
1 | P a g e  
 

 



2 | P a g e  
 

Project Overview 

The City of Yellowknife is preparing an Area Development Plan for approximately 68 hectares 
of undeveloped City-owned land west of the existing Kam Lake area. 

An Area Development Plan is a City Council-approved framework that guides subdivision 
and development, which may include land uses, roads, utilities, and open spaces. 

The proposed concept plan has been informed by public engagement completed in 2024, 
the 2025 Kam Lake Market Study, 2026 Environmental Site Assessment, and professional 
planning analysis. 

The draft concept plan presented at the open house included areas for light industrial and 
commercial development, live-work development, urban agriculture, public utilities, natural 
areas, trails and future roads. 

 

 

Kam Lake Area Development Plan (Draft Concept) 
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About the Open House 
The City of Yellowknife organized a public open house on July 23rd, 2026, to discuss Kam Lake 
Extension Area Development Plan and Zoning Amendment. The open house was held at the 
INFORM level of the public engagement spectrum.  

More than 30 people attended, including local business owners, people interested in starting 
businesses, Kam Lake and Grace Lake residents, and members of the general public. 

Participants recognized the need to plan for future business and industrial growth, while 
asking the City to carefully consider environmental protection, nearby residential areas, 
servicing costs and how future development would be phased. 

Key Themes and Takeaways 
We heard a wide range of perspectives during the open house. The themes below summarize 
the questions, concerns and ideas that came up most often, rather than capturing every 
comment word for word. 

 

 

• Need for Additional Business Land: Some participants questioned whether more 
commercial and light industrial land is needed and whether the proposed 
development is the best way to support economic growth. Others pointed to the 
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limited options available for light industrial businesses in Yellowknife and supported 
creating more land for local businesses. The 2025 Market Study was referenced as 
evidence of continued long-term demand. 

• Lot Size and Affordability: Participants supported creating lots that are similar to, or 
smaller than, existing Kam Lake lots. Smaller lots were seen as more practical and 
affordable for entrepreneurs and growing businesses.  

• Live-work Development and Housing: The City explained that live-work combines 
lower-impact commercial or industrial uses with housing on the same property. 
Participants asked if a residential component should be required and if the area set 
aside for live-work could be expanded or used entirely for housing. The City noted that 
industrial and residential uses must be carefully separated, while broader housing 
growth is being planned through the Community Plan and other initiatives. 

• Wetlands, Trails and Natural Areas: Participants asked how the wetland would be 
protected, how close development could be, and if nearby lots would face additional 
requirements. The proposed trail was generally well received, with suggestions to 
extend it around the pond and wetland area. Further work is needed to confirm 
wetland protection measures and requirements for nearby development. 

• Drainage and Grading: Participants stressed the need for careful drainage and 
grading planning, particularly to understand how future roads and lots may affect 
water flow and the wetland. The City advised that this work would be completed 
during future subdivision planning and information can be shared with the public as 
more details become available. 

• Buffer Areas and Grace Lake: Concerns were raised about noise, land-use 
compatibility and the width of the proposed buffer between the proposed 
development and Grace Lake neighbourhood. Some participants suggested a wider 
buffer – about 100 metres - and asked that existing firebreaks not be considered as a 
substitute for noise separation.  

• Road Access and Traffic: Participants asked the City to carefully review the 
proposed road network, particularly any connection to Grace Lake Boulevard and the 
potential for increased traffic near residential areas.  

• Urban Agriculture: Questions focused on the suitability of the proposed area 
because of exposed bedrock, why urban agriculture is identified in one location and 
how the City would encourage that use through zoning or conditions of sale.  
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• Public Utilities: Participants asked whether future lots would use trucked water and 
sewage or receive full municipal services, in addition to what facilities may be in the 
public utilities area. Though these details have not yet been confirmed, it was 
clarified that the public utilities area is being reserved to allow the City to respond to 
future infrastructure needs, according to the requirements set out in the Community 
Planning and Development Act.    

• Wildfire Resilience and Firebreaks: Questions focused on how wildfire risk and 
existing firebreaks are reflected in the concept plan, including if firebreaks would be 
maintained, revegetated or included in the buffer area. Further review is needed to 
confirm how firebreaks and other wildfire-protection measures will be addressed. 

• Climate and Environmental Considerations: Participants asked that the proposed 
development plan align with the City’s Climate Action Plan and consider 
opportunities for low- or zero-emission development. Environmental due diligence 
was identified as an important part of future planning.  

• Costs and Financial Viability: Questions were raised about infrastructure costs, 
potential revenue, the financial viability of the subdivision and possible impacts on 
taxpayers.  

• Further Review and Participation: Questions were raised about allowing more time 
for further analysis and refinement of the concept plan before it advances. 
Participants also wanted clear information on how comments from the open house 
would be considered, when further engagement would occur, and how they could 
take part in the Governance and Priorities Committee and statutory public hearing 
process. 

Matters for further review 
During the discussion, attendees identified several matters they would like the City to 
consider as planning progresses. They include: 

• How wetlands will be protected through drainage, grading, and subdivision design. 

• Whether the proposed buffer between Kam Lake Extension and Grace Lake should 
be increased. 

• Whether the trail network can be extended or better connected. 

• How live-work development will be encouraged or required. 

• How urban agriculture will be supported if it is permitted more broadly under zoning. 
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• Whether smaller and more affordable lot sizes can be prioritized. 

• Whether and how lots will be serviced with municipal water and sewer. 

• How firebreaks will be incorporated and maintained. 

• Whether road connections may affect Grace Lake Boulevard or nearby residential 
areas. 

• How the plan aligns with the City’s Climate Action Plan and emission reduction goals. 

• Whether additional housing or residential uses should be considered in parts of the 
plan area.  

What Happens Next 
The City and project team will review the questions and comments received at the open 
house. This will help identify where more information is needed, technical questions require 
further review, or parts of the draft concept may need clarification or refinement for drafting 
the Kam Lake Extension Area Development Plan. 

The next scheduled steps are: 

• Staff will present the proposed Area Development Plan to the Governance and 
Priorities Committee and respond to questions.  

• Council is expected to consider first reading of the Area Development Plan By-law 
and the related Zoning By-law amendment.  

• A statutory public hearing will be held so residents can speak to Council about the 
proposed by-laws prior to final bylaw adoption.  

• Council is expected to consider second and third readings and make a final decision.  

Residents will be informed when the statutory public hearing is scheduled. Project updates 
and supporting documents will continue to be available on the City of Yellowknife project 
website. Residents are encouraged to visit the website for updated information. 
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APPENDIX A -OPEN HOUSE DISCUSSION NOTES 
The following is a near-verbatim record of the questions, answers and comments 
documented during the Kam Lake Area Development Plan open house. Minor edits have 
been made for spelling, grammar, punctuation and readability. Notes recorded by different 
members of the project team have been grouped under related topics. Some questions were 
not answered during the open house, and some responses reflect the information available 
at the time rather than a final technical position.  

Legend 
• Q – Question: A question raised during the open house  

• A – Answer: A response provided by the City or project team  

• C – Comment: A comment, concern or suggestion shared during the discussion  

Buffers and Grace Lake 
Q: Will there be a sound buffer installed? 

A: No. The buffer zone is a natural area between the Kam Lake development and Grace Lake. 

C: The 30-metre buffer is not sufficient. A minimum of 100 metres was suggested, and the 
firebreak should not be considered part of the buffer zone because it does not help mitigate 
noise. 

C: Suggestions were made to increase the buffer between the proposed development and 
Grace Lake North, potentially to approximately 100 metres. Some participants also 
suggested that the live-work area be designated for residential use only, rather than allowing 
industrial uses. 

C: The City should not have been surprised by the Grace Lake development. Any successful 
city has demand for large waterfront lots. When the development occurred, there were no 
plans to expand light industrial uses up to the Grace Lake residential area, and the proposed 
development is unfair to those who invested in Grace Lake real estate. 

Public Utilities and Municipal Servicing 
Q: What are the specific facilities and services in the public utilities area? 

A: The current plan is unconfirmed. 

Q: Is the intention for these lots to be serviced with water and sewage, or to use trucked 
water? 
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A: This is unconfirmed at this time. 

Q: If a lift station is installed, why is more land not being allocated to housing, given 
Yellowknife’s needs? 

A: A lift station is not confirmed at this time. 

Q: Who should be contacted to ask if the lots will be serviced with water and sewage? 

A: At this time, this cannot be answered. The public utilities area is being reserved to meet 
Yellowknife’s future needs, but this does not mean the lots will be serviced. 

C: Future municipal servicing was discussed, including whether a proposed lift station 
would support eventual full servicing of the lots. Future Department of National Defence 
infrastructure plans include extending utility services toward the airport. 

Urban Agriculture 
Q: Is urban agriculture permitted outside the specific urban agriculture area? 

A: The map shows urban agriculture in beige, but it is not prohibited in other areas under the 
current zoning (Kam Lake zone). 

Q: How will the exposed bedrock affect, or be dealt with, in the urban agriculture area? 

A: Blasting is an option; however, development is still unconfirmed. 

C: Bedrock along the urban agriculture area was raised as a concern. Blasting and levelling 
may help facilitate agriculture. 

C: Concerns were raised about the presence of bedrock in the southwest portion of the site 
and its suitability for urban agriculture. 

Q: What is the objective of identifying an urban agriculture area if it is not enforced through 
zoning, and can it be zoned differently? 

A: No answer was provided.  

C: If areas are enforced through zoning, banks will need to be notified so they know which 
projects they can provide loans for. 

C: Questions were raised about the mechanisms that could encourage urban agriculture 
and live-work uses in the areas where they are shown, given the broad parameters of the 
Kam Lake Zone, which will apply across the whole area. 
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C: It was asked why urban agriculture is limited to a specific area of the concept plan when 
agricultural uses are already permitted throughout the Kam Lake Zone under the Zoning By-
law. 

Development Timing and Phasing 
Q: What is the rough timeline to reach Phase 1 land sales? 

A: Before 10 years, but this is not confirmed. 

C: The speed at which lots can be sold and developed will depend on market conditions. 
This concept was designed to meet current needs; however, the plan will continue to be 
evaluated to determine if the live-work, urban agriculture, light industrial and commercial 
areas are practical and represent the best use. 

Lot Sizes and Affordability 
Q: Who are the targeted purchasers for the lots, and what are the expected lot sizes? Existing 
lots are large and expensive to develop, which limits the number of potential buyers. 

A: Lots will be similar in size to, or smaller than, the existing lots in Kam Lake. 

C: Similar or smaller lots would be more economical, as land in Yellowknife is very 
expensive. 

C: Smaller lots would help reduce the risk entrepreneurs face when starting and operating a 
business. 

C: Lot sizes should be comparable to, or smaller than, those currently found in the Kam Lake 
area. Lots in the Engle District are larger than what some businesses need. 

Live-Work Development and Housing 
Q: What does the phrase “live-work development” mean? 

A: Mixed-use development consisting of low-impact industrial and commercial uses with a 
residential component within the development. 

C: It was suggested that a residential component be required on lots sold and developed in 
the live-work development area. 

A: The City can consider it. 

C: Live-work development should be more clearly designated, such as through rezoning. It 
could also be made a condition of sale, although this could make the lots more difficult to 
develop and sell. 
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C: Questions were raised about the live-work area, including whether live-work 
requirements should be included as conditions within purchase agreements. 

Q: With the expected population growth and temporary workers in Yellowknife, can the live-
work area be increased? 

A: A Community Plan will be published soon that will include residential development 
intended to address population growth. 

Q: Housing needs outweigh light industrial needs. Is it possible to rezone part of the Kam 
Lake development for residential use? 

A: The background on zoning was explained. Best practice is not to mix residential and 
industrial zones, and Kam Lake is already primarily an industrial area. The Market Study also 
identified a need for more light industrial and commercial zoning. 

C: Some participants suggested that the live-work area be designated for residential use 
only, rather than allowing industrial use. 

Wetlands, Trails and Natural Areas 
Q: Why was the wetland selected for public use and the trail instead of the lake? The lake is 
more scenic than the wetland. 

A: No answer was provided. 

C: Why not have the trail around the northern pond instead of the wetland? 

C: It was recommended that the trail network be extended and connected around the pond 
and wetland area in the northwest portion of the site. 

C: The trail was well received. 

Q: If lots are permitted right up to the wetland, what research and measures will be taken to 
ensure the wetland is not affected? 

A: The next step at the subdivision planning will be to look at the measures that need to be 
taken to ensure the wetland is not affected. 

Q: What impacts and requirements will apply to developing lots near the wetland, and will 
they be different from other lots? 

A: This will be assessed through development permit process.  

 

 



11 | P a g e  
 

Drainage and Grading 
C: Serious drainage planning needs to be completed for the wetland. 

C: A drainage plan will be completed in conjunction with the subdivision plan. 

C: Questions were raised about whether the City intends to complete a detailed drainage 
and grading plan for the area and how development may affect the wetland. 

Draft Concept and Further Review 
Q: The audience is not confident in the areas proposed in the concept plan. Will further 
thought be given to the plan? 

A: No answer was provided. 

Q: Is there a possibility of extending the timelines to allow more time to analyze and improve 
the concept plan? 

A: No answer was provided. 

C: The presentation is intended to explain the plan and address the fact that Kam Lake is full, 
as well as the expected growth in light industrial and commercial needs. The areas shown 
are organized at a high level to allow these uses and harmonize with existing uses. This is not 
an official level of design, so some specific questions cannot be answered at this time. The 
concept will be refined further as the project advances. 

C: Planning for Kam Lake has been underway for some time and is part of the broader 
Community Plan effort. The City has considered the continuation of industrial and 
commercial development in this area for some time. Residential growth is planned for other 
areas. Demand exists, but the surrounding context is also important. 

C: Historically, when planning gets ahead of public engagement, Council may vote in favour 
despite public comments because significant work has already been completed. 

Economic Development and Demand 
Q: Has the City assessed if this is the best route for generating the greatest economic 
growth? 

A: A Market Study was completed and assessed Yellowknife’s commercial needs. 

C: As a business owner, there are no other areas available for light industrial uses in 
Yellowknife. 
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Q: How will the major projects underway outside Yellowknife lead to an increase in 
population and demand for industry within Yellowknife? 

A: The Market Study was completed before the major projects were announced and 
identified demand even without those projects. 

C: The City is seeking information from the Department of National Defence regarding 
staffing levels. It is understood that the Department of National Defence-related workers 
may be located in Yellowknife temporarily. 

C: Questions were raised about whether work camps should be permitted in both the Kam 
Lake and Engle areas. 

C: Participants asked if the City has assessed the potential revenue associated with the 
proposed development. 

C: Questions were raised about the financial viability of the subdivision and the potential 
cost implications for taxpayers. 

Climate and Environmental Considerations 
C: Environmental due diligence needs to occur. If emissions increase because of this 
project, emissions should be reduced elsewhere. 

C: The concept plan should align with the City’s Climate Action Plan and consider 
opportunities to support a low- or zero-emission development area. 

Roads, Access and Traffic 
Q: What is the plan for the area shown in white on the Kam Lake development concept map? 
If the plan includes a road and increased traffic, there will be public opposition. 

A: No answer was recorded. 

C: Concerns were raised about creating a road connection in the far southwest corner that 
would connect to Grace Lake Boulevard. 

Wildfire Resilience and Firebreaks 
Q: What is the current plan for the firebreak if the buffer zone is intended to remain a natural 
area? Has the City incorporated the firebreak into the plan, and will it be revegetated? 

A: The City will confirm if the specific firebreak exists and how it will be incorporated. 

C: Questions were raised about the firebreak behind the Grace Lake housing, including the 
long-term plan and which organization has jurisdiction. 
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C: Questions were raised about the City’s wildfire strategy, including the proposed and 
existing firebreaks and sprinkler systems. One participant noted that an existing firebreak 
overlaps with the proposed buffer area. 

Q: What is the long-term plan for firebreaks in Yellowknife, and does the City currently 
recognize them as active firebreaks that are being maintained? 

A: There are currently no regulations establishing firebreak maintenance standards. 

Public Engagement and Decision-Making 
Q: If comments are considered formal engagement, how will the comments be used? 

A: Questions are being recorded, and there will be future public engagement sessions. This 
is not the end of the process, and the public is welcome to attend the Governance and 
Priorities Committee meeting and statutory public hearing. 

Q: When the project reaches the subdivision planning stage, when and what will the 
engagement be? 

A: There are different levels of engagement. There will be opportunities at each level, and 
development permits can be appealed. 

Q: What happens with these questions? To speak at City Council, you need to be on the 
agenda at least one week in advance. How can residents be notified so they can submit 
comments and attend? 

A: The City can send notice when the project is on the Governance and Priorities Committee 
agenda and when the statutory public hearing is scheduled, using the email addresses 
provided on the registration forms. Residents can also comment on matters before Council 
without being listed on the agenda. 
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APPENDIX B – EMAILS FROM RESIDENTS DURING 
PUBLIC COMMENT PERIOD 
This appendix includes emails received from residents during the public comment period, 
which ran from July 24 to August 7, 2026. The emails are presented as submitted. 

RESIDENT 1 
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RESIDENT 2 
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RESIDENT 3 
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RESIDENT 4  
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RESIDENT 5  
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RESIDENT 6  

 

 

 

RESIDENT 7  
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RESIDENT 8  

 

 

 

 

RESIDENT 9  

 

 


