
SEPTEMBER 2, 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: Ross Cowley 025-STU-007 Subdivision Appeal 

3. ADJOURNMENT
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2025-08-13

202505833Receipt Number:

Date:

JSInitials:

Sturgeon County
9613-100 St

Morinville,  Alberta  T8R-1L9

Account Description Balance Prev Bal

COWLEY, ROSS
 

 

1Page 

GST Number:

(780) 939-4321 ext.

Payment

107747412RT0001

           $100.00 APPEAL FEES - LEGISLATIVE SD16APP              $100.00           $0.00 Blank Out Blank Out

             $100.00 

             $100.00 Total Monies Received: 

Amount Returned: 

Total Receipt: 

Taxes: 
Subtotal: $100.00 

                Visa: 
  
  
  

$100.00 

Cheque No. 

Rounding: $0.00 

               $0.00 

$0.00 
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August 15, 2025    SDAB File Number: 025-STU-007 

  

 

To Ross Cowley:    

 

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Plan 9824586; ; Lot 2  

      57106 Lily Lake Road 
     

Subdivision Application Number:  2025-S-024 

 

Decision Regarding Proposed Subdivision:  Conditional approval to subdivide a 1 hectare parcel from 

a 32.4 hectare parcel 

________________________________________________________________ 

 

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

matter was received on August 13, 2025. 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 September 2, 

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 388 867 998#. 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 August 28, 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. 
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Should you require further information, call (780) 939-8277 or (780) 939-1377 or email 

legislativeservices@sturgeoncounty.ca.  

 

 

 

 

Melodie Steele 

Secretary, Subdivision and Development Appeal Board 
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August 15, 2025    SDAB File Number: 025-STU-007 

  

 

Dear Resident:    

 

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Plan 9824586; ; Lot 2 

      57106 Lily Lake Road 
 

Subdivision Application Number:  2025-S-024 

 

Decision Regarding Proposed Subdivision:  Conditional approval to subdivide a 1 hectare parcel from 

a 32.4 hectare parcel 

________________________________________________________________ 

 

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

was received on August 13, 2025. 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/Applicant: Ross Cowley 

 

Reasons for Appeal: 

• Appellant seeking a 4 acre (1.62 hectare) subdivision to take into consideration existing 

floodplain conditions, with more suitable higher land to the west. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for September 2, 

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 video conference 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 388 867 998#. 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. To be included in the SDAB hearing 

agenda package, written submissions must be submitted no later than August 28, 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 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) 

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.  

 

 

 

 

Melodie Steele 

Secretary, Subdivision and Development Appeal Board 

 

Encl.: Subdivision Map 
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August 15, 2025    SDAB File Number: 025-STU-007 

  

 

To Whom it May Concern:    

 

NOTICE OF  

APPEAL BOARD HEARING 

 

Legal Description of Subject Property:   Plan 9824586; ; Lot 2  

      57106 Lily Lake Road 

 

Subdivision Application Number:  2025-S-024 

 

Decision Regarding Proposed Subdivision:  Conditional approval to subdivide a 1 hectare parcel from 

a 32.4 hectare parcel 

________________________________________________________________ 

 

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

was received on August 13, 2025. 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. 

 

Appellants/Applicants: Ross Cowley 

 

Reasons for Appeal: 

• Appellant seeking a 4 acre (1.62 hectare) subdivision to take into consideration existing 

floodplain conditions, with more suitable higher land to the west. 

 

Take notice that this Subdivision and Development Appeal Board hearing is scheduled for September 2, 

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 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 388 867 998#. 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. To be included in the SDAB hearing 

agenda package, written submissions must be submitted no later than August 28, 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 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) 

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.  

 

Melodie Steele 

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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August 5, 2025 
 
Ross & Sherri Cowley 
57106 Lily Lake Road 
Sturgeon County AB T0A 0K1 
 
Re: Proposed Subdivision 
 Our File No:  2025-S-024   
 Applicant:   Ross & Sherri Cowley  
 Landowner:  Ross & Sherri Cowley  
 Legal Description: 9824586;;2 - SE-7-57-23-4  

 
Your application for subdivision was APPROVED CONDITIONALLY by the Subdivision Authority on  
August 5, 2025, 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 August 1, 2025, and submit it in a manner 

that is acceptable to Land Titles. The surveyor shall also prepare a Signed/Stamped Site Plan or Real 

Property Report to confirm building/septic system locations, to the satisfaction of Sturgeon County 

 

3) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 2 and as required by Sturgeon 

County Engineering Services, a 5-metre-wide area parallel and adjacent to the boundary of the 

Proposed Lot and the adjacent road shall be dedicated as road allowance via plan of survey at no 

cost to Sturgeon County. 

 

4) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 2 and as required by Sturgeon 

County Engineering Services, a 5-metre-wide area parallel and adjacent to the boundary of the 

Remnant Lot and the adjacent road shall be acquired by Sturgeon County in the future via the terms 

and conditions of a land acquisition agreement (note: this agreement to be prepared by Sturgeon 

County).   

 

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

approaches, as determined necessary by the Development Engineering Officer will be the 

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

with General Municipal Servicing Standards, before this subdivision is endorsed.   

 

6) Pursuant to Provision 666 of the MGA, money in lieu of municipal reserve shall be provided to 

Sturgeon County respecting 10% of the area of the Proposed Lot.  A payment will be made in place 

of reserves equal to $1,118.67 (determined at a rate of $11,186.65 per hectare X 10% X 1 hectare = 

$1,118.67). The money-in-lieu calculation will be based on the actual amount of land (in hectares) 

shown on a plan of survey.   

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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7) Pursuant to Provision 669 of the MGA, municipal reserves owing on the Remnant Lot shall be 

deferred by caveat (note: this caveat to be prepared by Sturgeon County). 

 

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

satisfaction of the Development Authority. 

 

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.    

 

• Pursuant to the Water Act and the Alberta Wetland Policy, any future development or site grading 

which might alter or disturb a wetland may require additional approvals from Alberta Environment 

and Parks.     

 

• The subject properties shall not be used in any manner or way that impedes or will impede the use 

of adjacent lands for agricultural purposes or agricultural operations, as defined in the Agricultural 

Operation Practices Act, RSA 2000 c.A-7. 

 

• FireSmart principals should be incorporated into all future construction and development on all lots.  

Please visit www.firesmartcanada.ca. 
 

Reasons for decision are as follows: 
 

• The Subdivision Authority is of the opinion, after considering the factors set out in S.9 of the Matters 
Related to Subdivision and Development Regulation, 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 August 5, 2026. 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. 
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PLANNING AND 
DEVELOPMENT  

SERVICES REPORT 
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o No existing approach.  One must be constructed to General Municipal Servicing 

Standards. Further detailed information related to approach construction 

requirements are provided within Appendix 4. 

- Remnant Lot: 

o In accordance with the Grid Right of Way Dedications and Acquisition policy, 5 

metres required via land acquisition agreement adjacent to Rge Rd 235. 

o Existing approach requires upgrades to meet General Municipal Servicing Standards. 

Please install rip rap on both ends of the culvert. 

o The Drainage Master Plan identifies areas of flood risk within the Remnant Lot. If 

permanent structures are developed in close proximity to these areas a Hydrological 

analysis will be required. 

 

3. No Objections:   

- Alberta Health Services, Sturgeon County Protective Services, North Parkland Power, 

Telus, Fortis Alberta.  

 

4. No Responses:   

- Adjacent landowners, Alberta Environment and Protected Areas, Altalink, Canada Post, 

Canadian Imperial Bank of Commerce, Coronado Gas, Sturgeon County Drainage 

Operation, Sturgeon School District. 

 
PART IV  –  ANALYSIS:  

 

1. The creation of a single acreage parcel from this half quarter section of Agricultural land 

aligns with the density requirements of the Land Use Bylaw and Municipal Development 

Plan. The size however of 1.2 hectares (2.97 acres) contradicts the maximum size that the 

Subdivision Authority can approve of 1.0 hectares (2.47 acres). Part 11.1.3(e) of the Land Use 

Bylaw provides specific criteria that must be met for a larger parcel size to be considered. 

This includes encompassing mature shelterbelts, buildings, and other features related to an 

existing farmstead.  

 

As a ‘bare land’ subdivision, none of these criteria can be met and therefore administration 

has slightly reduced the size of Proposed Lot 1 to 1.0 hectares (2.47 acres). The same width 

of parcel will be maintained, with the depth of the parcel only being reduced by roughly 

24m 

 

Following the minor adjustment, this application is consistent with the Municipal 

Development Plan’s “Residential Type 4” policies (see Appendix 2), and with the Land Use 

Bylaw’s “AG - Agriculture” regulations (see Appendix 3).  

 

2. It appears that the existing septic field would continue to comply with the Alberta Private 

Sewage Systems Standard of Practice, should this application be approved.  

 

3. Money in lieu of municipal reserve will be required, as detailed in condition six. 
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PART V  –  DECISION: 
 

This application for subdivision is APPROVED subject to the following conditions: 

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 August 1, 2025, and 

submit it in a manner that is acceptable to Land Titles. The surveyor shall also prepare a 

Signed/Stamped Site Plan or Real Property Report to confirm building/septic system 

locations, to the satisfaction of Sturgeon County 

 

3) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 2 and as required by 

Sturgeon County Engineering Services, a 5-metre-wide area parallel and adjacent to the 

boundary of the Proposed Lot and the adjacent road shall be dedicated as road allowance 

via plan of survey at no cost to Sturgeon County. 

 

4) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 2 and as required by 

Sturgeon County Engineering Services, a 5-metre-wide area parallel and adjacent to the 

boundary of the Remnant Lot and the adjacent road shall be acquired by Sturgeon County 

in the future via the terms and conditions of a land acquisition agreement (note: this 

agreement to be prepared by Sturgeon County).   

 

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

approaches, as determined necessary by the Development Engineering Officer will be the 

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

accordance with General Municipal Servicing Standards, before this subdivision is 

endorsed.   

 

6) Pursuant to Provision 666 of the MGA, money in lieu of municipal reserve shall be 

provided to Sturgeon County respecting 10% of the area of the Proposed Lot.  A 

payment will be made in place of reserves equal to $1,118.67 (determined at a rate of 

$11,186.65 per hectare X 10% X 1 hectare = $1,118.67). The money-in-lieu calculation 

will be based on the actual amount of land (in hectares) shown on a plan of survey.   

 

7) Pursuant to Provision 669 of the MGA, municipal reserves owing on the Remnant Lot shall 

be deferred by caveat (note: this caveat to be prepared by Sturgeon County). 

 

8) 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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RSA 2000 
Section 654  Chapter M-26 MUNICIPAL GOVERNMENT ACT 

419

(8) If the applicant fails to submit all the outstanding information
and documents on or before the date referred to in subsection (6),
the application is deemed to be refused.

(9) If an application is deemed to be refused under subsection (8),
the subdivision authority must issue to the applicant a notice in the
form and manner provided for in the land use bylaw that the
application has been refused and the reason for the refusal.

(10) Despite that the subdivision authority has issued an
acknowledgment under subsection (5) or (7), in the course of
reviewing the application, the subdivision authority may request
additional information or documentation from the applicant that the
subdivision authority considers necessary to review the application.

(11) A decision of a subdivision authority must state

(a) whether an appeal lies to a subdivision and development
appeal board or to the Municipal Government Board, and

(b) if an application for subdivision approval is refused, the
reasons for the refusal.

2016 c24 s108 

Approval of application 
654(1)  A subdivision authority must not approve an application 
for subdivision approval unless 

(a) the land that is proposed to be subdivided is, in the opinion
of the subdivision authority, suitable for the purpose for
which the subdivision is intended,

(b) the proposed subdivision conforms to the provisions of any
growth plan under Part 17.1, any statutory plan and, subject
to subsection (2), any land use bylaw that affects the land
proposed to be subdivided,

(c) the proposed subdivision complies with this Part and Part
17.1 and the regulations under those Parts, and

(d) all outstanding property taxes on the land proposed to be
subdivided have been paid to the municipality where the
land is located or arrangements satisfactory to the
municipality have been made for their payment pursuant to
Part 10.

(1.1)  Repealed 2018 c11 s13. 
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RSA 2000 
Section 655  Chapter M-26 MUNICIPAL GOVERNMENT ACT 

420

(1.2)  If the subdivision authority is of the opinion that there may 
be a conflict or inconsistency between statutory plans, section 638 
applies in respect of the conflict or inconsistency. 

(2) A subdivision authority may approve an application for
subdivision approval even though the proposed subdivision does
not comply with the land use bylaw if, in its opinion,

(a) the proposed subdivision would not

(i) unduly interfere with the amenities of the
neighbourhood, or

(ii) materially interfere with or affect the use, enjoyment or
value of neighbouring parcels of land,

  and

(b) the proposed subdivision conforms with the use prescribed
for that land in the land use bylaw.

(3) A subdivision authority may approve or refuse an application
for subdivision approval.

RSA 2000 cM-26 s654;2016 c24 s109;2018 c11 s13 

Conditions of subdivision approval  
655(1)  A subdivision authority may impose the following 
conditions or any other conditions permitted to be imposed by the 
subdivision and development regulations on a subdivision approval 
issued by it: 

(a) any conditions to ensure that this Part, including section 
618.3(1), and the statutory plans and land use bylaws and 
the regulations under this Part affecting the land proposed 
to be subdivided are complied with; 

(b) a condition that the applicant enter into an agreement with 
the municipality to do any or all of the following:

(i) to construct or pay for the construction of a road 
required to give access to the subdivision;

(ii) to construct or pay for the construction of

(A) a pedestrian walkway system to serve the 
subdivision, or

(B) pedestrian walkways to connect the pedestrian 
walkway system serving the subdivision with a
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 Page 1 

9613-100 Street 

Morinville, AB T8R 1L9 

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

Fax: 780-939-2076 

Email:  pandd@sturgeoncountyl.ca 

 

MEMO 

To: Shannon Gagnon 

From: Yvonne Bilodeau 

Date:   May 23, 2025 

Re: Proposed Subdivision 

File No: 2025-S-024 

Roll No:   1407001 

Legal Description:           9824586;;2 SE-7-57-23-W4 

The subject parcels are districted as AG-Agriculture according to Sturgeon County’s Land Use Bylaw 

1385/17.  

 

Proposed Lot 1 – (1.2ha) 

Vacant Land  

 

Remnant Lot – (30.9ha) 

Sturgeon County Records:  

• D-56-99 Ag building  

• D-229-2001 Dwelling (B-202-2001) 

• D-331-2002 Farm Building 

• 305305-10-D0129 Temp Dwelling for Family Care (305305-10-B0207) 

• 305305-24-D0198 Accessory Building 

 

A building permit has not been issued for the accessory building under 305305-24-D0198 which will 

expire on August 26, 2025. Aerial images show what appears to be the construction of a new building. 

A building permit is required and will be charged double fees as a penalty. 
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File: 

Subdivision Referral to Engineering Services

• Referral Sent:

• Roll No:

• Phone No:

• Response Deadline:

• Municipal Address:

• Landowner(s):

: ________________________________________ 

: ________________________________________ 

 On-site inspection completed; or 

  Cursory desktop review only (on-site inspection planned for spring). 

Referral comments provided by: ________________________________________ on ____________________________ 
(Engineering Services staff member) (date) 

Severed in line with s.20 of ATIA

Ross & Sherri Cowley

Charlie Li June 5, 2025

2025-S-024
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File: 

Lot: ________________________ 

 Existing fence?  No  Yes (type: _____________________________________) 

 Existing shelterbelt?  No  Yes 

 Site Assessment:   Required as approval condition   Recommended prior to development    Not applicable 

Comments (Provide map and/or photographs to illustrate):

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Land Dedication/Acquisition:  None   5 m  10 m   Plan of Survey    Caveat 

Attach map to illustrate.  Provide comments if necessary (e.g. rationale for additional land, such as planned road improvments):

__________________________________________________________________________

__________________________________________________________________________ 

 Approach #___ (label on map):          None         To be verified in spring            Upgrades req’d                Satisfactory

Current Status:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Requirements to meet General Municipal Servicing Standards:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Other Requirments: _____________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Approach #___ (label on map):          None         To be verified in spring            Upgrades req’d                Satisfactory

Current Status:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Requirements to meet General Municipal Servicing Standards:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Other Requirments: _____________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Other Comments/Observations (e.g. third approach, structure/business/uses unspecified in application; or noteworthy discussions):

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

_________________________________________________________________________

Proposed Lot 1

Proposed lot 1 topography is generally flat and slightly slopes to east.

Rg Rd 235 is a class I paved road in a 30m right of way (R/W), the ultimate R/W will be 40m. In accordance to Grid Right of
way Dedication and acquisition policy Sturgeon County Requires 5m dedication along east property line via plan of survey.

1

6-8m paved 3:1 600mm csp

Please construct the approach to Sturgeon County GMSS.

Due to high traffic on RR235, a traffic accommodation plan shall be submitted to the county for
review and approval for the approach construction.

■

2025-S-024
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File: 

Lot: ________________________ 

 Existing fence?  No  Yes (type: _____________________________________) 

 Existing shelterbelt?  No  Yes 

 Site Assessment:   Required as approval condition   Recommended prior to development    Not applicable 

Comments (Provide map and/or photographs to illustrate):

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Land Dedication/Acquisition:  None   5 m    10 m    Plan of Survey    Caveat 

Attach map to illustrate.  Provide comments if necessary (e.g. rationale for additional land, such as planned road improvments):

__________________________________________________________________________

__________________________________________________________________________ 

 Approach #___ (label on map):          None         To be verified in spring            Upgrades req’d                Satisfactory

Current Status:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Requirements to meet General Municipal Servicing Standards:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Other Requirments: _____________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Approach #___ (label on map):          None         To be verified in spring            Upgrades req’d                Satisfactory

Current Status:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Requirements to meet General Municipal Servicing Standards:

Width: ______. Surface: ___________. Side-Slopes: _____. Culvert Size/Condition: ___________________________

Other Requirments: _____________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

 Other Comments/Observations (e.g. third approach, structure/business/uses unspecified in application; or noteworthy discussions):

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________

Remnant Lot

Remnant Lot topography slopes to southeast to low area. Sturgeon drainage master plan (DMP) identifies a drainage path/channel and
high flooding risk area inside the remnant lot (please see attached map), any development shall not alter the drainage pattern. Sturgeon
County will require a Hydrological analysis (stamped and signed by a P. Eng.) to determine what the 1:100 yr. flood inundation elevation
and setback requirement if permanent infrastructures will be developed closed to the drainage channel and the low areas. The analysis
must also include geotechnical investigation of the proposed building site location to determine what the basement, or finish floor
elevation should be within the building pocket, ensuring a minimum of 1m of freeboard above the ground water table. The analysis will
also establish the lowest building opening elevation, ensuring it is a minimum of 0.5m above the 1:100 yr. HWL. Recommendations, for
overall site grading, and identifying any additional development constraints for the site should be included within the analysis.

Rg Rd 235 is a class I paved road in a 30m right of way (R/W), the ultimate R/W will be 40m. In accordance to Grid Right
of way Dedication and acquisition policy Sturgeon County Requires 5m acquisition along east property line via caveat.

2

Please install rip rap on both ends of the culvert.

Low pressure natural gas line exist inside remnant lot, please contact utility company prior to
any development.

2025-S-024
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Subdivision and Development 
Appeal Board (2025-S-024)

Jonathan Heemskerk

September 2, 2025
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Site Location (Regional Context)
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Site Location (Local Context)
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Proposal
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Referral Responses

Sturgeon County Development Officer
• Proposed Lot 1 is vacant farmland, no concerns. 
• Development services will review structures compared to 

permit/farm building records during the endorsement 
process.

Sturgeon County Development Engineering
• 5m by plan of survey on Proposed Lot 1.
• 5m by caveat for the Remnant Lot.
• Further detailed information required for new approach 

construction location.
• Existing approach requires upgrades.

All Other Parties:
• No objections/concerns.
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Issue Analysis
Sturgeon County Policies and Regulations 

Municipal Development Plan

• This proposal does not align with the Residential Type 4 

policies in the Municipal Development Plan. 

• 2.3.17 – Acreage lots shall minimize the total amount of 

agricultural land taken out of production.

Land Use Bylaw 

• This proposal does not align with the subdivision regulations 

in the Land Use Bylaw.

• 11.1.3(e) – Maximum size of 1 hectare (2.47 acres) for 

subdivision of AG land. Larger sizes are accommodated to 

encompass mature shelterbelts, existing buildings, and limit 

development constraints.
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Parcel Configuration
Original Submission (3 acres) County Approval (2.47 acres) Appeal Submitted (4 acres)
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Subdivision 
Authority Decision

The Subdivision Authority’s decision for 
approval with a reduced size  is 
consistent with:

• Land Use Bylaw regulations

• Municipal Development Plan 
policies

• Municipal Government Act
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Conditions if Approved
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 3, and submit it in a manner that is acceptable to Land Titles. The surveyor shall also prepare a Signed/Stamped 

Site Plan or Real Property Report to confirm building/septic system locations, to the satisfaction of Sturgeon County.

3) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 3 and as required by Sturgeon County Engineering Services, a 5-

metre-wide area parallel and adjacent to the boundary of the Proposed Lot and the adjacent road shall be dedicated as road 

allowance via plan of survey at no cost to Sturgeon County.

4) Pursuant to Provision 662(1) of the MGA, as illustrated in Exhibit 3 and as required by Sturgeon County Engineering Services, a 5-

metre-wide area parallel and adjacent to the boundary of the Remnant Lot and the adjacent road shall be acquired by Sturgeon 

County in the future via the terms and conditions of a land acquisition agreement (note: this agreement to be prepared by Sturgeon 

County).  

5) All upgrades to existing culverts and/or existing approaches, and construction/removal of approaches, as determined necessary by 

the Development Engineering Officer will be the responsibility of the developer and upgraded to the satisfaction of Sturgeon County 

in accordance with General Municipal Servicing Standards, before this subdivision is endorsed.  

6) Pursuant to Provision 666 of the MGA, money in lieu of municipal reserve shall be provided to Sturgeon County respecting 10% of the 

area of the Proposed Lot.  A payment will be made in place of reserves equal to $1,812.24 (determined at a rate of $11,186.65 per 

hectare X 10% X 1.62 hectare = $1,812.24). The money-in-lieu calculation will be based on the actual amount of land (in hectares) 

shown on a plan of survey.  

7) Pursuant to Provision 669 of the MGA, municipal reserves owing on the Remnant Lot shall be deferred by caveat (note: this caveat to 

be prepared by Sturgeon County).

8) The applicant is to obtain all necessary permits to comply with the Land Use Bylaw – to the satisfaction of the Development Authority.

54 of 57



Conditions - Summary
1) Retain a surveyor 

2) Ensure taxes are paid 

3) 5m by plan of survey on the Proposed Lot

4) 5m by caveat on the Remnant Lot

5) Upgrade/construct approaches to Engineering Standards

6) Money in lieu of Municipal Reserve 

7) Deferred reserve caveat on the Remnant Lot

8) Obtain all necessary permits/farm building declarations
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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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