
NOVEMBER 18, 2025 
SUBDIVISION AND DEVELOPMENT APPEAL BOARD HEARING AGENDA 

COUNCIL CHAMBERS AND VIDEOCONFERENCE 2:00 p.m. 

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

025-STU-015 Subdivision Appeal 

2. SCHEDULE OF HEARINGS:

2.1. Appellant: 2325925 Alberta Ltd. c/o Stephen Bara

3. ADJOURNMENT 
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Appeal #1
025-STU-015 Appealing the 

Subdivision Authority's
refusal to subdivide a 1.88 acre 

lot from 3.75 acres. 
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Sturgeon County Subdivision & Development Appeal Board: 

 

Our reasons for appeal, regarding the sub-division denial of #23 25231 Range Road 250 (2025-S-
033) are as follows: 

We are seeking to align the subdivision development of the subject lot with the Sturgeon County 
vision for the Sturgeon Valley Area. The neighbourhood in which the lot is located adjoins an area 
where growth is expected to occur in the future as set out in the Neighbourhood Area Structure 
Plan.  

There are currently four lots already located within the Skyglen Airpark subdivision that are a 
smaller size then the new lots currently proposed. They are approximately 1.28 acres, 1.54 
acres,1.54acres, 1.72 acres.  The neighbouring sub-division of North Point has 17 residential lots, 
which are 1.8 acres of less. Our proposed sub-division to create two 1.75-1.8 acre lots is within the 
norm for the Sturgeon Valley area. 

Most sub-divisions within Sturgeon Valley actually have lot sizes that is less than 1.0 acres.  

With an approximate area of 1.75 to 1.8 acres for each of the two lots, the rural integrity of the 
neighbourhood remains unchanged while at the same time providing an opportunity for country 
residential living on a significantly more manageable parcel of land than in its original state.  

Currently on Realtor.ca (as of October 28, 2025), there are only three vacant lots available for sale 
in Sturgeon Valley, with the least expensive being listed at $499,000. And only 1 of 26 homes for sale 
is listed under $1,000,000. By allowing a sub-division of this lot, we believe we can bring two 
properties to market and create two more affordable options than currently exist. 

These two new properties would also increase the tax base of the area, with no additional 
infrastructure investment required by Sturgeon County. 

For the reasons stated above, we believe that allowing this sub-division would benefit both 
Sturgeon County, and its residents. 
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2025-10-29

202507427Receipt Number:

Date:
JSInitials:

Sturgeon County
9613-100 St
Morinville,  Alberta  T8R-1L9

Account Description Balance Prev Bal

BARA, STEPHEN
 

 

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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November 3, 2025    SDAB File Number: 025-STU-015 
  
 
To 2325925 Alberta Ltd. (c/o Stephen Bara)   
 

NOTICE OF  
APPEAL BOARD HEARING 

 
Legal Description of Subject Property:   5033RS;12 (Skyglen Airpark) 
      23, 54231 Range Road 250 
     
Subdivision Application Number:  2025-S-033 
 
Decision Regarding Proposed Subdivision:  Refusal to subdivide a 1.88 acre lot from 3.75 acres. 
________________________________________________________________ 
 
Your appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted 
matter was received on October 29, 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 November 18, 
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 669 298 570#. 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 November 13, 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) 939-0620 or (780) 939-1377 or email 
legislativeservices@sturgeoncounty.ca.  
 
 
 
 
Tanis Sawatsky 
Secretary, Subdivision and Development Appeal Board 
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November 3, 2025    SDAB File Number: 025-STU-015 
  
 
Dear Resident:    
 

NOTICE OF  
APPEAL BOARD HEARING 

 
Legal Description of Subject Property:   5033RS;12 (Skyglen Airpark) 
      23, 54231 Range Road 250 
 
Subdivision Application Number:  2025-S-033 
 
Decision Regarding Proposed Subdivision:  Refusal to subdivide a 1.88 acre lot from 3.75 acres.  
________________________________________________________________ 
 
An appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted matter 
was received on October 29, 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: 2325925 Alberta Ltd. c/o Stephen Bara 
 
Reasons for Appeal: 

• Appealing the Subdivision Authority’s decision for refusal based on the belief that the proposed 
lots are compatible with vision for the Sturgeon Valley Area. 

• The neighbourhood in which the lot is located adjoins an area where growth is expected to occur 
in the future as set out in the Neighbourhood Area Structure Plan. 

• The proposed subdivision to create two 1.75-1.8 acre lots is within the norm for the Sturgeon 
Valley.  

• The proposed subdivision maintains the rural integrity of the neighbourhood, while at the same 
time provides an opportunity for country residential living on a significantly more manageable 
parcel of land than its original state. 

• By allowing subdivision of this lot, the Appellant believes that two additional properties can be 
brought to market to create two more affordable options than currently exist.  

 
Take notice that this Subdivision and Development Appeal Board hearing is scheduled for November 18, 
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 669 298 570#. This should connect you directly into the hearing. 
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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 November 13, 2025. However, the 
Board can accept written submissions up to the date of the hearing. 
 
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. 
 
Should you require further information, call (780) 939-0620 or (780) 939-1377 or email 
legislativeservices@sturgeoncounty.ca.  
 
 
 
 
Tanis Sawatsky 
Secretary, Subdivision and Development Appeal Board 
 
Encl.: Subdivision Map 
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November 3, 2025    SDAB File Number: 025-STU-015 
  
 
To Whom it May Concern:    
 

NOTICE OF  
APPEAL BOARD HEARING 

 
Legal Description of Subject Property:   5033RS;12 (Skyglen Airpark) 
      23, 54231 Range Road 250 
 
Subdivision Application Number:  2025-S-033 
 
Decision Regarding Proposed Subdivision:  Refusal to subdivide a 1.88 acre lot from 3.75 acres. 
________________________________________________________________ 
 
An appeal to the Subdivision and Development Appeal Board (SDAB) respecting the above-noted matter 
was received on August 27, 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: 2325925 Alberta Ltd. c/o Stephen Bara 
 
Reasons for Appeal: 

• Appealing the Subdivision Authority’s decision for refusal based on the belief that the proposed 
lots are compatible with vision for the Sturgeon Valley Area. 

• The neighbourhood in which the lot is located adjoins an area where growth is expected to occur 
in the future as set out in the Neighbourhood Area Structure Plan. 

• The proposed subdivision to create two 1.75-1.8 acre lots is within the norm for the Sturgeon 
Valley.  

• The proposed subdivision maintains the rural integrity of the neighbourhood, while at the same 
time provides an opportunity for country residential living on a significantly more manageable 
parcel of land than its original state. 

• By allowing subdivision of this lot, the Appellant believes that two additional properties can be 
brought to market to create two more affordable options than currently exist.  

 
Take notice that this Subdivision and Development Appeal Board hearing is scheduled for November 18, 
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 669 298 570#. This should connect you directly into the hearing. 
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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 November 13, 2025. However, the 
Board can accept written submissions up to the date of the hearing. 
 
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. 
 
Should you require further information, call (780) 939-0620 or (780) 939-1377 or email 
legislativeservices@sturgeoncounty.ca.  
 
Tanis Sawatsky 
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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Single Lot Subdivision Application Package  

PART II – APPLICATION FORM

Initial Date Submitted: Receipt No: 

Date Accepted as “Complete”: File Number: 

Name of registered owner(s) of property to be subdivided: Mailing 
address 
(including 
postal code): 

Telephone: 

Email: 

(If applicable): Name of authorized applicant(s) acting on
behalf of above owner(s): Mailing 

address 
(including 
postal code): 

Telephone: 

Email: 

PROPERTY INFORMATION:

All/part of the: ¼ Sec: Twp:          Range: West of the: th Meridian 

OR Lot: Block: Plan: Land Title # 

hectares acres 

 Property Line Adjustment  New Agricultural or Residential Property Other 

The personal information provided will be used to process the application for subdivision and is collected under the authority of Section 653 of the Municipal Government Act, 
Section 5 of the Subdivision Development Regulation and Section 33 (c) of the Freedom of Information and Protection of Privacy (FOIP) Act. If you have any questions about the 
collection and use of this information, please contact the Sturgeon County Access and Privacy Officer at 9613 – 100 Street, Morinville, Alberta, T8R 1L9; or phone 780-939-8366. 

Complete in full (where applicable):

Freedom of Information and Protection of Privacy (FOIP) Act 

Detailed Description :

Application for Subdivision
(For proposals involving 1 to 4 parcels and/or property line adjustments)

 New Industrial or Commercial Property 

Municipal Address of Property: 

Total existing property size (states on land title certificate):

What is the purpose of subdivision (check all that apply):

Office Use Only

Application Fee:  $

12 5033RS

202505523

2025-S-033
3,000

July 24, 2025

August 11, 2025

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACT SEVERED IN LINE WITH SECTION 20 OF THE 
ATI ACT

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACTSEVERED IN LINE WITH SECTION 20 OF THE ATI ACT
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I/We, being the registered owner(s) of lands legally described as:

All/part of the: ¼ Sec: Twp: Range: West of the: th Meridian 

OR Lot: Block: Plan: 

Municipal Address of Property: 

do hereby authorize
to make an application for subdivision 
and subsequent endorsement affecting 
my/our above noted property.

Dated this day of , 20

Signature(s) of ALL Registered Landowners 

Attach a map from the Alberta Energy Regulator’s Abandoned Well Map which clearly demonstrates whether or 
not the property has any abandoned oil or gas well(s) on it. 

(Note: A map can be obtained online at https://geodiscover.alberta.ca/geoportal/#searchPanel or phone the AER’s 
Customer Contact Centre at 1-855-297-8311).

In addition to attaching this map, check one box below: 

I do not have any abandoned oil or gas well site(s) on the property.

OR

I do have an abandoned oil or gas well site(s) located on the property and, when developing in the future, must 
meet the setback and other potential requirements of the AER’s Directive 079. 

(See: https://www.aer.ca/regulating-development/rules-and-directives/directives) 

The personal information provided will be used to process the application for subdivision and is collected under the authority of Section 653 of the 
Municipal Government Act, Section 5 of the Subdivision Development Regulation and Section 33 (c) of the Freedom of Information and Protection of Privacy (FOIP) 
Act. If you have any questions about the collection and use of this information, please contact the Sturgeon County Access and Privacy Officer at 9613 – 100 Street, 
Morinville, Alberta, T8R 1L9; or phone 780-939-4321. 

Applicant’s Authorization (Complete only if another party is making application on landowner’s behalf)

Freedom of Information and Protection of Privacy (FOIP) Act 

Abandoned Oil and Gas Wells (Mandatory)

Applicant's Authorization (Complete only if another party is making application on landowner's behalf)

Single Lot Subdivision Application Package 

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACT

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACT

SEVERED IN LINE WITH SECTION 
20 OF THE ATI ACT
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Single Lot Subdivision Application Package  

Indicate the existing type of water supply on your property (Note: Additionally, please illustrate the specific location in your attached aerial photo):

As a condition of subdivision approval, existing sewage systems must comply with the below setbacks, and may have to be inspected to 
verify.  Should the system not comply, you will be required to either upgrade, relocate or replace your system (at your expense).  It is 
recommended that you research installation costs with accredited private sewage contractors. 

Property Lines
Drinking Water 
Source
(Well or Cistern) 

Building
(Any subject to Alberta 
Building Code) 

Septic Tank Water Course
(Lake or Stream) 

Holding Tanks: 1m (3.25 ft) 10m (33 ft) 1m (3.25 ft) 10m (33 ft) 
Treatment Mound: 3m (10 ft) 15m (50 ft) 10m (33 ft) 3m (10 ft) 15m (50 ft) 
Field System: 1.5m (5 ft) 15m (50 ft) Varies 5m (17 ft) 15m (50 ft) 
Open Discharge: 90m (300 ft) 50m (165 ft) 45m (150 ft) 45m (150 ft) 
Lagoons: 30m (100 ft) 100m (330 ft) Varies 90m (300ft) 
Packaged Sewage 
Treatment Plants: 6m (20 ft) 10m (33 ft) 1m (3.25 ft) 10m (33 ft) 

Excerpt from: Alberta Private Sewage Systems Standards of Practice 2015 

If you have questions regarding sewage disposal, consult either:

Superior Safety Codes Inc. (Sturgeon County’s Agent)

OR Telephone: 780-489-4777 
Alberta Municipal Affairs
Toll Free: 1-866-421-6929

Toll Free: 1-866-999-4777 

No Existing Drinking Water Supply

Ground Water Well 

Water Cistern (Hauling)

Municipal Water-Line 

Other (specify): _ 

Sewage Disposal (General Information)

Drinking Water Supply (Mandatory)

Note: The Alberta Water Wells Database can be found at http://groundwater.alberta.ca/WaterWells/d/

Page 18 of 74

Stephen Bara
Text Box
X

Braeden Dover



Indicate the existing type of sewage disposal on your property (Note: Additionally, please illustrate the specific location in your attached aerial photo):

Open Discharge (Pump Out) System 
A system designed to  discharge effluent 
to   the   ground   surface  to   accomplish 
evaporation    and    absorption of    the 
effluent into the soil. 

Disposal Field
A system of treatment and disposal that 
distributes effluent within trenches 
containing void spaces that are covered with 
soil. 

Treatment Mound
A system where the effluent treatment 
area includes a bed of sand and is built 
above ground to overcome limits imposed 
by proximity to water table or bed rock, or 
by highly permeable or impermeable soils. 

A system where sewage or effluent is 
retained in a tank until it can be 
transferred into mobile equipment for 
disposal elsewhere. 

A shallow artificial pond for the stabilization 
of sewage or effluent. 

No existing sewage disposal.

Municipal Sanitary Line 

Other: _ 
Provide a description and drawing if none 
of the listed descriptions apply to you. 

Holding Tank 

Sewage Disposal (Mandatory)
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Read the following statement, and check the box if you agree: 

I/we grant consent for an authorized person of Sturgeon County to enter upon the property to conduct a site inspection 
regarding this subdivision application.

Indicate any safety issues or special concerns 
on your property (e.g. guard dog, electric fence): 

I/We, hereby certify that 

I am the registered owner, 

OR

I am the agent authorized to act on behalf of the registered owner, 

and that the information given on this subdivision application package is full and complete and is, to the best of my knowledge, 

a true statement of the facts relating to this application for subdivision approval.

 I/We grant consent for an authorized person of Sturgeon County to communicate information electronically as per Section 608 (1) of the 

Municipal Government Act, R.S.A. 2000., c.M-26 

Signature(s) of registered landowner(s) or applicant(s):

In addition to fully-completing and submitting this application form, ensure the following mandatory items are submitted:

Subdivision Application Fee – see page 2 for details. 

Attached Abandoned Oil and Gas Well Map – see page 6 for details. 

Attached Aerial Photographs – see page 9 for details.

Land Title Certificate – available at any Alberta Registries office. Must be up-to-date within one month. 

Corporate Registry (if landowner is a company) – available from Service Alberta. See page 2 for details.

Additional Registered Documents – provide a print-out of any additional caveat(s), right-of-way plan(s), report(s) 
or other documents referenced on your land title certificate. 

Freedom of Information and Protection of Privacy (FOIP) Act
The personal information provided will be used to process the application for subdivision and is collected under the authority of Section 653 of the Municipal Government Act, 
Section 5 of the Subdivision Development Regulation and Section 33 (c) of the Freedom of Information and Protection of Privacy (FOIP) Act. If you have any questions about the 
collection and use of this information, please contact the Sturgeon County Access & Privacy Officer at 9613 – 100 Street, Morinville, Alberta, T8R 1L9; or phone 780-939-4321. 

Application Checklist

Affidavit (Mandatory)

Right of Entry Authorization (Mandatory)

Single Lot Subdivision Application Package 

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACT

SEVERED IN LINE WITH SECTION 20 OF THE ATI ACT
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Map Results

Map Scale: 1:

© Government of Alberta

While every effort is made to ensure data from this 
site is accurate and current, the Government of 
Alberta is not liable for any loss or damage arising 
from the possession, publication, or use of, that data. 
This information is provided "as is" without warranty.
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- Remnant Lot: 
o In accordance with the Grid Right of Way Dedications and Acquisition policy, 5 

metres required via land acquisition agreement adjacent to Harrold Crescent. 
o A new approach shall be constructed (at location #2) General Municipal Servicing 

Standards. This approach shall be paved. 
o Existing approach (#3) shall be removed.  
o Please provide a lot grading design for both lots. Further details on requirements 

are provided within appendix 4. 
 

3. Sturgeon County Drainage Operation:   
- All Lots:  

o Recommend outlining to the landowners that there is a wet area on this property 
(as shown in Appendix 4) that may be subject to protections under the Alberta 
Wetland Policy of the Water Act. 
  

4. Alberta Health Services:   
- There is an existing ground water well and sewage disposal field on the site. 
- The existing private sewage disposal systems that are on the lands are to meet compliance 

with the current Alberta Private Sewage and Disposal Systems Regulation. 
 

5. No Objections:   
- Sturgeon County Protective Services, Sturgeon County Utility Services, ATCO Gas, Telus, 

Fortis Alberta.  
 

6. No Responses:   
- Adjacent landowners, Alberta Environment and Protected Areas, Altalink, Canada Post, 

ATCO Gas, Department of National Defense, Sturgeon County Open Spaces, Sturgeon 
School District, St. Albert School District.  

 
 

 
PART IV  –  ANALYSIS:  

 
1. Given the location of this parcel, policy and regulation will be considered from the 

Municipal Development Plan, Sturgeon Valley South Area Structure Plan (SVSASP), and the 
Land Use Bylaw. 
 

2. This application proposes to subdivide an existing R1 – Country Residential parcel within 
the Skyglen Air Park multi-lot subdivision. This would create two new acreage parcels, both 
of which would be accessed from the local road of Harrold Crescent. 

 
3. There are 18 residential parcels within Skyglen Air Park, which vary in size from 1.28 acres 

to 6.99 acres. The average lot size is 3.18 acres, and the median lot size is 3.10 acres. 
Currently, the five smallest lots in the subdivision are 1.28 acres, 1.54 acres, 1.54 acres, 1.72 
acres, and 3.00 acres. The two newly created parcels would fit within the subdivision as 
follows: 
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• Remnant Lot: 0.8 hectares (1.98 acres) – sixth smallest lot in Skyglen Air Park 
• Proposed Lot 1: 0.75 hectares (1.85 acres) – fifth smallest lot in Skyglen Air Park 

 
Part 12.1.3 of the Land Use Bylaw’s “R1 - Country Residential” district (see Appendix 3) 
outlines a minimum parcel area of 1 hectare (2.47 acres) if a parcel is not connected to a 
municipal sanitary line. Parcels within Skyglen Air Park rely on private servicing and are not 
connected to a wastewater line. This subdivision would result in parcel sizes of roughly 0.8 
hectares (1.98 acres) and 0.75 hectares (1.85 acres) both of which fall short of the minimum 
size requirements. Therefore, this application does not conform with the subdivision 
regulations outlined in the Land Use Bylaw. 

 
4. The intent of the Sturgeon Valley South Area Structure Plan is to facilitate a framework 

that allows for orderly and efficient future residential development at densities outlined 
within the plan. This area of the plan outlines a future average density of 35 dwelling units 
per net residential hectare. The premature fragmentation of lands contradicts the goal of a 
cohesive and contiguous land supply by creating additional lots that pose greater 
challenges to the future development potential of the lands.  
 

5. Policy 2.2.7 of the Municipal Development Plan indicates that infill subdivision shall 
conform to the criteria outlined in the Land Use Bylaw, and this application does not meet 
the minimum size requirements for an R1 parcel. 
 

6. Part 654(1) of the Municipal Government Act requires that a subdivision authority must not 
approve an application for subdivision approval unless:  
 
“…(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.” 
 
The premature fragmentation of land to create an additional lot does not align with the 
future development potential of the area. As such, the application contradicts the 
Municipal Development Plan and the Sturgeon Valley South Area Structure Plan. 
Furthermore, the application does not conform to the subdivision regulations outlined in 
the Land Use Bylaw. Therefore, in line with Part 654(1) of the Municipal Government Act, 
this application cannot be supported by administration.  

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

Sewage Systems Standard of Practice – however a certificate of compliance is necessary to 
verify.   

 
8. Money in lieu of municipal reserve has already been claimed as part of the original 

subdivision of Skyglen Air Park. 
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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

Page 30 of 74



Page 31 of 74



Page 32 of 74



Page 33 of 74



Page 34 of 74



Page 35 of 74



Page 36 of 74



Page 37 of 74



Page 38 of 74



Page 39 of 74



Page 40 of 74



Page 41 of 74



Page 42 of 74



Page 43 of 74



Page 44 of 74



Page 45 of 74



Page 46 of 74



Page 47 of 74



Sturgeon County Land Use Bylaw 1385/17 
 [Consolidated Version] 

97 

Additional Development Regulations 

All development in this district is subject to the regulations stated in Parts 5 through 9 of this 
Bylaw. 

Access to residential parcels shall in all cases be from a local or collector road constructed for the 
subdivision. 
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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

Stephen Bara

Charlie Li September 1, 2025

2025-S-033
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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

Proposed lot 1 topography is generally flat. A low lying area exists in the back of the proposed
lot. Any permanent structures shall set far from this area.

Harrold Cr is a paved local road in a 30m right of way (R/W). In accordance to Grid Right of way Dedication and
acquisition policy Sturgeon County Requires 5m acquisition along west property line.

1

7.5-9 Asphalt

Please construct the approach to Sturgeon County GMSS and approach construction guideline.
The approach shall be paved.

Please provide a lot grading design for proposed lot. Please see attached detailed requirements.

■

2025-S-033
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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 topography is generally flat. Homestead exists inside remnant lot.

Harrold Cr is a paved local road in a 30m right of way (R/W). In accordance to Grid Right of way Dedication and
acquisition policy Sturgeon County Requires 5m acquisition along west property line.

2

~4.3m gravel

7.5-9 Asphalt

Please construct the approach to Sturgeon County GMSS and approach construction guideline.
The approach shall be paved.

3

The approach shall be removed.

Please provide a lot grading design for remnant lot. Please see attached detailed requirements.

■

2025-S-033
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Strathcona County Health Centre, 2 Brower Drive 
Sherwood Park, AB T8H 1V4 
p: 833-476-4743 

    ahs.ca  
 
 

August 29, 2025 
 
Sturgeon County  
Attn: Shannon Gagnon 
Planning & Development Assistant 
9613 100 Street 
Morinville, AB T8R 1L9 
 
E-mail:  
 
Dear Shannon; 
 
RE: Proposed Subdivision  
 NW 18 54 24 4 
 #23 54231 RR 250 
 Block 12 Plan 5033RS 
 Sturgeon County # 2025-S-033 
 
 
This application proposes to subdivide a 3.75 acres lot into two new lots with the remnant 
lot being 0.8 ha.   
Lot 1: 0.75 ha 
Remnant Lot: 0.8 ha 
 
There is an existing ground water well and sewage disposal field on the site. 
 
Future site must be in compliance with the Nuisance and General Sanitation Regulation, 
NGS Reg, (AR 243/2003): 

• The setback distances outlined in Section 15(1) and (2) the NGS Reg must be met, 
these include: 

o No person shall locate a water well within: 
a) 10 m of a watertight septic tank, pump out tank or other water tight 

compartment of a sewage or waste water system, 
b) 15 m of a weeping tile field, evaporation treatment mound, or outdoor 

pit privy, 
c) 30 m of a leaching cesspool, 
d) 50 m of sewage effluent on the ground surface, 
e) 100 m of a sewage lagoon, 
f) Or 450 m of any area where waste is or may be disposed of at a 

landfill within the meaning of the Waste Control Regulation (AR 
192/96) 

o Nor shall you locate any of the aforementioned items in a-f within the 
stipulated distances of an existing well. 

 

Severed in line with s.20 of ATIA

Severed in line with s.20 of ATIA

Page 56 of 74



 

Any future private sewage disposal systems that are on the lands are to meet compliance with the 
current Alberta Private Sewage and Disposal Systems Regulation. AHS-EPH recommends 
connection to municipal septic systems where they become available.  
 
The existing private sewage disposal systems that are on the lands are to meet compliance with 
the current Alberta Private Sewage and Disposal Systems Regulation.  
 
Alberta Health Services – Environmental Public Health (AHS-EPH) has found no records of 
contaminated sites or landfills associated with this property.  Please be advised that AHS records 
are not exhaustive, and comments may be revised if new information is provided regarding the 
lands.  
 
AHS EPH has no concerns with the proposed subdivision based on the information provided at this 
time. 
 
Sincerely, 

                                        
Catherine Evely, BHS, MPH, CPHI(C) 
Public Health Inspector / Executive Officer 
 

Severed in line with s.20 of ATIA
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Subdivision and Development 
Appeal Board (2025-S-033)

Jonathan Heemskerk

November 18, 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
• The real property report provided at the endorsement stage will be 

utilized to determine what permits are required.

Sturgeon County Development Engineering
• 5m is required for future road widening (by caveat) along adjacent local 

roadway.

• A new approach is required for Proposed Lot 1. Upgrades to approach 

#2 are necessary and approach #3 must be removed.

• A lot grading plan is required for all lots as per GMSS.

Sturgeon County Drainage Operation
• There is a wet area at the back of Proposed Lot 1 (yellow hatched line) 

that may be subject to wetland protection if developed in the future.

Alberta Health Services

• Existing water well and septic field on site. 

• All systems on site are required to meet compliance with provincial 

standards.
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Skyglen Air Park

• Privately serviced area (water and wastewater) 

originally subdivided in 1970.

• The original subdivision had 15 residential lots:

• Smallest Lot: 3.00 acres

• Largest Lot: 3.92 acres

• The current subdivision has 18 residential lots:

• Smallest Lot: 1.28 acres 

• Largest Lot: 6.99 acres*

• *One former ‘reserve’ lot of 6.99 acres was disposed by the 

county and is now under private ownership
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Skyglen Airpark

• Subject parcel is currently 3.75 acres

• Average lot size is 3.18 acres

• Median lot size is 3.10 acres

• Five smallest/largest lots within 

Skyglen are: 

• 1.28 acres

• 1.54 acres

• 1.54 acres

• 1.72 acres

• 3.00 acres

• 3.71 acres

• 3.75 acres

• 3.82 acres

• 3.97 acres

• 6.99 acres
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Skyglen Airpark
• The proposed subdivision would create lots of 1.85 acres & 1.90 acres (approximately)

# (smallest lots) Parcel Size

1 1.28 acres

2 1.54 acres

3 1.54 acres

4 1.72 acres

Proposed Lot 1 1.85 acres

Remnant Lot 1.90 acres

5 3.00 acres

6 3.04 acres

7 3.08 acres

8 3.08 acres

9 3.09 acres

10 3.10 acres
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Previous Subdivisions in the Area

• There have been two subdivisions 

applications in Skyglen Air Park.

• 2017-S-035

• 2012-S-018

• Across Rge Rd 250 in North Point 

there has been ten ‘splits’ of existing 

R1 parcels 
2017-S-035

2012-S-018

North Point
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LUB and MDP Regulations/Policy

• The subdivision is not consistent with the 

subdivision regulations of the R1 – Country 

Residential district.

• LUB - 12.1.3 – Minimum parcel area of 1 

hectare (2.47 acres) if not connected to a 

municipal sanitary line.

• MDP 2.2.7 – Infill subdivision shall conform to 

the provisions of the Land Use Bylaw.

• This subdivision falls short of the minimum 

parcel area requirements. 
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Sturgeon Valley South ASP

• The intent of the Sturgeon Valley South is 

to allow for orderly and efficient future 

residential development at densities 

outlined within the plan. 

• This area of the plan outlines a future 

average density of 35 dwelling units per 

net residential hectare. 

• Premature fragmentation of land 

contradicts the goal of a cohesive and 

contiguous land supply for future 

development.
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Municipal Government Act

• Part 654(1) of the Municipal Government Act 

requires that a subdivision authority must not 

approve an application for subdivision approval 

unless: 

“…(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.”
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Subdivision Authority 
Decision

The Subdivision Authority’s decision for 
refusal is consistent with:

• Sturgeon County Land Use Bylaw 
regulations

• Sturgeon County 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 all lots 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).  

4) 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.  

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

6) Pursuant to Provision 654(1)(c) of the MGA, the proposed subdivision must result in compliance with the 2021 Alberta Private Sewage Systems 

Standard of Practice. A certificate of compliance may be required from the County’s Gas & Plumbing Inspector confirming that the existing septic system 

either meets the Standard of Practice, the system has been replaced, relocated, or redesigned to comply, or conformation must be provided to Sturgeon 

County demonstrating that all setback requirements have been achieved. Note: An Alberta Land Surveyor may be required to confirm distances from the 

septic system to property lines, buildings or other features – to the satisfaction of Sturgeon County.

7) 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, with drainage directed towards the public right of way. The applicant shall obtain a lot grading permit and undertake the 

grading work to the satisfaction of Sturgeon County Engineering Services, Sturgeon County Transportation Services, and/or Sturgeon County Development 

Services in accordance with General Municipal Servicing Standards.
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Conditions - Summary

1) Retain a surveyor 

2) Ensure taxes are paid 

3) 5m by caveat on all lots

4) Upgrade/construct approaches to Engineering Standards 

5) Obtain all necessary permits 

6) Septic system compliance

7) Complete a lot grading plan
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North Point

• Privately serviced area (water and wastewater) 

originally subdivided through two phases in 1963 

&1966.

• The original subdivision had 19 residential lots:

• Smallest Lot: 3.08 acres

• Largest Lot: 5.71 acres

• The current subdivision has 29 residential lots:

• Smallest Lot: 1.00 acres 

• Largest Lot: 3.42 acres
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APPELLANT 
SUBMISSIONS 

RECEIVED 
_____________________

*NOTE:
No submissions were received at the

time of publication of the Agenda
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