
 
 
 

January 7, 2025 
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: Colby Clements  025-STU-001         Development Appeal 

3. ADJOURNMENT 
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December 17, 2024    SDAB File Number: 025-STU-001 
 
  
Dear Colby Clements:   
  

NOTICE OF  
APPEAL BOARD HEARING 

 
Legal Description of Subject Property:   SE 30-55-22-W4 
      55416 Range Road 225  
 
Development Permit Application Number: 305305-24-D0290 
 
Decision Regarding Proposed Development:  A development permit was refused to operate a home-

based business level 3 – oilfield construction (rig matting 
and access). 

________________________________________________________________ 
Your appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted 
matter was received on December 12, 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 SDAB hearing is scheduled for January 7, 2025 at 2:00 p.m. in the Council Chambers 
of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta. 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 450 367 
376#. 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. To be included in the SDAB 
hearing agenda package, written submissions must be submitted no later than January 2, 2025. However, 
the Board can accept written submissions up to the date of the hearing. 
 
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. 
 
 

Page 6 of 55



Should you require further information, call (780) 939-8277 or (780) 939-1377 or email 
legislativeservices@sturgeoncounty.ca.  
 
 
Dianne Mason 
Secretary, Subdivision and Development Appeal Board 
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December 17, 2024    SDAB File Number: 025-STU-001 
  
Dear Resident:   
  

NOTICE OF  
APPEAL BOARD HEARING 

 
Legal Description of Subject Property:   SE 30-55-22-W4 
      55416 Range Road 225  
 
Development Permit Application Number: 305305-24-D0290 
 
Decision Regarding Proposed Development:  A development permit was refused to operate a home-

based business level 3 – oilfield construction (rig matting 
and access). 

________________________________________________________________ 
 
An appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted matter 
was received on December 12, 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.  
 
Appellant: Colby Clements 
 
Reasons for Appeal (as identified on the Notice of Appeal):  
 

• The Appellant can limit the number of commercial trailers and sixteen wheelers to what is 
acceptable for a level 3 home based business along with keeping other machinery in covered 
storage. 

 
Take notice that this SDAB hearing is scheduled for January 7, 2025 at 2:00 p.m. in the Council Chambers 
of Sturgeon County Centre, 9613 – 100 Street, Morinville, Alberta. 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 450 367 
376#. 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 and/or 
attend the hearing. Should you wish to exercise this right, your written submissions should be addressed to 
the undersigned by email at legislativeservices@sturgeoncounty.ca. To be included in the SDAB hearing 
agenda package, written submissions must be submitted no later than January 2, 2025. However, the 
Board can accept written submissions up to the date of the hearing.  
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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) 939-8277 or (780) 939-1377 or email 
legislativeservices@sturgeoncounty.ca.  
 
 
 
 
____________________________________________ 
Dianne Mason 
Secretary, Subdivision and Development Appeal Board 
 
Encl.:  Site 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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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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PRELIMINARY 
MATTER

_____________________
Request for adjournment
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From: Carla Williams
To: Legislative Services; Tyler McNab
Subject: RE: Subdivision and Development Appeal Board Hearing
Date: Tuesday, December 17, 2024 4:01:27 PM
Attachments: image002.png

image003.png

I accept the adjournment request.
Thank you.
 

 
From: Legislative Services <legislativeservices@sturgeoncounty.ca> 
Sent: December 17, 2024 3:54 PM
To: Tyler McNab <tmcnab@sturgeoncounty.ca>; Carla Williams <cwilliams@sturgeoncounty.ca>
Subject: RE: Subdivision and Development Appeal Board Hearing

 
Just a little further to this, please respond to this email with your acceptance or objection to the
adjournment request.
 
Thanks
 
 
Dianne Mason
Legislative Advisor
780-939-8277

dmason@sturgeoncounty.ca   
sturgeoncounty.ca  

9613 100 Street, Morinville, AB T8R 1L9 

 
From: Legislative Services 
Sent: Tuesday, December 17, 2024 3:32 PM
To: Tyler McNab <tmcnab@sturgeoncounty.ca>; Carla Williams <cwilliams@sturgeoncounty.ca>
Cc: Jesse Sopko <jsopko@sturgeoncounty.ca>; Melodie Steele <msteele@sturgeoncounty.ca>
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PLANNING AND 
DEVELOPMENT  

SERVICES REPORT 
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Subdivision & Development Appeal Board 
File Number 024-STU-001 

 
FILE INFORMATION 
Department File: 305305-24-D0290 
Legal Land Description:   SE 30-55-22-4 
Address: 55416 Rge Rd 225 
Appellant: Kenneth R. Socket (Sockett Law) 
Landowner: Colby Clements & Jessica Czarnecki 

Description of Appeal: 
Appealing the Decision of the Development Authority of 
Refusal to Operate a Home-Based Business Level 3 

Land Use Bylaw District: AG – Agriculture (Major) 
Tax Roll Number:   404000 

BACKGROUND 

• Country Transportation notified Planning & Development regarding a substantial 
number of rig mats being stored on the subject property. An email was sent to the 
landowner enquiring if a business was being operated from the site. 

• An application to operate a home-based business was received in November 2024. The 
business is a contracting company operating as Colby Clements Contracting Ltd.  

• The application states the operations of the business, “Colby Clements Contracting 
rents space from Sturgeon View Farms, does work in the oilfield and stores equipment 
when there are no jobs or work on the farmland. Semi trucks come and go from the 
property empty to work out of town, unless hauling equipment from property to out of 
town.” 

• The home-based business application form included the following details under 
Vehicles & Equipment: 
− Trucks 

o Two (2) pick-ups 
o Two (2) Kenworth W900’s 
o Two (2) Western Star 4964FX 

− Machinery 
o Two (2) wheel loaders 
o Three (3) excavators 

− Trailers 
o Two (2) low beds 
o Two (2) super B’s 

• Regarding the number of non-resident employees that attend the site, an email 
dated November 21, 2024, confirmed a “worst-case scenario of two workers coming 
and going 5 days a week.” 
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• The number of commercial vehicles and trailers exceed the number that can be 
approved to operate a Home-Based Business on an AG parcel. Outdoor Storage of 
heavy equipment and materials is neither a permitted nor discretionary use within 
the AG district and therefore the application was refused.  

PROPERTY INFORMATION 

• The property is 32.4ha (80ac) in area currently developed with a single detached 
dwelling (Permit #442-79) and farm use accessory buildings. 

RELEVANT POLICY/LEGISLATION 

• There is no Local Planning Document (i.e., Area Structure Plan) for this area, 
therefore the County’s Municipal Development Plan provides the overarching land 
use policies for this application. 

o Municipal Development Plan (MDP) 1313/13 
 Economic Health, Part 5.4 Implementing Responsible Non-Residential 

Subdivision and Development Practices 
• 5.4.6 Shall direct Non-residential development that exceeds the intent, 

purpose and intensity outlined in Sturgeon County’s regulations to 
relocate to lands appropriately designated for their intended use. 

o Land Use Bylaw 1385/17, as amended. 
 Outdoor Storage means the storage of equipment, goods and materials 

in the open air. This includes the storage of items accessory to the 
principal use of a development, as well as laydown yards, vehicle or heavy 
equipment storage compounds, storage of construction material or 
modular trailers or storage unrelated to the principal use of the parcel or 
site.  

 Major Contractor Service means a premise used for the provision of 
building and construction services including landscaping, concrete, 
electrical, excavation, drilling, heating and plumbing or similar services of 
a construction nature which require exterior storage and warehouse 
space and may include manufacturing activities. 

 A Home-Based Business Level 3 is a discretionary use within the AG 
district.  

 Home-Based Business means the accessory use of a dwelling, accessory 
buildings and parcel for an occupation, trade, profession, or craft to be 
operated by the permanent residents of the dwelling.  
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vehicles and trailers stored on the site exceed the number that can be approved to 
operate a Home-Based Business Level 3. Outdoor Storage and is neither a 
permitted nor discretionary use within the AG district and therefore the application 
was refused.  
 

CONCLUSION 

• The Board must comply with the following:  
o Any applicable statutory plan (MGA s. 687(3)(a.2)). 

 In the opinion of the Development Authority the application is 
incompatible with respect to MDP Policy 5.4.6. 

 The Board may interpret this policy independently. 
o Application must conform with the prescribed uses of the Land Use Bylaw 

(MGA s. 687(3)(d)(ii)). 
 In the opinion of the Development Authority the Home-Based 

Business operations exceed the intent of a Level 3. The Outdoor 
Storage or Major Contractor Service use would be better suited to 
operate from an industrial land use district. 

 The Board may independently interpret the use of the land. 
• The Board may consider the following: 

o If the existing development unduly interferes with the amenities of the 
neighbourhood; or materially interferes with or affects the use, enjoyment, 
or value of neighbouring properties.  

o No formal complaints were received regarding the vehicles or outdoor 
storage. The only inquiry on record was received from County Transportation 
regarding the number of rig mats being stored. 

o Special circumstances that may be applicable to the subject property such as 
size, shape, topography, location, buildings, or surroundings.  

• Should the Board uphold the Appeal and approve the application as a Home-Based 
Business Level 3 to operate in accordance with the submitted application, the 
following conditions are recommended: 
 

1. No more than one level 3 home-based businesses shall be allowed on the parcel. 
2. The home-based business shall not occupy more than 30% of the gross floor area of 

the dwelling and 100% of the gross floor area of the accessory building referred to on 
the site plan.  

3. A separate development permit shall be submitted and approved for a change 
of use (Farm Building to Commercial Building) for the accessory building being 
used for the business. 

4. A Road Use Agreement shall be entered into with Sturgeon County Transportation 
Services, if required.  
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5. The home-based business shall be operated by the permanent resident(s) of the
principal dwelling and there shall be no more than two (2), non-resident employees
on site.

6. Parking for non-resident employees shall be provided for onsite.
7. There shall be no more than four (4) commercial vehicles, two (2) passenger

vehicles and four (4) trailers used for business purposes and be parked on-site
OR the Board’s recommendation.

8. Outdoor storage of heavy equipment and rig mats shall be located behind the
accessory buildings. The storage area shall not exceed 1% or 3,237m² of the
parcel. Heavy equipment shall be limited to two (2) wheel loaders and three (3)
excavators at any given time.

9. The outdoor storage area shall be always kept in a clean and orderly manner.
10. At all times, the privacy of the adjacent residential dwelling(s) shall be preserved, and

the operations of the business shall not, in the opinion of the Development Authority,
unduly interfere with or affect the use, enjoyment or value of neighbouring or
adjacent parcels.

11. Only one on-site, commercially produced sign to identify the business, shall be
allowed.  The sign dimensions shall be a maximum of 1m (3.3ft) in length and 0.6m
(2ft) in height.  The sign shall be displayed as a window sign, be affixed to a building,
or be located in the front yard adjacent to the front parcel boundary and either be
self-supporting or attached to existing fencing. There shall be no off-site signage
associated with this home-based business.

12. The home-based business shall operate between 7:00 a.m. to 8:00 p.m. only.
13. The development permit is issued to the applicant and is non-transferable. Should

the applicant move or sell the business, the permit will become void.

Advisory Notes: 

1. Home Based Business means the accessory use of a dwelling, accessory buildings and
parcel for an occupation, trade, profession, or craft to be operated by the permanent
residents of the dwelling.

2. A building permit will be required for a change of use (Farm Building to a Commercial
Building) for the accessory building being used for the business operations.

Prepared By: 

Carla Williams, Development Officer 

Reviewed By: 

Tyler McNab, Program Lead Development & Safety Codes 
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Application Details 
A completed application was accepted by the Development Authority and included the following details:

• Colby Clements Contracting – oilfield work (rig mats/access) and storage of equipment on site

• 2 non-resident employees would work or visit the property – 5 days a week

• Vehicles & Equipment 
o 2 pick up trucks
o 4 Commercial (Semi)
o 2 Wheel Loaders
o 3 Excavators
o 4 Trailers

• No jobs or work on the farmland. Semi trucks come and go from the property.
• Storage 
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Relevant Policy & Legislation
Municipal Development Plan 1313/13

 Economic Health, Part 5.4 Implementing Responsible Non-Residential Subdivision and 
Development Practices

 Part 5.4.6 Shall direct Non-Residential development that exceeds the intent, purpose and 
intensity outlined in Sturgeon County’s regulations to relocate to lands appropriately 
designated for their intended use.
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Relevant Policy & Legislation
Land Use Bylaw 1385/17

Industrial or Direct Control Use 

Outdoor Storage means the storage of equipment, goods and materials in the open air. This 
includes the storage of items accessory to the principal use of a development, as well as laydown 
yards, vehicle  or heavy equipment storage compounds, storage of construction material or 
modular trailers or storage unrelated to the principal use of the parcel or site. 

Major Contractor Service means a premise used for the provision of building and construction 
services including landscaping, concrete, electrical, excavation, drilling, heating and plumbing or 
similar services of a construction nature which require exterior storage and warehouse space and 
may include manufacturing activities.
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Analysis

• MDP policy 

• Intent of Home-Based Business
 Accessory use to principal use (residential/agricultural)

• Conforms – Number of non-resident employees/client visits

• Number of Commercial Vehicles/Trailers exceed three (3)

• Outdoor Storage and Major Contractor Service is neither a permitted nor discretionary use in AG – 
Agricultural District
 Heavy Equipment and Rig Mats – Industrial Uses

• Conforms – Number of non-resident employees/client visits

• Variance – should not be applied to a use

• Development Authority Discretion
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Conclusion

The Board must comply with the following:

− Any applicable statutory plan (MGA s. 687(3)(a.2)).

o In the opinion of the Development Authority the business exceeds the intent and is 
incompatible with respect to MDP Policy 5.4.6

o The Board may interpret this policy independently.

− Application must conform with the prescribed uses of the land (MGA s. 687(3)(d)(ii)).

o In the opinion of the Development Authority the proposed use better falls under an Outdoor 
Storage use or Major Contractor Services and would be more suited to lands districted as 
Industrial.

o The Board may independently interpret the use. 
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Conclusion

The Board may consider the following:

− If the existing development unduly interferes with the amenities of the neighbourhood; or materially 
interferes with or affects the use, enjoyment, or value of neighbouring properties.

− No formal complaints on record

− Special circumstances that may be applicable to the subject property such as size, shape, 
topography, location, buildings, or surroundings 
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Recommended Conditions
Should the Board uphold the appeal and approve the application as a Home-Based Business Level 
3, the following conditions are recommended:

1. No more than one level 3 home-based businesses shall be allowed on the parcel.

2. The home-based business shall not occupy more than 30% of the gross floor area of the 
dwelling and 100% of the gross floor area of the accessory building referred to on the site plan.

3. A separate development permit shall be submitted and approved for a change of use (Farm 
Building to Commercial Building) for the accessory building being used for the business.

4. A Road Use Agreement shall be entered into with Sturgeon County Transportation Services, if 
required.

5. The home-based business shall be operated by the permanent resident(s) of the principal 
dwelling and there shall be no more than two (2), non-resident employees on site.

6. Parking for non-resident employees shall be provided for onsite.
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Recommended Conditions

7. There shall be no more than four (4) commercial vehicles, two (2) passenger vehicles and four (4) 
trailers used for business purposes and be parked on-site OR THE BOARD’S DECISION

8. Outdoor storage of heavy equipment and rig mats shall be located behind the accessory buildings. 
The storage area shall not exceed 1% or 3,237m² of the parcel. Heavy equipment shall be limited to 
two (2) wheel loaders and three (3) excavators at any given time.

9. The outdoor storage area shall be always kept in a clean and orderly manner.

10.At all times, the privacy of the adjacent residential dwelling(s) shall be preserved, and the operations 
of the business shall not, in the opinion of the Development Authority, unduly interfere with or affect 
the use, enjoyment or value of neighbouring or adjacent parcels.

11.Only one on-site, commercially produced sign to identify the business, shall be allowed.  The sign 
dimensions shall be a maximum of 1m (3.3ft) in length and 0.6m (2ft) in height.  The sign shall be 
displayed as a window sign, be affixed to a building, or be located in the front yard adjacent to the 
front parcel boundary and either be self-supporting or attached to existing fencing. There shall be no 
off-site signage associated with this home-based business.
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Recommended Conditions

12.The home-based business shall operate between 7:00 a.m. to 8:00 p.m. only.

13.The development permit is issued to the applicant and is non-transferable. Should the applicant 
move or sell the business, the permit will become void. 

Advisory Notes:

1. Home Based Business means the accessory use of a dwelling, accessory buildings and parcel for an 
occupation, trade, profession, or craft to be operated by the permanent residents of the dwelling. 

2. A building permit will be required for a change of use (Farm Building to a Commercial Building) for 
the accessory building being used for the business operations.
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APPELLANT 
SUBMISSIONS 

RECEIVED 
_____________________

*NOTE:
No submissions were received at the

time of publication of the Agenda
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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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