will receive written 
notification of the Council’s decision in accordance with The Act. 
 

DISCUSSION 

 
Proposal 
The applicant proposes to develop a ‘Drive-thru Accessory” (coffee shop) that will provide 
services by a walk-up window and drive-through only. The proposed building will house the 
coffee establishment operations and will not include customer access or seating inside.  
 
The proposed site plan, elevations and landscape plan are provided as Appendix A-3.1 to 
A-3.3. 
 
Consideration 
As per the Zoning Bylaw, the subject property is zoned IL - Industrial Light Zone. The 
proposed coffee shop building is 31.22 square metres in area. The proposed development 
is classified under the land use “Food & Beverage, Restaurant” as a permitted use, in which 
an associated “Drive-Through, Accessory” is a discretionary use within the zone. Permitted 
uses are evaluated through the administrative approval process and do not require Council 
approval. 
 
Services to the public will be provided via a walk-up window and drive-through. A drive-
through is classified under the land use “Drive-Through, Accessory” and is considered a 
discretionary use.  
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The Zoning Bylaw require a parking stall be provided on site for every 175 square metres of 
gross floor area. Two per cent of the required parking must also be allocated as accessory 
parking. The scale of the establishment does not require standard or accessory parking 
under the Zoning Bylaw. However, the proposed development will provide a total of 13 
parking stalls including one accessible stall on site. 
 
The proposal meets all criteria in the City's Design Standard. The proposed development is 
anticipated to create less than 100 vehicles per hour, which is the City's threshold for 
requiring a Transportation Impact Assessment (TIA), therefore, no TIA was completed. As 
the proposed development utilizes existing vehicle access points and crossings, provides 
sufficient drive-through queuing space for vehicles on site and does not include customer 
seating, it is anticipated that there will be no conflict with traffic-flow and surrounding road 
networks. The Zoning Bylaw does not include requirements or restrictions pertaining to the 
number of queuing spaces for “Drive-Through, Accessory”. 
 
The land use and zoning related details of this proposal are summarized in the following 
table:  
 

Land Use Details Existing Proposed 

Zoning IL – Industrial Light No Change 

Land Use Vacant Lot “Drive-Through, Accessory”  
(Discretionary) 

 
“Food & Beverage, Restaurant” 

(Permitted) 

Building Area None 31.22 square metres 

 

Zoning Analysis Required  Proposed 

Number of Parking Stalls  None 
(One stall is required 

per 175 square metres 
of total floor area) 

13  
total parking stalls on site 

Minimum Lot Frontage (m) 30 33.78  

Minimum Lot Area (m2) 200  1580.39  

Maximum Site Coverage 50% 2% 

Maximum Building Height 
(m) 

15 3.81  

Minimum Landscape Area 
(m2) 

79.02 
(5% of lot area) 

79.02  

 
The parcels of land associated with the proposal, as shown in Appendix A-2, are currently 
vacant. The surrounding land uses (Appendix A-1) include a variety of light industrial and 
commercial activity in all directions, with Winnipeg Street to the west and Dewdney Avenue 
to the north of the property. 
 
Based on Administration’s evaluation of the proposal for land use, development standards 
and criteria established in Part 1E.3 of the Zoning Bylaw, the development is suitable at the 
proposed location. No adverse impacts have been identified. 
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Community Engagement 
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the proposed development received 
written notice of the application, and a public notification sign was posted on the subject 
site. A summary of public feedback and Administration’s response is provided in Appendix 
B. 
 

DECISION HISTORY 

 
City Council’s approval is required pursuant to Part V of The Planning and Development 
Act, 2007. 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
 
Prepared by: Linda Huynh, City Planner II 
 

ATTACHMENTS 
Appendix A-1 (Subject Property Map) 

Appendix A-2 (Aerial Map) 

Appendix A-3.1 (Site Plan) 

Appendix A-3.2 (Building Elevations) 

Appendix A-3.3 (Landscape Plan) 

Appendix B (Public Comment) 













Appendix B 

 

Public Consultation Summary 

 

Response Number of 

Responses 

Issues Identified  

Completely 

opposed 
1 

1. This is an already congested intersection, and the 

proposal will impact safety and traffic flow along a busy 

street. 

 

2.  There are already too many coffee shops in the vicinity 

of this site (Eg, Tim Hortons at Winnipeg & Ross, and 

Park & Dewdney)  

Accept if many 

features were 

different 

1 

A coffee shop in this area would be great and are in favour of 

drive-throughs in general.  

1. There are concerns about the impact on traffic, 

specifically: 

a. Enough queuing space provided for the drive-

through  

b. Traffic management of vehicles exiting left 

(towards the south) onto Winnipeg Street from 

the site. 

Accept if one or 

two features were 

different 

0 N/A 

I support this 

proposal 
0 N/A 

 

 

1. Issue: Traffic Flow Impact 

 

Administration’s Response: 

Due to the size/scale of the proposed development, it is anticipated that there will be 

sufficient queuing spaces provided by the site to account for any increase in traffic. 

Additionally, the use of existing vehicle access and crossing has been incorporated as part of 

this proposal. As no new access points are being proposed at this time, there are no additional 

changes required. 

 

In summary, it is anticipated that there will be no conflict with traffic-flow and surrounding 

road network. 

 

2. Issue: Proximity to Similar Land Use 

 

Administration’s Response: 

The Zoning Bylaw does not regulate separation distances between businesses of this type. 

Application are considered on a site by site basis for compliance with the land use and 

development standards of the Zoning Bylaw. 

 

Therefore, no conflict concerning land use was identified at this time. 
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1905 E. Redbear Avenue - Discretionary Use - PL202000227 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-21 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 
1. Approve the discretionary use application for a proposed Assembly, Recreation use, 

located at 1905 E. Redbear Avenue, being Plan 73R077003 Block 45 Lot K, in the 
Industrial Ross Subdivision, subject to the following development standards and 
conditions: 

 
a. The development shall generally be consistent with the plans attached to this report 

as Appendix A-3.1 to A-3.3 dated November 2020 inclusive, prepared by Jason 
Gilchuk of Gilchuk Design and Drafting; and 

 
b. Except as otherwise required by this approval, the development shall comply with all 

applicable standards and regulations in Regina Zoning Bylaw No. 2019-19. 
 
2. Authorize the Development Officer to issue a development permit with respect to the 

application, subject to the applicant making payment of any applicable fees or charges 
and entering into a development agreement if one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 
 

ISSUE 

 
The applicant, Thomas King on behalf of Regina Squash Centre Ltd., and owner John 
Gross of JPG Holdings Inc., proposes to develop a vacant unit within the existing building at 
1905 E. Redbear Avenue to accommodate an indoor squash court facility. This is classified 
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as an “Assembly, Recreation” use, which is a discretionary use in the IL – Industrial Light 
Zone. 
 
All properties in the city of Regina are assigned a zoning designation under The Regina 
Zoning Bylaw, 2019-19 (Zoning Bylaw). Within each zoning designation, land use can be 
permitted, not permitted (i.e. prohibited) or discretionary. Discretionary uses require a public 
and technical process review by the Regina Planning Commission, and City Council's 
approval to proceed.  
 
This application is being considered pursuant to The Planning and Development Act, 2007 
(Act); Design Regina: The Official Community Plan Bylaw No. 2013-48 (OCP) and the 
Zoning Bylaw, including suitability based on the prescribed evaluation criteria for 
discretionary uses established in Part IE.3. The proposal was assessed and deemed to 
comply with all applicable policies, regulations and standards.  
 
Pursuant to subsection 56(3) of the Act, City Council may establish conditions for 
discretionary uses based on the nature of the proposal (e.g. site, size, shape, arrangement 
of a building) and aspects of site design (e.g. landscaping, site access, parking, loading), 
but not including architectural details.  
 

IMPACTS 

 
Financial Impacts 
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 new or 
changes to existing infrastructure that may be required to directly or indirectly support any 
proposed development that may follow, in accordance with City standards and applicable 
legal requirements. 
 
Accessibility Impacts 
The existing site does not require an accessible parking stall; however, one has been 
provided. 
 
Policy / Strategic Impacts 
The proposed development supports the following goals, policies and objectives of Part A of 
the OCP: 
 

 Section C: Growth Plan - Goal 3: Intensification: Enhance the city’s urban form through 
intensification and redevelopment of existing built-up areas. 

 
This area is within the intensification area of OCP Map 1c. The proposal will see the 
redevelopment of a vacant unit for recreational use. 
 

 Section D5, Goal 4: Provide appropriate locations and development opportunities for a 
full range of industrial, commercial and institutional activities.  

o Policy 7.24 Within industrial areas, permit supporting services or amenities that 
complement industrial uses or cater to industrial employees or customers. 
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On July 17, 2019, the Zoning Bylaw No. 2019-19 was brought forward to Council for 
adoption, which included changes to “Assembly, Recreation” (formerly “Recreational 
Service Facility”) in the IH – Industrial Heavy Zone from permitted to discretionary. 
 
As a discretionary use, Council is provided with the discretion to determine the proposed 
development's suitability and evaluated based on the criteria prescribed in Part 1E.3 of the 
Zoning Bylaw. The proposal aligns with all other development standards outlined by the 
Zoning Bylaw. 
 
The development will provide an opportunity to offer an additional recreational facility for 
Regina residents. 
 

OTHER OPTIONS 

 
Alternative options would be:  
 

1. Approve the application with specific amendments to the plan. 
 

2. Refer the application back to Administration. If City Council has specific concerns 
with the proposal, it may refer it back to Administration to consider further 
recommendations and direct that the report be reconsidered by Planning 
Commission or brought back directly to Council following such further review. 
Referral of the report back to Administration will delay approval of the development 
until requested information has been gathered or changes to the proposal have 
been made. 

 
3. Deny the application. Development of an “Assembly, Recreation” land use will not 

proceed on the subject property if City Council rejects the application. 
 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting where the application is 
considered. Public notice of City Council’s consideration of this application will be given in 
accordance with The Public Notice Policy Bylaw, 2020. The applicant will receive written 
notification of City Council’s decision in accordance with The Act.  
 

DISCUSSION 

 
Proposal 
The applicant proposes to develop a vacant unit within the existing building to 
accommodate an “Assembly, Recreational” use (squash court facility) that will provide three 
squash courts. The proposed site plan, main floor plan and second-floor plan are included 
as Appendix A-3,1, A-3.2 and A-3.3. 
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Consideration 
The subject property is currently zoned IH - Industrial Heavy Industrial Zone, in which 
“Assembly, Recreation” use is discretionary. The existing building has a gross floor area of 
748.24 square metres and includes a contractor warehouse. 
 
Within the unit proposed for the squash court facility, the main floor (Appendix A-3.2) is 371. 
6 square metres in area and will include a total of three squash courts, an accessible 
washroom, reception and office space, as well as a mechanical room. The second floor 
(Appendix A-3.3) is 60.59 square metres in area and includes change rooms. The gross 
floor area of the unit will be approximately 432.19 square metres. A total of eight parking 
stalls, including an accessible parking stall, are available on site.  
 
The surrounding land uses (Appendix A-2) include commercial and industrial activity in all 
directions. To the southwest of the site, an existing “Assembly, Recreation” facility and an 
off-leash dog park are within walking distance. Immediately abutting the west and east of 
the property are undeveloped parcels of land. 
 
The land use and zoning related details of this proposal are summarized in the following 
table:  
 

Land Use Details Existing Proposed 

Zoning IH – Industrial Heavy IH – Industrial Heavy 

Land Use Vacant Unit “Assembly, Recreation”  
(Discretionary) 

 

Unit Area 432.19 square metres No Change 

 

Zoning Analysis Required  Existing 

Number of Parking Stalls  Five 
(One stall is required per 

175 square metres of total 
floor area) 

 Eight parking stalls for 
existing development 

 
Based on Administration’s evaluation of the proposal for the land use, development 
standards, and criteria established in Part 1E.3 of the Zoning Bylaw, the development is 
suitable at the proposed location. No adverse impacts have been identified. 
 
Community Engagement 
In accordance with the public notice requirements of The Public Notice Bylaw, 2020, 
neighbouring property owners within 75 metres of the purposed development received 
written notice of the application and a sign was posted on the subject site. Administration 
did not receive comments from the public through this outreach. 
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DECISION HISTORY 

City Council’s approval is required pursuant to Part V of The Planning and Development 
Act, 2007. 
 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
 
Prepared by: Linda Huynh, City Planner II 

 

ATTACHMENTS 
Appendix A-1 (Subject Property map) 

Appendix A-2 (Aerial Photo) 

Appendix A-3.1 (Site Plan) 

Appendix A-3.2 (Floor Plan - Main Level) 

Appendix A-3.3 (Floor Plan - Second Level) 
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1802 E. Stock Road - Discretionary Use - PL202000241 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-23 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 
1. Approve the discretionary use application for a proposed Assembly, Recreation, 

located at 1802 E. Stock Road, being Plan 101955427 Ext 2 Block 41A, in the 
Industrial Ross Subdivision, subject to the following development standards and 
conditions: 

 
a. the development shall generally be consistent with the plans attached to this report 

as Appendix A-3.1 and A-3.2; and 
 

b. except as otherwise required by this approval, the development shall comply with 
all applicable standards and regulations in Regina Zoning Bylaw No. 2019. 

 
2. Authorize the Development Officer to issue a development permit subject to the 

applicant making payment of any applicable fees or charges and entering into a 
development agreement if one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 

 

ISSUE 

 
The applicant, Kathy Peters, on behalf of Queen City Volleyball Club Inc. (c/o Rick Stewart, 
Colliers International Inc.), proposes to develop a vacant unit within the existing building at 
1802 E. Stock Road to accommodate an indoor volleyball training facility for female youth 
ages 13 to 18. An “Assembly, Recreation” use is a discretionary use in the IL – Industrial 
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Light zone. 
 
All properties in the city of Regina are assigned a zoning designation under The Regina 
Zoning Bylaw, 2019 (Zoning Bylaw). Within each zoning designation, land use can be 
permitted (i.e. prohibited), not permitted or discretionary. Discretionary uses require public 
and technical process, review by the Regina Planning Commission and City Council's 
approval to proceed.  
 
This application is being considered pursuant to The Planning and Development Act, 2007 
(Act); Design Regina: The Official Community Plan Bylaw No. 2013-48 (OCP) and the 
Zoning Bylaw, including suitability based on the prescribed evaluation criteria for 
discretionary uses established in Part IE.3. The proposal has been assessed and deemed 
to comply with all applicable policies, regulations and standards.  
 
Pursuant to subsection 56(3) of the Act, City Council may establish conditions for 
discretionary uses based on the nature of the proposal (e.g. site, size, shape, arrangement 
of a building) and aspects of site design (e.g. landscaping, site access, parking, loading), 
but not including architectural details.  

 
IMPACTS 

 
Financial Impacts 
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 new or 
changes to existing infrastructure that may be required to directly or indirectly support any 
proposed development that may follow, in accordance with City standards and applicable 
legal requirements. 
 
Accessibility Impacts 
The existing site requires one accessibile stall, however includes three accessible stalls on 
site. 
 
Policy / Strategic Impacts 
The proposed development supports the following goals, policies and objectives of Part A of 
the OCP: 
 

 Section C: Growth Plan - Goal 3: Intensification: Enhance the city’s urban form through 
intensification and redevelopment of existing built-up areas. 

 
This area is within the intensification area of OCP Map 1c. The proposal will see the 
redevelopment of a vacant unit for recreational use. 
 

 Section D5, Goal 4: Provide appropriate locations and development opportunities for a 
full range of industrial, commercial and institutional activities.  

o Policy 7.24 Within industrial areas, permit supporting services or amenities that 
complement industrial uses or cater to industrial employees or customers. 

 
On July 17, 2019, the Zoning Bylaw No. 2019-19 was brought forward to Council for 
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adoption, which included changes to “Assembly, Recreation” (formerly “Recreational 
Service Facility”) in the IH – Industrial Heavy Zone from permitted to discretionary. 
 
As a discretionary use, Council is provided with the discretion to determine the proposed 
development's suitability, evaluated based on the criteria prescribed in Part 1E.3 of the 
Zoning Bylaw. The proposal aligns with all other development standards outlined by the 
Zoning Bylaw. 
 
The proposed development will provide an added recreational amenity to the city. 
 

 Section D10, Goal 2: Optimize the economic development potential of Regina, the 
region, and the Province of Saskatchewan 

o Policy 12.5.1: Identifying and leveraging opportunities to expand existing 
industries. 

 
The development will provide an opportunity to offer a permanent training facility for female 
volleyball athletes from ages 13-18 and contribute to recreational amenity in the community. 
 

OTHER OPTIONS 

 
Alternative options would be:  
 
1. Approve the application with specific amendments to the plan. 

 
2. Refer the application back to Administration. If City Council has specific concerns with 

the proposal, it may refer it back to Administration to consider further recommendations 
and direct that the report be reconsidered by Planning Commission or brought back 
directly to Council following such further review. Referral of the report back to 
Administration will delay approval of the development until the requested information has 
been gathered or changes to the proposal have been made. 

 
3. Deny the application. Development of an “Assembly, Recreation” land use will not 

proceed on the subject property if City Council rejects the application. 
 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting when the application will be 
considered. Public notice of Council’s consideration of this application is given in 
accordance with The Public Notice Policy Bylaw, 2020. The applicant will receive written 
notification of Council’s decision in accordance with the Act. 
 

DISCUSSION 

 
Proposal 
The applicant proposes to develop a vacant unit within the existing building to 
accommodate an “Assembly, Recreation” use (volleyball training facility) for female youth 
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ages 13 to 18. The facility will include a total of three indoor volleyball courts.  
 
The proposed site plan and floor plan have been provided as Appendix A-3.1 and A.3.2. 
 
Consideration 
The subject property is currently zoned IH - Industrial Heavy Industrial, in which an 
“Assembly, Receration” use is discretionary. The subject property (Appendix A-1) currently 
consists of a building with a gross floor area of 4,729 square metres. Existing land use 
within the building includes supplies wholesale and distribution, offices, warehousing and a 
vacant unit. 
 
The unit is 1197.75 metres squared in area and will include a total of three volleyball courts 
and washroom facilities (Appendix A-3.2). 63 parking stalls, including three accessible 
parking stalls, are available on site (Appendix A-3.1). Six short-term bicycle stalls will be 
provided near the entry of the unit. 
 
The land use and zoning related details of this proposal are summarized in the following 
table:  
 

Land Use Details Existing Proposed 

Zoning IH – Industrial Heavy IH – Industrial Heavy 

Land Use Vacant Unit “Assembly, Recreation”  
(Discretionary) 

Building Area (m2) 4,729 No Change 

Unit Area (m2) 1197.75  No Change 

 

Zoning Analysis Required  Provided 

Number of Parking Stalls  27 parking stalls 
(One stall is required per 

175m2 of total floor area) 

63 parking stalls for existing 
development 

Number of Bicycle Stalls Mimimum six short term 
stalls 

Six short term stalls to be 
accommodated (bike rack) 

 
The subject property is located to the southeast intersection of Solomon Drive and Stock 
Road, where the surrounding land uses primarily include industrial and commercial activities 
in all directions (Appendix A-2). Lands immediately to the north of the property are vacant. 
 
Based on Administration’s evaluation of the proposal concerning the land use, development 
standards, and criteria established in Part 1E.3 of the Zoning Bylaw, the development is 
suitable at the proposed location. No adverse impacts have been identified. 
 
Community Engagement 
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the proposed development received 
written notice of the application and a sign was posted on the subject site. Administration 
did not receive comments from the public through this outreach. 
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DECISION HISTORY 

 
Council Approval is required pursuant to Part V of The Planning and Development Act, 
2007. 
 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
 
Prepared by: Linda Huynh, City Planner II 
 

ATTACHMENTS 
Appendix A-1 (Subject Property Map) 

Appendix A-2 (Aerial Map) 

Appendix A-3.1 (Site Plan) 

Appendix A-3.2 (Floor Plan) 
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1768 Quebec Street - Zoning Bylaw Amendment - PL202000185 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-24 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 

 

1. Approve the application to rezone the subject property located at 1768 Quebec 
Street, being Lot 23-Blk/Par 294-Plan OLD33 Ext 0 and Lot 43-Blk/Par 294-Plan 
101299440 Ext 28 from RL – Residential Low-Rise Zone to ML - Mixed Low-Rise 
Zone. 
 

2. Instruct the City Solicitor to prepare the bylaw(s) required to give effect to the 
recommendations, to be brought forward to the meeting of City Council following 
approval of the recommendations by City Council. 

 
3. Approve these recommendations at its March 10, 2021 meeting. 

 

ISSUE 

 
The applicant, William Neher, on behalf of Richardson Duffy Holdings Ltd., proposes an 
amendment to the Regina Zoning Bylaw, 2019 by rezoning the property located at 1768 
Quebec Street, from RL - Residential Low Rise Zone to ML - Mixed Low Rise Zone to 
legally develop the parking lot to City standards. The subject property is presently being 
used as a parking lot for the adjacent medical clinic, although it has not been approved and 
is not permitted in the RL - Residential Low-Rise Zone. 
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A property owner can submit an application to change the zoning designation of their 
property, which requires an amendment to The Regina Zoning Bylaw, 2019 (Zoning Bylaw). 
Subsequently, it requires review by the Regina Planning Commission (RPC) and approval 
of the amendment by the City Council. This application includes a public and technical 
review process in advance of consideration by RPC and Council.  

 
This application is being considered pursuant to the Planning and Development Act, 2007 
(Act); Design Regina: The Official Community Plan Bylaw 2013-48 (OCP) and Zoning 
Bylaw. The proposal has been assessed and is deemed to comply with the Act, OCP and 
the Zoning Bylaw. 

 
IMPACTS 

 
Financial Impact 
The applicant will be responsible for the cost of any additions 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.  

 
Policy/Strategic Impacts 
The proposed development does not conflict with any OCP policies and is consistent with 
the following OCP goals/policies: 

 
 OCP Part B.8 Core Area Neighbourhood Plan: Implementation, to enhance the area 

there is a need for zoning to:  
o c) introduce more appropriate commercial zoning on sites adjacent to residential 

areas 

 
OTHER OPTIONS 

 
Alternative options would be: 

 
1. Approve the application with specific amendments to the site plan. 

 
2. Refer the proposal back to Administration. If City Council has specific concerns with the 

proposal, it may refer the application back to Administration for further review and direct 
that the report be reconsidered by Planning Commission or brought directly back to 
Council following such review. Referral of the report back to Administration will delay the 
rezoning of the property until requested information has been gathered or changes to 
the proposal have been made and until then, the parking use will not be permitted. 

 
3. Deny the application. Existing use as a parking lot for the adjacent medical clinic, 

although it has not been approved, would be required to cease operations through land 
use enforcement procedures. Future use of the property would be required to comply 
with the requirements of the RL - Residential Low-Rise Zone. 
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COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting when the application will be 
considered. Public notice of the public hearing required at Council when considering the 
proposed bylaw will be given in accordance with The Public Notice Policy Bylaw, 2020.  

 
DISCUSSION 

 
The applicant proposes an amendment to the Zoning Bylaw by rezoning the subject 
property located at 1768 Quebec Street from RL - Residential Low-Rise Zone to ML - Mixed 
Low-Rise Zone. The subject property is presently being used as a parking lot for an 
adjacent medical clinic, although it has not been approved and is not permitted in the 
exisiting RL - Residential Low-Rise Zone. 

 
Before being used as a parking lot, the City issued a demolition permit in August 2013 for a 
residential building at this location. The residential building was demolished, and the lot has 
been vacant but has been used as an unauthorized parking lot for the medical clinic. If the 
Council approves the rezoning, the subject property will be developed as a parking lot and 
function as an accessory use parking for the medicial clinic exclusively, as shown in 
Appendix A-3. The owner of the medical clinic also owns the subject property. 

 
If approved, the applicant will be required to consolidate the subject property with the 
property located at 1100 11th Avenue (medical clinic) before the issuance of a development 
permit for the subject parking lot development. The adjacent medical clinic was approved as 
a Discretionary Use (CR13-125) with four parking stalls. Under the current zoning bylaw, 
the applicant requires a minimum of two stalls for the medical clinic. However, the applicant 
has indicated that the medical clinic requires additional parking stalls to support their staff 
and customers’ parking need and relieve the dependency on on-street parking.   

 
Appendix A-3, provides the proposed parking lot plan. Parking lot approval will be through a 
separate development permit application process, subject to approval of this application.  
Surrounding land uses are residential development to the north and mixed-use 
development to the east (commercial), south (medical clinic) and the west (vehicle repair 
shop). 

 
The application was circulated to neighbouring property owners, and no comments were 
received. The application  it was circulated to The Heritage Community Association (HCA) 
for review. The Administration did attempt a second follow up with HCA, but did not receive 
comments prior to the deadline for submission of this report. 
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DECISION HISTORY 

City Council's approval is required, pursuant to Part V of The Planning and Development 
Act, 2007. 
 
 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
Prepared by: Binod Poudyal, City Planner II 
 

ATTACHMENTS 
Appendix A-1 (Subject Property Map) 

Appendix A-2 (Aerial Map) 

Appendix A-3 (Proposed Development) 

Appendix B 
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Appendix B 

 

Public Consultation Summary 

 

Response Number of 

Responses 

Issues Identified  

Completely 

opposed 
  

Accept if many 

features were 

different 

1 

- How the developer’s requirement to put up a 

barrier/fence will affect my existing fence and the 

sidewalk. 

Accept if one or 

more features 

were different 

  

I support this 

proposal 
  

Other   

 

 

1. Issue: Fence requirement: 

 

Administration’s Response: 

 The Zoning Bylaw requires aesthetic screening to a height of 1.83 metres along its 

abutting lot lines where the proposed development abuts a lot in a Residential zone.   

 

 The applicant has proposed 1.83 m high wood screen fence along the property line 

 

 City staff met with the applicant and the neighbouring property owner and the 

applicant has committed to installing the fence as well as take appropriate measure to 

protect the sidewalk in question. 
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1609 Halifax Street - Official Community Plan & Zoning Bylaw 

Amendment - PL202000229 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-25 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 
1. Amend Section 9 of Part B.8 of Design Regina: The Official Community Plan Bylaw 

No. 2013-48 by establishing the authorization for the following property to be rezoned 
to the MH - Mixed High-Rise Zone: 1609 Halifax Street, legally described as Lots 1 and 
2, Block 248, Plan No. OLD33. 

 
2. Approve the application to rezone the properties located at 1609 Halifax Street, legally 

described as Lots 1 and 2, Block 248, Plan No. OLD33, from IL - Light Industrial Zone 

to MH - Mixed High-Rise Zone. 
 
3.  Direct the City Solicitor to prepare the necessary bylaws to authorize the amendments 

to the bylaws, to be brought forward to the meeting of City Council following approval 
of the recommendations and the required public notice. 

 
4. Approve these recommendations at its March 10, 2021 meeting. 
 

ISSUE 

 
The applicant and owner (James Archibald of Arch Transco) proposes to rezone 1609 
Halifax Street (subject property) from IL - Light Industrial Zone to MH – Mixed High-Rise 
Zone to accommodate future development opportunities under the MH – Mixed High-Rise 
Zone. There is no associated development proposal with this application.  
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As per the policy of the Core Area Neighborhood Plan (Design Regina: The Official 
Community Plan Bylaw No. 2013-48 – Part B.8), the subject property is identified for light 
industrial land use. The proposed rezoning, therefore, would require an amendment to 
Section 9 of the Core Area Neighbourhood Plan, as the Regina Zoning Bylaw 2019-19 
(Zoning Bylaw) must be in conformity with the Design Regina: The Official Community Plan 
Bylaw No. 2013-48 (OCP).  
 
Property owners can submit applications to change the zoning designation of their property. 
This requires an amendment to the Zoning Bylaw and requires review by Regina Planning 
Commission (RPC) and approval of the amendment by City Council. Amendments to the 
OCP also require Council approval and in addition, require Ministerial approval by the 
Minister of Municipal Affairs. These applications include a public and technical review 
process in advance of consideration by RPC and Council. 
 
This application is being considered pursuant to the Planning and Development Act, 2007  
(Act); OCP and Zoning Bylaw. The proposal has been assessed and is deemed to be in 
compliance with the Act, OCP (Part A) and the Zoning Bylaw. 
 
IMPACTS 

 
Financial Impacts 
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 new or 
changes to existing infrastructure that may be required to directly or indirectly support any 
proposed development that may follow, in accordance with City standards and applicable 
legal requirements. 
 
Policy/Strategic Impact 
The proposed land-use re-designation (from Light Industrial to Mixed-Use) is consistent with 
the following OCP – Part A goals/policies: 
 

 Section C, Goal 3, Policy 2.7: Direct future growth as either intensification on or 
expansion into lands designated to accommodate a population of approximately 
300,000, in accordance with Map 1 – Growth Plan. 
 

 Section D5, Goal 2, Policy 7.7; 7.7.4: Collaborate with stakeholders to enhance the City 
Centre … by: Supporting the development of a mixed-use environment, with design and 
density emphasis adjacent to major corridors and public spaces. 

 

 Section D5, Goal 1, Policy 13.6: Encourage intensification as a means to revitalize and 
renew neighbourhoods and existing community resources. 

 
The subject property is located within Regina’s City Centre, close to Saskatchewan Drive, 
which is a major corridor, and close to the Downtown. The rezoning will accommodate 
future commercial and/or mixed-use urban development to support the City Centre’s role as 
a hub of commercial and residential activity within Regina.  
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OTHER OPTIONS 

 
Alternative options would be: 

 
1. Refer the applications back to Administration. If City Council has specific concerns with 

the proposal, it may refer it back to Administration for further review and direct that the 
applications be brought back to Regina Planning Commission or brought back directly to 
City Council for reconsideration following such review. Referral of the report back to 
Administration will delay approval of the bylaws until the requested information has been 
gathered or changes to the proposal have been made.  

 
2. Deny the application. The zoning and OCP amendments on the subject property will not 

proceed if City Council denies the application. 
 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting when the application will be 
considered. Public notice of the public hearing to be conducted upon consideration of the 
proposed bylaws, will be given in accordance with The Public Notice Policy Bylaw, 2020. 
The applicant will receive written notification of City Council’s decision. 
 
DISCUSSION 

 
Proposal 
The applicant proposes to rezone the subject property from IL – Light Industrial Zone to MH 
– Mixed High-Rise Zone. The applicant has indicated that the intent of the proposed 
rezoning is to accommodate greater land-use flexibility, as the existing IL – Light Industrial 
Zone has limitations, including restrictions where a property abuts a commercial or 
residential property. For example, food service-related uses are prohibited from being sold 
in the IL – Light Industrial Zone when within 100 metres of a residential or mixed-use lot.  
 
In addition, an amendment to the Core Area Neighbourhood Plan is being requested by the 
applicant. The amendment would change the land-use designation of the subject property 
from Light Industrial use to Mixed-Use. This amendment is required as the Zoning Bylaw 
must not be in conflict with the OCP.  
 
The subject property currently consists of a car wash, located at 1609 Halifax Street, and is 
bordered on the east and south by properties zoned MH – Mixed High-Rise Zone. The 
subject property is within the Regina City Centre and the boundary of Regina Downtown 
Business Improvement District. It is in close proximity to the Saskatchewan Drive Corridor, 
which is a diversifying corridor that links the Downtown with other key areas in the City 
Centre. The subject properties are located along the northern edge of the Heritage 
Neighbourhood; to the west and east is a mix of commercial and light industrial land uses. 
Additional light industrial land uses, including the Canadian Pacific Railway main rail line, 
are located to the north. The remainder of this block was rezoned from IL – Light Industrial 



-4- 

 

Page 4 of 5  RPC21-25 

Zone to MH – Mixed High-Rise Zone on February 26, 2020 (CR20-13). 
 
Policy Analysis 
The proposed rezoning to the MH - Mixed High-Rise Zone conflicts with the Core Area 
Neighbourhood Plan, as the MH - Mixed High-Rise Zone allows for a mix of commercial and 
residential development while the applicable designation of the Core Area Neighbourhood 
Plan limits land-use, of the subject properties, to light industrial. Although there is a policy 
conflict, the proposed rezoning is in alignment with current development trends in this 
portion of the Heritage neighbourhood and is in alignment with OCP – Part A, which 
supports the enhancement and diversification of the City Centre. It should also be noted 
that the Core Area Neighbourhood Plan is over 30 years old and will be reviewed and 
updated in the coming years, tentatively scheduled for 2024. The new Plan will consider the 
future location for land use based on current needs and conditions. 
 
The OCP contains Policy 7.3 which states: “Protect industrial lands by avoiding re-
designations of industrial areas, except where the City determines that a different land use 
is more beneficial.” The Administration has considered this policy and supports a 
resignation in this situation for the following reasons: 
 

 As these parcels are located adjacent to the downtown, they present an opportunity to 
develop mixed-use within the City Centre in support of contrinbuting to the downtown as 
a neighbourhood. 

 The site is relatively small and current contains non-industrial uses. As such, it has 
limited opportunity to attract industrial users.  

 This parcel is the last remaining parcel on the block to be zoned industrial. Therefore, 
Administration’s position is that there is limited industrial potential to this site. 

 
MH – Mixed High-Rise Zone is appropriate for the subject property given its relative near 
proximity to other mixed-use zoning and development and its relationship to commercial 
development in the Downtown. 
 
Land-Use Analysis 
The proposed rezoning is deemed to be compatible with surrounding commercial uses to 
the south, west, and east and the industrial land-uses to the north. As the rest of the block 
was rezoned from industrial to mixed-use in 2020, this rezoning would result in the entire 
block having the same zoning and allow for more congruity and consistency in future 
development. 
 
Servicing 
No issues from a transportation and servicing perspective were raised at this stage; 
however, any proposed development for the subject properties will be subject to further 
review as part of the respective development/building permit application process.  
 
Community Engagement 
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the subject property received written 
notice of the application, and a sign was posted on the subject site. The City did not receive 
any comments from the public regarding the proposed development. 
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The Heritage Community Association and the Regina Downtown Business Improvement 
District were both consulted, and both submitted letters indicating their support for the 
applications. These letters are included as Appendices B and C to this report.  
 
DECISION HISTORY 

 
City Council’s approval is required pursuant to Part V of The Planning and Development 
Act, 2007. 

 
Respectfully Submitted, Respectfully Submitted, 

 
 
Prepared by: Michael Sliva, City Planner II 

 

ATTACHMENTS 
Appendix A-1 

Appendix A-2 

Appendix B 

Appendix C 
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5100 E. - 5180 E. Green Jewel Boulevard - Zoning Bylaw Amendment - 

PL202000243 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-26 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 

1. Approve the Zoning Bylaw amendment application to rezone Lots 29 - 49, Block 52, 
Plan 102293951 located at 5100 E. – 5180 E. Green Jewel Boulevard in the Greens 
on Gardiner Subdivision to apply the LA - Lane Access Overlay Zone. 
 

2. Direct the City Solicitor to prepare the necessary bylaws to authorize the amendment 
to the bylaw, to be brought forward to the meeting of City Council following approval 
of the recommendations and the required public notice. 

 
3. Approve these recommendations at its March 10, 2021 meeting. 

 

ISSUE 

 
The applicant and the property owner, Chuka Creek Developers Ltd., proposes to apply the 
LA - Lane Access Overlay Zone over an existing RL – Residential Low-Rise Zone. The 
subject properties back onto an existing lane. The Regina Zoning Bylaw, 2019-19 (Zoning 
Bylaw) restricts front parking when there is rear lane access; however, the LA – Lane 
Access Overlay Zone is intended to allow flexibility regarding front and lane access to 
residential lots. The applicant is seeking the LA – Lane Access Overlay Zone to 
accommodate townhouses with front-attached (two-car) garages and rear-lane vehicular 
access.  
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All properties in the city of Regina are assigned a primary zoning designation under the 
Zoning Bylaw. The overlay zone applies in addition to the primary zoning designation. The 
effect is to create a new zone with both the primary and overlay zones characteristics and 
limitations.  
 
The Administration assesses proposals to apply the LA - Lane Access Overlay Zone on a 
case-by-case basis. The Zoning Bylaw recommends that it be applied on an entire block 
face through the Zoning Bylaw amendment process. The application review should evaluate 
if the specific block is appropriate for having both front and lane access while giving due 
consideration to the utilization of infrastructure, surrounding land uses, safety or other 
factors deemed necessary by the City.  
 
This application is being considered under The Planning and Development Act 2007, 
Design Regina: The Official Community Plan Bylaw 2013-48 (OCP) and the Zoning Bylaw.  
 

IMPACTS 

 
Financial Impacts 
The subject properties currently receive a full range of municipal services, including water, 
sewer and storm drainage. The owner/applicant will be responsible for the cost of any new 
or changes to existing infrastructure that may be required to directly or indirectly support 
any proposed development that may follow under the City standards and applicable legal 
requirements.  
 
Policy/Strategic Impact 
The proposal supports the following goals and objectives of Design Regina: The Official 
Community Plan Bylaw 2013-48 (OCP). 
 

 Section D6, Goal 3, Policy 8.12: Allow for flexibility and adaptability in the design and 
function of housing and consider enabling regulation to increase innovation within the 
housing stock to accommodate the changing needs of households. 

 
The subject properties were initially designed for a specific housing type with rear access 
garage. The LA – Lane Access Overlay Zone would accommodate additional flexibility and 
design options.  
 

OTHER OPTIONS 

 
Alternative options would be to: 
 

1. Approve the application with specific amendments to the proposed plan. 
 

2. Refer the proposal back to Administration. If City Council has specific concerns with 
the proposal, it may refer it back to Administration for further review and direct that 
the application be reconsidered by Planning Commission or brought back directly to 
Council following such review. Referring the application back to Administration will 
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delay the development approval until the requested information has been gathered 
or changes to the proposal have been made. 
 

3. Deny the application. The zoning amendment on the subject properties will not 
proceed if City Council denies the application. 

 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to participate as a delegation at the Council meeting when the application is 
considered following The Public Notice Policy Bylaw, 2020. The applicant will receive 
written notification of City Council’s decision. 
 

DISCUSSION 

 
Proposal 
 
The applicant and the property owner, Chuka Creek Developers Ltd., proposes to apply the 
LA - Lane Access Overlay Zone over an existing RL – Residential Low-Rise Zone. The 
applicant is seeking the LA – Lane Access Overlay Zone to accommodate townhouses with 
front-attached (two-car) garages and rear lane vehicular access.  
 
The site has 21 lots. The surrounding land uses include commercial development (Acre 21) 
to the west, high-density residential to the north and vacant residential lots to the south and 
east sides. The fronting street is classified as a collector roadway.  
 
Land-Use and Zoning  
 
The subject properties are designated as “Medium Density” in the Greens on Gardiner 
Concept Plan and are shown as having a rear lane (Appendix A-3).  
 
The primary RL – Residential Low-Rise Zone of the subject properties is intended to 
accommodate a neighbourhood environment characterized by a mixture of low-rise multi-
unit building types. The RL – Residential Low-Rise Zone regulations permit “Building, Row” 
building type if it contains a minimum of two dwelling units per building. Some common 
examples of a “Building, Row” in the RL – Residential Low-Rise Zone would be semi-
detached and townhouse-style dwellings. 
 
Lane Access Overlay  
 
The Zoning Bylaw generally restricts front parking on residential lots with rear lane access 
to reduce redundant infrastructure, support on-street parking and pedestrian mobility. The 
LA – Lane Access Overlay Zone was established to provide a zoning approach to consider 
both front and rear access on a case-by-case basis on a whole block face. The review 
process allows Administration to assess the impact based on its location and context with 
due consideration to the utilization of infrastructure, surrounding land uses, safety or other 
factors deemed necessary by the City. 
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The key regulations for lot frontage for the LA – Lane Access Overlay Zone are contained in 
Part 8M of the Zoning Bylaw. 
 

 8M.4(2): Where a lot contains a building with access to the required parking provided 
from the fronting street, the development standards of the underlying zone 
applicable to lots without rear lane access shall apply, regardless of whether the lot 
also has lane access. 
 

 8M.5: Notwithstanding the parking requirements of the underlying zone, lots with a 
lane are permitted to have access from: (a) the fronting street; (b) the lane; or (c) 
both the fronting street and the lane. 
 

This proposal would be the third instance of applying the LA – Lane Access Overlay Zone. 
Among the previous two cases, one was for a block in the Rosewood neighbourhood, 
recently considered and approved by City Council on June 24, 2020. The other one was for 
a block in the Towns neighbourhood, considered by City Council on May 27, 2020.  
 
The land use and zoning related details of this proposal are provided in the following tables: 
 

Land Use Details Existing Proposed 

Zoning RL – Residential  
Low-Rise 

RL – Residential Low-Rise + 
LA – Lane Access Overlay 

Land Use Vacant Lots Building, Row with 3-5 
dwellings per building  

 

Zoning Analysis Required  Proposed  

Min. Lot Area (m2) for 
lots without rear lane access 

200 245 – 296 

Min. Lot Frontage (m) for 
lots without rear lane access 

End Units: 7.3 
Interior Units: 6.1 

End Units: 8.247 – 7.278 
Interior Units: 6.706 – 7.315 

 
If the LA - Lane Access Overlay Zone is applied to the subject properties, as recommended 
in this report, the applicant may pursue their intended housing product - townhouses (i.e., 
Building, Row) with both front and rear vehicular access. The proposal conforms with the 
RL Zone requirements and subsection 8M.4(2) of the LA - Lane Access Overlay Zone. 
 
Projected Impact on On-Street Parking 
 
At present, Green Jewel Boulevard’s north side, directly in front of the subject properties, 
can accommodate approximately 20 on-street parking stalls. The application of LA – Lane 
Access Overlay on the subject properties will effectively remove all of these on-street 
parking stalls. This is due to the potential placement of driveways and the Traffic Bylaw 
requirement that vehicles must be parking a minimum of two metres from driveways.  
 
Green Jewel Boulevard’s south side is zoned MLM – Mixed Large Market Zone and forms 
the side property line of Acre 21 commercial development. There are no driveways on that 
side between Spring Street and Green Diamond Road. As the road width on Green Jewel 
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Boulevard is approximately 14.0 metres, designed to accommodate four lanes, there will be 
as many as 20 on-street parking stalls available on Green Jewel Boulevard’s south side 
between Spring Street and Green Diamond Road.  
 
Existing apartments in the immediate vicinity may put pressure on the on-street parking 
infrastructure. For the subject properties, there will be ample parking available on-site as 
there is parking at both the front and rear of the property. While dwellings are only required 
to have one on-site parking stall, there is space on subject properties to provide additional 
parking stalls as vehicles can park in tandem on driveways. Homeowners would also have 
the option of installing another stall on-site, as they can also access the property from the 
lane. 
 
The application can be further supported because these lots were zoned R5 – Residential 
Medium Density Zone under the previous Zoning Bylaw No.9250, which allowed 
development with front and rear vehicular access. 
 
In summary, the subdivision was designed with Green Jewel Boulevard being a collector 
roadway accommodating on-street parking on both sides of the street. However, with 
current low traffic volumes and lower projected traffic volumes in the future, the addition of 
front access driveways along this block face is considered acceptable by the City. Given 
this context, Administration recommends approval of this application. 
  
Servicing Implications 
 

The LA - Lane Overlay Zone and utilization of front access driveways were assessed from 
transportation and servicing perspectives. There are no servicing implications associated 
with this proposal. 
 
Community Engagement 
 

Following the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the proposed development received 
written notice of the application, and a public notification sign was posted on the subject 
site. Arcola East Community Association was contacted twice but did not respond. No 
comments were received from neighbouring properties. 
 

DECISION HISTORY 

 

 The subject properties originally received subdivision and Zoning Amendment 
approval under the previous Zoning Bylaw, The Regina Zoning Bylaw No. 9250, in 
April 2016 (CR16-35).  

 

 In June 2020, City Council approved an amendment to the Regina Zoning Bylaw 
2019-19, which removed the requirement that the LA – Lane Access Overlay be 
identified at the secondary plan or concept plan stage and allowed applying it on a 
case-by-case basis through zoning amendment applications (CR20-33). 
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City Council’s approval is required pursuant to Part V of The Planning and Development 
Act, 2007. 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
Prepared by: Amar Guliani, City Planner II 

 

ATTACHMENTS 
A-1 Subject Property Map 

A-2 Aerial View 

A-3 Greens on Gardiner Concept Plan 

A-4.1 Proposed Site Plan 

A-4.2 Typical Cross Section 
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2950 Chuka Boulevard -  Proposed Concept Plan and Zoning Bylaw 

Amendment - PL202000224 and PL202000223 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-27 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 
1. Approve the application to amend the Towns Concept Plan by redesignating the land 

uses within the area identified in Appendix A-4 as follows: 
 

a. From Flex-Use to a combination of Low-Density Residential, Medium Density 
Residential and Municipal Reserve. 

 
b. From Mixed-Use or High Density Residential to Low Density Residential. 

 
c. Adopt, by resolution, the proposed amended Towns Concept Plan attached as 

Appendix A-3 and circulation plan as Appendix A-6. 
 
2. Approve associated Zoning Bylaw amendment to rezone portions of lands located at 

2950 Chuka Boulevard, Blk/Par E, Plan 102289945, Ext 0 within the Towns Concept 
Plan, as shown in Appendix A-1 as follows: 
 

a. From MLM – Mixed Large Market Zone to RU – Residential Urban Zone; 
 

b. From MLM – Mixed Large Market Zone to RL - Residential Low Rise Zone; 
 

c. From MLM – Mixed Large Market Zone to PS – Public Service Zone; and  
 

d. Apply LA - Lane Access Overlay Zone to a portion of proposed RU – Residential 
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Urban Zone. 
 
3. Instruct the City Solicitor to prepare the necessary bylaw(s) to give effect to the 

recommendations, to be brought forward to the meeting of City Council following 
approval of the recommendations and the required public notice. 

 
4. Approve these recommendations at its March 10, 2021 meeting. 
 

ISSUE 

 
The applicant, Dream Asset Management Corporation, proposes an amendment to the 
Towns Concept Plan combined with associated Zoning Bylaw amendment to accommodate 
low and medium-density residential development. The applicant is also proposing a LA - 
Lane Access Overlay Zone to allow front and lane vehicle access to some residential lots as 
labelled on Appendix A-1 and A-2. The subject properties back onto an existing lane. The 
Regina Zoning Bylaw, 2019-19 (Zoning Bylaw) restricts front parking when there is rear lane 
access; however, the LA – Lane Access Overlay Zone is intended to allow flexibility 
regarding front and lane access to residential lots.  
 
A property owner/developer can submit applications to amend the concept plan and the 
zoning designation of their property. This requires adoption of the amended concept plan by 
resolution of City Council and an amendment to the Zoning Bylaw. The process requires 
review by the Regina Planning Commission (RPC) and approval of the amendment by the 
City Council. These applications include a public and technical review process in advance 
of consideration by RPC and Council.  
 
These applications are being considered pursuant to the Planning and Development Act, 
2007 (Act); Design Regina: The Official Community Plan Bylaw 2013-48 (OCP) and the 
Zoning Bylaw. The proposal has been assessed and is deemed to comply with the Act, 
OCP and the Zoning Bylaw. 
 

IMPACTS 

 
Financial Impact 
The applicant will be responsible for the cost of any additions 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. If approved, the subject 
properties will be assessed as residential development instead of commercial.   
 
Policy / Strategic Impacts 
The proposed development supports the following goals, policies and objectives of Part A of 
the OCP: 
 

 Section D6: Goal 1 – Housing Supply and Affordability: Increase the housing supply 
and improve housing affordability. 

o Policy 8.8: Support residential intensification in existing and NEW 
NEIGHBOURHOODS to create complete neighbourhoods.  
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 Section C: Goal 2 – Efficient Servicing: Maximize the efficient use of existing and 
new infrastructure. 

o Policy 2.4:  Make use of residual capacity of infrastructure in existing urban 
areas.  

o Policy 2.5:  Develop compact and contiguous neighbourhoods. 
 

 OCP Part B. 16 - Southeast Regina Neighbourhood Plan (SENP): 
o 4.2(b) Neighbourhood Areas shall consist of predominantly residential uses 

with limited and compatible non-residential uses. 
 
The Flex-Use area was intended as a possible Mixed-Use area. However, as the 
community has evolved, commercial development in the community has focused around the 
Acre 21 site on Chuka Boulevard and as a result, the developer is requesting changes to 
the original intent of the Flex-Use area to provide for residential development options. The 
range of uses within the neighbourhood and services have contributed to OCP objectives of 
developing complete communities.  

 
OTHER OPTIONS 

 
Alternative options would be:  
 

1. Approve the application with specific amendments to the plan. 
 

2. Refer the application back to Administration. If City Council has specific concerns 
with the proposal, it may refer the application back to Administration to address or 
make additional recommendations and direct that the report be reconsidered by 
Regina Planning Commission or brought directly back to Council following such 
further review. Referral of the report back to Administration will delay approval of the 
development until the requested information has been gathered or changes to the 
proposal have been made. 

 
3. Deny the application. Amendment to the concept plan and rezoning of the subject 

land will not proceed on the subject property if City Council rejects the application. 
 

COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Council meeting when the application will be 
considered. The applicant will receive written notification of the City Council’s decision in 
accordance with the Act. 
 

DISCUSSION 

 
Proposal 
The subject area is currently designated as Flex-Use and Mixed-Use or High Density 
Residential, which was intended to accommodate a future Mixed-Use area, the 
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configuaration and extent of which was to be determined as the community developed. The 
applicant has determined that based on current development trends and the existing 
commercial and service uses elsewhere in the community, that there is less demand for 
Mixed-Use (extent of commercial) at the planned Flex-use area. As such, the applicant is 
advancing a proposal to amend the Concept Plan and rezone the subject property to 
accommodate low and medium density residential development.  
 
The applicant proposes an amendment to the Towns Concept Plan combined with 
associated amendments to the Zoning Bylaw to accommodate low and medium-density 
residential development, which include a variety of single-detached and attached lots for 
townhouse residential. Further to this, the applicant also proposes to apply the LA - Lane 
Access Overlay Zone over a portion of the development to allow flexibility regarding front 
and lane vehicle access to residential lots as shown in Appendix A-3 and maintain 
consistency with the building types along the proposed street frontage. 
 
The proposed amendment to the Towns Concept Plan will change the land-use designation 
from: 
 

 “Flex-Use”, which is intended for mix-use residential-commercial development to a 
combination of low and medium density residential, and  

 

 “High-density residential” development to a combination of low and medium density 
residential. 

 
This area is currently zoned as MLM -Mixed Large Market Zone, in which low and medium-
density residential is not permitted. The applicant proposes to rezone from MLM – Mixed 
Large Market Zone to the following designations to accommodate developments of single, 
detached residential and townhouse development: 
 

 A 0.53 Ha parcel from MLM - Mixed Large Market Zone to RL - Residential Low-Rise 
Zone. 
 

 A 2.79 Ha parcel from MLM - Mixed Large Market Zone to RU – Residential Urban 
Zone. 

 
• LA - Lane Access Overlay Zone over a portion of the plan area amounting to 0.49 Ha 

and 0.59 Ha to allow for front attached garage access. 
 

 A 0.09 Ha parcel is also being rezoned to PS - Public Service Zone to accommodate a 
communication cell tower. 

 
Lane Access Overlay Analysis: 
As per the applicant's information, the proposed lots along the new street are planned for 
single-detached homes with double car garages, with an approximate frontage of 10 meters 
per lot. The new street is designed to be 11 meters wide, which is wide enough to 
accommodate two driving lanes and two parking lanes. The applicant is requesting that a 
LA - Lane Access Overlay Zone be applied to a portion of this area of approximately 95 
meters along the east side of the new street to allow for both front and rear access to ten 
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lots. Without the LA – Land Access Overlay Zone implemented, these lots would be 
required to have their access via the rear lane only.  
 
Implementing a lane access to an area of 0.49 Ha at this location would reduce the amount 
of on-street parking by approximately 14 stalls. There are approximately ten on-street 
parking stalls located within the vicinity the lots with LA – Lane Access Overlay Zone and 
will not be affected by the overlay zone.  
 
Furthermore, Lane access overlay zone is being proposed on the lots to the west of the 
street where additional on-street parking is available between the driveways and other 
frontage sides of lots within the plan area.  
 
The Zoning Bylaw requires a minimum of one parking stall per dwelling. With double car 
garages, each lot may accommodate up to four cars within the property itself. 
 
Cell Tower Location (Municipal Utilility Parcel) 
Cell towers (Municipal Utility Parcel) are required to provide reliable cellular services to the 
residents of the neighbourhood and are erected by service providers throughout the city. 
Locating the tower at the edge of a neighbourhood would be preferable from a 
neighbourhood design perspective, but it may leave gaps in coverage, and defeat the 
purpose of the tower.  
 
Cell towers are regulated under federal jurisdiction and are not subject to municipal zoning 
requirements. The City has the ability to participate in the development of cell towers 
through the federal approval process. As a local land use authority, the Industry Canada 
regulations allow the City to file a Land-Use Protocol, which service providers are required 
to consult when selecting a location. This document would intend to provide guidance and 
establish local preferences for tower locations, such as avoiding environmentally or 
culturally sensitive lots, or suggest certain tower designs and base treatment depending on 
neighbourhood character. Again, if preferences within the protocol are not feasible to 
provide coverage, then Industry Canada may approve the location despite conflict with the 
municipality. The City has not developed such a document and has instead responded to 
proposals on a case by case basis and deferred to Federal regularoty requirements.  
 
The applicant explained that the current location was chosen in collaboration with SaskTel 
based on land availability, spacing from existing towers, existing underground infrastructure 
locations, proximity to access, and centrally located to adjacent and future developments.  
 
Furthermore, as per Section 7.4 of the Southeast Regina Neighbourhood Plan (SENP), 
SaskTel has planned for four 35 metres or 45 metres wireless towers to be distributed 
throughout the neighbourhood, as shown in Appendix A-5. SaskTel has noted that the 
locations are subject to change based on population density changes and that the towers 
will be built as required and when capital is available. The proposed location is in relatively 
close alignment with the location outline in Fig. F24 of the SENP.  
 
Neighbourhood Hub 
The proposed amendment will reduce the mixed-use area available within this location from 
3.96 to 0.55 hectares. The remaining commercial land combined with the existing 
commercial development in the Greens on Gardiner (Acre 21) to the south, the under-
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construction neighbourhood commercial at the intersection of Buckingham Drive and  
Woodland Grove Drive and the Urban Centre in Arcola Subdivision to the north near 
Victoria Avenue and the Bypass (East Victoria Concept Plan area) would still fulfill the need 
for neighbourhood and regional commercial as per the complete neighbourhood guideline. 
Furthermore, there are medium and high-density residential development planned around 
this location in combination with a park. 
 
The surrounding land uses are mixed-use and a proposed park to the south, Chuka 
Boulevard to the east, low and medium-density residential to the west and vacant land for 
future development to the north. 
 
Community Engagement 
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the proposed development received 
written notice of the application, and a sign was posted on the subject site. A summary of 
public comments is outlined in Appendix B of this report. Arcola East Community 
Association was included in the circulation of the application and did not provide any 
comments.  
 

DECISION HISTORY 

 
On April 25, 2016, City Council approved The Towns Concept Plan (CR16-36). 
On July 29, 2019, City Council approved an amendment to The Towns Concept Plan 
(CR19-65). 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
 
Prepared by: Binod Poudyal, City Planner II 

 

ATTACHMENTS 
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Appendix A-2 (Aerial Map) 

Appendix A-3 (Proposed Concept Plan) 

Appendix A-4 (Towns Concept Plan) 

Appendix A-5 (SENP Map - Cell Tower location) 

Appendix A-6 (Circulation Plan) 

Appendix B (Public Comment Summary) 
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Appendix B 
 

Public Consultation Summary 
 

Response Number of 
Responses 

Issues Identified  

Completely 
opposed 

4 

- Proposed Location of the Cell Tower within the 
residential area 

- Can this cell tower be moved close to the bypass 
area and not in a residential area? 

- Issues with health and safety from having a cell 
tower close to residential homes. 

- Keep it as initially proposed 
- Removal of commercial towns square 

Accept if many 
features were 
different 

1 
- I support more single-detached lots 
- Concerned about the cellphone tower at this 

location  

Accept if one or 
more features 
were different 

2 
- A new cell tower could be developed in the nearby 

industrial area or bypass road area 

I support this 
proposal 

1 - Cell towers are needed 

Other   

 
1. Issue: Proposed location of the Cellphone tower within the residential area.  

 
Administration’s Response: 
Cell towers are regulated under federal jurisdiction. The City participation in the 
development of cell towers through the federal approval process is outlined in the 
discussion section of this report. 
 
As per Section 7.4 of the Regina South East Neighbourhood Plan (SENP), 
SaskTel has planned for four 35 m or 45 m wireless towers to be distributed 
throughout the SENP area as shown. SaskTel has noted that the locations are 
subject to change based on changes in population density and that the towers 
will be built as required and when capital is available and planning has occurred.  
 
The proposed location is in related close proximity with the location idenified in 
Fig. F24 of the SENP 

 
 

 

2. Issue: Issues with health and safety from having a cell tower close to 
residential homes 

 
Administration’s Response: 
As the regulator, Federal Government is the agency responsible for the 
development and review of these towers to ensure that the telecommunication 
providers follow proper safety protocols. Further to this and based on the 
information provided on the Government of Canada website regarding the health 
effects of cell phones, cell phone towers, antennas and 5G devices, as it states:  
“Based on the available scientific evidence, there are no health risks from 
exposure to the low levels of radiofrequency EMF which people are exposed to 
from cell phones, cell phone towers, antennas and 5G devices”. 

 
 

 



- B2 - 
3. Issue: - Removal of Commercial Towns Square 

 
Administration’s Response: 
A portion of the commercial area as Mixed Large Market Zone for Commercial 
development as a Neighbourhood Commercial combined with a Municipal 
Reserve/ Park is being kept. The proposed amendment will reduce the mixed-use 
area available within this location from 3.96 to 0.55 hectares. The remaining 
commercial land combined with the existing commercial development in the 
Greens on Gardiner (Acre 21) to the south, the under-construction 
neighbourhood commercial at the intersection of Buckingham Drive and  
Woodland Grove Drive and the Urban Centre in Arcola Subdivision to the north 
near Victoria Avenue and the Bypass (East Victoria Concept Plan area) would 
still fulfill the need for neighbourhood commercial as per the complete 
neighbourhood guideline. Furthermore, there are medium and high-density 
residential developments planned around this location in combination with a Park. 
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3700 Green Diamond Road - Discretionary Use - PL202000226 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-22 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 
 
1. Approve the discretionary use application for the proposed development of “Building, 

Stacked” located at 3700 Green Diamond Road, being Parcel H, Plan No. 102253889 in 
the Greens on Gardiner neighbourhood, subject to compliance with the following 
development standards and conditions: 

 
a. The development shall be generally consistent with the plans attached to this 

report as Appendix A-3.1 & A-3.2, prepared by Abele Architecture, dated 
November 18, 2020; and 

 
b. The development shall comply with all applicable standards and regulations 

in The Regina Zoning Bylaw, 2019-19. 
 
2. Authorize the Development Officer to issue a development permit with respect to the 

application, upon the applicant making payment of any applicable fees or charges and 
entering into a development agreement if one is required. 

 
3. Approve these recommendations at its March 10, 2020 meeting. 
 

ISSUE 

 
The applicant, Broadstreet Properties, proposes to develop a 123-unit residential “Building, 
Stacked” (proposed development) in association with the owner, Greens on Gardiner 
Development Corporation. The subject property is a vacant undeveloped site within the 
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Greens on Gardiner Neighbourhood, located at 3700 Green Diamond Road. The subject 
property is zoned RL – Residential Low-Rise Zone in which a “Building, Stacked” with a 
height exceeding 11.0 metres is a discretionary use. The proposed development is 15.57 
metres tall.  
 
All properties in the city of Regina are assigned a zoning designation under the Regina 
Zoning Bylaw 2019-19 (Zoning Bylaw). Within each zoning designation, land-use can be 
permitted, not permitted or discretionary. Discretionary use applications require a public and 
technical review; consideration and recommendation by the Regina Planning Commission 
and consideration and approval by City Council in order to proceed. 
 
This application is being considered pursuant to The Planning and Development Act, 2007  
(The Act); Design Regina: The Official Community Plan Bylaw No. 2013-48 (OCP) and the 
Zoning Bylaw, including suitability based on the prescribed evaluation criteria for 
discretionary uses established in Part IE.3. The proposal has been assessed and is 
deemed to comply with all applicable policies, regulations and standards.  
 
Pursuant to subsection 56(3) of The Act, City Council may establish conditions for 
discretionary uses based on the nature of the proposal (e.g. site, size, shape arrangement 
of buildings) and aspects of site design (e.g. landscaping, site access, parking, loading), but 
not including architectural details. 
 

IMPACTS 

 
Financial Impacts 
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 new, or 
changes to existing, infrastructure that may be required to directly or indirectly support any 
proposed development that may follow, in accordance with City of Regina (City) standards 
and applicable legal requirements. 
 
Accessibility Impacts 
The proposed development requires three accessible parking stalls, which is what is 
proposed. 
 
Policy/Strategic Impact 
The proposed development does not conflict with any OCP policies and is consistent with 
the following OCP goals/ policies: 
 

 Section D5, Goal 1, Policy 7.1.5: Require that new neighbourhoods, new mixed-use 
neighbourhoods, intensification areas and built or approved neighbourhoods are 
planned and developed to include the following: 
 
o A diversity of housing types to support residents from a wider range of economic 

levels, backgrounds and stages of life, including those with specific needs. 
 

 Section D6, Goal 3, Policy 8.11: Encourage developers to provide a greater mix of 
housing to accommodate households of different incomes, types, stages of life, and 
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abilities in all neighbourhoods. 
 
The subject property is identified as forming part of a “Built or Approved Neighbourhood”, as 
per OCP – Part A, Map 1; therefore, development must comply with all policy associated 
with this designation, including Section D5, Goal 1, which requires compliance with 
“Complete Neighbourhood” goals. The proposed development enhances compliance with 
the “Complete Neighbourhood” goals of the OCP by providing greater housing diversity.  
 
The development will contribute to housing diversity in the Greens on Gardiner 
Neighbourhood and will increase opportunities to accommodate a broader diversity of 
people with differing needs and incomes.  
 
The proposed development is also in compliance within the Greens on Gardiner Concept 
Plan as discussed further in the discussion section of this report. 
 

OTHER OPTIONS 

 
Alternative options would be: 
 
1. Approve the application with specific amendments to the plan. 
 
2. Refer the application back to Administration. If City Council has specific concerns with 

the proposal, it may refer the application back to Administration for further review and 
direct that the application be brought back to Regina Planning Commission or directly to 
City Council for reconsideration following such review. Referral of the report back to 
Administration will delay approval of the development until requested information has 
been gathered or changes to the proposal have been made. 

 

3. Deny the application. Development of “Building, Stacked” land use will not proceed on 
the subject property if City Council rejects the application. 

 
COMMUNICATIONS 

 
The applicant and other interested parties will receive a copy of the report and notification of 
their right to appear as a delegation at the Regina Planning Commission Council meeting 
when the application will be considered. The Applicant will receive written notification of City 
Council’s decision in accordance with The Act. 
 

DISCUSSION 

 
Proposal 
 
The applicant proposed to develop one “Building, Stacked (apartment building)” containing 
123 residential units. The development proposes 154 parking stalls and is five storeys in 
height (15.57 metres). Green Diamond Road, which flanks the east side, will serve as the 
primary access. 
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The surrounding land uses include high density residential to the northwest and south, 
planned high density residential to the west, low density residential to the north, and park 
space to the east. The “Acre 21” commercial development is located approximately 100 
metres south of the proposed development and the École Wascana Plains School and 
École St. Elizabeth School are located approximately 350 metres to the north. 
 
Land-Use 
 
The subject property is zoned RL – Residential Low-Rise Zone in which a “Building, 
Stacked” is a discretionary use if the building height exceeds 11.0 metres. The proposed 
development conforms with the intent and development standards and requirements of the 
RL – Residential Low-Rise Zone; however, as the proposed development is 15.57 metres in 
height (five storeys), requires consideration through the discretionary use process.  
 
The portion of the building in excess of 11.0 metres is the consideration for Discretionary 
Use. While other items, such as density and parking, are relevant to the discussion, the only 
portion that is within the Discretionary decision of City Council is the building height as a 
“Building, Staked”, with a height of 11.0 metres or less would be a permitted land use in the 
RL – Residential Low-Rise Zone. 
 
The subject property is deemed suitable for high-density residential due to immediate 
proximity to a major corridor with transit service and relatively close proximity to schools, 
parks and a commercial hub. Further, no adverse impacts have been identified besides 
minimal shadowing concerns on the properties on the north side of Green Apple Drive. 
 
The land-use and zoning details of this proposal are summarized in the following tables: 
 

Land Use Details Existing Proposed 

Zoning RL – Residential Low-Rise 
Zone 

RL – Residential Low-Rise 
Zone 

Land Use Vacant 
 

Building, Stacked 

Building Area Nil 12,602m2 

 

Zoning Analysis Required Proposed 

Number of Parking Stalls 123 154 

Number of Long-Term 
Bicycle Parking Stalls 

7 10 

Number of Short-Term 
Bicycle Parking Stalls 

0 16 

Min. Lot Area (m2) 400 m2 11,365m2 

Min. Lot Frontage (m) 14.6m 91.3m 

Max. Building Height (m) 11.0m permitted 
20.0m discretionary 

15.57m 

Max. Floor Area Ratio 3.0 2.2 

Max. Coverage (%) 60% 24.5% 

Communal Space 5% 5.0% 

Min. Landscape Area (%) 15% 19.2% 
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The proposed development requires 123 parking stalls (one parking stall per unit) and the 
applicant has provided 154 parking stalls. There is potential for limited on-street parking on 
Green Diamond Road and Green Apple Drive. The proposal meets the requirements of the 
Zoning Bylaw for the provisions of bicycle parking. The proposal contains 16 bike parking 
stalls which are located in an enclosed structure on the subject property. Further, there is 
transit service along Chuka Boulevard directly in front of this development. 
 
The proposal provides some amenities on site for the residents of the development 
including an 800 square foot community garden, 600 square foot dog run, covered outside 
seating/patio space and a playground. 
 
Concept Plan 
The proposed development is in compliance with the approved Greens on Gardiner 
Concept Plan (Appendix A-3.3), which identifies the subject property as suitable for either 
medium-density or high-density development.  
 
Community Engagement 
 
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, 
neighbouring property owners within 75 metres of the proposed development received 
written notice of the application and a sign was posted on the subject site. The Arcola East 
Community Association was contacted but did not respond. Comments from neighbouring 
properties are captured in Appendix B. 
 
DECISION HISTORY 

 
On July 28, 2014 City Council rezoned this property from UH – Urban Holding Zone to R5 – 
Medium Density Residential Zone (CR16-35). the subject property was subsequently 
rezoned to RL – Residential Low-Rise Zone as park of the new Zoning Bylaw adoption. 
 
City Council’s approval is required pursuant to Part V of The Planning and Development 
Act, 2007. 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
 
Prepared by: Michael Sliva, City Planner II 

 

ATTACHMENTS 
Appendix A-1 

Appendix A-2 



-6- 

 

Page 6 of 6  RPC21-22 

Appendix A-3.1 

Appendix A-3.2 

Appendix A-3.3 

PL202000226 Appendix B 



G

r
e

e

n

 
A

p

p

l
e

 
D

r
i
v

e

G
r
e
e
n
 
M

a
r
s
h

C

h

u

k

a

 
 
 
B

l
v

d

G

r
e

e

n

 
V

i
e

w

G

r

e

e

n

 

J

e

w

e

l

 

B

o

u

l

e

v

a

r

d

G

r

e

e

n

 

D

i
a

m

o

n

d

S

p

r

i

n

g

 

S

t

r

e

e

t

R

o

a

d

G

r
e

e

n

 
C

r
e

s

c

e

n

t

RH

D

C

D

-

C

B

M

R1

RL

RH

PS

MLM

RL

R1

Subject Property

Project

Civic Address/Subdivision

Date of Photography : 2018

Appendix  A-1

PL202000226

3700 Green Diamond Road

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
35

AutoCAD SHX Text
K

AutoCAD SHX Text
L

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
F1

AutoCAD SHX Text
H

AutoCAD SHX Text
G

AutoCAD SHX Text
MR6

AutoCAD SHX Text
4601E

AutoCAD SHX Text
4600E

AutoCAD SHX Text
3638

AutoCAD SHX Text
3630

AutoCAD SHX Text
3626

AutoCAD SHX Text
3618

AutoCAD SHX Text
3622

AutoCAD SHX Text
3614

AutoCAD SHX Text
3634

AutoCAD SHX Text
4702

AutoCAD SHX Text
4706

AutoCAD SHX Text
4710

AutoCAD SHX Text
4714

AutoCAD SHX Text
4722

AutoCAD SHX Text
4726

AutoCAD SHX Text
4730

AutoCAD SHX Text
4802

AutoCAD SHX Text
4806

AutoCAD SHX Text
4810

AutoCAD SHX Text
4814

AutoCAD SHX Text
4818

AutoCAD SHX Text
4701

AutoCAD SHX Text
4705

AutoCAD SHX Text
4709

AutoCAD SHX Text
4713

AutoCAD SHX Text
4717

AutoCAD SHX Text
4721A

AutoCAD SHX Text
4725

AutoCAD SHX Text
4729

AutoCAD SHX Text
4733

AutoCAD SHX Text
4801

AutoCAD SHX Text
4805

AutoCAD SHX Text
4809

AutoCAD SHX Text
4813

AutoCAD SHX Text
4817

AutoCAD SHX Text
4821

AutoCAD SHX Text
4818

AutoCAD SHX Text
4814

AutoCAD SHX Text
4810

AutoCAD SHX Text
4806

AutoCAD SHX Text
4802

AutoCAD SHX Text
4742

AutoCAD SHX Text
4838

AutoCAD SHX Text
4834

AutoCAD SHX Text
4730

AutoCAD SHX Text
4726

AutoCAD SHX Text
4722

AutoCAD SHX Text
4714

AutoCAD SHX Text
4710

AutoCAD SHX Text
4706

AutoCAD SHX Text
4702

AutoCAD SHX Text
4721B

AutoCAD SHX Text
3700

AutoCAD SHX Text
5000

AutoCAD SHX Text
3735

AutoCAD SHX Text
5100

AutoCAD SHX Text
5128

AutoCAD SHX Text
5124

AutoCAD SHX Text
5120

AutoCAD SHX Text
5116

AutoCAD SHX Text
5112

AutoCAD SHX Text
5108

AutoCAD SHX Text
5104

AutoCAD SHX Text
5100

AutoCAD SHX Text
3802

AutoCAD SHX Text
3806

AutoCAD SHX Text
3810

AutoCAD SHX Text
3814

AutoCAD SHX Text
3818

AutoCAD SHX Text
3822

AutoCAD SHX Text
3826

AutoCAD SHX Text
3830

AutoCAD SHX Text
3834

AutoCAD SHX Text
3838



Green Brook Road

G
r
e
e
n
 
W

a
t
e

r
 
D

r
i
v
e

Green Poplar

Green Olive

G

r
e

e

n

 
A

p

p

l
e

 
D

r
i
v

e

G
r
e
e
n
 
C

r
e
e
k

G
r
e

e
n

 
W

a
t
e

r
 
 
 
 
D

r
i
v
e

G
r
e
e
n
 
M

a
r
s
h

Way

L
a

n
e

C

h

u

k

a

 
 
 
B

l
v

d

G

r
e

e

n

 
V

i
e

w

C

r

e

s

c

e

n

t

G

r

e

e

n

 

J

e

w

e

l

 

B

o

u

l

e

v

a

r

d

G

r

e

e

n

 

D

i
a

m

o

n

d

S

p

r

i

n

g

 

S

t

r

e

e

t

R

o

a

d

G
r
e
e
n
 
C

r
e
s
c
e
n
t

G

r

e

e

n

 

F

a

l

l

s

G

r

e

e

n

 

D

i

a

m

o

n

d

 

R

o

a

d

Q

u

a

r

t
z

 
B

a

y

G

r
e

e

n

 
C

r
e

s

c

e

n

t

G

r

e

e

n

Subject Property

Appendix  A-2

PL202000226

3700 Green Diamond Road

Project

Civic Address/Subdivision

Date of Photography: 2018

AutoCAD SHX Text
10

AutoCAD SHX Text
1

AutoCAD SHX Text
9

AutoCAD SHX Text
11

AutoCAD SHX Text
23

AutoCAD SHX Text
33

AutoCAD SHX Text
34

AutoCAD SHX Text
44

AutoCAD SHX Text
10

AutoCAD SHX Text
19

AutoCAD SHX Text
11

AutoCAD SHX Text
1

AutoCAD SHX Text
12

AutoCAD SHX Text
24

AutoCAD SHX Text
37

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
1

AutoCAD SHX Text
13

AutoCAD SHX Text
20

AutoCAD SHX Text
1

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
35

AutoCAD SHX Text
A

AutoCAD SHX Text
20

AutoCAD SHX Text
22

AutoCAD SHX Text
K

AutoCAD SHX Text
L

AutoCAD SHX Text
24

AutoCAD SHX Text
23

AutoCAD SHX Text
23

AutoCAD SHX Text
21

AutoCAD SHX Text
Q

AutoCAD SHX Text
P

AutoCAD SHX Text
31

AutoCAD SHX Text
32

AutoCAD SHX Text
33

AutoCAD SHX Text
F1

AutoCAD SHX Text
H

AutoCAD SHX Text
G

AutoCAD SHX Text
MR6

AutoCAD SHX Text
3633

AutoCAD SHX Text
3629

AutoCAD SHX Text
3625

AutoCAD SHX Text
3621

AutoCAD SHX Text
3613

AutoCAD SHX Text
3617

AutoCAD SHX Text
3609

AutoCAD SHX Text
3605

AutoCAD SHX Text
3601

AutoCAD SHX Text
3537

AutoCAD SHX Text
3533

AutoCAD SHX Text
4418

AutoCAD SHX Text
4422

AutoCAD SHX Text
4502

AutoCAD SHX Text
4506

AutoCAD SHX Text
4510

AutoCAD SHX Text
4514

AutoCAD SHX Text
4518

AutoCAD SHX Text
4522

AutoCAD SHX Text
4526

AutoCAD SHX Text
4530

AutoCAD SHX Text
4534

AutoCAD SHX Text
4538

AutoCAD SHX Text
4417

AutoCAD SHX Text
4421

AutoCAD SHX Text
4501

AutoCAD SHX Text
4505

AutoCAD SHX Text
4509

AutoCAD SHX Text
4513

AutoCAD SHX Text
4517

AutoCAD SHX Text
4521

AutoCAD SHX Text
4525

AutoCAD SHX Text
4529

AutoCAD SHX Text
4533

AutoCAD SHX Text
4537

AutoCAD SHX Text
4502

AutoCAD SHX Text
4506

AutoCAD SHX Text
4510

AutoCAD SHX Text
4514

AutoCAD SHX Text
4518

AutoCAD SHX Text
4522

AutoCAD SHX Text
4526

AutoCAD SHX Text
4530

AutoCAD SHX Text
4534

AutoCAD SHX Text
4538

AutoCAD SHX Text
4542

AutoCAD SHX Text
4546

AutoCAD SHX Text
4550

AutoCAD SHX Text
4554

AutoCAD SHX Text
4558

AutoCAD SHX Text
4562

AutoCAD SHX Text
4602

AutoCAD SHX Text
4606

AutoCAD SHX Text
4610

AutoCAD SHX Text
4614

AutoCAD SHX Text
4618

AutoCAD SHX Text
4622

AutoCAD SHX Text
4626

AutoCAD SHX Text
4630

AutoCAD SHX Text
4634

AutoCAD SHX Text
4638

AutoCAD SHX Text
4501A

AutoCAD SHX Text
4505A

AutoCAD SHX Text
4509A

AutoCAD SHX Text
4513A

AutoCAD SHX Text
4517A

AutoCAD SHX Text
4521A

AutoCAD SHX Text
4525A

AutoCAD SHX Text
4529A

AutoCAD SHX Text
4533A

AutoCAD SHX Text
4537A

AutoCAD SHX Text
4541A

AutoCAD SHX Text
4601E

AutoCAD SHX Text
4600E

AutoCAD SHX Text
3638

AutoCAD SHX Text
3634

AutoCAD SHX Text
3626

AutoCAD SHX Text
3622

AutoCAD SHX Text
3614

AutoCAD SHX Text
3618

AutoCAD SHX Text
3610

AutoCAD SHX Text
3606

AutoCAD SHX Text
3602A

AutoCAD SHX Text
3630

AutoCAD SHX Text
3637

AutoCAD SHX Text
3633

AutoCAD SHX Text
3625

AutoCAD SHX Text
3621

AutoCAD SHX Text
3613

AutoCAD SHX Text
3617

AutoCAD SHX Text
3609

AutoCAD SHX Text
3605

AutoCAD SHX Text
3629

AutoCAD SHX Text
3601

AutoCAD SHX Text
3537

AutoCAD SHX Text
3541

AutoCAD SHX Text
3538

AutoCAD SHX Text
3610

AutoCAD SHX Text
3602

AutoCAD SHX Text
3566

AutoCAD SHX Text
3558

AutoCAD SHX Text
3562

AutoCAD SHX Text
3606

AutoCAD SHX Text
3638

AutoCAD SHX Text
3630

AutoCAD SHX Text
3626

AutoCAD SHX Text
3618

AutoCAD SHX Text
3622

AutoCAD SHX Text
3614

AutoCAD SHX Text
3634

AutoCAD SHX Text
4702

AutoCAD SHX Text
4706

AutoCAD SHX Text
4710

AutoCAD SHX Text
4714

AutoCAD SHX Text
4722

AutoCAD SHX Text
4726

AutoCAD SHX Text
4730

AutoCAD SHX Text
4802

AutoCAD SHX Text
4806

AutoCAD SHX Text
4810

AutoCAD SHX Text
4814

AutoCAD SHX Text
4818

AutoCAD SHX Text
4822

AutoCAD SHX Text
4826

AutoCAD SHX Text
4830

AutoCAD SHX Text
4834

AutoCAD SHX Text
4838

AutoCAD SHX Text
4842

AutoCAD SHX Text
4846

AutoCAD SHX Text
4850

AutoCAD SHX Text
4701

AutoCAD SHX Text
4705

AutoCAD SHX Text
4709

AutoCAD SHX Text
4713

AutoCAD SHX Text
4717

AutoCAD SHX Text
4721A

AutoCAD SHX Text
4725

AutoCAD SHX Text
4729

AutoCAD SHX Text
4733

AutoCAD SHX Text
4801

AutoCAD SHX Text
4805

AutoCAD SHX Text
4809

AutoCAD SHX Text
4813

AutoCAD SHX Text
4817

AutoCAD SHX Text
4821

AutoCAD SHX Text
4825

AutoCAD SHX Text
4834

AutoCAD SHX Text
4830

AutoCAD SHX Text
4826

AutoCAD SHX Text
4822

AutoCAD SHX Text
4818

AutoCAD SHX Text
4814

AutoCAD SHX Text
4810

AutoCAD SHX Text
4806

AutoCAD SHX Text
4802

AutoCAD SHX Text
4742

AutoCAD SHX Text
4838

AutoCAD SHX Text
4834

AutoCAD SHX Text
4730

AutoCAD SHX Text
4726

AutoCAD SHX Text
4722

AutoCAD SHX Text
4714

AutoCAD SHX Text
4710

AutoCAD SHX Text
4706

AutoCAD SHX Text
4702

AutoCAD SHX Text
4501B

AutoCAD SHX Text
4505B

AutoCAD SHX Text
4509B

AutoCAD SHX Text
4513B

AutoCAD SHX Text
4517B

AutoCAD SHX Text
4521B

AutoCAD SHX Text
4525B

AutoCAD SHX Text
4529B

AutoCAD SHX Text
4533B

AutoCAD SHX Text
4537B

AutoCAD SHX Text
4541B

AutoCAD SHX Text
3602B

AutoCAD SHX Text
4721B

AutoCAD SHX Text
3700

AutoCAD SHX Text
5000

AutoCAD SHX Text
3735

AutoCAD SHX Text
5100

AutoCAD SHX Text
5282

AutoCAD SHX Text
5278

AutoCAD SHX Text
5274

AutoCAD SHX Text
5270

AutoCAD SHX Text
5266

AutoCAD SHX Text
5262

AutoCAD SHX Text
5246

AutoCAD SHX Text
5242

AutoCAD SHX Text
5238

AutoCAD SHX Text
5234

AutoCAD SHX Text
5230

AutoCAD SHX Text
5226

AutoCAD SHX Text
5222

AutoCAD SHX Text
5218

AutoCAD SHX Text
5214

AutoCAD SHX Text
5210

AutoCAD SHX Text
5206

AutoCAD SHX Text
5202

AutoCAD SHX Text
5160

AutoCAD SHX Text
5156

AutoCAD SHX Text
5152

AutoCAD SHX Text
5148

AutoCAD SHX Text
5144

AutoCAD SHX Text
5140

AutoCAD SHX Text
5136

AutoCAD SHX Text
5132

AutoCAD SHX Text
5128

AutoCAD SHX Text
5124

AutoCAD SHX Text
5120

AutoCAD SHX Text
5116

AutoCAD SHX Text
5112

AutoCAD SHX Text
5108

AutoCAD SHX Text
5104

AutoCAD SHX Text
5100

AutoCAD SHX Text
5201

AutoCAD SHX Text
5205

AutoCAD SHX Text
5209

AutoCAD SHX Text
5213

AutoCAD SHX Text
5217

AutoCAD SHX Text
5221

AutoCAD SHX Text
5225

AutoCAD SHX Text
5229

AutoCAD SHX Text
5233

AutoCAD SHX Text
5237

AutoCAD SHX Text
5241

AutoCAD SHX Text
5245

AutoCAD SHX Text
5249

AutoCAD SHX Text
3802

AutoCAD SHX Text
3806

AutoCAD SHX Text
3810

AutoCAD SHX Text
3814

AutoCAD SHX Text
3818

AutoCAD SHX Text
3822

AutoCAD SHX Text
3826

AutoCAD SHX Text
3830

AutoCAD SHX Text
3834

AutoCAD SHX Text
3838

AutoCAD SHX Text
F4

AutoCAD SHX Text
F1

AutoCAD SHX Text
P

AutoCAD SHX Text
A

AutoCAD SHX Text
4401

AutoCAD SHX Text
3751

AutoCAD SHX Text
3799

AutoCAD SHX Text
3771

AutoCAD SHX Text
3933

AutoCAD SHX Text
3929

AutoCAD SHX Text
3925

AutoCAD SHX Text
3921

AutoCAD SHX Text
3917

AutoCAD SHX Text
3913

AutoCAD SHX Text
3909

AutoCAD SHX Text
3905

AutoCAD SHX Text
5245

AutoCAD SHX Text
5241

AutoCAD SHX Text
5213

AutoCAD SHX Text
5209

AutoCAD SHX Text
5205

AutoCAD SHX Text
5201

AutoCAD SHX Text
3930

AutoCAD SHX Text
3926

AutoCAD SHX Text
3922

AutoCAD SHX Text
3918

AutoCAD SHX Text
3914

AutoCAD SHX Text
3910

AutoCAD SHX Text
3906

AutoCAD SHX Text
3902

AutoCAD SHX Text
3878

AutoCAD SHX Text
3874

AutoCAD SHX Text
3870

AutoCAD SHX Text
3866

AutoCAD SHX Text
3862

AutoCAD SHX Text
3858

AutoCAD SHX Text
3854

AutoCAD SHX Text
3850

AutoCAD SHX Text
3846

AutoCAD SHX Text
5180

AutoCAD SHX Text
5176

AutoCAD SHX Text
5172

AutoCAD SHX Text
5168

AutoCAD SHX Text
5164

AutoCAD SHX Text
5160

AutoCAD SHX Text
5156

AutoCAD SHX Text
5152

AutoCAD SHX Text
5148

AutoCAD SHX Text
5144

AutoCAD SHX Text
5140

AutoCAD SHX Text
5136

AutoCAD SHX Text
5132

AutoCAD SHX Text
5128

AutoCAD SHX Text
5124

AutoCAD SHX Text
5120

AutoCAD SHX Text
5116

AutoCAD SHX Text
5112

AutoCAD SHX Text
5108

AutoCAD SHX Text
5104

AutoCAD SHX Text
3842



A
3
.1

2

A
3

.1

4

C
3

C
5

C
5

C
5

C
5

C
9

C
1
0

C
8

C
7

C
2

C
5

C
9

C
5

C
7

C
7

C
8

C
1
0

C
5

C
1

C
1

C
8

C
7

C
7

C
7

C
8

C
8

C
7

C
7

C
6

C
1
0

C
3

C
6

C
9

C
5

C
3

C
2

C
2

C
2

C
1
0

C
1
0

C
1
0

C
1
0

C
1

C
1
0

C
1

C
1
0

C
1

C
1
0

C
5

C
8

C
7

C
7

C
3

C
3

C
2

C
2

C
5

C
5

C
5

C
1
0

C
1
0

C
1
0

C
3

C
2

C
2

C
2

C
5

M
1

M
2

M
1

M
5

M
9

F
IR

E
W

A
L
L

M
4

M
1
0

M
2

M
1

M
5

M
2

M
4

M
1
1

M
9

M
3

M
3

M
3

M
3

M
3

M
3

M
3

R
2

R
1

C
7

C
1
0

M
4

C
1

C
5

M
1
0

M
1

C
1
1

C
1

C
1

M
1

M
2

C
9

C
9

C
7

T
IM

B
E

R
 P

O
S

T

T
IM

B
E

R
 B

E
A

M

D
E

S
C

R
IP

T
IO

N

E
X

T
E

R
IO

R
 C

L
A

D
D

IN
G

 P
R

O
D

U
C

T

C
#

C
1

C
2

C
3

C
4

C
O

L
O

R

4
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
A

R
C

T
IC

 W
H

IT
E

 

1
2
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
C

5

S
H

IN
G

L
E

 -
S

T
R

A
IG

H
T

 

C
6

P
L
A

N
K

 -
C

E
D

A
R

M
IL

 

C
8

C
9

C
1
0

A
R

C
T

IC
 W

H
IT

E

D
E

S
C

R
IP

T
IO

N

E
X

T
E

R
IO

R
 M

E
T

A
L
 P

R
O

D
U

C
T

M
#

M
1

M
2

M
3

M
4

A
L
U

M
IN

U
M

 D
O

W
N

S
P

O
U

T
S

 

C
O

L
O

R

A
L
U

M
IN

U
M

 G
U

T
T

E
R

S
 5

”
K

 S
T

Y
L
E

 

B
L
A

C
K

M
5

M
6

M
7

B
L
A

C
K

A
L
U

M
IN

U
M

 R
A

IL
IN

G
 -

W
E

L
D

E
D

 S
Y

S
T

E
M

B
L
A

C
K

A
L
U

M
IN

U
M

 F
A

S
C

IA
 6

”
B

L
A

C
K

D
E

S
C

R
IP

T
IO

N

E
X

T
E

R
IO

R
 R

O
O

F
IN

G
 P

R
O

D
U

C
T

R
#

R
1

R
O

O
F

IN
G

 S
H

IN
G

L
E

S
 -

3
0
 Y

E
A

R
 L

A
M

IN
A

T
E

C
O

L
O

R

S
T

O
N

E
W

O
O

D

4
 P

A
N

E
L
 C

L
A

S
S

IC
 S

O
F

F
IT

L
IN

E
N

E
A

S
Y

 T
R

IM
 

R
O

O
F

 E
D

G
E

 F
L
A

S
H

IN
G

R
E

V
E

R
S

E
 D

R
IP

 F
L
A

S
H

IN
G

D
R

IP
 C

A
P

 F
L
A

S
H

IN
G

C
L
E

A
R

S
H

IN
G

L
E

 S
T

E
P

 F
L
A

S
H

IN
G

C
H

A
R

C
O

A
L

C
H

A
R

C
O

A
L

L
IN

E
N

L
IN

E
N

M
8

M
9

M
1
0

C
U

L
T

U
R

E
D

 S
T

O
N

E
 

E
U

C
A

L
Y

P
T

U
S

 C
O

U
N

T
R

Y
 L

E
D

G
E

S
T

O
N

E

P
A

N
E

L
 -

C
E

D
A

R
M

IL
 N

/G
 

N
A

V
A

J
O

 B
E

IG
E

L
O

C
A

T
IO

N

F
R

O
N

T
 C

A
N

O
P

IE
S

 P
O

S
T

S
 &

 
B

U
IL

D
IN

G
 E

N
D

S

B
U

M
P

 O
U

T
 / B

U
IL

D
IN

G
 E

N
D

S

L
E

V
E

L
 1

 -
3

G
A

B
L
E

S

H
O

R
IZ

O
N

T
A

L
 B

E
L
L
Y

 B
A

N
D

B
U

M
P

 O
U

T
 &

 E
N

D
 W

A
L
L
S

IR
O

N
 G

R
E

Y

4
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
W

IN
D

O
W

 &
 D

O
O

R
 T

R
IM

4
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
P

A
R

T
IT

IO
N

 W
A

L
L
 B

A
L
C

O
N

Y
 

L
E

V
E

L
 4

-5

1
2
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
A

R
C

T
IC

 W
H

IT
E

V
E

R
T

IC
A

L
 P

A
R

T
IT

IO
N

N
A

V
A

J
O

 B
E

IG
E

A
R

C
T

IC
 W

H
IT

E

W
O

O
D

S
T

O
C

K
 B

R
O

W
N

L
O

C
A

T
IO

N

-

R
E

F
E

R
 T

O
 D

E
T

A
IL

 6
/A

4
.2

-- -

P
L
A

N
K

 W
IN

D
O

W
 T

R
IM

P
L
A

S
T

IC
 V

E
N

T
B

L
A

C
K

-
M

1
1

R
E

F
E

R
 T

O
 D

E
T

A
IL

 6
/A

4
.2

R
E

F
E

R
 T

O
 D

E
T

A
IL

 6
/A

4
.2

R
E

F
E

R
 T

O
 D

E
T

A
IL

 6
/A

4
.3

R
E

F
E

R
 T

O
 D

E
T

A
IL

 6
/A

4
.2

R
2

A
T

T
IC

 S
T

A
T

IC
 V

E
N

T
-

C
7

C
1
1

4
”

C
E

M
E

N
T

 B
O

A
R

D
 T

R
IM

 
P

A
R

T
IT

IO
N

 W
A

L
L
 B

A
L
C

O
N

Y
 

L
E

V
E

L
 1

 -
3

IR
O

N
 G

R
E

Y

P
L
A

N
K

 -
C

E
D

A
R

M
IL

 
L
E

V
E

L
 4

 -
5

W
O

O
D

S
T

O
C

K
 B

R
O

W
N

R
1

M
1

M
2

M
6

M
9

M
1
0

C
1

C
5

C
1

C
1

C
1
0

C
1
0

M
5

T
/O

 S
L
A

B
 O

N
 G

R
A

D
E

0
' -

0
"

T
/O

 2
N

D
 F

L
O

O
R

 J
O

IS
T

S
8
' -

1
1
"

T
/O

 3
R

D
 F

L
O

O
R

 J
O

IS
T

S
1
7
' -

1
1
 1

/2
"

T
/O

 4
T

H
 F

L
O

O
R

 J
O

IS
T

S
2
7
' -

0
"

U
/S

 T
R

U
S

S
4
4
' -

2
 1

/2
"

B
U

IL
D

IN
G

 H
E

IG
H

T
5
1
' -

0
 1

3
/1

6
"

R
O

O
F

 R
ID

G
E

5
8
' -

1
 5

/1
6
"

F
O

U
N

D
A

T
IO

N
-1

' -
6
"

T
/O

 5
T

H
 F

L
O

O
R

 J
O

IS
T

S
3
6
' -

0
 1

/2
"

1
0
0
 S

t A
n
n
s
 S

tre
e
t, C

a
m

p
b
e
ll R

iv
e
r, B

.C
.

(T
)2

5
0
.2

8
6
.8

0
4
5
 (F

)2
5
0
.2

8
6
.8

0
4
6

w
w

w
.s

e
y
m

o
u
rp

a
c
ific

.c
a

R
E

V
 #

:
D

R
A

W
IN

G
 #

:

S
C

A
L
E

:

D
A

T
E

:

C
H

E
C

K
E

D
 B

Y
:

D
R

A
W

N
 B

Y
:

D
R

A
W

IN
G

 T
IT

L
E

:

A
D

D
R

E
S

S
:

P
R

O
J
E

C
T

 N
A

M
E

:

P
R

O
J
E

C
T

 S
T

A
T

U
S

:

S
IT

E
 M

A
P

:

P
R

O
J
E

C
T

 N
U

M
B

E
R

:

T
R

A
D

E
 C

O
N

T
R

A
C

T
O

R
S

 S
H

A
L
L
 V

E
R

IF
Y

 A
L
L

D
IM

E
N

S
IO

N
S

 A
N

D
 R

E
P

O
R

T
 A

N
Y

D
IS

C
R

E
P

A
N

C
IE

S
 O

R
 IN

C
O

N
S

IS
T

E
N

C
IE

S
 T

O
S

E
Y

M
O

U
R

 P
A

C
IF

IC
 D

E
V

E
L
O

P
M

E
N

T
S

 L
T

D
.,

W
IT

H
O

U
T

 D
E

L
A

Y
, F

O
R

 C
L
A

R
IF

IC
A

T
IO

N
A

N
D

/O
R

 C
O

N
F

IR
M

A
T

IO
N

.  D
O

 N
O

T
 S

C
A

L
E

D
R

A
W

IN
G

S
.  D

E
S

IG
N

S
 R

E
P

R
E

S
E

N
T

E
D

 A
N

D
D

R
A

W
IN

G
S

 U
S

E
D

 A
S

 IN
S

T
R

U
M

E
N

T
S

 O
F

S
E

R
V

IC
E

 S
H

A
L
L
 R

E
M

A
IN

 T
H

E
 C

O
P

Y
R

IG
H

T
A

N
D

 P
R

O
P

E
R

T
Y

 O
F

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
.  A

N
Y

 
R

E
P

R
O

D
U

C
T

IO
N

O
R

 U
S

E
 F

O
R

 A
N

Y
 P

U
R

P
O

S
E

 O
T

H
E

R
 T

H
A

N
T

H
A

T
 A

U
T

H
O

R
IZ

E
D

 B
Y

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
. IS

 P
R

O
H

IB
IT

E
D

.

C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 R

E
M

A
IN

 F
A

M
IL

IA
R

W
IT

H
, S

H
A

L
L
 R

E
F

E
R

 T
O

, A
N

D
 S

H
A

L
L

P
E

R
F

O
R

M
 IN

 A
C

C
O

R
D

A
N

C
E

 W
IT

H
 L

O
C

A
L

L
A

W
S

, R
E

G
U

L
A

T
IO

N
S

 A
N

D
 B

U
IL

D
IN

G
C

O
D

E
S

.  C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 M

A
IN

T
A

IN
G

O
O

D
 IN

D
U

S
T

R
Y

 B
U

IL
D

IN
G

 A
N

D
 S

A
F

E
T

Y
P

R
A

C
T

IC
E

S
 C

O
N

S
IS

T
E

N
T

 W
IT

H
 T

H
E

C
O

N
T

R
A

C
T

 IN
T

E
N

T
 A

N
D

 T
H

E
R

E
Q

U
IR

E
M

E
N

T
S

 O
F

 J
U

R
IS

D
IC

T
IO

N
A

L
A

U
T

H
O

R
IT

IE
S

.

A
D

D
IT

IO
N

A
L
 C

L
A

IM
S

 A
N

D
 C

O
S

T
S

 R
E

L
A

T
E

D
T

O
 N

O
N

-M
A

T
E

R
IA

L
 C

H
A

N
G

E
S

 W
IL

L
 N

O
T

 B
E

A
C

C
E

P
T

E
D

 B
Y

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
.  N

O
N

-M
A

T
E

R
IA

L
C

H
A

N
G

E
S

 A
R

E
 D

E
E

M
E

D
 T

O
 B

E
 P

L
A

N
C

H
A

N
G

E
S

 O
R

 S
P

E
C

IF
IC

A
T

IO
N

A
D

J
U

S
T

M
E

N
T

S
 T

H
A

T
 D

O
 N

O
T

S
U

B
S

T
A

N
T

IA
L
L
Y

 A
F

F
E

C
T

 T
H

E
 V

A
L
U

E
, 

T
IM

E
,

C
O

S
T

 A
N

D
 Q

U
A

L
IT

Y
 O

F
 C

O
N

S
T

R
U

C
T

IO
N

.

C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 M

A
K

E
 E

V
E

R
Y

R
E

A
S

O
N

A
B

L
E

 E
F

F
O

R
T

 T
O

 M
A

IN
T

A
IN

S
C

H
E

D
U

L
E

 T
A

R
G

E
T

S
 A

N
D

 P
R

O
V

ID
E

 G
O

O
D

E
F

F
IC

IE
N

C
Y

, P
R

O
G

R
E

S
S

, W
O

R
K

M
A

N
S

H
IP

A
N

D
 Q

U
A

L
IT

Y
 T

O
W

A
R

D
 D

E
F

IC
IE

N
C

Y
-F

R
E

E
R

E
S

U
L
T

S
.

A

1
C

O
N

C
E

P
T

 D
E

S
IG

N
O

C
T

 2
3
 2

0
2
0

A

IS
S

U
E

D
 F

O
R

 D
E

V
E

L
O

P
M

E
N

T
 

P
E

R
M

IT

IS
S

U
E

D
 F

O
R

 D
E

V
E

L
O

P
M

E
N

T
 P

E
R

M
IT

N
o
.

D
e
s
c
rip

tio
n

R
e
v
is

io
n
 D

a
te

R
e
v
is

io
n
 S

c
h
e
d
u
le

T
E

R
R

A
 G

R
E

E
N

S

-

G
R

E
E

N
 D

IA
M

O
N

D
 R

D
R

E
G

IN
A

, S
K

N
O

V
 1

8
 2

0
2
0

S
E

A
L
:

A
B
E
L
E

A
R

C
H

IT
E

C
T

U
R

E
T

H
O

M
A

S
 C

. A
B

E
L
E

, A
R

C
H

IT
E

C
T

 S
A

A
, T

: 6
0
4
.6

8
2
-6

8
1
8

A
D

E
V

E
L
O

P
M

E
N

T
 P

E
R

M
IT

N
O

V
 1

8
 2

0
2
0

A
s
 in

d
ic

a
te

d

11/19/2020 2:42:21 PM

A
3
.1

B
U

IL
D

IN
G

 E
L
E

V
A

T
IO

N
S

P
M

B
M

S
c
a
le

:  3
/3

2
" =

 1
'-0

"
1

F
R

O
N

T
 E

L
E

V
A

T
IO

N

S
c
a
le

:  3
/3

2
" =

 1
'-0

"
5

B
A

C
K

 E
L
E

V
A

T
IO

N

S
c
a
le

:  1
/4

" =
 1

'-0
"

2
F

R
O

N
T

 E
N

T
R

Y
 E

L
E

V
A

T
IO

N
S

c
a
le

:  1
/4

" =
 1

'-0
"

4
S

ID
E

 E
N

T
R

Y
 E

L
E

V
A

T
IO

N

S
c
a
le

:  3
/3

2
" =

 1
'-0

"
3

E
X

T
E

R
IO

R
 C

O
R

N
E

R
 E

L
E

V
A

T
IO

N

MSLIVA
Text Box
Appendix A-3.1



SP

REF.REF.

DD

REF.

D

REF.

D

R
E

F
.

D

R
E

F
.

D

R
E

F
.

D

R
E

F
.

D

R
E

F
.

D

R
E

F
.

R
E

F
.

R
E

F
.

R
E

F
.

DDD
DDD

D
D

D
D

REF.

REF.
REF.

REF.
REF.

REF.
REF.

REF.
REF.

REF.

DDDDD

D

REF.

REF.

D

REF.

REF.

D

REF.

REF.

D

REF.

REF.

D

REF.

REF.

DDDDD

R
E

F
.

R
E

F
.

D

R
E

F
.

R
E

F
.

R
E

F
.

R
E

F
.

R
E

F
.

D R
E

F
.

D R
E

F
.

D R
E

F
.

D

R
E

F
.D

R
E

F
.D

R
E

F
.D

R
E

F
.D

R
E

F
.D

R
E

F
.

D R
E

F
.

D R
E

F
.

D R
E

F
.

D

REF.
R

E
F

.D

R
E

F
.

D

D

R
E

F
.

D

D

R
E

F
.

D

D

R
E

F
.

D

D

R
E

F
.

D

R
E

F
.

R
E

F
.

R
E

F
.

R
E

F
.

REF.

D

REF.

D

D

REF.

D

D

REF.

D

D

REF.

D

D

REF.

D

REF.REF.REF.REF.

R
E

F
.

R
E

F
.

D

D

R
E

F
.

R
E

F
.

D

D

R
E

F
.

R
E

F
.

D

D

R
E

F
.

R
E

F
.

D

D

R
E

F
.

R
E

F
.

D

D

R
E

F
.

R
E

F
.

R
E

F
.

R
E

F
.

REF.

REF.

D

D

REF.

REF.

D

D

REF.

REF.

D

D

REF.

REF.

D

D

REF.

REF.

D

D

REF.

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

REF.

D

D

D

D

D

D

D

DDD

DDD

R
E

F
.

R
E

F
.

REF.

REF.

REF.

R
E

F
.

R
E

F
.

REF.

REF.

REF.

R
E

F
.

R
E

F
.

REF.

REF.

REF.

DDD

D

D

D

D

R
E

F
.

R
E

F
.

REF.

REF.

REF.

D

D

D

D

D

R
E

F
.

R
E

F
.

REF.

REF.

REF.

D

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

FIRE WALL

5
.0

0

1
6

' - 4
 7

/8
"

4.50

14' - 9 1/8"

5
.0

0

1
6
' - 4

 7
/8

"

5.00

16' - 4 7/8"

D
O

G
 R

U
N

2
5
' X

 2
5
'

C
O

V
E

R
E

D
S

E
A

T
IN

G
 

A
R

E
A

2
5
' X

 3
0
'

S
E

E
 S

H
E

E
T

A
1
.3

B
IK

E
 S

H
E

D
1
0
 B

IK
E

S

B
IK

E
 S

T
A

L
L
S

B
IK

E
 S

T
A

L
L
S

S
ID

E
 E

N
T

R
A

N
C

E

S
ID

E
 E

N
T

R
A

N
C

E

C
O

M
U

N
IT

Y
 G

A
R

D
E

N
4
0
' X

 2
0
'

BUILDING A5 STOREY 123 UNITS 
RENTAL OFFICE & MECH ROOM

R 40' - 0"

R 40' - 0"

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

SMALL CAR

SMALL CAR

2.51

8' - 2 7/8"

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

SMALL CAR

SMALL CAR

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

S
M

A
L
L
 C

A
R

P
L
A

Y
G

R
O

U
N

D
A

R
E

A
3
0
' X

 3
0
'

SMALL CAR

SMALL CAR

SMALL CAR

SMALL CAR

SMALL CAR

6.00

19' - 8 1/4"

2.51

8' - 3"

6.00

19' - 8 1/4"

7.50

24' - 7 1/4"

6.00

19' - 8 1/4"

4.51

14' - 9 1/2"

7.50

24' - 7 1/4"

7
.5

0

2
4

' - 7
 1

/4
"

7.50

24' - 7 1/4"

3
5
.5

3

1
1

6
' - 7

"
4

.9
0

1
6

' - 0
 7

/8
"

7
.5

0

2
4

' - 7
 1

/4
"

6
.0

0

1
9

' - 8
 1

/4
"

5
.8

1

1
9

' - 0
 3

/4
"

C
O

V
E

R
E

D
S

E
A

T
IN

G
 

A
R

E
A

2
5
' X

 3
0
'

S
E

E
 S

H
E

E
T

A
1
.3

F
R

O
N

T
S

E
T

 B
A

C
K

 

S
ID

E
S

E
T

B
A

C
K

S
ID

E
S

E
T

B
A

C
K

R
E

A
R

S
E

T
B

A
C

K

5
.0

0

1
6

' - 4
 7

/8
"

V
IS

IT
O

R

V
IS

IT
O

R

V
IS

IT
O

R

V
IS

IT
O

R

V
IS

IT
O

R

V
IS

IT
O

R
 

V
IS

IT
O

R

V
IS

IT
O

R

G
R

E
E

N
 A

P
P

L
E

 D
R

IV
E

GREEN DIAMOND ROAD

CHUKA BOULEVARD

V
IS

T
O

R
 P

A
R

K
IN

G
 S

IG
N

V
IS

T
O

R
 P

A
R

K
IN

G
 S

IG
N

A
C

C
E

S
S

IB
L
E

 P
A

R
K

IN
G

 
S

IG
N

S

A
C

C
E

S
S

IB
L
E

 L
E

T
 D

O
W

N

A
C

C
E

S
S

IB
L
E

 L
E

T
 D

O
W

N

C
U

R
B

 L
E

T
 D

O
W

N

C
U

R
B

 L
E

T
 D

O
W

N

C
U

R
B

 L
E

T
 D

O
W

N

C
U

R
B

 L
E

T
 D

O
W

N

16° 13' 29"128.69'

N

E

39.23 m

13° 15' 58"219.07'

S

W

66.77 m

58° 23' 44
"

20.83'

S

W

6.35 m

7
6
° 2

8
' 3

1
"

9
6
.9

6
'

S

E

2
9
.5

5
 m

8
2
° 1

9
' 0

9
"

2
0
1
.1

6
'

S
E

6
1
.3

1
 m

44° 06' 38"

21.07'

N

W

6.42 m

0° 22' 11"

225.41'

N E

68.70 m

8
6
° 1

3
' 3

6
"

4
2
0
.8

5
'

N
W

1
2
8
.2

7
 m

6° 06' 08"

85.80'
SE

26.15 m

7
.0

1

2
2

' - 1
1
 7

/8
"

8
.3

3

2
7

' - 4
 1

/8
"

16.38

53' - 9"

12.34

40' - 6"

9.95

32' - 7 3/4"

9.86

32' - 4 1/4"

22.86

75' - 0"

16.09

52' - 9 1/2"

17.52

57' - 5 5/8"

105.01

344' - 6 1/8"

2
8
.3

1

9
2

' - 1
0
 5

/8
"

2
1
.3

4

7
0

' - 0
"

1
7
.8

3

5
8

' - 6
"

1
2
.3

4

4
0

' - 6
"

1
.5

3

5
' - 0

 1
/4

"

1
4
.2

8

4
6

' - 1
0
 3

/8
"

4
.9

7

1
6

' - 3
 3

/4
"

24.82

81' - 5 1/8"
7.52

24' - 8 1/4"
7.50

24' - 7 1/4"
28.45

93' - 4"
8.08

26' - 6"
7.50

24' - 7 1/4"9.93

32' - 6 7/8"

A
C

C
E

S
S

IB
L
E

 P
A

R
K

IN
G

 
S

IG
N

S

1
6
.9

2

5
5

' - 6
"

1
8
.5

9

6
1

' - 0
"

1
1
.8

1

3
8

' - 9
 1

/8
"

7
2
.4

1

2
3

7
' - 6

 3
/4

"

8
.3

8

2
7

' - 6
"

2
.5

0

8
' - 2

 3
/8

"

IN
D

IC
A

T
E

S
 P

A
R

K
IN

G
 F

E
N

C
E

re
fe

r to
 A

1
.1

  

IN
D

IC
A

T
E

S
 P

A
R

K
IN

G
 F

E
N

C
E

re
fe

r to
 A

1
.1

  

IN
D

IC
A

T
E

S
 P

A
R

K
IN

G
 F

E
N

C
E

re
fe

r to
 A

1
.1

  

IN
D

IC
A

T
E

S
 P

A
R

K
IN

G
 F

E
N

C
E

re
fe

r to
 A

1
.1

  

FRONT ENTRY

S
IT

E
 S

IG
N

R
E

N
T

A
L
 S

IG
N

1
0
0
 S

t A
n
n
s
 S

tre
e
t, C

a
m

p
b
e
ll R

iv
e
r, B

.C
.

(T
)2

5
0
.2

8
6
.8

0
4
5
 (F

)2
5
0
.2

8
6
.8

0
4
6

w
w

w
.s

e
y
m

o
u
rp

a
c
ific

.c
a

R
E

V
 #

:
D

R
A

W
IN

G
 #

:

S
C

A
L
E

:

D
A

T
E

:

C
H

E
C

K
E

D
 B

Y
:

D
R

A
W

N
 B

Y
:

D
R

A
W

IN
G

 T
IT

L
E

:

A
D

D
R

E
S

S
:

P
R

O
J
E

C
T

 N
A

M
E

:

P
R

O
J
E

C
T

 S
T

A
T

U
S

:

S
IT

E
 M

A
P

:

P
R

O
J
E

C
T

 N
U

M
B

E
R

:

T
R

A
D

E
 C

O
N

T
R

A
C

T
O

R
S

 S
H

A
L
L
 V

E
R

IF
Y

 A
L
L

D
IM

E
N

S
IO

N
S

 A
N

D
 R

E
P

O
R

T
 A

N
Y

D
IS

C
R

E
P

A
N

C
IE

S
 O

R
 IN

C
O

N
S

IS
T

E
N

C
IE

S
 T

O
S

E
Y

M
O

U
R

 P
A

C
IF

IC
 D

E
V

E
L
O

P
M

E
N

T
S

 L
T

D
.,

W
IT

H
O

U
T

 D
E

L
A

Y
, F

O
R

 C
L
A

R
IF

IC
A

T
IO

N
A

N
D

/O
R

 C
O

N
F

IR
M

A
T

IO
N

.  D
O

 N
O

T
 S

C
A

L
E

D
R

A
W

IN
G

S
.  D

E
S

IG
N

S
 R

E
P

R
E

S
E

N
T

E
D

 A
N

D
D

R
A

W
IN

G
S

 U
S

E
D

 A
S

 IN
S

T
R

U
M

E
N

T
S

 O
F

S
E

R
V

IC
E

 S
H

A
L
L
 R

E
M

A
IN

 T
H

E
 C

O
P

Y
R

IG
H

T
A

N
D

 P
R

O
P

E
R

T
Y

 O
F

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
.  A

N
Y

 
R

E
P

R
O

D
U

C
T

IO
N

O
R

 U
S

E
 F

O
R

 A
N

Y
 P

U
R

P
O

S
E

 O
T

H
E

R
 T

H
A

N
T

H
A

T
 A

U
T

H
O

R
IZ

E
D

 B
Y

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
. IS

 P
R

O
H

IB
IT

E
D

.

C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 R

E
M

A
IN

 F
A

M
IL

IA
R

W
IT

H
, S

H
A

L
L
 R

E
F

E
R

 T
O

, A
N

D
 S

H
A

L
L

P
E

R
F

O
R

M
 IN

 A
C

C
O

R
D

A
N

C
E

 W
IT

H
 L

O
C

A
L

L
A

W
S

, R
E

G
U

L
A

T
IO

N
S

 A
N

D
 B

U
IL

D
IN

G
C

O
D

E
S

.  C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 M

A
IN

T
A

IN
G

O
O

D
 IN

D
U

S
T

R
Y

 B
U

IL
D

IN
G

 A
N

D
 S

A
F

E
T

Y
P

R
A

C
T

IC
E

S
 C

O
N

S
IS

T
E

N
T

 W
IT

H
 T

H
E

C
O

N
T

R
A

C
T

 IN
T

E
N

T
 A

N
D

 T
H

E
R

E
Q

U
IR

E
M

E
N

T
S

 O
F

 J
U

R
IS

D
IC

T
IO

N
A

L
A

U
T

H
O

R
IT

IE
S

.

A
D

D
IT

IO
N

A
L
 C

L
A

IM
S

 A
N

D
 C

O
S

T
S

 R
E

L
A

T
E

D
T

O
 N

O
N

-M
A

T
E

R
IA

L
 C

H
A

N
G

E
S

 W
IL

L
 N

O
T

 B
E

A
C

C
E

P
T

E
D

 B
Y

 S
E

Y
M

O
U

R
 P

A
C

IF
IC

D
E

V
E

L
O

P
M

E
N

T
S

 L
T

D
.  N

O
N

-M
A

T
E

R
IA

L
C

H
A

N
G

E
S

 A
R

E
 D

E
E

M
E

D
 T

O
 B

E
 P

L
A

N
C

H
A

N
G

E
S

 O
R

 S
P

E
C

IF
IC

A
T

IO
N

A
D

J
U

S
T

M
E

N
T

S
 T

H
A

T
 D

O
 N

O
T

S
U

B
S

T
A

N
T

IA
L
L
Y

 A
F

F
E

C
T

 T
H

E
 V

A
L
U

E
, 

T
IM

E
,

C
O

S
T

 A
N

D
 Q

U
A

L
IT

Y
 O

F
 C

O
N

S
T

R
U

C
T

IO
N

.

C
O

N
T

R
A

C
T

O
R

S
 S

H
A

L
L
 M

A
K

E
 E

V
E

R
Y

R
E

A
S

O
N

A
B

L
E

 E
F

F
O

R
T

 T
O

 M
A

IN
T

A
IN

S
C

H
E

D
U

L
E

 T
A

R
G

E
T

S
 A

N
D

 P
R

O
V

ID
E

 G
O

O
D

E
F

F
IC

IE
N

C
Y

, P
R

O
G

R
E

S
S

, W
O

R
K

M
A

N
S

H
IP

A
N

D
 Q

U
A

L
IT

Y
 T

O
W

A
R

D
 D

E
F

IC
IE

N
C

Y
-F

R
E

E
R

E
S

U
L
T

S
.

A

1
C

O
N

C
E

P
T

 D
E

S
IG

N
O

C
T

 2
3
 2

0
2
0

A

E
N

T
E

R
 IN

 F
A

M
IL

Y
 T

IT
L
E

 B
L
O

C
K

D
E

V
E

L
O

P
M

E
N

T
 P

E
R

M
IT

N
o
.

D
e
s
c
rip

tio
n

R
e
v
is

io
n
 D

a
te

R
e
v
is

io
n
 S

c
h
e
d
u
le

T
E

R
R

A
 G

R
E

E
N

S

-

G
R

E
E

N
 D

IA
M

O
N

D
 R

O
A

D

N
O

V
 1

8
 2

0
2
0

S
E

A
L
:

A
B
E
L
E

A
R

C
H

IT
E

C
T

U
R

E
T

H
O

M
A

S
 C

. A
B

E
L
E

, A
R

C
H

IT
E

C
T

 S
A

A
, T

: 6
0
4
.6

8
2
-6

8
1
8

A
D

E
V

E
L
O

P
M

E
N

T
 P

E
R

M
IT

N
O

V
 1

8
 2

0
2
0

1
" =

 2
0
'-0

"

11/19/2020 2:24:51 PM

A
1
.0 S

IT
E

 P
L
A

N

P
G

B
M

1
" =

 2
0
'-0

"
1

S
IT

E
 P

L
A

N
 L

A
Y

O
U

T

MSLIVA
Text Box
Appendix A-3.2



A

R

C

O

L

A

 

A

V

E

N

U

E

W
O

O
D

L
A

N
D

 
G

R
O

V
E

 
D

R
I
V

E

T
O

W
E

R
 
R

O
A

D

MR

MR

ER

MR

MR

MU

P

R

I

V

A

T

E

 

R

O

A

D

(

C

I

T

Y

 

O

F

 

R

E

G

I

N

A

A

C

C

E

S

S

 

E

A

S

E

M

E

N

T

)

PRIMROSE GREEN DRIVE

C

H

U

K

A

B

O

U

L

E

V

A

R

D

POTENTIAL

CREEK CROSSING

JOINT-USE

ELEMENTARY

SCHOOL SITE

ER

C

R

E

E

K

C

H

U

K

A

LOW DENSITY

MEDIUM DENSITY

11.89 ha

64.10 ha

ROADS

FLOODWAY / ENVIRONMENTAL

RESERVE (ER)

MUNICIPAL UTILITY (MU)

15.28 ha

38.26 ha

1.28 ha

MUNICIPAL RESERVE (MR)

MIXED USE

8.19 ha

TOTAL AREA

177.30 ha

 LEGEND 

CHURCH

1) LAND USE & AREAS

HIGH DENSITY

10.47 ha

SASKTEL

FLOOD FRINGE / ENVIRONMENTAL

RESERVE (ER)

MIXED-USE AND/OR

COMMERCIAL

8.56 ha

OTHER

LIVE/WORK OR MEDIUM DENSITY

0.55 ha

MEDIUM OR HIGH DENSITY

2.89 ha

7.88 ha

4.46 ha

0.17 ha

3.32 ha

6.71 %

36.15 %

8.62 %

21.58 %

0.72 %

4.62 %

100 %

5.90 %

4.83 %

0.31 %

1.63 %

4.44 %

2.52 %

0.10 %

1.87 %

CONCEPT PLAN BOUNDARY

2) INFRASTRUCTURE

ARTERIAL ROAD

COLLECTOR ROAD

POTENTIAL STORM POND

CREEK CENTERLINE

LOCAL ROAD

PATHWAY

POTENTIAL FUTURE PATHWAY EXTENSIONS

WALKWAY

GREENS ON GARDINER CONCEPT PLAN

LAND-USE

MSLIVA
Text Box
Appendix A-3.3

JFENTON
Ellipse

JFENTON
Callout
Subject Property



Appendix B 

 

Public Notice Comments 

 

Response Number of 

Responses 

Issues Identified  

Completely opposed 131 

- There should be no multi-unit at this location. 

- There is not enough parking. 

- This location should be a park, community space, or a 

dog park. 

- This project is too tall. 

- This project should not be allowed to have renters 

Accept if many 

features were 

different 

5 
- More parking 

- Would like one less floor 

Accept if one or two 

features were 

different 

2 
 

 

I support this 

proposal 
3  

  

The following is a summary of issues identified through public consultation, listed in 

order of magnitude (starting with most numerous):  

 

1. Multi-unit 

 

Administration’s Response: 

 

The proposed building type is in accordance with the approved Greens on Gardiner 

Concept Plan, which identifies the site as suitable for high-density or medium-density 

residential development, and is in accordance with the RL – Residential Low-Rise Zone, 

which allows multi-unit buildings up to 20 metres in height (with building ranging 

between 11.0 metre to 20.0 metres as discretionary).   

 

Developer’s Response: 

 

Parcel H, 3700 Green Diamond Road is situated at the corner of Chuka Boulevard, (an 

arterial road) to the west and Green Apple Drive, (a collector road) to the north.  Chuka 

Boulevard and Green Apple Drive are both used as bus routes.  On the east side of the 

property, there is one house flanking Green Diamond Road and a park.  To the south, 

there is an existing apartment building. The proposed apartment is one block north of the 

Acre 21 commercial development and one block south of the joint-use elementary school. 

The proposed apartment at this location ticks all the boxes of the goals and policies 

outlined in the Official Community Plan.  Parcel H is on an Urban Corridor with public 

transit, it is within walking distance of commercial development, schools and open 

spaces.  If parcel H is not suited for an apartment, then I am not sure where any apartment 

will ever be allowed to be built in the City of Regina in the future. 

 

A number of the respondents were concerned with an apartment adding too much density 

to the neighbourhood.  I would like to bring to your attention Goal 4 – New 

Neighbourhoods and Employment Areas Paragraph 2.11.2 in the Official Community 
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Plan which states New Neighbourhoods should “Achieve a minimum gross population 

density of 50 persons per hectare (pph).”  The approved Greens on Gardiner Concept 

Plan has a gross population density of 54.5 persons per hectare which is just slightly 

above the prescribed minimum. 

 

2. Parking 

 

Administration’s Response: 

 

The Regina Zoning Bylaw No. 2019-19 requires a minimum of one parking stall per unit. 

There are 154 parking stalls for the 123 units; therefore, the amount of on-site parking 

provided exceeds the minimum parking requirement by 21 parking stalls. 

 

Developer’s Response: 

 

The zoning bylaw requires 1 parking space per unit for an apartment.  This development 

has 154 parking stalls for 123 units which equates to 1.25 parking stalls per unit. This 

project exceeds the minimum parking requirement by 25%.  There is no doubt that there 

will be some vehicles parked on Green Apple Drive and also Green Diamond Road.  

Both of these streets are wide enough to accommodate parking.  The minimum traffic 

width for two driving lanes and two parking lanes is 11.0 metres.  Green Apple Drive has 

a traffic width of 13.4 metres and Green Diamond Road has a traffic width of 11.0 

metres.  These roads were designed with parking in mind.  There are seven single family 

homes with front attached garages on the north side of Green Apple Drive across from 

the proposed apartment. On the southside of Green Apple Drive east of the of the 

intersection with Green Diamond Road there are no houses fronting Green Apple Drive 

and there is a concrete perimeter fence along that side of the street.  There are no houses 

fronting Green Diamond Road across from the apartment.  There should be no 

competition for street parking between the residents of the apartment and the single-

family residents. Residents in new neighbourhoods with low density residential units on a 

street with an 11.0 metre traffic width are allowed to park on the street.  I am not sure 

why this should be any different for residents of an apartment.   

 

3. Open Space 

 

Administration’s Response: 

 

In new subdivisions, open space (parks) is provided through municipal reserve 

dedication, through the subdivision process, and a municipality can not require more land 

for this purpose than what is statutorily prescribed the Act requires up to ten percent 

Municipal Reserve dedication. In this case, the maximum land for open space was 

dedicated and allocated in the Concept Plan. The approved Greens on Gardiner Concept 

Plan shows finalized open space plan.  

 

4. Renters 

 

Administration’s Response: 

 

Tenure type (ownership or rental) is not an applicable consideration. The City is required 

to base its review and decision on conformity with the Zoning Bylaw (e.g. land-use and 

building type).  
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Developer’s Response: 

 

The Official Community Plan addresses housing in section D6 and outlines a number of 

goals.  To paraphrase this section, a complete neighbourhood should have a diversity of 

housing forms and this includes rental housing.  There is a community bias against 

renters and yet, most people rent housing at some point in their life.  It was not long ago 

when we had a housing crisis in the City of Regina.  A Mayor’s taskforce was set up to 

address the lack of rental housing.  City Administration, our elected officials and the 

private sector worked together to increase the supply of rental housing. The role of 

Administration, Planning Commission and City Council was to approve projects that met 

the goals and policies of the Official Community Plan, neighbourhood Concept Plans and 

the Zoning Bylaw.  The role of the private sector was to build rental units.  The process 

worked, rental units were built and people had places to live.  This application is nothing 

more than a continuation of this process.  

 

5. Height 

 

Administration’s Response: 

 

The proposed developed is within the threshold of a Discretionary Use in this zone. The 

height is appropriate from the context of the Council-approved density within the 

Concept Plan. 

 

Developer’s Response: 

 

The Zoning bylaw allows for a building height on this parcel of a maximum of 20 metres.  

This apartment is 15.6 metres tall, which is 22% lower than the maximum.  Some 

respondents opposing the apartment suggested that the building should only be three or 

four stories tall.  I am not sure whether it is the height that is the concern or that a fifth 

storey adds more units and therefore more density. To be clear, The Greens on Gardiner 

is not building the apartment.  However, I do know there is a delicate balance between 

cost of construction per unit and the market value of rent per unit.  While apartments 

nearby are four stories with flat roofs, the cost of constructing those units at the time they 

were built and the market rent at that time are completely different than they are today.  It 

is not simply a matter of eliminating the fifth story and the numbers continue to work for 

the project. 
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Options for Regulating Heritage and Architectural Design 

 

Date March 3, 2021 

To Regina Planning Commission 

From City Planning & Community Development 

Service Area Planning & Development Services 

Item No. RPC21-28 

 

RECOMMENDATION 

 

Regina Planning Commission recommends that City Council: 

 

1. Remove CR20-94 from the List of Outstanding Items for City Council. 

 

2. Receive and file this report. 

 

ISSUE 

 
At its meeting on August 13, 2020 (RPC20-27), the Regina Planning Commission (RPC) 
directed Administration to bring back an informational report respecting options for 
regulating heritage and architectural design. This direction was put into the following motion 
at the August 26, 2020 (CR20-74), City Council meeting: 
  

“… provide a report to Council in Q1 2021 with a detailed plan to protect the historical 
and architectural value of designated heritage conservation areas with architectural 
controls for the Crescents Neighbourhood to ensure compatible infill, pursuant to sec. 
73 of The Planning and Development Act, 2007 and outlined in Design Regina, Section 
D8, 10,8, Map 8, Potential Heritage Conservation Districts.” 

 
 
The above noted matter relates to a broader discussion regarding heritage and architectural 
design. Whether a property warrants additional regulation and what the optimal regulatory 
“tool” is, are important considerations, as the issue affects individual property rights and a 
community’s relationship to its built-environment. Selecting the optimal tool will depend on 
the objectives, public input and the degree of additional regulation deemed appropriate.  
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Regulating heritage and architectural design is potentially relevant for many 
neighbourhoods within and adjacent to the City Centre area. However, the particular 
concerns will likely differ; therefore, the implementation of appropriate regulation should be 
based on comprehensive review and consultation, which occurs, commonly, through a 
planning process, such as a Neighbourhood Plan review.  
 
The intent of this report is to respond to the above noted direction by providing an overview 
of regulatory and process options that can inform initiatives to explore the potential for 
heritage and architectural design regulation at a community level.  
 
Note: For the purpose of this report: 
 

 “Built-Form” can be defined as: The design of a building and its relationship to the street: 
building size, orientation, setbacks, architectural detail, etc.  
 

 “Architectural Detail” can be defined as: The elements of a building that define its 
exterior appearance: color, material, fenestration (configuration of windows, doors), 
overall design theme, etc. (Architectural Detail is a component of built-form.) 
 

 “Heritage” can be defined as: Aspects of a property, or group of properties, that is of 
interest, to the City and/ or community residents, for its architectural, historical, cultural, 
aesthetic value, etc. 

 
IMPACTS 

 
Financial Impacts 
None with respect to the recommendation of this report. 
 
Should the City explore or pursue comprehensive regulatory measures for protecting 
properties regarded as important for heritage value or architectural design, this would 
require public engagement and may require the services of a qualified consultant and 
associated costs. The level of engagement and expert involvement would be assessed and 
determined on a case-by-case basis. 
 
Accessibility Impacts 
None with respect to this report.  
 
Policy/Strategic Impact 
Official Community Plan 
 
Implementing regulatory measures to protect properties regarded as important for heritage 
value or architectural design is supported by Design Regina: The Official Community Plan 
Bylaw No. 2013-48 (OCP). The OCP provides high-level, long-term policy direction, across 
the city, for such matters as: growth and development; the provision of infrastructure and 
community services; social, cultural and environmental matters, etc. Regarding heritage and 
architectural design, there are several key policies: 
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 Section D5 - Policy 7.8.6 requires that future neighbourhood plan(s) for the City Center 
include guidelines for heritage conservation, architecture and urban design. 
 

 Section D8 - Policy 10.3 requires the City to identify, evaluate, conserve and protect 
historic places identified on Map 8 – Cultural Resources.  

 

 Section D8 - Policy 10.5 encourages owners to voluntarily seek heritage designation for 
qualifying properties. 

 

 Section D8 - Policy 10.8 requires the City to evaluate the areas conceptually identified in 
Map 8 – Cultural Resources for potential Heritage Conservation District designation. 

 

 Section E - Policy 14.56 requires the City to consider supporting the use of the 
Architectural Control District in the following contexts: preserve architectural character of 
an area; aesthetic enhancement; prevent undesirable design features; support “green 
building” design.  

 
Neighbourhood Plans 
 
Implementing regulatory measures to protect properties regarded as important for heritage 
value or architectural design is supported by several neighbourhood plans. Neighbourhood 
plans are used to guide growth and development at a community/neighbourhood scale and 
form part of Part B of the OCP. Regarding heritage and architectural design, the applicable 
neighbourhood plans and associated policy are as follows: 
 
Cathedral NP  
Section 2.6 

Encourages the implementation of a Heritage Conservation District, 
especially areas east of Elphinstone Street; Victoria Avenue corridor 
and, “of particular interest”, the Crescents area. 
 

Warehouse NP 
Section 1.5.2 (c)(i) 

Encourages that new development complement the “…design features 
of the existing and related historic structures and streetscape…” 
 

Yards NP 
Section 5.2(c) 

Requires that new buildings fronting Dewdney Avenue shall 
complement the design of the historic buildings in Warehouse District.  
 

Downtown NP 
Policy 27 

Requires City to develop new design guidelines for the existing Victoria 
Park Heritage Conservations District and to study and consider an 
expansion to this heritage conservations district.  
 

Transition NP 
Section 3.3.2(3) 

Encourages protection of homes along College Avenue via Heritage 
Conservation District designation; Section 4.6(1) encourages City to 
consider applying Municipal Heritage Property designation to list of 
potential heritage properties included in Appendix.  

 
The City is currently embarking on a program (referred to as the “Neighbourhood Plan 
Program”) to develop new neighbourhood plans for 31 communities, which will provide 
policy for directing land-use and built-form (considered by Priorities and Planning 
Committee February 20, 2019 – PPC19-2). Through this process, existing neighbourhood 
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plans, including those noted above, will be reviewed and replaced, and the issue of built-
form, including opportunities for supporting compatible infill development, will be reviewed 
within each of the neighbourhoods. The sequencing and prioritization of new neighbourhood 
plans is based on a schedule that formed part of the above noted Committee report.  
 
Regina Cultural Plan 
 
The Cultural Plan, approved in 2016, establishes high-level, long-term policy respecting the 
City’s cultural objectives, which includes the arts, heritage, cultural diversity, community 
identity and sense-of-place (architectural design factors into this category). One of three 
overarching goals of the Cultural Plan is to commemorate and celebrate Regina’s Cultural 
Heritage, including objectives to demonstrate leadership through the management of the 
Heritage Conservation Program, conserve cultural heritage resources and ensure new 
development contributes to sense-of-place. Regarding heritage and architectural design, 
the Cultural Plan includes three key actions: 
 

 Use Zoning Bylaw development standards to protect local area character (near-term). 
 

 Identify potential for heritage designation through neighbourhood plans (mid-term). 
 

 Implement Heritage Conservation Districts, Architectural Control Districts, or Direct 
Control Districts to protect potential heritage areas identified in the OCP and consider 
other areas (long-term).  

 

OTHER OPTIONS 

 
Alternative options would be: 
 
1. As the City Council motion made specific reference to the “Crescents”, City Council 

could direct Administration to review opportunities to regulate heritage and/ or 
architectural design pertaining to the Cathedral Neighbourhood (including the 
“Crescents”) as part of the Neighbourhood Plan Program.  
 
(The Cathedral Neighbourhood Plan is scheduled as the 10th plan to be addressed – 
corresponding, approximately, to year 2024-2025.) 
 
As a variant to Option 1, City Council could direct that the start of the Cathedral 
Neighbourhood Plan review be advanced. Advancing review of this Plan would delay 
the preparation of neighbourhood plans for communities preceding in the schedule.  

 
2. Direct Administration to review opportunities to regulate heritage and/ or architectural 

design pertaining to areas of the city, as specified by City Council (outside of the 
Neighbourhood Plan Program),  

 
3. Other direction, as determined by Council. 
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COMMUNICATIONS 

 
This report is an informational item only, based on an initial assessment; therefore, no 
communication with external parties was deemed necessary. However, Administration did 
send notice of this report to the Cathedral Area Community Association, the Lakeview 
Community Association, Heritage Community Association, Heritage Regina, the Provincial 
Heritage Review Board, and the Saskatchewan Architectural Heritage Society. 
 

DISCUSSION 

 
Regulatory Options 
 
Municipalities in Saskatchewan are authorized to regulate new and existing development 
from the perspective of heritage and architectural design using a range of “tools” authorized 
through The Heritage Property Act (HP Act) and The Planning and Development Act, 2007 
(P&D Act). The appropriate regulatory tool will depend on the objectives, public input, 
legality, administrative considerations and the degree of additional regulation deemed to be 
appropriate. Key questions when considering the appropriate regulatory tool include: 
 

 Is the issue about particular architectural themes or styles, or is it more about form and 
massing (e.g. height, setbacks, etc.)? 
 

 Is the issue about preserving particular architectural themes or styles, or is it more about 
preventing specific features? 
 

 Is the intent to preserve original buildings for their heritage value and prevent 
demolition? Or, is demolition okay, as long as certain architectural objectives are 
respected in new buildings? 

 

 Is the objective to support land-use and built-form diversity while still also ensuring 
overall compatibility? 

 
The following regulatory tools represent a range of options for addressing the above-noted 
scenarios (listed in order of “regulatory intensity” – from least to most intense). 
 
Conventional Zoning Districts (CZD) 
 
CZDs apply across the city and are used to regulate typical development standards: land-
use, lot size, building size/ height, setbacks, etc. CZDs are administered through the Zoning 
Bylaw and are authorized by the OCP and, ultimately, the P&D Act. In terms of regulating 
built-form, CZDs are ideal where the intent is to support diversity and procedural efficiency 
while still ensuring consistent massing and height along a streetscape. Features: 
 

 Cannot regulate heritage or architectural design matters, as per P&D Act.  
 

 Neighbourhood plans can include direction for regulating typical development standards. 
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 CZDs are relatively easy to implement and administer.  
 

To date, a key accomplishment is the new Zoning Bylaw and the Residential Infill 
Development Overlay Zone (RID Zone) that is included. This new zone includes measures 
to help ensure that residential infill better integrates with existing buildings, including a 
requirement that the height of new buildings (infill) not exceed the average building height 
along the block or 8.5 metres – whichever is greater. Most of the lower density residential 
zones allow buildings to be up to 11 metres in height (this height limit dates back to the 
City’s first Zoning Bylaw – 1927); however, much of the older building stock, beyond the 
Downtown, does not exceed 8.5 metres, and much is even more modestly scaled. 
 
Architectural Control Districts (ACD) 
 
ACDs are used to regulate the architectural design of buildings and are administered 
through the Zoning Bylaw and OCP guidelines and authorized by the P&D Act. ACDs are 
ideal where the City or a developer wants to support a particular architectural design, or 
range of design options, or an established theme in a particular area. Normally, the existing, 
or proposed, area would have consistent, identifiable architectural features deemed 
desirable. An ACD can also focus on architectural features that are not desired. Features: 
 

 Specially crafted for a particular area, used to regulate the exterior appearance of a 
building: colour, material, fenestration, overall design theme, etc.  
 

 Must be in accordance with OCP (e.g. neighbourhood plan) guidelines and the 
architectural standards of a zoning bylaw.  

 

 A developer can appeal a decision of City Council regarding conditions or permit denial. 
 

 The Council may delegate decision authority to the “development officer.”  
 

 Not an effective tool for protecting an original building from demolition.  
 
The only example of an ACD, within the city, applies to the “Former Diocese of Qu’Appelle 
Lands”. The intent of this ACD is to: “…preserve the physical character of the Former 
Diocese of Qu’Appelle Lands… requiring that any new development shall adhere to one of 
three traditional architectural styles: Tudor, Colonial, or Craftsman.” The Former Diocese of 
Qu’Appelle Neighbourhood Plan provides the enabling OCP guidelines. 
 
Direct Control Districts (DCD) 
 
DCDs are used to regulate land-use, architectural design, site and development standards 
and site servicing and are crafted for a particular area deemed to be special or unique. 
DCDs are administered through the Zoning Bylaw and OCP guidelines and authorized by 
the P&D Act. A DCD is ideal where the City wants to ensure a high level of land-use and/ or 
architectural design compatibility – this is potentially achieved by applying regulatory 
requirements that are “tailored” to a particular development proposal. An example might be: 
areas where there is a broad mix of architectural styles, but also an expectation that new 
development meets high aesthetic standards and respects the form and design of adjacent 
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development. Decisions could be based on OCP guidelines instead of specific, detailed 
architectural standards found in a zoning bylaw. Features: 
 

 Must be in accordance with OCP (e.g. neighbourhood plan) guidelines.  
 

 Allows Council to apply unique, “tailor-made” regulations to development proposals on a 
case-by-case basis (enforced via permits and development agreements). 

 

 A developer can appeal a decision of City Council regarding conditions or permit denial. 
 

 City Council may delegate decision authority to the “development officer.” 
 

 Not an effective tool for protecting an original building from demolition.  
 
An example of a DCD, within the city, is the Downtown Direct Control District – this is used 

to regulate land-use, site design, architectural design, etc. for development located in the 

downtown. The Downtown Neighbourhood Plan provides the enabling OCP guidelines.  

 
Municipal Heritage Property (MHP) & Heritage Conservation Districts (HCD) 
 
MHP and HCD designations are used to regulate the demolition or alteration of heritage 
properties and are administered through a heritage bylaw and authorized by the Heritage 
Property Act (HP Act). Heritage designation is ideal where there is a single property (MHP), 
or an area, including buildings, landscaping and streetscapes (HCD), that complies with a 
municipality’s heritage objectives or evaluation and where there is a desire to retain original 
building(s) and where the designation is voluntary. Features: 
 

 MHP designation applies to individual properties and buildings, while HCD designation 
can apply to a whole area, including buildings, landscaping, streetscapes, etc.  
 

 Used to protect properties with heritage value from inappropriate alteration; demolition.  
 

 “Heritage property”: “…property that is of interest for its architectural, historical, cultural, 
environmental, archaeological, paleontological, aesthetic or scientific value …” 

 

 Designation requires formal registration of an interest against the title of every property 
to which the protection is intended to apply. 

 

 Decisions relating to applications to alter a designated heritage property can be 
delegated to a Council committee or to Administration.  

 

 In the event that there is an objection to a denial of a demolition or alteration, which is 
escalated to the Heritage Review Board, City Council has final say regarding 
applications to alter or demolish property.  

 
HCDs are usually reserved for special areas with outstanding heritage value. An example 
might be where buildings, streets and landscaping, combined, have significant heritage 
value, or where there is a group of original buildings dating back to a specific historic period 
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and where the area is deemed uniquely representative of the historic period. The only 
example of a HCD, within the city, is the Victoria Park Heritage Conservation District. 
 
Implementation Options 
 
In terms of exploring and potentially enacting regulations aimed at protecting properties with 
heritage or architectural value, there are several options, as follows: 
 
1. Apply Municipal Heritage Property designation on a case-by-case basis. 

 
Consideration of designation may arise through an application to alter or demolish a 
property that may possess heritage value (whether it has previously been identified in the 
City’s Heritage Inventory or not) or may arise through a proactive City initiative or may arise, 
voluntarily, through the landowners initiative.  

 
Although the OCP encourages owners to seek heritage designation for qualifying properties 
voluntarily, the Heritage Property Act authorizes a municipality to intervene where a Mayor 
is of the opinion that a person is engaged in any activity that is considered likely to result in 
damage or destruction to any potential heritage property. The Mayor may issue a temporary 
stop order requiring that person to cease the activity. The temporary stop order may be 
made for a period of not more than 60 days to allow the Council to designate the property. 
 
2. Consider heritage and built-form through the Neighbourhood Plan Program. 

 
The City is currently embarking on a “Neighbourhood Plan Program” to develop new 
neighbourhood plans for 31 communities, which will provide policy for directing land-use 
and built-form. Through this, Administration will engage in consultation with residents 
regarding land-use and built-form, including infill. Note: 
 

 First four plans apply to: Al Ritchie; Hillsdale; Whitmore Park; North Central. 
 

 New plans for Warehouse District and Cathedral Neighbourhood are scheduled 
as 8th and 10th new plans, respectively, corresponding to year 2024-2025.  

 

 The Downtown Neighbourhood Plan will be reviewed sometime after 2025. 
 

The implementation of ACDs and DCDs requires that corresponding guidelines be 
established within the OCP; therefore, the neighbourhood plans, which form part of the 
OCP, provide an effective platform for pursuing these tools. Neighbourhood plans can 
also provide guidance regarding heritage matters. 
 
The existing RID Zone can be used to help ensure that infill development better 
integrates by controlling form and size (e.g. height). In many cases, form and size are 
the primary matters of concern, as opposed to a particular architecture style. Through 
the Neighbourhood Plan Program, Administration will engage residents to see what their 
concerns might be regarding heritage and architectural design. The RID Zone, or similar 
instrument, will be an important tool for supporting built-form objectives.  
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3. Direction from Council to investigate particular areas. 
 
Should Council choose, Administration can examine regulatory options for a particular 
area(s) outside of the Neighbourhood Plan Program schedule. Enacting new regulation 
to protect areas with multiple properties that potentially possess heritage or architectural 
value can be a significant undertaking, and the process often involves the following: 

 

 Analysis to determine what areas may qualify for regulation; why they qualify; 
appropriate tools and prioritization schedule.  

 Public engagement, as the issue affects both individual property rights and a 
community’s relationship to its built-environment. 

 The services of a qualified historian or architect. 

 In the case of an ACD or DCD, the preparation of OCP guidelines. 

 In the case of an ACD, detailed architectural standards and technical drawings.  
 

Should this option be pursued, Administration will prepare a report outlining a 
recommended strategy, or options, for pursuing heritage or architectural design related 
regulations, as well as implications for other related work.  
 
Alternatively, residents or community associations may choose to lead initiatives regarding 
heritage and/ or architectural design protection (e.g. proposed heritage designation or 
Zoning Bylaw amendment [ACD; DCD]) and the Administration would review this.  
 
Conclusion 
 
Regulations relating to heritage and architectural design are optimally applied where it has 
been determined, through analysis and consultation, that a particular property or area 
qualifies for or warrants such additional regulation.  
 

 Regulations relating to architectural design are optimally applied where the buildings of 
a particular area share similar design traits or themes deemed to be important or where 
particular design traits are discouraged.  

 
The ACD tool is optimal where the focus is on the exterior of the building and where 
there is a desire to apply specific, pre-identified architectural standards.  
 
The DCD tool is optimal where there is a desire to exercise flexibility and to apply 
regulations on a case-by-case basis based on OCP guidelines. DCDs can also address 
land-use, site design and site servicing.  

 
 These tools are subject to appeal. If the desire is to preserve an original building(s), 

heritage designation should be pursued.  
 

 Regulations relating to heritage are optimally applied where the desire is to preserve a 
property or area (the original building[s]) and where the property or area meets a 
municipality’s heritage objectives and evaluation.  

 
The MHP designation is used for individual properties; whereas, the HCD tool is used 
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for multiple properties and, potentially, landscaping and streetscapes.  
 

Regina’s mature neighbourhoods, within the City Centre and immediately beyond, are 
noteworthy for their architectural diversity. This diversity may be regarded as an appealing 
quality and also a catalyst for thoughtful discussion about preservation and change. 
Through the Neighbourhood Plan Program, community consultation regarding these issues 
will be undertaken.  
 

DECISION HISTORY 

 
On August 23, 2020, Council directed Administration to prepare a bylaw to designate 56 
Angus Crescent as a Municipal Heritage Property and to provide a report to Council in Q1 
of 2021 with a detailed plan to protect the historical and architectural value of designated 
heritage conservation areas, with architectural controls for the Crescents Neighbourhood to 
ensure compatible infill (CR20-74). 
 
At its meeting on February 10, 2021, City Council considered a report (CM21-1) and 
decided not to designate the 56 Angus Crescent property and withdrew the associated 
proposed bylaw (Bylaw No. 2020-68).  
 
 
 
 
Respectfully Submitted, Respectfully Submitted, 

 
 
Prepared by: Jeremy Fenton, Senior City Planner 



To the Regina Planning Committee: 

I am writing in response to the 3700 Green Diamond Road (item RPC21-22)  as I am unable to 
attend at the meeting time of 16:00hrs on March 3 2021. I would like to add that having a 
meeting at this time (even if it is the regularly scheduled time) heavily favours the Developer as 
most people are working during this time and most people will not take the time to write a letter 
to you like I have.  

Me and my spouse were among the 131 people who were against this development. We stated 
reasons such as: 

1. The increase in traffic in an already busy area. The traffic on Chuka Blvd has become quite
dangerous. As a resident who uses Chuka Blvd daily, several times a week I see a near miss
accident or people driving dangerously to cross or turn onto this road. The current infrastructure
for traffic control is inadequate. The recent addition of a 4 way stop has helped around that area
of Chuka, however the area near all the businesses and apartment buildings has several
entrances/exits from Chuka that causes chaos and makes it difficult to get around, not to
mention hazardous.

2. The proposed number of 1.25 parking stalls per unit is not high enough. Many families have
2 or more vehicles which would increase the need for street parking. As outlined in the Planning
Commission's report, the streets are wide enough to accommodate street parking, however,
these streets nearby are already packed with cars from other apartment/condo properties in the
area.

3. I believe that these complaints all stem from one consequence of completing this project; an
increase in population density in the neighbourhood. As outlined in the report that I was
provided by the Regina Planning Commission, one thing stuck out to me; the Developer
mentioned that New Neighbourhoods should "Achieve a minimum gross population density of
50 persons per hectare (pph)" and that we have an approved plan of 54.5 pph. This means that
we are already above the target, so why are we adding more units to this area and increasing the
density even more!

4. There is a high vacancy rate already in Regina, so high density housing is unnecessary and
would cause the market to be flooded and greatly affect landlords. We have so many
apartment/condo complexes in this area already not to mention the complex that is partially
built kitty corner to the proposed complex.

All my complaints were commonly raised by the 131 people who were against this development 
being built. Notably, only 3 people were in favour of this proposed project. What would be the 
purpose of having an open forum where an overwhelmingly large number of people are against 
the project yet the developer still gets to build their complex? I think that this response from the 
community sends a clear message this is NOT what we want in that location. Potentially, this 
location should have lower density housing or retail.  

Thank you for your time 

Sincerely, 

Samantha Magnus & Cody Dumonceaux 

RPC21-29
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March 3, 2021 

Members of the Regina Planning Commission, 

RE: Options for Regulating Heritage and Architectural Design 

Thank you for the opportunity to respond to the document submitted to your committee by Planning and 

Development Services.  

Heritage Regina’s recommendation is to continue with the original September 26th directive to create a 

detailed plan for a control zone to protect heritage properties and heritage neighborhoods with heritage 

stakeholders and input via community engagement.  

Our recommendation however, requirement for an adjustment to the current schedule established by 

Administration for completing community plans. We feel that Cathedral/Crescents, Lakeview, 

Transitions/Centre Sq., and Heritage neighborhood plans should be the first to be completed and be made a 

priority within the current schedule. Considering that the Heritage Policy is about to be supplemented with 

several new or enhanced initiatives related to incentives and maintenance, it seems prudent to ensure that 

the neighbourhoods that stand to be most impacted by this enhanced heritage policy have their plans in place 

as soon as possible. Completing these neighbourhood plans first, would be the final piece that achieves what 

would then be a comprehensive and fully functional heritage policy.   

Prioritizing these neighbourhoods would allow Council an opportunity to direct administration to include 

heritage as part of the planning process and introduce regulatory measures to support it. This would create an 

efficiency where-in community and stakeholder consultations for both processes could be combined and 

result in a comprehensive heritage component to each community plan.  

RPC20-30
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The document submitted to the Planning Commission identifies several regulatory options for 

council/community to consider. One option is to rely on conventional zoning districts and the Infill Overlay 

Zone. Our concern with relying on these two zoning tools to protect the character of a neighbourhood is that 

through the available appeal process, the intent of theses bylaws can be eroded over time as property 

owners/developers ask for exceptions based on their desire to maximize the value of their property or add 

developments that increase their economic gain.  The City has done an admirable job in incorporating the 

needs and desires of the community and developers into the new Zoning and Infill Bylaws, but we have 

already seen proposals come forward that seek to significantly vary the elements that preserve 

neighbourhood character.  

Identification and preservation of particular architectural themes and styles, addressing form and massing 

(e.g. height, setbacks, etc.) and preventing specific features and styles not compliant to the character and 

intent of the neighborhood are essential requirements to ensure the preservation of heritage 

neighbourhoods.  Maintaining original buildings for their heritage value and preventing demolition with the 

realization that some demolition is okay if certain architectural objectives are respected in new buildings, 

supports land-use and build-form diversity while ensuring overall compatibility.  

 

Aside from the Municipal Heritage Property Designations, Heritage Regina does not feel that any one of the 

remaining options presented will be comprehensive enough to preserve our built heritage. Therefore, we 

recommend two options used simultaneously to achieve this end. A Heritage Conservation District (HCD) to 

protect the existing heritage properties within a neighborhood and a Direct Control Zone to guide the infill 

within a heritage neighborhood and which could direct materials, colors, form and massing, and also apply to 

rehabilitation and repair when applicable. Utilizing these two options for neighbourhoods would create a 

comprehensive tool that allows flexibility and control.  

 

A Heritage Conservation District would allow protections for heritage not yet assessed for designation and 

provide protection for Grade 2 assessed properties that are not eligible for full designation. This would help to 

address a concern with the current Heritage Policy as to the fate of those properties considered significant for 

the neighbourhood (Grade 2) but only considered for designation if the property owner wants to pursue it.   

Combining a HCD with a Direct Control District (DCD) could supplement or replace the current Residential Infill 

Development Overlay Zone for heritage neighbourhoods. The DCD provides enhanced controls to ensure that 

new development fits within the character defining elements of a neighbourhood while allowing for a 

neighbourhood to be renewed. This option addresses concerns by citizens that demolition and new builds in 

our heritage neighbourhoods will not change the landscape such that we can no longer recognize these 

neighbourhoods as the oldest in our city.  In addition, these control zones could be highly incentivised through 

the planned enhancements to the Heritage Incentives Policy.  

The goal is to create a healthy heritage policy that builds in a mechanism to maintain the policy by adding and 

removing properties on a continual basis and expands to additional neighbourhoods as the city ages. The 

policy must be developed with stakeholder involvement, and include incentives for owners, plans for continual 

enforcement, and a provision to recognise sites when demolition is necessary but the desire to retain the 
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history of that location exists. Furthermore, a mechanism whereby changes of ownership of designated 

properties or properties within an HCD/DCD triggers the City Administration to notify the new owner of the 

Heritage Policy, including options to pursue designation and the Incentives Program. These components are 

essential to the success and longevity of that policy. Much work is underway by City Administration to this end 

but a HCD combined with a DCD would complete this policy and meet many of the objectives of the Official 

Community Plan and the Cultural Plan.  

 

Sincerely, 

 

 

Jackie Schmidt 
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