
June 4, 2024 

SUBDIVISION AND DEVELOPMENT APPEAL BOARD 

HEARING AGENDA 

COUNCIL CHAMBERS AND VIDEOCONFERENCE 

2:00 p.m. 

1. CALL TO ORDER (2:00 p.m.)

2. SCHEDULE OF HEARINGS:

2.1. Appellant: Dwayne Bendfeld, 024-STU-005 Subdivision Appeal 

KDL Contracting 

2.2. Appellant:  Michael Dickie, 024-STU-006 Development Appeal 

ProNorth Industrial Park 

3. ADJOURNMENT
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Appeal #1
024-STU-005 - Appealing condition #4 of the 

Conditional Approval of Subdivision 
Application 2024-S-005
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copy, distribute, or take action relying on it. Any communication received in error, or

subsequent reply should be deleted or destroyed.
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May 14, 2024    SDAB File Number: 024-STU-005 

  

 

Dear Dwayne Bendfeld:    

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Lot 8, Block 1, Plan 8120408 – Pro North Industrial Park 

 

Subdivision Application Number:  2024-S-005 

 

Decision Regarding Proposed Subdivision:  The subdivision application was conditionally approved. 

________________________________________________________________ 

 

Your appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted 

matter was received on May 9, 2024. In accordance with section 686(2) of the Municipal Government 

Act, the Subdivision and Development Appeal Board (SDAB) must hold an appeal hearing within 30 days 

after receipt of a notice of appeal.  

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta. 

Sturgeon County Centre is currently under construction. Please follow the signage to the temporary 

location for Front Reception and you will be escorted to the Alcomdale Room from there. 

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the hearing this way, please notify the undersigned at least 24 hours prior to 

the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an opportunity to 

do so once the hearing is commenced. Alternatively, you may participate by telephone only. If you choose 

this option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when prompted enter 

conference ID 442 805 781#. This should connect you directly into the hearing. 

 

When an appeal is received, the Appellant has the right to make a written submission and attend the 

hearing. Should you wish to exercise this right, your written submissions should be addressed to the 

undersigned and sent by email to legislativeservices@sturgeoncounty.ca. Written submissions are due to 

be submitted no later than May 30, 2024. 

 

SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. 

name) or business information could be disclosed at a public SDAB hearing and as part of the SDAB 

agenda package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and 

Development Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, 

persons attending via videoconference who activate their video cameras will have their images 

recorded. 
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Should you require further information, call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 
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May 14, 2024    SDAB File Number: 024-STU-005 

 

 

Dear Resident:    

 

NOTICE OF  

APPEAL BOARD HEARING  

 

Take notice that a hearing has been scheduled concerning the following proposed subdivision: 

 

Legal Description of Subject Property:   Lot 8, Block 1, Plan 8120408 – Pro North Industrial Park 

 

Subdivision Application Number:  2024-S-005 

 

Decision Regarding Proposed Subdivision:  The subdivision application was conditionally approved. 

 

Appellant: Dwayne Bendfeld, KDL Contracting Ltd. 

 

Reasons for Appeal (as identified on the Notice of Appeal):  

 

• Appealing condition #4 of the conditional subdivision approval with respect to the completion of 

a lot grading plan. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta.  

Sturgeon County Centre is currently under construction. Please follow the signage to the temporary 

location for Front Reception and you will be escorted to the Alcomdale Room from there. 

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the videoconference this way, please notify the undersigned at least 24 

hours prior to the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an 

opportunity to do so once the hearing is commenced. Alternatively, you may participate by telephone 

only. If you choose this option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when 

prompted enter conference ID 422 805 781#. This should connect you directly into the hearing. 

 

Why am I receiving this information? 

When an appeal is received, adjacent landowners have the right to make a written submission, either for or 

against the appeal prior to the hearing and/or attend the hearing and speak for or against the proposed 

subdivision. Should you wish to exercise this right, your written submissions should be addressed to the 

undersigned by email at legislativeservices@sturgeoncounty.ca. Written submissions are due to be 

submitted no later than May 30, 2024.  

 

Please note that any submissions previously provided to the Subdivision Authority are not provided as 

evidence to the Subdivision and Development Appeal Board and therefore must be resubmitted.   

 

SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. name) 
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or business information could be disclosed at a public SDAB hearing and as part of the SDAB agenda 

package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and Development 

Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, persons attending 

via videoconference who activate their video cameras will have their images recorded. 

 

For further information, please call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 

 

Encl.: Subdivision Map 
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May 14, 2024    SDAB File Number: 024-STU-005 

 

To Whom it May Concern:    

 

NOTICE OF  

APPEAL BOARD HEARING  

 

Take notice that a hearing has been scheduled concerning the following proposed subdivision: 

 

Legal Description of Subject Property:   Lot 8, Block 1, Plan 8120408 – Pro North Industrial Park 

 

Subdivision Application Number:  2024-S-005 

 

Decision Regarding Proposed Subdivision:  The subdivision application was conditionally approved. 

 

Appellant: Dwayne Bendfeld, KDL Contracting Ltd. 

 

Reasons for Appeal (as identified on the Notice of Appeal):  

 

• Appealing condition #4 of the conditional subdivision approval with respect to the completion of 

a lot grading plan. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta.  

Sturgeon County Centre is currently under construction.  Please follow the signage to the temporary 

location for Front Reception and you will be escorted to the Alcomdale Room from there. 

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the videoconference this way, please notify the undersigned at least 24 

hours prior to the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an 

opportunity to do so once the hearing is commenced. Alternatively, you may participate by telephone 

only. If you choose this option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when 

prompted enter conference ID 422 805 781#. This should connect you directly into the hearing. 

 

Why am I receiving this information? 

When an appeal is received, affected bodies/organizations have the right to make a written submission, 

either for or against the appeal prior to the hearing and/or attend the hearing and speak for or against the 

proposed subdivision. Should you wish to exercise this right, your written submissions should be addressed 

to the undersigned by email at legislativeservices@sturgeoncounty.ca.  Written submissions are due to be 

submitted no later than May 30, 2024.  

 

Please note that any submissions previously provided to the Subdivision Authority are not provided as 

evidence to the Subdivision and Development Appeal Board and therefore must be resubmitted.   
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SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. name) 

or business information could be disclosed at a public SDAB hearing and as part of the SDAB agenda 

package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and Development 

Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, persons attending 

via videoconference who activate their video cameras will have their images recorded. 

 

For further information, please call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 

 

Encl.: Subdivision Map 
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      Subdivision and Development Appeal Hearing Process 
 

The hearing is a formal meeting and the length of time can vary. Hearings are 

generally scheduled Tuesday afternoons at the Sturgeon County Centre in the 

Town of Morinville or via videoconference. 

Persons who file an appeal are expected to make a verbal presentation to the 

Board. Persons who have been notified of the appeal also have the right to 

present a verbal, written and/or visual presentation to the Board. This 

information should be submitted to the Secretary at least five (5) days in 

advance of the hearing, so it can be included within the hearing package. If 

desired, parties may have someone, or an agent, speak on their behalf. If a 

number of appeals are filed on the same subdivision or development, it is 

recommended that a spokesperson be selected to organize presentations so 

that evidence is not repetitive. 

The Board is not an evidence seeking body. It relies on the written      evidence 

presented, as well as verbal submissions at the hearing, as the basis for their 

decision. Therefore, it is critical that persons appearing before the Board 

ensure that sufficient evidence is presented to support their respective 

positions. 

When presenting an appeal, keep in mind the Board does not consider 

precedent when making its decision. Each application is judged on its own 

merits. 

At the hearing . . . 

Anyone in attendance with an interest in the appeal enters the hearing room, 

joins the videoconference, or dials in just before the scheduled start time of 

the hearing on the scheduled date of the hearing. 

1. The meeting is called to order by the Chair. 

2. The Chair welcomes everyone and gives a brief outline as to how the 

hearing will proceed. 

3. The Chair will have all board members, staff and people involved in the 

appeal introduce themselves and those present are asked if there are any 

objections to the Board members hearing the appeal. 
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4. A representative of Sturgeon County Planning and Development will 

outline the background of the appeal and why the decision was made. 

5. The Chairman will then ask: 

• The Appellant to introduce themselves for the record. 

• The Appellant then presents his/her position or concerns with 

respect to the matter being considered by the Board. Development 

Appeal Board members question the Appellant. 

• Clearly state your reasons for the appeal. 

Information such as photographs, illustrative materials and well- 

prepared drawings that you wish to present should be 

submitted to the Secretary at least five (5) days in advance of 

the hearing, so that the information can be included within the 

hearing package that is circulated.  

• Stick to the planning facts and support them with quantifiable 

(measurable) data. 

• State the detailed issues about the site in the context of the 

surrounding properties and the impact on the community. 

• The Board will then hear from anyone else in favor of the appeal 

(persons who filed an appeal or support the position of the 

Appellant). Following each presentation Board members may ask 

questions. 

• The Board will then hear from anyone opposed to the appeal 

(persons who oppose the position of the Appellant). 

6. After all presentations have been heard, the Chairman will give the 

Appellants the right to respond to new information. This is an 

opportunity to refute information and evidence presented since the 

last time you spoke that you could not have reasonably anticipated. 

It is not an opportunity to reargue your case or create new argument. 

7. The Chairman advises that the Board will deliberate in a Closed 

Session and a written decision will be mailed within 15 days from the 

date of the decision as per legislation. 
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May 8, 2024 
 
 
K.D.L Contracting 
33, 26004 TWP RD 544 
Sturgeon County AB, T8T 0B6 
 
Re: Proposed Subdivision 
 Our File No:  2024-S-005   
 Applicant:   Dwayne Bendfeld  
 Landowner:  KDL Contracting LTD  
 Legal Description: Lot 8, Block 1, Plan 8120408 – Pro North Industrial Park 

 
Your application for subdivision was APPROVED CONDITIONALLY by the Subdivision Authority on  
May 8, 2024, subject to the following conditions: 
 
THE CONDITIONS OF APPROVAL ARE: 
 

1) Pursuant to Provision 654(1)(d) of the MGA, any outstanding taxes on the subject property 
shall be paid or arrangements be made, to the satisfaction of Sturgeon County, for the 
payment thereof. 

 
2) The applicant shall retain the services of a professional Alberta Land Surveyor, who shall submit 

a drawing to Sturgeon County resembling Exhibit 2, dated May 6, 2024, and submit it in a 
manner that is acceptable to Land Titles. 

 
3) All upgrades to existing culverts and/or existing approaches, and construction, removal, and 

relocation of approaches, as determined necessary by the Engineering Officer, will be the 
responsibility of the developer and upgraded to the satisfaction of Sturgeon County 
Engineering Services and/or Sturgeon County Transportation Services before this subdivision is 
endorsed.   

 
4) The applicant shall complete and submit a lot grading plan. The plan will include overall 

grading, swales, and infrastructure to accommodate lot grading, along with pre / post grading 
contours, swale locations and percentage grades clearly shown. The proposed lot and remnant 
lot must operate independently with site grading, and drainage directed towards the public 
right of way. Both access locations and culvert invert elevations for the remnant and proposed 
lot are to be shown on the lot grading plans. This must be completed to the satisfaction of 
Sturgeon County Engineering Services and/or Sturgeon County Transportation Services before 
this subdivision is endorsed. 

 
5) The applicant is to obtain all necessary permits to comply with the Land Use Bylaw – to the 

satisfaction of the Development Authority. 
 
 
 

9613-100 Street 

Morinville, AB T8R 1L9 

Tel: 780-939-8275 or Toll Free: 1-866-939-9303 

Fax: 780-939-2076 

Email: pandd@sturgeoncounty.ca 
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ADVISORY NOTES 
 

• Natural Gas servicing to any new subdivision is the responsibility of the applicant. The applicant 
will be required to provide the required easements across existing lots or subdivided lots for 
natural gas servicing, if service is approved by the natural gas provider. Sturgeon County does 
not allow natural gas servicing lines to be located within the road right of way. Setbacks from 
the road right of way are required. Easements of private property must be obtained by the 
applicants or service providers. Any service lines which cross Sturgeon County property will 
require a crossing agreement with conditions.  

 
• Pursuant to Section 2.4.3 of the LUB, at the development permit stage on any property, it is 

highly recommended that the developer retain the services of a qualified engineering 
professional to prepare and submit a geotechnical investigation confirming that the proposed 
building site on is suitable for development and prescribing any preventative engineering 
measures to be taken to make the building site suitable for future development or future 
development suitable for the building site.    

 
• A search of the Alberta Energy Regulator’s Abandoned Well Map Viewer identified an 

abandoned well on the Proposed Lot.  Further due diligence is recommended prior to any 
future development desired in close proximately. 

 
• For expansion and connection to water services, please contact Sturgeon County Utility and 

Waste Management Services. 
 
Reasons for decision are as follows: 
 

• The Subdivision Authority is of the opinion, after considering the factors set out in S. 7 of the 
Subdivision and Development Regulations, that the lands are suitable for the purpose for 
which the subdivision is intended because the nature of the lands and proposed configuration 
of the lot(s) remove any concern regarding these factors except for those specifically addressed 
by the conditions. 
 

• The Subdivision Authority has not received any comments from adjacent landowners regarding 
this subdivision. 

 
 
Developer/Landowner should contact local gas company to ensure that their utility does or does 
not need to be relocated at the developer/landowner’s expense. 
 
This approval will expire on May 8, 2025. Pursuant to Section 657 of the Municipal Government Act, an 
extension beyond this one-year time period may be authorized by the Municipal Council, provided just 
cause is shown. 
 
When all the conditions of approval have been complied with, one endorsement of Subdivision 
Authorization Approval Form and two copies of the Plan, which is satisfactory to the Registrar of 
Alberta Land Titles, may be submitted for endorsement by this Municipality. 
 
PLEASE NOTE: 
 
An endorsement fee of $250 per application (excluding reserve lots and public utility lots) will be 
required to be paid upon submission of the Plan, as well as a parcel fee of $600.00 per new lot 
created (or adjusted). 
 
Subdivision and endorsement fees are subject to change.  If the subdivision and endorsement fee 
schedule is amended before you submit the Plan, which is satisfactory to the Registrar of Alberta Land 
Titles, the new fees will apply. 
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The applicant is urged to contact the appropriate oil/utility company if construction of buildings is 
required. 
 
Land surveyors are strongly urged to contact planning staff in the event of uncertainties with the 
approval diagram or with the conditions rendered by the subdivision authority. 
 
 
SEE ENCLOSURE RE: CONDITIONAL APPROVAL VALIDITY PERIOD AND APPEAL PROCEDURE. 
 
 
Yours truly, 
 
 
 
 
Martyn Bell 
Program Lead, Current Planning 
 
/sg 
 
Encl: 
 
C: AltaLink Management Ltd.  
 Alberta Health Services 
 Atco Gas 
 Canada Post  
 Fortis Alberta 
 Sturgeon School Division  
 Telus Access Planning 
  
  
PLEASE NOTE THAT THIS OFFICE WILL NOT ENDORSE ANY DOCUMENTS OR PLANS UNTIL THE APPEAL 
PERIOD, AS SET OUT IN THE MUNICIPAL GOVERNMENT ACT, HAS EXPIRED.   
 
If you wish to appeal this decision, contact the Secretary of the Subdivision and Development Appeal 
Board via email at legislativeservices@sturgeoncounty.ca or via letter at 9613 – 100th Street, 
Morinville, Alberta, T8R 1L9.  Telephone enquires can also be made at 780-939-4321.   
 
Pursuant to Section 678(2) of the Municipal Government Act, an appeal may be commenced by filing 
a notice of appeal within 14 days after receipt of the written decision.  
 
The final date the appeal can be filed is: MAY 29, 2024 
For the purpose of Section 678(2), the date of receipt of the decision is deemed to be 7 days from the 
date the decision is mailed (date of the letter).   
Please note that there is a $100.00 fee for any appeal.  
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PLANNING AND 
DEVELOPMENT  

SERVICES REPORT 
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-  Remnant Lot (1.8ha): 

o BP-05-B0050 Factory Built Modular – Prototype Fabrication (1,000ft²). 

o DP-07-D0069 – General Industrial Use - To Construct Office Building (1,500ft²) and 

Warehouse. 

o (15,000ft²) to operate the business of X-Treme Modular Structures Ltd (construction 

of residential and commercial modular units – CSA approved). 

• At the time of approval there were no municipal water services and therefore 

the applicant indicated a holding tank for water servicing and a septic tank for 

private sewage disposal would be used. 

• The dugout constructed in 2003 was intended to be used for fire suppression. 

• It was noted “all drainage of the lot will be to the south property line (ditch) and 

north of property line which is a natural low area”. 

o BP-07-B0104 Office 1,500ft². 

o BP-07-B0217 Warehouse 15,000ft². 

o DP-305305-08-D0179 Addition to Warehouse – Modular Lunchroom/Office Space 

(1,000ft²). 

• BP-08-B0209 Addition – Modular Lunchroom/Office Space. 

o DP-305305-15-D0330 General Industrial Use – To Leave Existing Concrete Batch Plant 

as Built. 

• BP-15-B0403 Existing Portable Batch Plant 

o The shipping container (seacan) shown on the survey does not meet the minimum 

front yard setback of 6.0m. A variance to leave the shipping container as sited may be 

applied for or the structure can be relocated to meet the setback requirements. 

o If a new business moves onto one of the parcels, a Change of Use development permit 

may be required. Outdoor Storage is a permitted use within the I3 district. 

o Section 6.27 Shipping Container - allows for five (5) shipping containers on a I3 parcel. 

o KDL contributed to Local Improvement Tax by Bylaw 1174/09 (Amended Bylaw 1111-

07). 

 

2. Sturgeon County Engineering Services:   

- Proposed Lot:  

o No land dedication/acquisition required. 

o Proposed Lot 1 approach to be relocated outside of the turn around (shifted east) 

and upgraded to GMSS minimum industrial standard. 

- Remnant Lot: 

o No land dedication/acquisition required. 

o Approach must be constructed/upgraded to General Municipal Servicing Standards. 

 

- Lot grading plans to be provided for review. Grading, swales, and infrastructure to 

accommodate lot grading to be shown on the proposed plans. Pre / post grading 

contours, swale locations and % grades clearly shown. Proposed lot and remnant lots 

must operate independently with site grading, and drainage directed towards public 

right of way. Both access locations and culvert invert elevations for remnant and 

proposed lot to be shown on lot grading plans. 
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3. Sturgeon County Utility Services:   

- Proposed Lot:  

o Connection available to waterline.  

o No sanitary line is available.  

o Remnant lot has the water line. The proposed lot would need to run a line down 

Kuryluk Blvd and have a cc installed if they want water at this location. Cost and 

engineering of line will be estimated at time of connection. 

o The existing water service C/C is located on the remnant lot (see attached in 

appendix 4). The "new" proposed lot does have capability to connect to the existing 

distribution system, but this would come at a cost. Since the distribution main ends 

at the intersection, the existing main would need to be extended 100 - 150 meters 

to have the watermain in front of the property. The extension of the watermain 

would match the existing infrastructure (300mm) and the proposed water service 

connection / service line need to be perpendicular to the property. 

- Remnant Lot: 

o Has existing connection to waterline.   

o No sanitary line available  

 

4. Alberta Health Services:                                                                                                                          

- The existing private sewage disposal systems that are on lands are to meet compliance 

with the current Alberta Private Sewage and Disposal Systems Regulation. 

- Any future or existing water wells used for human consumption must be in compliance 

with the Nuisance and General Sanitation Regulation, NGS Reg, (AR 243/2003). 

 

5. No Objections:   

- ATCO Gas, Sturgeon County Assessment Services, Telus, Fortis Alberta.  

 

6. No Responses:   

- Adjacent landowners, Alberta Energy Regulator, Altalink, Canada Post, Sturgeon County 

Protective Services, Sturgeon County Agriculture Services, Sturgeon School District.  

 
PART IV  –  ANALYSIS:  

 

1. This application is consistent with the Municipal Development Plan’s “Non-Residential Type 

2” policies (see Appendix 2), and with the Land Use Bylaw’s “I3 – Medium Industrial 

Unserviced” regulations (see Appendix 3).  

 

The subject parcel is the largest within ProNorth Industrial Park and the proposed split in 

half would result in two parcels with sizes complimentary to other existing lots in the area. 

There is limited availability of unserviced industrial land in the County and the creation of 

an extra lot can be supported. Furthermore, it aligns with the following section of the 

Municipal Development Plan which aims to work with landowners to develop in a way 

which supports the targeted sectors in the County. 
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MDP 5.5.8 - Should collaborate with landowners and tenants to identify, develop, and 

implement redevelopment initiatives to improve and expand priority Non-Residential 

Development Parks that support Sturgeon County’s targeted sectors. 

 

Both the 2.22 hectare and 1.8 hectare lots meet the minimum parcel size of 0.6 hectares 

outlined in the I3 – Medium Industrial Unserviced district.  

 

2. It appears that the existing septic holding tank would continue to comply with the Alberta 

Private Sewage Systems Standard of Practice. 

 

3. An abandoned well was identified on the Proposed Lot.  Although it does not appear to 

impact this subdivision application, further due diligence is recommended prior to any 

future development desired in close proximately. 

 

4. Money in lieu of municipal reserve is not required, as Municipal Reserve was taken at the 

time of the original subdivision of ProNorth Industrial Park. 

 
PART V  –  RECOMMENDATIONS: 
 

1) Pursuant to Provision 654(1)(d) of the MGA, any outstanding taxes on the subject 

property shall be paid or arrangements be made, to the satisfaction of Sturgeon County, 

for the payment thereof. 

 

2) The applicant shall retain the services of a professional Alberta Land Surveyor, who shall 

submit a drawing to Sturgeon County resembling Exhibit 2, dated May 6, 2024, and submit 

it in a manner that is acceptable to Land Titles. 

 

3) All upgrades to existing culverts and/or existing approaches, and construction, removal, 

and relocation of approaches, as determined necessary by the Engineering Officer, will be 

the responsibility of the developer and upgraded to the satisfaction of Sturgeon County 

Engineering Services and/or Sturgeon County Transportation Services before this 

subdivision is endorsed.   

 

4) The applicant shall complete and submit a lot grading plan. The plan will include overall 

grading, swales, and infrastructure to accommodate lot grading, along with pre / post 

grading contours, swale locations and percentage grades clearly shown. The proposed lot 

and remnant lot must operate independently with site grading, and drainage directed 

towards the public right of way. Both access locations and culvert invert elevations for 

the remnant and proposed lot are to be shown on the lot grading plans. This must be 

completed to the satisfaction of Sturgeon County Engineering Services and/or Sturgeon 

County Transportation Services before this subdivision is endorsed. 

 

5) The applicant is to obtain all necessary permits to comply with the Land Use Bylaw – to 

the satisfaction of the Development Authority. 
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ADVISORY NOTES 

• Natural Gas servicing to any new subdivision is the responsibility of the applicant. The

applicant will be required to provide the required easements across existing lots or

subdivided lots for natural gas servicing, if service is approved by the natural gas provider.

Sturgeon County does not allow natural gas servicing lines to be located within the road

right of way. Setbacks from the road right of way are required. Easements of private

property must be obtained by the applicants or service providers. Any service lines which

cross Sturgeon County property will require a crossing agreement with conditions.

• Pursuant to Section 2.4.3 of the LUB, at the development permit stage on any property,

it is highly recommended that the developer retain the services of a qualified engineering

professional to prepare and submit a geotechnical investigation confirming that the

proposed building site on is suitable for development and prescribing any preventative

engineering measures to be taken to make the building site suitable for future

development or future development suitable for the building site.

• A search of the Alberta Energy Regulator’s Abandoned Well Map Viewer identified an

abandoned well on the Proposed Lot.  Further due diligence is recommended prior to any

future development desired in close proximately.

• For expansion and connection to water services, please contact Sturgeon County Utility

and Waste Management Services.

Prepared by:  

Jonathan Heemskerk, Planner, Current Planning 

Reviewed by:  

Martyn Bell, Program Lead, Current Planning 

NOTE:  Appendices Attached… 
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 Vacant, undeveloped or unused portions of a parcel shall be maintained in grass, landscaping 

materials or such other ground cover as deemed appropriate by the Development Authority. 

 Any development shall mitigate all off-site nuisance factors including excessive noise, vibration, 

odour, traffic, unsightliness, liquid or gaseous emanations, reflection, dust and the harbouring of 

restricted or noxious weeds to the satisfaction of the Development Authority. 
1560/21 
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APPELLANT 
SUBMISSIONS 

RECEIVED 
_____________________
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Severed in line with section 17 of the FOIP Act
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Severed in line with section 17 of the FOIP Act
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Severed in line with section 17 of the FOIP Act

Page 80 of 125



Page 81 of 125



WRITTEN 
SUBMISSIONS 

FROM 
ADJACENT 

LANDOWNERS  
AND OTHER 
AFFECTED 
PERSONS 

_____________________
*NOTE:

No submissions were received at the 
time of publication of the Agenda
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Appeal #2
024-STU-006 Appealing the

Conditional Approval of Development 
Permit Application 305305-24-D0085

Page 83 of 125



Page 84 of 125



Page 85 of 125



Page 86 of 125



Page 87 of 125



Page 88 of 125



 

 

May 17, 2024    SDAB File Number: 024-STU-006 

  

Dear Michael Dickie, ProNorth Industrial Park Inc.:   

  

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Plan 8322821; Lot 22 

      100 – 54408 Range Road 260 

 

Development Permit Application Number: 305305-24-D0085 

 

Decision Regarding Proposed Development:  The application was approved with conditions to operate 

a Landscaping Supply and Commercial Services – 

Rockland Landscaping Supplies Ltd. 

________________________________________________________________ 

 

Your appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted 

matter was received on May 16, 2024. In accordance with section 686(2) of the Municipal Government 

Act, the Subdivision and Development Appeal Board (SDAB) must hold an appeal hearing within 30 days 

after receipt of a notice of appeal.  

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta. 

Sturgeon County Centre is currently under renovation. Please follow the signage to the temporary location 

for Front Reception and you will be escorted to the Alcomdale Room from there. 

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the hearing this way, please notify the undersigned at least 24 hours prior to 

the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an opportunity to 

do so once the hearing is commenced. Alternatively, you may participate by telephone only. If you choose 

this option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when prompted enter 

conference ID 442 805 781#. This should connect you directly into the hearing. 

 

When an appeal is received, the Appellant has the right to make a written submission and attend the 

hearing. Should you wish to exercise this right, your written submissions should be addressed to the 

undersigned and sent by email to legislativeservices@sturgeoncounty.ca. Written submissions are due to 

be submitted no later than May 30, 2024. 

 

SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. 

name) or business information could be disclosed at a public SDAB hearing and as part of the SDAB 

agenda package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and 

Development Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, 

persons attending via videoconference who activate their video cameras will have their images 

recorded. 
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Should you require further information, call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 
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May 17, 2024    SDAB File Number: 024-STU-006 

 

Dear Resident:    

 

NOTICE OF  

APPEAL BOARD HEARING  

 

Take notice that a hearing has been scheduled concerning the following proposed development: 

 

Legal Description of Subject Property:   Plan 8322821; Lot 22 

      100 – 54408 Range Road 260 

 

Development Permit Application Number: 305305-24-D0085 

 

Decision Regarding Proposed Development:  A development permit was approved with conditions to 

operate a Landscaping Supply and Commercial Services 

business – Rockland Landscaping Supplies Ltd. 

 

Appellant: Michael Dickie, ProNorth Industrial Park Inc. 

 

Reasons for Appeal (as identified on the Notice of Appeal – see attached):  

 

• Appealing Condition #1 – prohibition of nuisance should more specifically address fugitive dust; 

and 

• Appealing Condition #2 – public appearance of exterior storage of landscaping materials as 

representative of ProNorth Park generally; 

• Requesting new condition be considered – no roadside parking. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta.  

Sturgeon County Centre is currently under renovation. Please follow the signage to the temporary location 

for Front Reception and you will be escorted to the Alcomdale Room from there. 

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the videoconference this way, please notify the undersigned at least 24 

hours prior to the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an 

opportunity to do so once the hearing is commenced. Alternatively, you may participate by telephone 

only. If you choose this option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when 

prompted enter conference ID 422 805 781#. This should connect you directly into the hearing. 

 

Why am I receiving this information? 

When an appeal is received, adjacent landowners have the right to make a written submission, either for or 

against the appeal prior to the hearing and/or attend the hearing and speak for or against the proposed 

development. Should you wish to exercise this right, your written submissions should be addressed to the 

undersigned by email at legislativeservices@sturgeoncounty.ca. Written submissions are due to be 

submitted no later than May 30, 2024.  
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Please note that any submissions previously provided to the Development Authority are not provided as 

evidence to the Subdivision and Development Appeal Board and therefore must be resubmitted.   

 

SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. name) 

or business information could be disclosed at a public SDAB hearing and as part of the SDAB agenda 

package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and Development 

Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, persons attending 

via videoconference who activate their video cameras will have their images recorded. 

 

For further information, please call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 

 

Encl.:  Reasons for Appeal  

 Site Map 
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May 17, 2024    SDAB File Number: 024-STU-006 

 

  

Dear Mandee Takhar, Rockland Landscaping Supplies Ltd.:   

  

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Plan 8322821; Lot 22 

      100 – 54408 Range Road 260 

 

Development Permit Number:   305305-24-D0085 

  

Decision Regarding Proposed Development:  The application was approved with conditions to operate 

a Landscaping Supply and Commercial Services – 

Rockland Landscaping Supplies Ltd. 

________________________________________________________________ 

 

An appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted matter 

was received on May 16, 2024. In accordance with section 686(2) of the Municipal Government Act, the 

SDAB must hold an appeal hearing within 30 days after receipt of a notice of appeal.  

 

Reasons for Appeal (as identified on the Notice of Appeal – see attached): 

 

• Appealing Condition #1 – prohibition of nuisance should more specifically address fugitive dust; 

and 

• Appealing Condition #2 – public appearance of exterior storage of landscaping materials as 

representative of ProNorth Park generally; 

• Requesting new condition be considered – no roadside parking. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for June 4, 2024 at 

2:00 p.m. in the Alcomdale Room of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta. 

Sturgeon County Centre is currently under renovation. Please follow the signage to the temporary location 

for Front Reception and you will be escorted to the Alcomdale Room from there.  

 

The hearing may also be attended via videoconference, which will take place through the Microsoft Teams 

platform. If you plan to access the hearing this way, please notify the undersigned at least 24 hours prior to 

the hearing. Please test Microsoft Teams in advance of the hearing as there will not be an opportunity to do 

so once the hearing is commenced. Alternatively, you may participate by telephone only. If you choose this 

option, please dial 1-647-749-9426 (toll) or 833-841-6740 (toll free) and then when prompted enter 

conference ID 442 805 781#. This should connect you directly into the hearing. 
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When an appeal is received, the Applicant has the right to make a written submission and attend the 

hearing. Should you wish to exercise this right, your written submissions should be addressed to the 

undersigned and sent by email to legislativeservices@sturgeoncounty.ca at least five (5) days prior to the 

hearing date. Therefore, written submissions are due to be submitted no later than May 30, 2024.   

 

Please note that any submissions previously provided to the Development Authority are not provided as 

evidence to the Subdivision and Development Appeal Board and therefore must be resubmitted. 

 

SDAB hearings are public in nature. It is understood that an individual writing, submitting items to the 

Board, or attending the hearing has a reasonable expectation that their personal information (i.e. 

name) or business information could be disclosed at a public SDAB hearing and as part of the SDAB 

agenda package on the Sturgeon County website. Pursuant to Sturgeon County Subdivision and 

Development Appeal Board Bylaw 1410/18, hearings are recorded. In addition to audio recording, 

persons attending via videoconference who activate their video cameras will have their images 

recorded. 

 

For further information, please call (780) 939-1377 or (780) 939-8277 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

 

____________________________________________ 

Dianne Mason 

Secretary, Subdivision and Development Appeal Board 

 

Encl.:  Reasons for Appeal 
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      Subdivision and Development Appeal Hearing Process 
 

The hearing is a formal meeting and the length of time can vary. Hearings are 

generally scheduled Tuesday afternoons at the Sturgeon County Centre in the 

Town of Morinville or via videoconference. 

Persons who file an appeal are expected to make a verbal presentation to the 

Board. Persons who have been notified of the appeal also have the right to 

present a verbal, written and/or visual presentation to the Board. This 

information should be submitted to the Secretary at least five (5) days in 

advance of the hearing, so it can be included within the hearing package. If 

desired, parties may have someone, or an agent, speak on their behalf. If a 

number of appeals are filed on the same subdivision or development, it is 

recommended that a spokesperson be selected to organize presentations so 

that evidence is not repetitive. 

The Board is not an evidence seeking body. It relies on the written      evidence 

presented, as well as verbal submissions at the hearing, as the basis for their 

decision. Therefore, it is critical that persons appearing before the Board 

ensure that sufficient evidence is presented to support their respective 

positions. 

When presenting an appeal, keep in mind the Board does not consider 

precedent when making its decision. Each application is judged on its own 

merits. 

At the hearing . . . 

Anyone in attendance with an interest in the appeal enters the hearing room, 

joins the videoconference, or dials in just before the scheduled start time of 

the hearing on the scheduled date of the hearing. 

1. The meeting is called to order by the Chair. 

2. The Chair welcomes everyone and gives a brief outline as to how the 

hearing will proceed. 

3. The Chair will have all board members, staff and people involved in the 

appeal introduce themselves and those present are asked if there are any 

objections to the Board members hearing the appeal. 
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4. A representative of Sturgeon County Planning and Development will 

outline the background of the appeal and why the decision was made. 

5. The Chairman will then ask: 

• The Appellant to introduce themselves for the record. 

• The Appellant then presents his/her position or concerns with 

respect to the matter being considered by the Board. Development 

Appeal Board members question the Appellant. 

• Clearly state your reasons for the appeal. 

Information such as photographs, illustrative materials and well- 

prepared drawings that you wish to present should be 

submitted to the Secretary at least five (5) days in advance of 

the hearing, so that the information can be included within the 

hearing package that is circulated.  

• Stick to the planning facts and support them with quantifiable 

(measurable) data. 

• State the detailed issues about the site in the context of the 

surrounding properties and the impact on the community. 

• The Board will then hear from anyone else in favor of the appeal 

(persons who filed an appeal or support the position of the 

Appellant). Following each presentation Board members may ask 

questions. 

• The Board will then hear from anyone opposed to the appeal 

(persons who oppose the position of the Appellant). 

6. After all presentations have been heard, the Chairman will give the 

Appellants the right to respond to new information. This is an 

opportunity to refute information and evidence presented since the 

last time you spoke that you could not have reasonably anticipated. 

It is not an opportunity to reargue your case or create new argument. 

7. The Chairman advises that the Board will deliberate in a Closed 

Session and a written decision will be mailed within 15 days from the 

date of the decision as per legislation. 
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PLANNING AND 
DEVELOPMENT  
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Subdivision & Development Appeal Board 

024-STU-006 

 

FILE INFORMATION 

Department File: 305305-24-D0085 

Legal Land Description:   Lot 22, Plan 8322821 

Relative Location: ProNorth Industrial Park  

Appellants: ProNorth Industrial Park Inc. - Michael Dickie 

Applicant: 

Landowner: 

Rockland Landscaping Supplies Ltd. 

William Thompson 

Description of Appeal: 

Appealing the Decision of the Development Authority to 

operate a Landscaping Supplies & Commercial Services 

business 

Land Use Bylaw District: I3 – Medium Industrial Unserviced District 

Tax Roll Number:   3712035 

BACKGROUND 

• Sturgeon County issued a development permit approval to operate a Landscaping Supply and 

Commercial Services business known as Rockland Landscaping Supplies Ltd as a General 

Industrial Use. 

• The application was considered a change of use from a former business known as Chieftain 

Equipment who supplied industrial companies with aggregate, recycling, concrete and topsoil 

and provided equipment rentals.  

• The applicant has informed Administration that the permit approval is a condition of their offer 

to purchase the property. 

PROPERTY INFORMATION 

• The property is 2.6ha (6.47ac) and developed with a metal clad shop, a fabric covered shelter an 

office trailer and relocatable office trailer.  

• The property is fenced on the perimeter (chain link) with a security gate and fully hard surfaced 

with gravel.  

• Roads are paved in front of the access to the property. Photo provided in Appendix 1 

• Twp Rd 544 was recently paved from highway 2 onto Rge Rd 260 and continues on Twp Rd 544 

to Elliot Street.  

• A compliance was issued for the property on April 30, 2024 wherein all structures as mentioned 

above have the proper permits and is in compliance with the Land Use Bylaw. 

• The property was rezoned in 2010 from Airport to Business Industrial.  

• 305305-15-D0164 was issued for an Industrial Storage Yard (Chieftain Equipment) 

• D-21-98 was issued for RV Storage and Office 

• D-24-91 was issued for a Camper Manufacturing and Rentals 
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• D-13-90 was issued for Maintenance, Service and Sales of Buses and Ambulances 

• 38-86 was issued for a mobile home for Distribution yard for export of Peat Moss to U.S.A. 

RELIVANT POLICY/LEGISLATION 

Land Use Bylaw 1385/17  

• The property is zoned I3 – Medium Industrial Unserviced District. The intent of the district is to 

provide for low and medium intensity industrial uses on parcels with limited servicing located 

within a planned industrial park. Any nuisance factor should be limited beyond the boundaries 

of the parcel. 

• Land Use Bylaw Section 15.3.2 Uses – lists General Industrial as a discretionary use. 

• General Industrial means an industrial activity which does not create an adverse environmental 

impact or nuisance beyond its immediate site, is compatible with other industrial and 

commercial uses in a concentrated setting and involves the storage, manufacturing, 

distribution, wholesaling, testing, repairing, processing or salvaging of goods and materials.  

• The Land Use Bylaw also has a use for Landscaping Contractor Service, but it is only a listed use 

in the Agriculture Districts on parcels larger than 10 acres.  

• Part 8 - The Development Authority may require that site landscaping be provided in 

conjunction with, and addressed as part of, any development permit for multi-family, industrial, 

commercial and institutional uses. 

ANALYSIS 

• The Development Authority considered Rocklands activities to be a low intensity use and would 

likely not create an adverse environmental impact or nuisance beyond its immediate site. 

• Rockland is compatible to other uses in the park, which in most cases are more intense and fit 

within medium intensity type uses.  

• Rockland is currently located at 25422 Villeneuve Road in the city of St Albert and is directly 

adjacent to highly populated residential areas. They reported that they have never had 

complaints at their current location. 

• With the majority of the site being undeveloped it leaves ample room for parking both 

employee and customer vehicles and is currently hard surfaced with gravel. Site Plan provided 

in Appendix 2.  

• The appellant has submitted their reasons for appeal and the following summarizes and 

addresses the concerns stated within.  

1. “The wording of Condition #2 makes no reference to objective criteria by which adherence to the 

screening requirement can be measured and leaves satisfactory performance to the requirement 

solely in the discretion of the Development Authority and suggests the condition be worded to 

specify an objectively defined means of screening and maintenance.”   

Response: Condition #2 on the permit states: Exterior storage of goods and materials 

associated with an approved development permit shall be kept in a clean and orderly 
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manner at all times and shall be screened from roads and adjacent residential uses to the 

satisfaction of the Development Authority. This is a standard condition placed on all permits 

for businesses and is in effect for the duration of the operation. Should the fence become 

dilapidated and/or require maintenance, Sturgeon County could enforce this condition and 

fine the owners should compliance not be achieved. Further, only two of the many parcels 

in the park have screening on their fences and majority have the same chain link fence.  

The Development Authority may impose specific requirements via the use of Site 

Landscaping however in context of the rest of the park and the existing nature of this 

parcel’s use the existing condition is considered satisfactory. Photos provided in Appendix 3 

and 4. 

2. “Condition #1 does not effectively address the problem of fugitive dust and that the threshold is 

what the Development Authority may consider offensive or excessive and suggests the wording 

such as unreasonable or untoward as specific measurables. Condition #1 also fails to provide 

any requirement for dust hazard mitigation.”   

Response: Condition #1 on the permit states: The business shall not generate noise, smoke, 

dust, odour, fumes exhaust, vibration, heat, glare or refuse matter considered offensive or 

excessive by the Development Authority.  Again, this is a standard condition placed on all 

permits for businesses and is in effect for the duration of the operation. Sturgeon County 

could enforce and fine if complaints were received were proven to be offensive or excessive. 

The County has also purchased air monitors and could measure the air quality when 

complaints are received. The replacement wording suggested as “unreasonable or 

untoward” also do not imply specific measurables.  

3. “New Condition – No Roadside Parking. Traffic congestion within the park is inadequately dealt 

with under Sturgeon County’s Traffic Bylaw. RR260 is increasingly used as a by-pass between Ray 

Gibbon Drive and Hwy 37. Roadside parking on RR260 by vehicles associated with the subject 

Landscape Supply land use present an unacceptable danger to road traffic and to pedestrians 

travelling between parked vehicles and the subject business” 

Response: The reference to the traffic activity from within the park is not relevant as this 

parcel is not accessed from within the park and should not be considered. The parcel is 

accessed by Range Rd 260 and has ample parking spaces within the site to accommodate 

parking as previously mentioned. The potential for parking and pedestrians on Rge Rd 260 

is speculation. Further, Sturgeon County’s Bylaw 1419/18 Regulation of Traffic Section 5.(2) 

Parking – No person shall park or permit a vehicle to be parked on a highway contrary to a 

traffic control device. This means that parking is allowed on County roads however they 

cannot create an obstruction. If parking on County roads became an issue in this location 

the County would have to install “no parking” signs. 

4. The appellant has referenced that complaints were made to the County on both the dust 

and traffic congestion with ProNorth Industrial Park and was inadequately dealt with under 

the Sturgeon County Traffic Bylaw.  
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Response: The County has no record of such complaints in recent years nor any that would 

have been directly related to the similar business that operated from the site since 2015. 

 

CONCLUSION 

• It is the recommendation of Administration that the Board deny the appeal and uphold the 

issued permit to operate a Genera Industrial (Landscaping Supplies & Commercial Services) 

use.  

• Should the Board support the appeal and refuse the permit, the business would have to find an 

alternate location. 

 
 

Prepared By:  

 Yvonne Bilodeau, Development Officer 

  

Reviewed By: 

 
 Tyler McNab, Program Lead, Development & Safety Codes 
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Appendix 1
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Appendix 3
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Appendix 4
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Relevant Policy & Legislation

Land Use Bylaw 1385/17

• The intent of the district is to provide for low and medium intensity industrial uses on parcels with 
limited servicing located within a planned industrial park. Any nuisance factor should be limited 
beyond the boundaries of the parcel.

• Section 15.3.2 Uses – lists General Industrial as a discretionary use.

• General Industrial means an industrial activity which does not create an adverse environmental 
impact or nuisance beyond its immediate site, is compatible with other industrial and commercial 
uses in a concentrated setting and involves the storage, manufacturing, distribution, wholesaling, 
testing, repairing, processing or salvaging of goods and materials

• The Land Use Bylaw also has a use for Landscaping Contractor Service, but it is only a listed use in 
the Agriculture Districts on parcels larger than 10 acres. 

• Part 8 - The Development Authority may require that site landscaping be provided in conjunction 
with, and addressed as part of, any development permit for multi-family, industrial, commercial and 
institutional uses.
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Analysis

• Activities are of low intensity in comparison to the more medium intensity uses in the park. The 

proposed business would not create and adverse impact or nuisance beyond its immediate site.

• Rockland is currently located in the City of St Albert adjacent to residential uses and has reported to 

not have had any complaints against them.

• It is a large parcel with majority of it being undeveloped and ample room for parking.

• Rockland is of similar use to the business that was previously on the site known as Chieftain 

Equipment.

• Permit conditions are adequate and enforceable should they not be met to the satisfaction of the 

Development Authority.

• Sturgeon County has no record of any complaints received in association with ProNorth Industrial 

Park nor the former similar business. 
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Conclusion

• It is the recommendation of Administration that the Board deny the appeal and uphold the issued 
permit to operate a Landscaping Supplies & Commercial Services business 

• Should the Board support the appeal and refuse the permit, the business would have to find an 
alternate location.
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APPELLANT 
SUBMISSIONS 

RECEIVED 

_____________________
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From: Mike Dickie

To: Legislative Services

Subject: SDAB Appear # 024-STU-006 Written Submission

Date: Thursday, May 30, 2024 3:52:57 PM

Attachments: 20240530160446785.pdf

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you

recognize the sender, and know the content is safe. If you are unsure of the contents of this email, please reach out

to IT at ISSupport@sturgeoncounty.ca

Attention Dianne Mason – Secretary SDAB Sturgeon County

Further to our telephone conversation earlier today, please find attaching a written submission

regarding the above -noted Subdivision and Development Board appeal.

I am uncertain at this time as to whether I will be appearing personally at the hearing to address the

Board but I do advise that if I am not present at the hearing I wish to have the Board hear my

position on the basis of the attached submission and consider the suggested Condition modifications

set out in the submission.

Thank you for your time and attention.

Michael Dickie

ProNorth Industrial Park Inc.

780-458-5899
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APPLICANT 
SUBMISSIONS 

RECEIVED 
_____________________
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May 29, 2024 

Dear Dianne Mason 

Re: SDAB File Number: 024-STU-006 

As an appeal was received against our development permit, we would like to outline how those 

concerns would be addressed by the new property owners.  Although the appeal more so 

addresses enforcement concerns of conditions, we will address how we will take steps in ensuring 

that conditions set by the County are adhered to. 

Appealing condition #1 – prohibition of nuisance should more specifically address fugitive dust 

Response:   All bulk materials (i.e. Decorative rock, aggregates, bark chips, soils, etc.) will be 

contained within concrete bins.  These bins will cover 3 sides of the product and will not allow the 

wind to create blowing material that are stored on site.   

Our current site from which we operate on is located directly across the street from residential 

housing, and in the 20 years of business, we have not had any complaints from the residents.   

Currently in ProNorth there is a concrete plant and a sawmill that may generate dust and blowing 

wood.  However, with the sale of landscaping materials, we are not producing or manufacturing any 

goods that require the mixing, screening, grinding, or cutting of our products. 

Appealing condition #2 – public appearance of exterior storage of landscaping materials as 

representative of ProNorth Park generally 

Response:  Being in the landscaping industry, internally we have addressed upgrades that we will 

be making to the site.  This would include mowing of the ditches and upgrades to the fencing that 

runs along range road 260.  Also, certain buildings on site will be repainted.   

We will be bringing life and cleanliness to this site; it will increase the character and appearance of 

ProNorth in a positive manner.    

Requesting new condition be considered – no roadside parking 

Response:  The site is quite large and is adequate for all our parking to occur within the site.  There 

will be no parking on the road generated from us or our customers.   

Thank you 

Gary Takhar 

Applicant 
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WRITTEN 
SUBMISSIONS 

FROM 
ADJACENT 

LANDOWNERS  
AND OTHER 
AFFECTED 
PERSONS 

_____________________
*NOTE:

No submissions were received at the 
time of publication of the Agenda
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