
MUNICIPAL PLANNING COMMISSION AGENDA 
SUMMER VILLAGE OF NORGLENWOLD 

SUMMER VILLAGES ADMINISTRATION OFFICE 
JULY 24, 2023 @ 9:00 A.M. 

A. CALL TO ORDER

B. ADOPTION OF AGENDA

C. DEVELOPMENT ITEMS

1. 111 Grand Avenue

D. ADJOURNMENT



Summer Village of Norglenwold – Municipal Planning Commission 

July 24, 2023 

Agenda Item  

111 Grand Avenue (Lot 4-6, Block B, Plan 5108EO) 

Development Permit Application 

Background: 

An application was submitted on behalf of the registered homeowner of 111 Grand 
Avenue (Lot 4-6, Block B, Plan 5108EO), in the village of Norglenwold for lakeside 
retaining walls and stairs on the escarpment. This property is located in the R1 District 
(Shoreline Residential District). There is currently a new dwelling development permit 
for this property, and it is in the process of being constructed.  

Along with this report, the applicant has included a site plan showing the proposed 
placement of the retaining walls, the new stairs, new vegetation and an area to remain 
natural. There is currently rip rap along the shore of the property and two retaining walls 
on the escarpment which are made with creosote railway ties and are to be replaced 
with 5ft. and 3ft. Redi Rock concrete block walls. A cross section was included in the 
application which provides the measurements of the two 5ft. walls, and one 3ft. wall 
15ft. apart. The site plan and cross section include a minimum 3ft. no mow zone in 
between the rip rap and bottom retaining wall as well as grass and plantings in between. 
Cross section B includes the measurements of one 5ft. retaining wall with existing 
natural area above and a 3.28ft. no mow zone below. The drawings include a new set of 
stairs which are also currently constructed out of old railway ties, these new stairs are 
proposed to span from the top to the bottom of the retaining walls with a precast stair as 
shown in a photo provided. In order to complete the work, 6 trees and a few bushes will 
be removed with the intent to leave as much escarpment undisturbed as possible. 12 
new plantings are to replace those removed. The vegetation proposed will be in addition 
to the already approved landscaping plan for the dwelling. 

A geotechnical report was provided with the application and reflects that the current 
slope conditions are stable with the new residence and the three new retaining walls are 
deemed stable with a Factor Safety of 3.028 (for normal groundwater level) exceeding 
the minimum required of 1.5, and 2.911 (for high ground water levels) also exceeding 
the minimum.  

Discussion: 
This application is before MPC for the following reason: 
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• Land Use Bylaw, Section 8 (8.11) The following standard of landscaping shall be 
required for all areas of a parcel not covered by buildings, non-permeable 
driveways, storage and display areas: 
…. 
b. The retention in their natural state of: 
…. 
v. Land located below the top of bank of the lake, or any water body or water 
course. Therefore, a variance is required and the decision must come from the 
Municipal Planning Commission. 

 
 

Application Review: 
 
After reviewing the application and all relevant planning documents and while 
administration understands the slope is not failing, administration supports the retaining 
walls being replaced in order to improve the lake water quality and reduce harmful 
existing materials going into the lake.   
 
The Municipal Development Plan 6.3.6 states that: “Development shall not be allowed 
adjacent to or near the shores of the Lake, unless the proponent can demonstrate to the 
satisfaction of the Summer Village the development will not: reduce lake water quality; 
degrade fish or wildlife habitat; adversely impact the area’s visual or natural quality 
through inappropriate or excessive removal of vegetation and lead to soil erosion or 
instability or damage to the bank or shore.” The Sylvan Lake Management Plan 2(a) 
also states that no development will be considered for approval unless “the integrity of 
the natural environment and ecosystems is protected, sustained and if possible, 
enhanced.” The Municipal Government Act states under 6.2.1 (1) “The conservation of 
the environment goal is to protect the water quality, aquatic life, habitat and ecosystems 
of Sylvan Lake.”  
 
The proposed retaining walls will be replaced to remove the existing creosote ties that 
are causing a health and safety concern to the lake. Alberta Environment and Parks 
agrees that removing railway ties will be beneficial to the lake.  
 
While the proposed retaining wall closest to the new dwelling is not an existing wall to 
be replaced, the wall will remain under 1m in height, will not be located on the 
escarpment and is permitted. The proposed vegetation being planted in this area along 
with the height of the wall will help keep the natural look of the property. 
 
Conditions: 

 
If approved, Administration would recommend the following conditions: 

• All recommendations in the geotechnical report to be followed and construction 
inspections to be completed by the engineer.  

• Engineered drawings to be provided for the construction of the walls and 
complete.  
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• Planting of shrubs and trees to be done according to the landscaping plan. The 
no mow zone shall be a buffer strip of vegetation that includes native plantings 
that let aquatic vegetation grow to maintain a stable natural state, a no mow zone 
allows native plants to seed and reestablish.  

• A security in the form of an irrevocable letter of credit required up to the value of 
125% of the estimated cost of the proposed landscaping to ensure that the 
landscaping is carried out with reasonable diligence, to the satisfaction of the 
development authority.  

 
Authorities: 
 
The Municipal Planning Commission may approve an application for Development 
Permit even though the proposed development does not comply with the regulations of 
this bylaw or if the development is to be a rebuilding, an enlargement, an addition, or a 
structural alteration of a non-conforming building if, in the opinion of the Municipal 
Planning Commission; 

a. The proposed development would not: 
i. Unduly interfere with the amenities of the neighbourhood; or 
ii. Materially interfere with or affect the use, enjoyment or value of 
neighbouring parcels of land; and 

b. The proposed development conforms to the use prescribed for that land or 
building in this bylaw. 

 
In approving an application for development pursuant to Sections 4.7.2.a and 4.7.2.b, 
the Municipal Planning Commission shall adhere to the following: 

a. A variance shall be considered only where warranted by the merits of the 
proposed development and in response to irregular parcel lines, parcel shapes or 
site characteristics which create difficulties in siting structures within the required 
setback or in meeting the usual bylaw requirements. Except as otherwise 
provided in this bylaw, there shall be no variance from the following: 

i. Site coverage; and 
ii. Building height. 

b. Where a variance is granted, the nature of the approved variance shall be 
specifically described in the Development Permit approval. 
c. Where the issuance of a Development Permit involves the exercise of any 
specified discretion of the Municipal Planning Commission to relax a regulation of 
a district or any other regulation of this bylaw, the Municipal Planning 
Commission shall not permit any additional variance from that regulation. 

 
Decision: 
 
In order to retain transparency of the Commission, Administration recommends one of 
the following: 
 

1. Approve the application with or without conditions (Section 642 of the MGA), or 
2. Deny the application stating reasons why (Section 642(4) of the MGA).  
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