
  

 SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
 A G E N D A 
 
 
 
 
 
 
DATE:  Thursday, February 23, 2023 
TIME:  6:30 p.m. 
LOCATION: Council Chambers            

3rd Floor, 315 Jespersen Avenue 
 

 
1. Call to Order 

 
2. Appeal Hearing – PLDPR202200877 

 
Appellants:  Lisa Juba 
 
  Mernie Greenwood and John Russell 
   

 
An appeal has been filed against the conditional approval of Development Permit 
PLDPR202200877 to construct a secondary suite in the basement of an existing single 
detached dwelling and relocation of the proposed detached garage at 60 Treble Landing 
(Plan 182-2672, Block 3, Lot 25). The Development Permit Application was approved with 
conditions on January 12, 2023. 

 
 
3. Adjournment 

 
 

1 of 49



City of Spruce Grove Subdivision and Development Appeal Board 

 

Appeal:  PLDPR20220087 

Appellant:  Mernie Greenwood and John Russell 
Lisa Juba 
 

 

Civic Address Legal Description 

60 Treble Landing Plan 182-2672, Block 3, Lot 25 

 

 

Exhibit List 
 

 

Exhibit 
# 

Description Page 

1.  Timelines 4 

2.  Development Permit Application 6 

3.  Development Permit Decision 10 

4.  Notice of Appeal – Greenwood/Russell (1) and Juba (2) 16/19 

5.  Notice of Hearing 22 

6.  Adjacent Property Owner List (Confidential) 25 

7.  Site Plan Showing Adjacent Property Owners 27 

8.  Subject Location (Maps) 29/30 

9.  Development Officer’s Report 32 

10.  Appellant Submission 36 

11.  Applicant Submission 48 

 

 

2 of 49



EXHIBIT 1 

3 of 49



 

 

 

 
 

DEVELOPMENT PERMIT No. PLDPR202200877 
 

TIMELINES 

 

Development Permit Application Received     October 26, 2022 

Development Permit Application Decision Issued   January 12, 2023 

Development Permit Appeal Period Expiry Date   February 1, 2023 

Notice of Appeal Received      February 1, 2023 

Notice of Hearing Sent to Appellant     February 7, 2023 

Notice of Hearing Sent to Applicant     February 7, 2023 

Notice of Hearing Sent to Adjacent Property Owners  February 7, 2023 

Notice of Hearing Advertised in Newspaper    February 10, 2023 

Subdivision and Development Appeal Board Hearing  February 23, 2023 
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414 King Street, Spruce Grove, AB

Phone: (780) 962-7582, Fax: (780) 962-1062
Business Hours (M-F): 8:30 a.m. - 4:30 p.m.

Mailing Address
315 Jespersen Avenue, Spruce Grove, AB T7X 3E8

Development Permit Decision

Application: PLDPR202200877
Date: January 12, 2023

Canvas Homes
30 Kingsmeade CR
St Albert, AB  T8N 4C8

Project Information

Civic Address: 60 TREBLE LANDING;
Legal: 1822672;3;25
Project Type: Development Permit - Residential
Project Details: To construct a secondary suite in the basement of an existing single detached dwelling 
                                   and relocation of the proposed detached garage.

Status: Approved w/Conditions

Decision: Discretionary – Secondary suite
                                   Permitted – Relocation of proposed detached garage

CONDITIONS OF APPROVAL

1 Adequate on-site parking must be provided:  two stalls for the main dwelling unit, and one additional stall 
for the secondary suite.  Required parking stalls must be provided on-site and may not be on a public 
road.

2 The minimum floor area for the secondary suite shall be not less than 30m2.
3 A Secondary Suite shall not be allowed within the same Site containing a Group Care Facility, Limited 

Group Home, Home Occupation, Garden Suite or Garage Suite.
4 The secondary suite shall be operated as an accessory use only and shall not change the residential 

character of the principal dwelling involved.
5 The floor area of the secondary suite shall not exceed the floor area of the first storey of the dwelling.
6 The Secondary Suite shall be serviced from the main service valve and shall not be serviced through a 

separate service connection.
7 The detached garage shall not be located on any utility right of ways or easements.
8 The detached garage, as shown on applicant's sketch plan, shall be located no closer than 6m (19.7ft) 

from the rear property line.
9 The detached garage, as shown on applicant's sketch plan, shall be located no closer than 1m (3.3ft) 

from the side property line.
10 The exterior of the detached garage shall contain an address number that is a minimum 10 cm tall facing

the laneway.
11 The exterior finish of the detached garage is to be of a material and quality similar to the existing dwelling

unit.
12 The detached garage shall not exceed one storey, or 4.5m (14.8ft) in height when measured from the 

building grade to the top of the roof.
13 The eaves of the detached garage shall not project more than 0.6 m (2.0 ft) into any yard setback.
14 The vehicle doors of the detached garage shall be located facing the laneway.
15 The detached garage shall be located so that it is no closer to the dwelling than 1.0 m (3.3 ft).
16 The eaves of the detached garage shall not project more than 0.6m (2.0 ft) into any yard setback.10 of 49



17 Driveways must maintain a minimum clearance of 300 mm from all side yard property lines (with the 
exception of duplex, multi-family, and zero lot line developments). (Detail TN-17)

Tanya Ouellette
Development Officer

APPEAL PERIOD EXPIRY DATE: February 01, 2023
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Important Notices

? THIS IS NOT A BUILDING PERMIT (must be obtained separately). A Building Permit may be required, please contact the 
Planning and Development Department for more information.

? A person applying for, or in possession of a valid development permit is not relieved from full responsibility for 
ascertaining and complying with or carrying out development in accordance with the conditions of any covenant, caveat, 
easement, bylaw, regulation (municipal or provincial) or instrument affecting a building or land.

? Any development carried out prior to the appeal expiry date is at the sole risk of the applicant.

? If you wish to appeal the decision of the Development Officer, a completed form along with the appeal fee can be 
submitted in the following manner:

In person By mail

City Hall

315 Jespersen Avenue

Spruce Grove, AB

Clerk of the Subdivision and Development Appeal Board

c/o City Clerk’s Office

City of Spruce Grove

315 Jespersen Avenue

Spruce Grove, Alberta T7X 3E8

The request for appeal shall be submitted within the appeal expiry date.

For Information Purposes

1) POSTING OF THE DEVELOPMENT OFFICER?S DECISION

Where there is a right of appeal, by anyone other than the applicant, from a decision on an application, posting on the site may
be required.  Such a posting must be on the site as may be required by the Development Officer, describing the proposed 
development and the Development Officer’s decision, and advising of the right of appeal to the Subdivision and Development 
Appeal Board.  The notice shall be of durable material, and shall be at least one (1) foot by two (2) feet in size.

2) REFERENCES TO THE MUNICIPAL GOVERNMENT ACT RSA 2000 Chapter M-26 AS AMENDED

Grounds for appeal

685(1) If a development authority

(a) fails or refuses to issue a development permit to a person,

(b) issues a development permit subject to conditions, or

(c) issues an order under section 645,

the person applying for the permit or affected by the order under section 645 may appeal the decision in accordance with 
subsection (2.1). 

(1.1) A decision of a development authority must state whether an appeal lies to a subdivision and development appeal board 
or to the Land and Property Rights Tribunal.

(2) In addition to an applicant under subsection (1), any person affected by an order, decision or development permit made or 
issued by a development authority may appeal the decision in accordance with subsection (2.1).

(2.1) An appeal referred to in subsection (1) or (2) may be made

(a) to the Land and Property Rights Tribunal

(i) unless otherwise provided in the regulations under section 694(1)(h.2)(i), where the land that is the subject of the 
application 

(A) is within the Green Area as classified by the Minister responsible for the Public Lands Act,

(B) contains, is adjacent to or is within the prescribed distance of a highway, a body of water, a sewage treatment or 
waste management facility or a historical site, 

(C) is the subject of a licence, permit, approval or other authorization granted by the Natural Resources Conservation 
Board, Energy Resources Conservation Board, Alberta Energy Regulator, Alberta Energy and Utilities Board or 
Alberta Utilities Commission, or

(D) is the subject of a licence, permit, approval or other authorization granted by the Minister of Environment and Parks,

or
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(ii) in any other circumstances described in the regulations under section 694(1)(h.2)(ii),

or

(b) in all other cases, to the subdivision and development appeal board.

(3) Despite subsections (1) and (2), no appeal lies in respect of the issuance of a development permit for a permitted use 
unless the provisions of the land use bylaw were relaxed, varied or misinterpreted or the application for the development 
permit was deemed to be refused under section 683.1(8).

(4) Despite subsections (1), (2) and (3), if a decision with respect to a development permit application in respect of a direct 
control district 

(a) is made by a council, there is no appeal to the subdivision and development appeal board, or

(b) is made by a development authority, the appeal is limited to whether the development authority followed the directions of 
council, and if the subdivision and development appeal board finds that the development authority did not follow the 
directions it may, in accordance with the directions, substitute its decision for the development authority’s decision.

Appeals

686(1) A development appeal is commenced by filing a notice of the appeal, containing reasons, with the board hearing the 
appeal 

(a) in the case of an appeal made by a person referred to in section 685(1)

(i) with respect to an application for a development permit,

(A) within 21 days after the date on which the written decision is given under section 642, or

(B) if no decision is made with respect to the application within the 40-day period, or within any extension of that 
period under section 684, within 21 days after the date the period or extension expires,

or

(ii) with respect to an order under section 645, within 21 days after the date on which the order is made,

or

(b) in the case of an appeal made by a person referred to in section 685(2), within 21 days after the date on which the notice of
the issuance of the permit was given in accordance with the land use bylaw. 

(1.1) Where a person files a notice of appeal with the wrong board, that board must refer the appeal to the appropriate board 
and the appropriate board must hear the appeal as if the notice of appeal had been filed with it and it is deemed to have 
received the notice of appeal from the applicant on the date it receives the notice of appeal from the first board, if

(a) in the case of a person referred to in subsection (1), the person files the notice with the wrong board within 21 days 
after receipt of the written decision or the deemed refusal, or 

(b) in the case of a person referred to in subsection (2), the person files the notice with the wrong board within 21 days 
after the date on which the notice of the issuance of the permit was given in accordance with the land use bylaw. 

(2) The board hearing an appeal referred to in subsection (1) must hold an appeal hearing within 30 days after receipt of a 
notice of appeal.

(3) The board hearing an appeal referred to in subsection (1) must give at least 5 days’ notice in writing of the hearing

(a) to the appellant,

(b) to the development authority whose order, decision or development permit is the subject of the appeal, and

(c) to those owners required to be notified under the land use bylaw and any other person that the subdivision and 
development appeal board considers to be affected by the appeal and should be notified. 

(4) The board hearing an appeal referred to in subsection (1) must make available for public inspection before the 
commencement of the hearing all relevant documents and materials respecting the appeal, including

(a) the application for the development permit, the decision and the notice of appeal, or

(b) the order under section 645.

(4.1) Subsections (1)(b) and (3)(c) do not apply to an appeal of a deemed refusal under section 683.1(8).

(5) In subsection (3), “owner” means the person shown as the owner of land on the assessment roll prepared under Part 9.

Hearing and decision

687(1) At a hearing under section 686, the board hearing the appeal must hear

(a) the appellant or any person acting on behalf of the appellant,

(b) the development authority from whose order, decision or development permit the appeal is made, or a person acting on
behalf of the development authority, 

(c) any other person who was given notice of the hearing and who wishes to be heard, or a person acting on behalf of that 
person, and 

(d) any other person who claims to be affected by the order, decision or permit and that the subdivision and development 
appeal board agrees to hear, or a person acting on behalf of that person. 
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(2) The board hearing the appeal referred to in subsection (1) must give its decision in writing together with reasons for the 
decision within 15 days after concluding the hearing. 

(3) In determining an appeal, the board hearing the appeal referred to in subsection (1)

(a) repealed 2020 c39 s10(52);

(a.1) must comply with any applicable land use policies;

(a.2) subject to section 638, must comply with any applicable statutory plans;

(a.3) subject to clauses (a.4) and (d), must comply with any land use bylaw in effect;

(a.4) must comply with the applicable requirements of the regulations under the Gaming, Liquor and Cannabis Act respecting
the location of premises described in a cannabis licence and distances between those premises and other premises;

(b) must have regard to but is not bound by the subdivision and development regulations;

(c) may confirm, revoke or vary the order, decision or development permit or any condition attached to any of them or 
make or substitute an order, decision or permit of its own;

(d) may make an order or decision or issue or confirm the issue of a development permit even though the proposed 
development does not comply with the land use bylaw if, in its opinion,

(i) the proposed development would not

(A) unduly interfere with the amenities of the neighbourhood, or

(B) materially interfere with or affect the use, enjoyment or value of neighbouring parcels of land,

and

(ii) the proposed development conforms with the use prescribed for that land or building in the land use bylaw.

(4) In the case of an appeal of the deemed refusal of an application under section 683.1(8), the board must determine whether 
the documents and information that the applicant provided met the requirements of section 683.1(2). 

3) PERMIT VALIDITY

(a) A development permit is effective for a period of one year from the date the Notice of Decision is given unless 
specified otherwise in the permit conditions.  If the development permit cannot be fulfilled within the one year period 
an extension may be granted, by a Development Officer, if requested in writing prior to the expiry date and if 
substantial development has occurred on the site, in the opinion of the Development Officer.

(b) A development once commenced is not to be discontinued or suspended for a period or periods totaling more than six
months unless the Development Officer has notified the developer in writing that such discontinuance or suspension 
may be continued.  If the notification of extension has not been obtained the development permit shall be considered 
to have lapsed.

(c) In the case of an appeal the decision of the Subdivision and Development Appeal Board, to approve the development
permit or amend any conditions, is effective for a period of one year from the date of the written notification.  If the 
decision of the Subdivision and Development Appeal Board cannot be fulfilled within the one year period an extension
may be granted, by a Development Officer, if requested in writing prior to the expiry date.
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February 1, 2023 February 1, 2023 01-2023
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City Clerk’s Office 
 
February 7, 2023 
 
 
 
«Owner_Name» 
«Owner_Name2» 
«Owner_Addr1» 
«Owner_Addr2» 
«Owner_City», «Owner_Prov» «Owner_Postal_Code» 
«AddressBlock» 
 
Dear Property Owner: 
 
 
RE: NOTICE OF HEARING – SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
 Development Permit PLDPR202200877, Plan 182-2672 Block 3 Lot 25 
 
An appeal has been filed against the conditional approval of Development Permit 
PLDPR202200877 to construct a secondary suite in the basement of an existing single 
detached dwelling and relocation of the proposed detached garage at 60 Treble 
Landing (Plan 182-2672, Block 3, Lot 25). The Development Permit Application was 
approved with conditions on January 12, 2023. 
 
The Subdivision and Development Appeal Board (SDAB) will hold an appeal hearing as 
follows: 
 

DATE: Thursday, February 23, 2023 
TIME: 6:30 p.m. 
LOCATION: Council Chambers, Third Floor, City Hall 

315 Jespersen Avenue, Spruce Grove 
 

 
When an appeal is filed with the SDAB, all persons who own property within 30 meters 
of the development are notified of the hearing by way of this letter. In addition, the 
owner of the property, the applicant of the development permit, and the person(s) who 
filed the appeal will also receive a copy of this letter. 
 
Persons mentioned above and affected by this development have the right to submit a 
verbal or written submission to the Board. When making a submission, keep in mind 
that in accordance with the legislation that governs the SDAB, the SDAB can only 
consider relevant planning matters when rendering its decision. 
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If you wish to submit written material to the SDAB for inclusion in the hearing agenda 
package, it should be received by the City Clerk by Thursday, February 16, 2023, at 
12 noon by email at cityclerk@sprucegrove.org, or by mail at SDAB Clerk, 315 
Jespersen Avenue, Spruce Grove, AB, T7X 3E8. Visuals such as PowerPoint 
presentations, photos, or graphics are considered to be written submissions. If you are 
unable to meet this submission deadline, please bring 10 copies of the materials to the 
hearing and it will be distributed at the start of the hearing. Any written and/or visual 
material received will be made available to the public. 
 
We will be pleased to answer any questions you may have regarding the appeal and 
can also provide information or advice on SDAB procedures and how to make 
presentations to the SDAB. Please feel free to contact me should you have any 
questions. 
 
Yours truly, 
 
 
 
Jennifer Maskoske 
Clerk, Subdivision and Development Appeal Board 
Email: cityclerk@sprucegrove.org 
Phone: 780-962-7634 Ext. 227 
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 PLANNING STAFF REPORT TO: Subdivision & Development Appeal Board        ITEM: __ 
 

 
 
File No: 182-2672-3-25 
 
Date of Report: February 8, 2023 
   
Date of Meeting: February 23, 2023 

 
Subject: An appeal against the conditional approval of 

an application for a secondary suite to be 
constructed in the basement of the existing 
single detached dwelling at 60 Treble 
Landing (Plan 182-2672, Block 3, Lot 25). 

 

I. BACKGROUND INFORMATION 

 
On October 26, 2022, the builder, Canvas Homes, of 60 Treble Landing submitted a development 
permit application to locate a secondary suite in the basement of the existing single detached 
dwelling. 
 
On November 18, 2022, the Development Officer contacted the builder to discuss the minimum 
required parking for the residential use (two) and the secondary suite use (one) as the original 
proposed detached garage location only allowed for two parking stalls within the garage and no 
parking on the driveway with a rear yard setback proposed at 1.10m.  As the detached garage had 
not yet been constructed, the builder agreed to relocate the proposed detached garage to 
accommodate the three required parking stalls.  The total proposed parking stalls for the site was now 
four. 
 
On January 3, 2023, the builder submitted a revised site plan showing the new proposed location of 
the detached garage. 
 
On January 12, 2023, during the review of the application and revised site plan, it was determined by 
the Development Officer that the regulations under Section 75 (Secondary Suites) were all met.  
Therefore, the Development Officer conditionally approved the development permit application known 
as PLDPR202200877. 
 
On February 1, 2023, Lisa Juba, the owner of , submitted an appeal of the 
conditional approval of Development Permit Decision PLDPR202200877 to locate a secondary suite 
in the basement of the existing single detached dwelling. 
 
On February 1, 2023, Mernie Greenwood and John Russell, the owners of  
submitted an appeal of the conditional approval of Development Permit Decision PLDPR202200877 
to locate a secondary suite in the basement of the existing single detached dwelling. 
 
On February 1, 2023, the Development Officer returned a call by Mernie Greenwood and discussed 
the process of reviewing a secondary suite application and advised why the secondary suite was 
conditionally approved. 
 
 The following is a summary of information relevant to the application: 
 
Development Permit:  PLDPR202200877 
 

Date of Decision:   January 12, 2023 
 

Date of Appeals Received: February 1, 2023 
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Relevant Section of the  
Land Use Bylaw:                         Section 7 – Definitions 
                                                      Section 75 – Secondary Suites 
                                                      Section 85 – Number of On-Site Parking Stalls Required 
                                                      Section 115 – R1 – Mixed Low to Medium Density Residential   
                                                                             District  
                                                          

Land Use District:   R1 – Mixed Low to Medium Density Residential District 
 

Proposed Development: To locate a Secondary Suite in the basement of the existing Single 
Detached Dwelling 

 

Municipal Address:  60 Treble Landing 
 

Legal Description:   Plan 182-2672, Block 3, Lot 25 
 

 

II. LAND USE BYLAW C-824-12 AND INFORMATION RELATING TO THE APPEAL 
 
Section 115 of the Land Use Bylaw provides the Uses, whether Permitted or Discretionary, in the R1 
– Mix Low to Medium Density Residential District.  Secondary Suites are a Discretionary Use in the 
R1 District. 
 
Section 7 of the Land Use Bylaw defines a Secondary Suite.   
 
A Secondary Suite is defined as… 
Development consisting of a Dwelling located within, and Accessory to, a structure in which the  
Principal Use is Single Detached Dwelling.  A Secondary Suite has cooking facilities, food  
preparation, sleeping and sanitary facilities which are physically separate from those of the Principal 
Dwelling within the structure.  A Secondary Suite also has an entrance separate from the  
entrance to the Principal Building, either from a common indoor landing or directly from the side or  
rear of the structure.  This Use Class includes the Development or conversion of basement space or  
above-grade space to a separate Dwelling, or the addition of new floor space for a Secondary Suite  
to an existing Single Detached Dwelling.  This Use Class does not include Garage Suite and Garden 
Suite. 
 
Section 75 of the Land Use Bylaw regulates Secondary Suites.  The regulations under this section 
that apply to this appeal are as follows: 
 
(1) A Secondary Suite shall be operated as an Accessory Use only and shall not change the 
residential character of the Principal Dwelling. 
 
(2) A Secondary Suite shall be considered within the Principal Dwelling only. 
 
(3) In the case of a Secondary Suite located completely below the first Storey of a Single Detached 
Dwelling (other than stairways or a common landing), the Floor Area (excluding the area covered by 
stairways) shall not exceed the Floor Area of the first Storey of the associated Principal Dwelling. 
 
The Floor Area of the first Storey of the Principal Dwelling is 82.3m2 (886ft2) and the Floor Area of the 
proposed Secondary Suite is 68.7m2 (740ft2). 
 
(4) The minimum Floor Area for a Secondary Suite shall be not less than 30.0m2. 
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(5) A Secondary Suite shall not be allowed within the same Site containing a Group Care Facility, 
Limited Group Home, Home Occupation, Garden Suite or Garage Suite. 
 
(6) A minimum of one on-site Parking Stall shall be provided in addition to the required number of 
Parking Stalls for the Principal Dwelling. 
 
(7) A Secondary Suite shall be serviced from the main service valve and shall not be service through 
a separate service connection. 
 
Section 85 of the Land Use Bylaw regulates the minimum number of parking stalls required. 
 
(2) Single Detached: Two Parking Stalls per Dwelling.  One Parking Stall may be in tandem. 
      Secondary Suite: One Parking Stall per suite.  
 
All regulations, according to the documentation submitted as part of the development permit 
application, appeared to have been met.  The proposed detached garage to be located at the rear of 
the property with access from the lane, will accommodate the two stalls required for the single 
detached dwelling and the proposed driveway of 6.05m in length, will accommodate the additional 
parking stall required for the secondary suite.  Therefore, development permit PLDPR202200877 was 
conditionally approved.  Being the approved use was a discretionary use, notification went out to all 
adjacent property owners within a 30m radius. 
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That was the routing for Mernie Greenwood as she and her husband John Russell ended up in 
brand new home in Tonewood, a neighbourhood described as being inspired by the craftsmen 
who transform spruce wood into vibrant instruments. 

“We sold our house in Calgary and were house shopping for seven months (limited 
inventory due to COVID) before we looked at a new home,” said Greenwood. 

“I lived in Spruce Grove in the past so I was very surprised at all the new 
neighbourhoods,” she said. “We really liked the Tonewood area as it is on the east side 
of Spruce Grove — easy access to Edmonton. It’s calm and quiet and has a farm nearby, 
with roosters that crow most mornings and a pond full of wild geese.” 
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The couple started out looking in another neighbourhood that had a nearby school, but 
then decided they would prefer a more park-like area, with walking and bicycle paths, 
and Tonewood fit the bill with Jubilee Park right across from it. Jubilee includes a spray 
park, disc golf, multi-purpose trails, picnic areas and a picnic shelter, and recreational 
skating. 

Greenwood and her husband chose to build Western Living Homes’ Presley model, 
which comes in at 1,577 square feet, has an open-concept main floor, a flex space/home 
office at the front of the home and three bedrooms on the upper level. It’s a laned home, 
with a detached garage. They affectionately call theirs Elvis. 

“For us, it was all about a corner pie-shaped lot that would allow for a future triple 
garage,” said Greenwood. “We were looking for preferably a south or west side/backyard 
as we wanted lots of windows in our home and a sunny deck area.” 

Western Living Homes was open to making changes to their chosen floor plan. 

“Western Living Homes does a lot of customizations,” said Nicholas DeRose, general 
manager, Western Living Homes. “They did take our model and customized it to their 
needs and wants, and we’re happy to accommodate our clients.” 

The couple’s 2020 Christmas postcard had them sitting on luggage, stating: “Waiting for 
our new home!” In 2021, they would drive by and check on the progress of their new 
home. 

Greenwood said they’re totally enjoying living in their “new house heaven” since they 
moved in earlier this year, and that Western Living Homes delivered a high-quality 
product, on time, even with COVID restrictions that had to be dealt with. 

And when they hit a bump in the road, their builder took it in stride, added Greenwood. 

“When one of the siding products was out of stock, Western Living Homes suggested 
another product and included the upgrade to keep the project moving,” said Greenwood. 

Hitting The Right Note 

Though it dates back to 2016, Tonewood, from developer Melcor, is still in its earlier 
stages. 

The community has been fine-tuned for fulfilled living, said P.J. Pescod, Melcor’s senior 
development manager, who adds that Tonewood was inspired by the craftsmanship of 
violins and cellos, with homes there singing with the textures and finishes akin to that of 
those gorgeously crafted instruments. 

“There’s a home for everybody,” said Pescod, pointing to townhomes, rear-laned single 
family homes and front-attached garage single-family homes. Melcor’s group of builders 
for Tonewood are Morrison Homes, Pacesetter Homes and Western Living Homes. 
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About 25 per cent complete, Tonewood has a distinct architectural flair with wood 
accents ranging from signage to the trim on the homes — a wood panelling type of feel. 

“Tonewood saw a lot of activity in 2020,” said Pescod, with quite a number of 
Edmontonians selecting it for their new home. “It’s a quick drive into Acheson and into 
West Edmonton (with the development of Pioneer Road), and it’s also got easy access to 
a lot of commercial properties that are in the area. 

“We did find through COVID that there was a bit more of a push toward the bedroom 
communities,” added Pescod. “Spruce Grove definitely saw a lot of that.” 

Western Living Homes has noticed that, too, and said many of their buyers in Tonewood 
commute to and work in Edmonton. 

“It’s a beautiful community with distinct Tonewood elevations,” said DeRose, pointing 
to the use of the wood features throughout and wood or wood-like elements. 

Western Living Homes, a family-run business started in 1982, is building single-family 
homes with front-attached garage, single-family homes with a detached garage and 
duplexes. Their prices starts in the mid-$300,000 range (for duplexes); single-family 
homes with a detached garage start in the $360,000 level and single-family homes with 
a front attached garage start in the $400,000 range. 

Source: Dulcet Tonewood: Quiet new community with access to parks | Edmonton 
Journal 
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From:
To: City Clerk
Subject: NOTICE OF HEARING - SDAB (DP PLDPR202200877, Plan 182-2672, Block 3, Lot 25) APPLICANT MATERIALS
Date: February 16, 2023 11:59:55 AM

NOTICE: This email originated from outside the organization. Use caution when clicking links or
opening attachments.

Good afternoon,

As the applicant for DP PLDPR202200877 I am writing to the SDAB in response to the appeal(s)
filed against the DP's conditional approval.

As the homebuilder for 60 Treble Landing, we determined that applying for a secondary suite
development permit would ultimately be in the best interest of the project for the following
reasons:

1.    The application fulfilled the guidelines outlined in Section 75 of the City of Spruce Grove's
Land Use Bylaw. Also the density implied by a secondary basement suite aligns with land use
and zoning that is already accepted in the Tonewood subdivision.

2.    Canvas Homes believes in being able to provide individuals with choices for their housing
options, including the ability to own or rent their homes. By constructing a permitted
secondary basement suite at 60 Treble Landing we allow prospective homeowners to consider
the option to use their basement suite for a variety of uses. This may include aging in place for
older family members, separate suite privacy for other family members or to rent for
additional income to subsidize their own living and housing expenses

3.    A secondary suite could also help (in its own small way) in dealing with affordability and
attainability of housing currently being experienced by many municipalities and individuals 

4.    The current interest rate environment has made it difficult for many prospective
homeowners to afford new homes and qualify for mortgages at prevailing rates. This can be
seen on Treble Landing acutely with the number of actively listed For Sale properties in the
neighbourhood. By giving prospective buyers the option of purchasing a residence with a
secondary suite they may be able to both qualify for a mortgage more easily but also handle
their own housing expenses by potentially renting the suite to individuals who also require a
residence

5.    By allowing secondary suite development in this area, many that may commute to Spruce
Grove and area for work may choose to reside in Spruce Grove  (for the positive options listed
above) rather than continue to reside in other municipalities where their housing needs are
more readily met
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Thank you for the opportunity to present these points of consideration and look forward to
sharing them further with the SDAB next week. 

Lovey Grewal
Canvas Custom Homes

   
web: canvascustomhomes.com 
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