Yellowknife Condominium Corporation No. 61
102-103 Hagel Drive
Yellowknife, NT X1A 0G9

June 28, 2022

Development Appeal Board
c¢/o City Clerk’s Office

City of Yellowknife

P.O. Box 580

Yellowknife, NT X1A 2N4
BY HAND

Re: Development Permit Application No. PL-2022-0075

This letter serves as an appeal to the above noted Development Permit Application number by
Yellowknife Condominium Corporation No. 61 (103 Hagel Drive), representing four units and
eight residents of Niven Lake Phase V.

As per Government of the Northwest Territories Community Planning and Development Act
(2013), Division B — Appeals, 62 (1), this appeal is submitted on the grounds that we are
adversely affected by the development, (a) there was a misapplication of a zoning bylaw in the
approval of the application.

In principle we are not against the development, however the City of Yellowknife is lacking
important data such that it would be irresponsible to allow this development to proceed prior
to gathering the data and analyzing it in relation to this development.

Specifically, the only Traffic Impact Study completed for Niven Lake Phase V was done in 2012
(copy attached) when most of the roads and buildings didn’t exist yet. In the 2012 Study the
projection for 2022 saw a road existing as part of the Niven Lake Phase VIII development,
extending Hagel Drive to loop around and connect to Moyle Drive allowing for two entry/exists
from Niven Lake Phase V. Now, in 2022, no such connecting road exists, nor is it expected to be
built, reducing the access for Niven Lake Phase V by road to one intersection which is on a
curving road reducing visibility from one direction.

As Per City of Yellowknife Zoning By-law 5045 (March 14, 2022) section 4.4.4, when considering
a development application, “The Development Officer may also require any of the following...”
“d) a traffic Impact analysis prepared by a qualified professional which shall address, but not be
limited to, Impact on adjacent public roadways, pedestrian circulation on and off-Site, vehicular
movement circulation on and off-Site, turning radius diagrams for large truck movement on and
off-Site, and any other similar information required by the Development Officer;”
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Additionally, as the City defines Density as “the maximum number of dwelling units
permitted...based on lot area”, approving a Density of 70 units for this development exceeds
the previously approved densities of 69 for the entirely of Lots 11 (49 units) and 12 (20 units)
while the development in question is re-drawn lot lines (now referred to as Lot 31) that is the
entirety of Lot 11 and only a portion of Lot 12. The allocation of 70 units where less than 69
would have been previously permitted appears to be an arbitrary decision to agree with what
the developer requested.

Lastly, the floor plan design of the development shows that 56 of the 70 units are two-
bedroom/two-bathroom units with the remaining 14 units being one-bedroom/one-hathroom
units meaning the development’s intention is to have a minimum of 126 occupants in the
building. Parking spot requirements by the City for 70 units is 56 parking spots, the developer is
planning for 71 parking i X ) —

spots, exceeding City . W . @ s -
Zoning requirements. =
Yellowknife residents
own a lot of vehicles as
well as seasonal vehicles
and equipment such as
campers, boats and
snowmobiles and it can
be reasonably expected
that 126 occupants will
own and need to park
and plug in more than 71
vehicles. If the City is
relying on street parking
to accommodate the
potential 55 tenant vehicles not accommodated within the development’s parking lot, see the
photo at right taken on June 25, 2022 demonstrating that currently, before 126 people are
added to Hagel Drive, any available street parking is frequently already in use, sometimes
bleeding onto Niven Drive.

) ™

N B B
& B

Within the Development Permit Technical Review Report for this development, there is a
recommendation that a Traffic Impact Study be completed AFTER this development is
completed. Intentionally planning to collect important data after it is needed to make long-
term development decisions about the area is backwards and a conscious decision to exclude
critical data in evaluating a development proposal.

We realize that in this appeal we are simultaneously suggesting that there is inadequate
parking for 126 occupants and that there will be too much traffic as currently approved, which
makes the point that it would be irresponsible for the City of Yellowknife to allow this
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development to proceed as currently presented without considering data from a current Traffic
Impact Analysis.

This Appeal meets the Government of the Northwest Territories’ Community Planning and
Development Act Appeal Board Procedures, Evidence and Hearing notice as follows:

(a) Reason for the Appeal - there was a misapplication of a zoning bylaw in the approval
of the application.

(b) Summary of fact supporting the reason —it is irresponsible that the Development
Officer did not require a traffic Impact analysis be completed PRIOR to consideration
and approving the development.

(c) Relief Sought —that the City suspend this development approval until the data from
a current Traffic Impact Analysis can be considered related to the City changing the
Niven Lake Phase V lot configurations and changes to the original roadway/traffic
projections for 2022 from the 2012 Traffic Impact Study

(d) Filing Fee —a cheque for $25 is attached to this appeal letter.

We are adversely affected by Development Permit Application No. PL-2022-0075 by the
significantly increased number of vehicles that will be parking in the development’s
parking lot, the anticipated significantly inadequate amount of street parking for the
anticipated number of vehicles for the development, and the movement of all of those
vehicles through a single intersection access point that was not intended to handle this
volume of traffic in the 2012 Traffic Impact Analysis.

We look forward to hearing from the Appeal Board within the required 30 days of this appeal
being received.

André Corbeil
Secretary-Treasurer
Yellowknife Condominium Corporation No. 61
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HOW TO DO A PARKING STUDY

A lack of knowledge about parking availability or utilization in a district can inhibit development and access
to economic, educational, and recreational opportunity. Local parking surveys typically aim to discern (1) how
much parking is provided in a specific study area, (2) how parking is being utilized, and (3) if demand exceeds
capacity. Whether in an existing town center or for new development, an accurate inventory of parking availability
and use is needed to answer the question of current and future parking demand and provision. Any discussion of
parking needs should begin with a survey of existing use. Many simple counts can be accomplished by community
staff or local volunteers with minimal training. The guidance below is intended primarily for community staff and
local volunteers in designing a survey and collecting parking data.

In addition to identifying who is parking and for how long, parking surveys can also identify the location of unused
spaces nearby that could be better utilized. For instance, church parking could be used for overflow parking for
the few peak shopping days of the year, rather than building to peak parking needs which will remain empty (and
not generating profits and taxes) for most of the year. Surveys are also useful for identifying other programming
challenges, such as potential shortcomings of existing signage, spaces where vehicles routinely park illegally, and
drainage or other infrastructure flaws rendering spaces unusable.

BUILDING THE SURVEY

WHY DO THE SURVEY? Before determining the scope of the parking survey, it’s helpful to identify
the motivations driving the study. In other words, what do you want to know
about parking within a specific area and why? Answering this question can
help establish:

* the size of your study areq,

* the need to inventory public or private, on or off-street parking,
* the need to document occupancy and/or duration,

* the need to understand vehicles’ origin

* days of study, whether during the week and/or weekend

* time of interest

* seasons to be documented (spring, summer, fall?)

DETERMINE STUDY SCOPE Based on your answer to the questions above, you will have identified the
proper location, dates, and times to conduct your parking survey. For the
integrity of the survey’s results, it is critical to document a ‘typical day’
in the study area. When conducting weekday surveys, this is typically a
Tuesday, Wednesday, or Thursday during which there are no known
special events occuring and the weather is fair. For instance, parking data
could be skewed for a commercial corridor if a restaurant were having its
grand opening on the day of data collection. In this case, the information
would not be representative of usual behavior because grand openings
tend to attract more customers than a standard day. Similarly, it is vital to
note the context of the study area.

MAPPING THE ROUTE Try to walk in the direction the vehicles are facing on the street; this will
help facilitate license plate data collection. If multiple people will be par-
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INVENTORY EXISTING
PARKING

STAFFING
CONSIDERATIONS

DATA COLLECTION
SHEETS

ticipating in data collection, ensure that they start and end in the same
location, preferably near a coffee shop or library where they can lay
over indoors.

The perimeter of the study area should be informed by the maximum
distance someone with business in the center of the area would park
and walk, about a 5-10 minute walkshed. If spillover parking is a
concern, extend the boundaries by several blocks. Within the study areq,
be sure to note the number and location of public and/or private parking
spaces, as well as existing regulations. If spaces aren’t marked, take the
maximum number of vehicles parked and estimate how many additional
vehicles could be parked without blocking other vehicles, fire lanes, trash
receptacles, etc. If needed, estimate the number of spaces using the
assumption that each additional parked vehicle will use approximately
25 feet of curb space. The map should also identify no parking areas,
locations where parking is metered and the applicable rate, and the
condition of signage. Include bicycle parking racks, rings, and all types of
equipment specifically designed for bicycle use in this inventory.

Depending on the size of your study area and the interval of data
collection, staffing needs can vary. Be sure to schedule staff on a
“typical day” and ensure that they are familiar with the study area and data
collection method prior to the day(s) of interest.

Data collection sheets should be numbered and include one line for each
parking space. Remember to include landmarks like driveways, curb
cuts, hydrants, cross walks, and street names to help data collectors with
wayfinding and parking space identification while on their routes. For
a sample data collection sheet, please see the attached parking study
conducted in Arlington, MA.

CONDUCTING THE SURVEY

LOGISTICS

CAPTURING DURATION

Routes should be consistent, in that they should begin at the same
time (whether on the hour or half an hour) and be walked in the same
direction every 30 or 60 minutes. Counts should occur at least 3 or 4
different time periods during the survey day, including all times with
peak demand. Depending on the purposes of the study, weekend
demand may also be of interest. Data collectors should document im-
proper activity, such as double parking, blocking driveways, unsanctioned
loading, etc., and take photos where applicable. See “Sample Instruc-
tions” (attached as an appendix) for more information.

Knowing how long cars are parked can inform different parking pricing
or time restriction policies, may uncover opportunities for sharing spaces,
and can provide helpful information to businesses looking to move to an
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DATA COLLECTION

area. Duration counts require that the first 3 or 4 license plate numbers be
documented and that data collectors return frequently (at least once an
hour) to a space to record this information. For high parking turnover
locations (post offices, banks, convenience stores, etc.), check back every
15 minutes if possible. This is usually best accomplished by numbering all
spaces on the map, and by providing both maps and numbered sheets
with room to record the partial license plate numbers.

Record the numbers of cars parked legally, as well as double parked
vehicles, those blocking other vehicles in lots, and any large trucks blocking
more than one space. To accurately capture demand, count the number of
bicycles parked as well.

ANALYZE THE DATA

OVERVIEW

OCCUPANCY

DURATION

Create a spreadsheet where you can summarize the data that was
collected. Keep occupancy and duration results separate, at least initially,
by location, time of day and day of week. Graphics and displays on maps
will be helpful in explaining results. For an example, see the following
section Sample Parking Study: Arlington, MA.

Vehicles parked during a given time period divided by the total num-
ber of spaces is occupancy. On-street parking occupancies of 85-90%
are usually considered the highest acceptable target, since someone look-
ing for a space will not find an empty one easily. Occupancies above
100% are possible, when vehicles park illegally or in unofficial spaces.
Although you will be able to summarize the activity at each parking space,
it is often helpful to group data by city block or by row in a parking
lot. They can then be grouped by direction (north or south side of street)
and type (public or private parking). Occupancy data provides concrete
information to support or refute claims of inadequate parking availability.
High occupancies in one area combined with lower occupancies nearby
indicate an opportunity for parking management. In this scenario, excess
demand should be reallocated to the nearby available supply; often,
a lack of knowledge of nearby spaces or restrictions on those who can
utilize the parking resources contributes to the mismatch between supply
and demand.

The length of time a car remains in a given parking space is its duration,
and can be estimated from the partial license plate information. Calculate
the duration for each vehicle observed, and then calculate an average
duration for all spaces by parking area and time period. Duration data
can be used to understand parking behavior in order to redefine time
restrictions and parking fees, and use existing spaces more efficiently. This
analysis should reveal if there are different parking behaviors in different
areas, and different time periods.
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TURNOVER

The inverse of duration, turnover describes the number of cars that can use
a space in a given period of time. For example, for an average duration
of 15 minutes, 4 different vehicles per hour can park in the designated
space. If the turnover/duration remained unchanged, 32 different vehicles
could be accommodated in that one space over an 8 hour period.

PRESENTING FINDINGS

SUMMARIZE RESULTS

IDENTIFY NEXT STEPS

Create an easy to understand summary that can be shared with
stakeholders. Here, charts, maps, and photos can be used to concisely
illustrate findings and support a narrative that answers the questions
initially motivating the study. As a rule of thumb, results should be
compared to an 85% occupancy guideline. If occupancy is above this
threshold, demand exceeds supply; if occupancy is below this threshold,
supply exceeds demand.

Depending on findings, potential next steps can vary.

* Did the study area exhibit high levels of parking occupancy?
Consider partnerships with underutilized private lots.

* Is there a surplus of parking? Consider ways in which the space
can be used for more productive outcomes, such as creating a
parklet or incorporating green space. Perhaps additional signage
is needed to direct people to these locations.

* Are more parking management techniques needed? Consider
enhancing or updating signage, increasing enforcement, or
charging for parking.
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SAMPLE PARKING STUDY: ARLINGTON, MA

Excessive roadway congestion caused the city of Arlington, MA to investigate the feasibility of a priority bus lane to
expedite travel times for commuters on board high-volume, high-delay bus routes along the Massachusetts Avenue
corridor. Road width permitting, a temporary dedicated bus lane would eliminate parking in the inbound direction
during peak morning commute hours to create the necessary space to accommodate the lane. Prior to conducting
such a pilot, MAPC, in partnership with the Town of Arlington, and the Massachusetts Bay Transportation Authority
(MBTA), completed a parking survey to determine supply and demand during a standard weekday’s hours of
interest.

The team began by surveying the corridor, noting the number of spaces provided and the regulations of those
spaces, and bus stops (see below).
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Next, the team created a survey route and data collection sheets (see below). These sheets include geographic
descriptions, a row for each parking space, a description of the relevant regulations, and columns for each time
period. Please note that each data collection box is large enough to fit relevant license plate information for
duration analysis.

Arlington Data Collection
Wednesday, May 9

Parking Space | Stripe? | 6:00 AM | 7:00 AM | 8:00 AM | 9:00 AM | 10:00 AM |
Start on Mass Ave at Route 16, heading towards Arlington Center
No Parking | | | | | | |
Cross Sunapee Road
BusStop | | | | | | |
Driveway
2 Hour 1 Y
2 Hour 2 Y
Crosswalk WITH CURB EXTENSION
2 Hour (assume) 1 Y
2 Hour (assume) 2 Y
Driveway
2 Hour 1 B
Cross Henderson Street
2 Hour 1 Y
2 Hour 2 Y
Driveway
2 Hour 1 Y
2 Hour 2 Y
2 Hour 3 Y
Driveway
2 Hour 1 Y
Cross Teel Street
No Standing
Crosswalk
Driveway
BusStop | | | | | | |
Cross Lee Terrace (looks like driveway)
2tours | v | | | | | |
Driveway
2 Hour 1 Y
2 Hour 2 Y
2 Hour 3 Y
Cross Amsden Street
2 Hour 1 Y
2 Hour 2 Y
2 Hour 3 Y
2 Hour 4 Y
Crosswalk WITH CURB EXTENSION
2 Hour 1 Y
2 Hour 2 Y
Cross Windsoi Sreet
30 Min 1 ¥ i
30 Min 2 Y
30 Min 3 Y
30 Min 4 Y
Driveway
15 Min 1 [ v
Crosswalk WITH CURB EXTENSION
Unsigned | Y
Cross Trowbridge Street
Bus Stop |
Driveway
Hydrant
Unsigned N
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On Wednesday, May 3rd, 2018, MAPC collected occupancy data from 6 to 11am. The route, in grey on the
following map, began at the intersection of Massachusetts Avenue and Alewife Brook Parkway (lower right
corner of the map) and continued north, looping back around at Massachusetts Avenue at Pleasant Street (upper left
corner of the map). Walking in the direction cars were facing on the street facilitated data collection, as collectors
could easily read the rear license plate information. Occupancy information was recorded as such and corresponds
to the purple mapped segment on the following page.
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Subsequently, the team performed an analysis of existing use (see below) and determined that there was an
adequate supply of parking to meet demand during peak AM commute hours if one side of parking were removed
to accommodate the priority bus lane.

=2 Data Collection Route
==>  Occupancy Info on
Data Collection Sheet
Massachusetts Avenue Parking Analysis
Occupancy vs. Capacity
Lo Informed by this parking analysis, the Town of
s0% Arlington successfully piloted the priority bus
a0% lane Monday through Friday, 6 to 9 AM, from

~
S
X

October 9th to November 9th, 2018. The
pilot was so successful, the morning bus lane is
/ now permanent.

@
S
xR

Parking Occupancy
8
X
\
\

w
<]
R

OUTBOUND
INBOUND
TOTAL

20%

10% o

0%
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SAMPLE INSTRUCTIONS FOR DATA COLLECTORS

WHY ARE WE DOING
THE PARKING STUDY?

SCHEDULE (5/3)

DATA COLLECTION

DOWN TIME

TRAVEL TO & FROM
THE SITE

WHAT TO LOOK FOR

The Town wants to know how people are utilizing spaces currently and if
they should start charging for parking. The Town is interested in creating
a parking benefit district.

6AM to 1PM: Kayla and John
Please arrive a few minutes early.

* There are two pre-determined routes, and you will walk the same route
every hour. Start your route on the hour.

* Note only the first or four three digits of the license plate

* If the same vehicle is present the next hour, use an arrow to the next
box. If there is no car in the space use an X or a dash.

*  Your first route will take you the longest, as you get familiar with the
route and process

*  You will generally be working for 30 minutes, then resting for 30 min-
utes

* There are some coffee shops for snacks, and Town Hall should have
bathrooms for you to utilize.

Try to park outside of the study area. If you park within the study areaq,
park in a quiet (not busy) area and do not include the car in your data
collection sheets.

*  Parking spaces that cannot be used — not wide enough, blocked by
something, etc.

* lllegal parking — in no parking zones, in front of hydrants, etc.

* Dangerous parking spaces (note any near accidents while backing up
from angled parking spaces, etfc)

* Bike use/parking

* Handicap parking — are handicap people using the spaces (are there
placards?). Is there loading/unloading space available at this loca-
tion for people in wheelchairs?

* Any local events going on that may be impacting parking demand

* Trucks loading in parking spaces

* Please take pictures of noteworthy things!l Pictures help immensely
and they are a great way to document issues in the report. (cell phone
pictures are perfect — no camera necessary)

* Basically note anything and everything that might be helpful as we pull
together recommendations for the area — you will be my eyes and ears
and there’s no such thing as too many notes!
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HOW TO RESPOND
TO QUESTIONS

THINGS TO WEAR
& BRING

POST-DATA
COLLECTION

10

Say you are doing a study for the Town

Try to stay “under the radar” if possible so people don’t change their
parking habits

The Town will supply a letter that you can show if people are con-
cerned. The Police have been notified as well.

Bring some business cards in case people want to follow up

Water

Snacks/Lunch

Stuff for sun: Sunscreen/hat

Comfy shoes (you will be walking about 1 mile each hour). | usually
bring flip flops and sneakers so | can change if one pair of shoes is
bothering me

Something to fill your down time (book, music, etc.)

Phone (you’ll need the camera and clock)

Save pictures in job folder
Send me notes/observations (or write on data collection sheets), or tell
me in person
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Parking becomes a flashpoint in housing density
disputes

SHANE DINGMAN > REAL ESTATE REPORTER
TORONTO
PUBLISHED MARCH 17, 2021

This article was published more than 1 year ago. Some information may no longer be current.

Cars sit parked on Wells Street In Toronto’s Annex neighbourhood on March 15, 2021.
FRED LUM/THE GLOBE AND MAIL

One of the best deals for land in the city of Toronto is the low price paid to park a private
car on the public streets in some of Toronto’s most expensive downtown neighbourhoods.

https://www.theglobeandmail .com/real-estate/toronto/article-parking-becomes-a-flashpoint-in-housing-density-disputes/
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But it’s a privilege councillors who represent those communities are increasingly denying to

newcomers.

The approvals process for the rezoning of 1327-1339 Queen St. East near Greenwood Avenue
in the city’s east end began in 2016, with the builder, Rockport Group, seeking the go-ahead
for The George condos, an eight-storey mid-rise condominium with 80 apartments and
eight townhouses. During the summer of 2020, local Councillor Paula Fletcher requested a
traffic study to understand the impact the development might have on the permit parking in
the surrounding residential streets.

On Feb. 2, under the innocuous-sounding motion, “Realignment of Permit Parking Area 8D
to exclude the development located at 1327-1339 Queen Street East,” the full council
approved a permanent ban on any future resident of George applying for on-street permit
parking in the area. The Transportation Services study concluded local parking was 80-per-
cent full, with 1,488 permits already issued in the 8D area out of 1,842 possible spaces. “This
area does not have a history of being waitlisted, meaning the demand for overnight on-
street parking permits has never exceeded the supply of parking spaces,” the report reads.

To developer Jack Winberg, chief executive officer of Rockport Group, the whole thing came
out of left field. “It came up as a surprise to us; we didn’t think there’s any reason for it,” Mr.
Winberg said. The motion also required that the builder’s marketing materials were to
notify potential residents that they would not be able to get permit parking. Mr. Winberg
said that condition couldn’t be met for buyers who had already purchased their units years
ago. “We’re now getting ready to register our condominium - it’s 90-something per cent
sold!” he said of the building, which has 71 parking spots on site for residents, and an
additional five spots for visitors. “We had parking for three quarters of our purchasers, so it’s
only going to affect a small number of people. But we have heard from a couple who have
cars, and would like to park and are upset about this.”

Ms. Fletcher says she’s been applying permit-parking exclusions to rezoning application
sites since 2005 (a church conversion on Jones Avenue). In recent years her fellow
downtown councillors, such as Gord Perks and Mike Layton, have asked for and received
parking exclusions for projects in their wards too. About a half-dozen times a year a new
“realignment” is created banning future residents from local streets (there have already
been five realignments in 2021).
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“Basically, new development should not overwhelm the existing character of the
neighbourhood, of the streets that are often at 80 or 90 per cent permit parking from
residential, low-rise,” Ms. Fletcher said. “When we’re thinking in a bigger way about
introducing a lot of density on a main street like Queen ... we're introducing that density
because there’s transit there. There’s spaces the developer has to supply based on planning
requirements, so there really should be no reason why anybody would need to park on the
street.”

Some frame the issue as one of increasing density putting pressure on the scarce on-street
spaces in “stable” downtown single-family home neighbourhoods (where studies have
shown population numbers are actually declining.) But it might also be pointed out that on-
street permit parking is incredibly cheap.

That annual fee for on-street parking for a homeowner’s first vehicle (if you have no on-site
parking) is $201.72, or about 55 cents a night. If it’s your second car, it’s $676.52 a year, or
about $1.70 a night. If it’s just for convenience (you have on-site parking available) it’s
$881.40 a year, or $2.40 a night. True, drivers don’t get to choose where their spot is with
on-street parking; it could be in front of their house (the average price in Toronto-Danforth
is $1.4-million) or it could be two streets away, but that chunk of asphalt under the car
remains the cheapest land to occupy in the city.

The city of Toronto has about 40,000 permitted spaces and in 2019 the city made
$9,847,130 from on-street permits, most at the $201 annual rate. By comparison, the 19,000
spaces run by the Toronto Parking Authorities (TPA) commercial on-street parking
program generated $46-million in profits on revenues of $57-million. (TPA is the city’s
third-largest revenue earner, number one being property taxes).
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A parking permit is displayed on a car's windshield in Toronto on March 15, 2021.
FRED LUM/THE GLOBE AND MAIL

Monthly spot rentals can be had for $200 or more a month. If you prefer to own a private
space in a condominium parking garage the prices range between $35,000 and $100,000,
according to listings on Realtor.ca. For $35,000 you could keep your car on a city street for
174 years at the current rate for permits.

“What irks me is that a new resident is seen as a second-class citizen with fewer rights,” said
George Popper, an architect who specializes in infill development and has seen previous
projects of his excluded from on-street parking.

“We’ve reached a saturation point for permit parking,” Ms. Fletcher argues. She said she is
encouraging more car-sharing by allowing those programs to access permit parking spaces
and is pushing for more bike-lanes and transit service.

Your house is your most valuable asset. We have a weekly Real Estate newsletter to help you
stay on top of news on the housing market, mortgages, the latest closings and more. Sign up
today.
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SEE APPENDIX B —

NIVEN LAKE PHASE 5 TRAFFIC
STUDY



SEE APPENDIX A —
ZONING BY-LAW NO. 5045
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