
SUBDIVISION AND DEVELOPMENT APPEAL BOARD 

– AGENDA REPORT

Meeting Date: 03 July 2025 

Subject:  Appeal of Change of Use Development Permit Approval 

(File no. PL2402430) 

Boards Routed Through: N/A 

Date: 24 June 2025 

Issue: 

The Subdivision and Development Appeal Board (“SDAB”) is being asked to make a decision 
on an appeal against the conditional approval of Development Permit PL2402430. This 
application sought a Change of Use to develop a Supportive Housing, Limited at 201 
Bayside Loop SW, Airdrie, AB. 

BACKGROUND: 

Application Overview 

On November 4, 2024, the City of Airdrie (the City) received a Change of Use 
development permit application for a Limited Supportive Housing development at 201 
Bayside Loop SW, Airdrie, AB. The property is districted R1, Single Detached Residential 
District, and the proposed use is listed as a Discretionary use in the district. 

The full application package, including initial public engagement plans and notification letter, 
is attached to this report as Attachment 1. 

The proposed development will provide long-term accommodation, support, and supervision 
for up to three adults with developmental disabilities in the existing two-storey detached 
dwelling, which has six bedrooms, three bathrooms, a kitchen, dining area, and living room. 
No renovations are planned. Two on-site employees will work in pairs across two 12-hour 
shifts: 7:00 a.m. to 7:00 p.m. and 7:00 p.m. to 7:00 a.m. 

Prior to submitting the application, the applicant undertook two  community engagement 
exercises. First, a letter was mailed to residents within a 60-metre radius of the property, 
outlining the proposed development, the intended residents and services, staffing details, 
parking arrangements, and contact information for the operator. Second, on October 15, 
2024, the executive director hosted a Zoom meeting to facilitate open dialogue and address 
community questions and concerns. 

The file manager deemed the application complete  and a Notice of Complete Application 
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was issued on December 5, 2024. The application was  then circulated for internal and 
external review . A copy of the Notice of Complete Application is included as Attachment 2. 

A Summary of Circulation Comments was compiled and issued to the applicant on February 
13, 2025. Additional information about parking stall provisions, available amenity space, 
visiting arrangement, and updated fire safety plan was requested by the file manager. Copies 
of the Summary of Circulation Comments and the applicant’s response emails are included 
as Attachment 3 and Attachment 4, respectively.  

The application was conditionally approved on May 20, 2025, based on the merit of 
application submission details, compliance with the City of Airdrie Land Use Bylaw No. B-
01/2016 (the “LUB”), meeting the general intent of applicable planning policy direction, 
and circulation comments and recommendations being resolved to the satisfaction of the 
Development Authority. 

The Notice of Decision and Conditions of Approval (Attachment 5) were issued and 
advertised in accordance with the Land Use Bylaw. . Wwritten notice was mailed to 
property owners within 60m radius of the subject property. The legislated 21-day appeal 
period started on May 20, 2025, and concluded  on June 10, 2025. A copy of the 
Notification Letter and a map denoting the 60m radius is attached as Attachment 6. 

A development permit for a supportive housing limited use was previously denied by the 
Subdivision and Development Appeal Board on August 9, 2023. That application 
proposed housing for four clients and four staff members in one shift. Pursuant to Section 
2.4.8(1) of the Land Use Bylaw, another application for the same or a similar use on the 
same parcel is not permitted within six months of the refusal. It has been 15 months since 
that decision was issued, which allows Administration to review the current application 
and render a decision. 

Location / Land Use District Context 

The subject property is located at 201 Bayside Loop SW, Airdrie, AB in the community of 
Bayside Stage 1. A combined Land Use / Location Context map is provided below.  
 

 
Figure 1: Land Use / Context Map 

 
The subject property is zoned R1, Single Detached Residential District and is 402.4m2 in 
size and is currently developed with a single detached dwelling with a two-car attached 
garage accessed from front street (Bayside Loop SW). The surrounding properties are all 
residential in nature. The site is surrounded by the same ‘R1, Single Detached Residential 

Land Use District Key 
 
R1: Single Detached Residential District  
R2: Low Density Residential District 
P-1: Public Open Space District 
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District’ properties to the north, east, and west and the ‘Bayside Loop SW’ street to the 
south.   

THE NOTICE OF APPEAL 

Two notices of appeal against the Development Authority’s approval decision were 
received by the SDAB clerk on June 9 and 10, 2025. The appellants are residents of the 
community who live within the 60m notification radius. Two copies of the notice are 
included as Attachment 7. 

The appeal hearing was scheduled for Thursday, July 3, 2025.  

The appellants believe that the location is not suitable for a Support Housing, Limited use, 
and provided a list of potential negative impacts this use may have in the neighbourhood. 
A compiled list of concerns can be seen below: 

• Insufficient Public Engagement  

Administration’s Response: While not a requirement to apply, applicants are strongly 
encouraged to conduct at least one public engagement event. The applicant provided a 
completed “Public Engagement Expectation Worksheet” form with a copy of the 
Introduction and Community Engagement letter outlining the business proposal and the 
community engagement plan, including an online meeting, as well as the business 
operator’s contact information. The applicant also submitted a list of properties that were 
mailed the Introduction and Community Engagement letter. This information was attached 
to the initial application.  

• Parking Issues 

Administration’s Response: As stated by the applicant, the residents will be adults 
with developmental disability and will not be car drivers. The applicant also states 
that no planned or occasional drop-in visits are permitted. Parking for two staff 
members can be accommodated on-site in either the garage or the front driveway. 
Tandem parking is also allowed for Supportive Housing, Limited use. 

• Traffic and Accessibility 

Administration’s Response: There is no expectation of frequent visits to the property. 
It is anticipated that any occurrences requiring emergency vehicles will be in line with 
that of the average dwelling in the community. Therefore, the proposed development 
is not anticipated to impact traffic volumes on the street.  

The property is within walking distance of many amenities, including neighbourhood 
commercial, a neighbourhood park (Sandpiper Park), a community outdoor rink, and 
an amenity canal. The nearest bus stop is approximately 550–560 meters from the 
property. While this exceeds the ideal 400-meter guideline, it remains within a 
walkable distance for most individuals. 

• Privacy Concern 

Administration’s Response: A privacy screen has been installed along the deck, and 
trees have been planted in the rear yard, addressing part of the concern. Residents 
will also have access to a private amenity space in the fenced backyard. 

• Permit Process and Conditions 

Administration’s Response: While the Municipal Government Act and City of Airdrie 
procedures require timely notification, a 3-day delay may still fall within acceptable 
administrative practice. 

The maximum number of residents/clients and support staff on site have been listed 
in the conditions of approval. A change of residents or staff number shall require a 
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new development permit. 

The applicant has confirmed that the homeowner’s family will not live in the house 
once the development is approved. Although the Land Use Bylaw B-01/2016 doesn’t 
restrict Single Detached Dwelling and Limited Supportive Housing developed on the 
same property, the development permit was approved based on the proposed 
information, so any changes to the intensity of the development requires approval by 
the Development Authority. 

ALIGNMENT WITH THE CITY OF AIRDRIE LAND USE BYLAW B-01/2016: 

The purpose of Land Use Bylaw No. B-01/2016 (the “LUB”) is to regulate and control the 
use and development of land and buildings within the City of Airdrie. The Current Planning 
Department evaluates development permit applications for regulatory compliance and 
compatibility with the surrounding neighborhood, as well as potential impacts on neighbouring 
properties. 

A list of all the relevant regulations used to evaluate this application is attached as Attachment 
8. 

ANALYSIS OF THE SUPPORTIVE HOUSING, LIMITED REGULATIONS: 

The principal use of the subject property is single-detached dwelling, which is a permitted 
use in the R1 District. The proposed Supportive Housing, Limited use is considered a 
discretionary Change of Use from a Single Detached Residential on the site. Administration 
reviewed the application and found that it aligns with the intent of the regulations contained 
in the LUB. 

Section 6.24 Supportive Housing 

1) Additional Submission Requirements for Development Permit Applications 

The applicant provided a completed “Public Engagement Expectation Worksheet” 
form complete with a copy of the Introduction and Community Engagement letter 
outlining the business proposal and the community engagement plan, including an 
online meeting, as well as the business operator’s contact information..  

2) Integration of Supportive Housing with Other Uses 

The proposed development will be located in an existing Single-Detached Dwelling, a 
permitted use in the R1 District.  

3) Consistency with Residential Character 

No structural or architectural renovations are proposed, so the dwelling's residential 
appearance and character will remain unchanged. 

4) Compliance with Residential District Standards 

The proposed development doesn’t change the development dimensional 
requirements by the land use district for the existing single-detached residential 
development. 

5) Proximity to Similar Developments 

The City's database shows no approved supportive housing near the subject property. 
There are five approved secondary suites, one approved home business (closed in 
2023) and one child care (dayhome) on the same street. See Attachment 9 for maps. 

6) Restrictions on Co-Development with Other Uses 

The proposed development will not be developed on the same site as a Hostel, Bed 
and Breakfast Establishment, Home Business General or Major, Child Care Facility, 
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or Accessory Suite. None of these uses are currently approved on property.  

7) Specification of Maximum Residents and Staff 

The proposed development will provide long-term accommodation, support, and 
supervision for up to a total of three (3) adults with up to two (2) support staff at one 
time in the existing two-storey detached dwelling. This is documented as a condition 
of approval of the Development Permit. 

The Change of Use development permit application provided all the required information to 
the satisfaction of the Development Authority. After a thorough review , the Development Authority 
made the decision on the proposed development.  

The application was submitted in November 2024, prior to the adoption of new regulations 
by Council. Accordingly, the primary review was conducted based on the rules in effect 
at the time of submission. Nonetheless, a secondary review was completed under the 
current regulations, and the application was still found to be in compliance. 

Alignment with City Policies  

The proposal for Supportive Housing, Limited at 201 Bayside Loop SW was found to 
comply with the general intent of the Airdrie City Plan, AirdrieONE Sustainability Plan, the 
Land Use Bylaw, and other guiding policies of the City of Airdrie.  

AirdrieOne Sustainability Plan 

The applicant meets the sustainability goals of the AirdrieOne Plan, namely: 

1. Economic Prosperity:  

• Attracting and retaining diverse employment opportunities. 

• Increase job opportunities and access to workplaces. 

2. Built Environment:  

• Facilitating development that uses less infrastructure. 

• Offering diversity housing options for various ages, incomes and lifestyles. 

3. Socially Sustainable Communities: 

• Creating safe and caring communities. 

The Airdrie City Plan 

Chapter 6 (Community Design & Development) of the Plan sets the tone for the desired planning 
and built form in Airdrie. It can be shown that the proposed Supportive Housing, Limited, generally 

meets the chapter’s goal to:“Enhance the social, environmental and fiscal sustainability of 
Airdrie by creating healthy, livable and complete communities.” 

To meet this goal, any planning and development application should respect the following 
objectives: 

• Promote the concept of compact urban form as a means of optimizing existing 
infrastructure, promoting efficient use of land and resources, and protecting open space 
and environmental areas. 

• Ensure neighbourhoods are designed to be accessible and connected for all age groups 
and travel modes. 

• Ensure neighbourhoods are well-designed and offer a range of housing options to meet 
a broad range of needs. 

The proposed application aligns with these objectives by utilizing existing services and 
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o  There are 4 parking stalls provided on the site. Please provide an updated Site Plan indicating which parking 
stalls are assigned for 2 employees and for homeowners (if homeowners are living on the same site). 
o Some of the residents were curious about what has changed since the last SDAB hearing: We 

indicated that we listened to the complaints of the neighbours.  
 The number of the intended residents was reduced from 4 to 3 
 The number of the intended support workers was reduced from 4 to 2.  
 The screening was installed between adjacent property  
 Qualification of the workers- At a minimum, support workers have a Diploma in disability 

diploma in social work, and the director has a Bachelor's degree in Nursing.  
 Basement will not be use for any purpose other than Supportive living . 

  

Thank you very much 

 Juliet O Ayenimo, B.Sc(Hons), B.N, RN 

 Executive Director 

JulieCare Homes Inc  

201 Bayside Loop SW | Airdrie AB T4B 3W7 | Canada 

Phone: +1-888-217-2986 ext 1001 

juliet.o.ayenimo@juliecarehomes.com 

www.juliecarehomes.com 
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September 20th, 2024 

Dear Bayside Estate Neighbours, 

Re: Introduction and Community Engagement – Juliecare Homes 

I trust this letter finds you well. My name is Mrs. Juliet Ayenimo, and I am thrilled to announce the establishment of 
Juliecare Home within our community. Juliecare at Bayside Estate will serve as a caring and supportive residence 
for three (3) persons with developmental dissability. Community engagement is paramount to us; we believe in 
fostering open communication with our neighbours. As such, we would like to provide you with an overview of 
Juliecare's objectives and invite you to share your thoughts, concerns, or suggestions. We value the perspectives of 
our neighbours and want to ensure that our presence enhances the community spirit. 

About Juliecare Home: 

 Mission: Our mission is to provide needy people with supportive, and family-like environment. 

 Services: Juliecare will offer home living supports, community access supports, recreational activities, 
transportation supports, and emotional well-being programs. 

 Staff: Two (2) dedicated and trained staff will work collaboratively to meet their needs with compassion 
and professionalism at all time ( night and day shifts) 

 Parking: 4 Parking spaces ( 2 in the garage, and 2 on the drive way) 

Community Engagement Session: To facilitate open dialogue, we invite you to a community engagement session 
via a Zoom platform on October 15,2024  at 6:30pm – 7:30pm. This will be an opportunity to: 

 Learn more about Juliecare's mission, values, and operational practices. 

 Address any questions or concerns you may have. 

 Provide feedback or suggestions for a positive integration into the neighbourhood. 

Your Input Matters: Your insights are invaluable, and we want to ensure that Juliecare becomes an asset to the 
community. If you cannot attend the community engagement session, please feel free to reach out via 
Juliet.o.ayenimo@juliecarehomes.com to share your thoughts. We look forward to building strong connections 
within our neighbourhood and working together to create a supportive community for all. 

Microsoft Teams  

Meeting ID: 296 014 044 778  

Passcode: atcVFC  

Thank you for your time and consideration. 

Sincerely, 

Juliet O. Ayenimo, B.Sc, BN, RN  

Executive Director 
JulieCare Homes Inc , www.juliecarehomes.com 
201 Bayside Loop SW | Airdrie AB T4B 3W7 | Canada 
juliet.o.ayenimo@juliecarehomes.com 
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CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

Date Printed: December 05, 2024

AYENIMO, OLUWABUSAYO JULIET
201 BAYSIDE LOOP SW
AIRDRIE, AB  T4B 3W7

NOTICE OF COMPLETE APPLICATION

Application Number: PL2402430
Proposed Use: Supportive Housing, Limited (Change of Use)

Property Address Legal Description
201 BAYSIDE LOOP SW, AIRDRIE, AB Lot: 39, Block: 6, Plan: 1313368

Dear Applicant,

The City of Airdrie has received the above-noted application and has been deemed complete for circulation.

The application will be referred to City departments and external agencies for review and comment. The 
circulation period will close at 4:30 pm on December 19, 2024. Following this date, all received comments 
will be compiled, reviewed, and forwarded to you.

If you have any questions, please get in touch with the file manager, Shengxu Li at 
Shengxu.Li@airdrie.ca or 403.948.8800 ext. 8238.

Yours truly,

Shengxu Li
Planner I (Current)
Current Planning
City of Airdrie

Attachment 2: Notice of Complete Application
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_____________________________________________________________________________________
Summary of Circulation Comments   PL2402430

Page 1 of 3

CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

Date Printed: February 13,2025

AYENIMO, OLUWABUSAYO JULIET
201 BAYSIDE LOOP SW
AIRDRIE, AB  T4B 3W7

SUMMARY OF CIRCULATION COMMENTS

Application Number: PL2402430
Proposed Use: Supportive Housing, Limited (Change of Use)

Property Address Legal Description
201 BAYSIDE LOOP SW, AIRDRIE, AB Lot: 39, Block: 6, Plan: 1313368

Dear AYENIMO, OLUWABUSAYO JULIET,

The first circulation period for the above-mentioned permit application (PL2402430) has completed. I’ve 
consolidated the review responses from various City Departments and external agencies for your 
reference. Any items requiring revisions have been highlighted in red below.

Planning Review -

1. This development is classified as Supportive Housing, Limited use and is a Discretionary Use 
in the R1, Single Detached Residential District. 
2. A minimum of 2 onsite parking stalls shall be required for this development, based on the 
regulations in effect when the DP application was deemed complete on December 5, 2024.
3. The development proposes 2 support staff to work on the site at any given time. Based on 
the updated regulations in the Land Use Bylaw for the Supportive Housing, Limited use, 2 
parking stalls are required for the house plus 1 parking stall per staff on site at any given time, 
therefore, the development shall be required 4 onsite parking stalls. The property has 4 
parking stalls that can meet the parking requirements.
4. According to the additional information for the DP submission (email response from the 
applicant on December 4, 2024), the house will be used strictly for the Supportive Housing, 
Limited use. This means 4 onsite parking stalls will only be used by 2 support staff at any given 
time and visitors to the business. There will be no residents (clients) of the business or other 
people who are not living in the house using the provided parking stalls. Please confirm this.
5. Was the screening installed on the deck? Please provide photos of screening installed 
between the adjacent property. 
6. Please update the submitted plot plan/site plan showing reasonable amount of amenity 
space in the rear yard.
7. The Business Operation and Use Description under Supportive Housing Public Engagement 

Attachment 3: Circulation Summary Report
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_____________________________________________________________________________________
Summary of Circulation Comments   PL2402430

Page 2 of 3

CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

Expectation Worksheet indicates one scheduled visit quarterly by the Alberta Health Services. 
Please clarify whether there are any other scheduled or possible visitors to the business and 
the frequency of those visits.

BI Building Review -

Permits are required for alterations and renovations to the building for the proposed use  

BI Plumbing Review -

No issues at this time

Fire Review -

Based on the information provided in the application I offer the following comments:
1. Fire extinguishers should be installed in the residence as per NFPA 10 standards.
2. A fire safety plan should be developed for the residence. Contact Russ McKeage with 
further questions at (403) 948-8800 ext. 7896 or at Russell.mckeage@airdrie.ca.  
3. The AFD reserves the right to provide further comments, requirements and clarification 
with respect to the 2023 National Fire Code (Alberta Edition) and any requirements or local 
specifications (i.e. fire hydrants and access capabilities for emergency response) of the 
Authority Having Jurisdiction at Development Permit and Building Permit stages.

External Circulation -

Calgary Health Region
As the application indicates that only 3 residents will be living at the home, the facility will not 
require  health inspection prior to beginning operation. 

At this time, we have no concerns with the proposal, based on the information provided. Feel 
free to contact me if the application is changed in any way, or you have any questions or 
concerns.

Housing Specialist Review -

This application aligns with section 6.19 of the Airdrie City Plan.  Airdrie's 2024 Housing Needs 
Assessment identified that there is a current deficit of housing serving residents with special 
needs. 

Planning Final Review -

Submission from Planning (received June 27, 2025



_____________________________________________________________________________________
Summary of Circulation Comments   PL2402430

Page 3 of 3

CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

Please see review comments under "Planning Review".

If you have any questions, please get in touch with the file manager, Shengxu Li at 
Shengxu.Li@airdrie.ca or 403.948.8800 ext. 8238.

Yours truly,

Shengxu Li
Planner I (Current)
Current Planning
City of Airdrie
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CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

Date Printed: April 02,2025

AYENIMO, OLUWABUSAYO JULIET
201 BAYSIDE LOOP SW
AIRDRIE, AB  T4B 3W7

SUMMARY OF CIRCULATION COMMENTS

Application Number: PL2402430
Proposed Use: Supportive Housing, Limited (Change of Use)

Property Address Legal Description
201 BAYSIDE LOOP SW, AIRDRIE, AB Lot: 39, Block: 6, Plan: 1313368

Dear AYENIMO, OLUWABUSAYO JULIET,

The 2nd circulation period for the above-mentioned permit application (PL2402430) has completed. I’ve 
consolidated the review responses from various City Departments. Any items requiring revisions have 
been highlighted in red below.
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CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

If you have any questions, please get in touch with the file manager, Shengxu Li at 
Shengxu.Li@airdrie.ca or 403.948.8800 ext. 8238.

Yours truly,
Shengxu Li
Planner II (Current)
Current Planning
City of Airdrie
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Hi Juliet, 
 
Please see the review comments (1st round) for your DP application (PL2402430) for the Supportive Housing, 
Limited at 201 Bayside Loop SW. There are some requested updates and questions to the DP application. Please 
see the attached document for details. 
 
Please note City Council has approved updated regulations (Bylaw No. B-33/2024) for Supportive Housing uses, 
which can be found in this link: https://www.airdrie.ca/getDocument.cfm?ID=11733. Please note the link is to a 
draft bylaw. I will send you the signed bylaw once I have it. 
You DP application is reviewed under the previous regulations as the DP application was deemed complete when 
the previous regulation is in e ect. 
 
I look forward to receiving the request changes for this DP application from your end. 
Thank you, 
 
Shengxu Li, RPP, MCIP Planner Level II, Current Planning  |  City of Airdrie  |   P. 403.948.8800 ext 8238 

MyAirdrie. Make it yours at airdrie.ca - sign up for your personalized account today.  
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CCurrent Planning 
400 Main Street SE, Airdrie, AB T4B 3C3
Phone: 403.948.8832
Email: planning@airdrie.ca
www.airdrie.ca/planning 

CONDITIONS OF APPROVAL & ADVISORY COMMENTS

Application Number: PL2402430

Approved Use: Supportive Housing, Limited (Change of Use)

Property Address Legal Description
201 BAYSIDE LOOP SW, AIRDRIE, AB Lot: 39, Block: 6, Plan: 1313368

Conditions of Approval

1. This development permit authorizes the development of a Supportive Housing, Limited which is a 
Discretionary Use in the R1, Single Detached Residential District, on the lands legally described 
as LOT - 39, Block - 6, PLAN - 1313368.

2. All development, including the location, orientation, capacity, intensity, and use of buildings and 
any landscaping and site improvements, must be completed in accordance with Approved Plans.

3. Any changes to the design, format, location, orientation, capacity, intensity or use of any part of 
the development requires approval by the Development Authority.

4. All development must be carried out in accordance with the Land Use Bylaw and the Engineering 
Standards. 

5. The Developer shall provide FOUR [4] on-site parking stalls as indicated on the Approved Plan. 
All parking stalls shall be hard surfaced with asphalt pavement, concrete or other similar paving 
material.

6. The maximum number of residents (clients) that will be living in the home shall be THREE (3) 
and the maximum number of support staff (full-time employees equivalents) on site at any one 
time shall be TWO (2). 

7. No exterior alterations shall be undertaken which would be inconsistent with the residential 
character of the building, property, or the surrounding neighbourhood.

8. No building or structure used for the purpose of a Supportive Housing facility shall be used for 
other forms of lodging.

9. The applicant shall maintain fencing for the rear yard in accordance with the standards of Land 
Use Bylaw B-01/2016.

Advisory Comments

The Developer is responsible for complying with all relevant municipal, provincial, and federal 
legislation.
All other necessary permits and inspections are the responsibility of the applicant including, but 
not limited to, Building Permits and Fire Approval and shall be submitted to the City as required. 
Please contact the Building Department at 403-948-8832 and/or the Fire Department at 403-948-
8880.
The Developer shall contact utility providers (gas, electric, telecommunications) and arrange for 
utilities to be installed or relocated in accordance with the utility provider requirements, at the 
Developer’s sole cost.
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Attachment 8: Applicable LUB Sections
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Attachment 9: Results of Accessory Uses
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