


            
            

            
              

            
            

              
        

               

                
       

                 
                

         

              
  

            

          
             

               

            
            

           
          

                
  

             
            

   
               

            
          

 
         

           
             

            
              



                
 

                
 

 

       

 
    



Yellowknife Condominium Corporation No. 50 and 54 
Cavo Condominiums  
Yellowknife, NT X1A 0C2 
??@gmail.com 
 
June 28, 2022 
 
Development Appeal Board 
c/o City Clerk’s Office 
City of Yellowknife 
P.O. Box 580 
Yellowknife, NT X12A 2N4 
(BY HAND??) 
 
Re: Development Permit Application No. PL-2022-0075 
 
Yellowknife Condominium Corporation No. 50 and 54 which represents the Cavo 
Condominiums of Niven Lake Phase V is writing this letter to formally appeal the above noted 
Development Permit Application No. PL-2022-0075. 
 
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. 
 
To start, while not on an appeal ground, we have concerns that the zoning bylaw itself was 
changed without notifying the residents directly affected, to accommodate a larger development. 
This is important to highlight since the city’s Niven Lake Phase V website, until this week, told 
the public that Block 307, Lot 12 was zoned for 49 units. Only this week the website was 
updated to inform it is now zoned for 70 units. We do not believe the city acted in residents’ 
interests by increasing the density of Niven Lake Phase V without making this information clear 
to the public as part of the zoning bylaw amendments.  The amended bylaw was approved in 
March 2022. The development was approved in April 2022. The community plan on the city’s 
website was only changed this week, after the news of the development’s approval was made 
public. This does not inspire confidence that the city’s efforts are in good faith.  
 
Our formal appeal is the City of Yellowknife is lacking important traffic and density impact data 
that is irresponsible to allow this development to proceed prior to gathering this data and 
analyzing it in relation to this development. We understand from other concerned affected 
residence that no traffic study has been done in the area since 2012. The Traffic Impact Study in 
2012 for Niven Lake Phase V was completed when none of the roads or buildings yet existed. In 
the 2012 Study the projection for 2022 saw a road existing as part of 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 road exists, nor is it expected to be built, 
reducing the access by road to one intersection which is on a curving road reducing visibility 
from one direction. 



 
The City of Yellowknife Zoning By-law 5045 (March 14, 2022) section 4.4.4, states 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;” 
 
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-bathroom 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 units, the developer is planning for 71 parking spots, 
exceeding City Zoning requirements. 
 
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. Currently, additional vehicles 
owned by Cavo residents park on available street parking adjacent to the condominium and is 
already in use.   
 
Within the Development Permit Technical Review Report 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. It would be irresponsible for the City of Yellowknife to allow this 
development to proceed as currently presented without 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 results of a 
traffic Impact analysis can be considered related to the City changing the lot 
configurations and original roadway/traffic projections for 2022 in the 2012 traffic 
Impact study 

(d) Filing Fee –$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. 
 
 
 
Yellowknife Condominium Corporation No. 50 and 54 
...@gmail.com 



 

 

 

 

 

SEE APPENDIX A –  
ZONING BY-LAW NO. 5045 



 

 

 

 

 

SEE APPENDIX B –  
NIVEN LAKE PHASE 5 TRAFFIC 

STUDY 
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