
 
 

 
 

TOWN OF BLACKFALDS 
MUNICIPAL PLANNING COMMISSION] 

Civic Cultural Center – 5018 Waghorn Street 
Thursday, January 15, 2026 at 6:00 p.m. 

AGENDA 

Future Meetings/Events: 
• Municipal Planning Commission Meeting – TBD 

 
 

 

 

1. WELCOME AND CALL TO ORDER  
1.1 Welcome to the Municipal Planning Commission. We like to remind members of the public in 

the gallery during meetings to adhere to the conduct set forth in Part 20 of the Council 
Procedural Bylaw.  

1.2 Call to Order  
1.3 Approval of Agenda  

2. LAND ACKNOWLEDGEMENT 
2.1 In the spirit of Truth and Reconciliation, the Town of Blackfalds acknowledges that we are on 

Treaty 6 territory, the ancestral lands of Cree, Saulteaux (So-toe), Blackfoot, Métis, Dene (De-
nay) and Nakota Sioux (Sue). We acknowledge all the many First Nations, Métis, Inuit, and non-
status peoples whose footsteps have marked these lands since time immemorial. 
We recognize the inherent relationships Indigenous communities have with this land and its 
creatures and commit to supporting reconciliation and healing. We honour the resilience, culture, 
and contributions of Indigenous peoples, past and present. 
As we gather, we pledge to listen, learn, and take meaningful action toward a future based on 
mutual respect and understanding as we continue on our journey of truth and healing.  We 
recognize that reconciliation is not a single act but a lifelong journey—one that requires 
accountability, humility, and the centering of Indigenous voices. 

3. PRESENTATIONS  
3.1 Municipal Planning Commission Orientation (verbal)  

4. BUSINESS  
4.1    Approval of Minutes from October 14, 2025 
4.2 Application 260-25 – Accessory Suite with variance 

5. CONFIDENTIAL  
None  

6. ADJOURNMENT 
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MEMBERS PRESENT 
 

Jim Sands – Chairperson, Town of Blackfalds Councillor  
Brenda Dennis – Vice Chairperson, Town of Blackfalds Councillor 
Jamie Hoover – Town of Blackfalds Mayor 
Kara Hubbard, Member at Large 
 

OTHERS ATTENDING  
 
 Billie Scott, Development Officer II 

Preston Weran, Director of Infrastructure and Planning Services 
Gordon Lau – Stantec 
Alan Forman – Stantec 
Charlie MacDonald 
Harpreet Kalkat 

   

REGRETS 
 
 Alex Garica, Member at Large 
 

WELCOME AND CALL TO ORDER  
 

Chairperson Sands welcomed all attending and called the Municipal Planning Commission 
Meeting to order at 6:03 p.m. 

 
APPROVAL OF AGENDA 

 
20/25 Member Dennis moved that the Municipal Planning Commission approve the agenda as 

presented.  
CARRIED UNANIMOUSLY 

 
TREATY SIX LAND ACKNOWLEDGEMENT  
 
Chairperson Sands read a Land Acknowledgement to recognize that the Town of Blackfalds is 
on Treaty Six territory. 
 

   BUSINESS  

  Approval of Minutes  

21/25 Member Hoover moved that the Municipal Planning Commission approve the Minutes from July 
22, 2025, as presented.  

 CARRIED UNANIMOUSLY 
 
   

 Application 198-25 – Accessory Suite requesting a variance of less than 10  
houses between permitted accessory suites      
50 Vista Trail (Lot 13, Block 4, Plan 142 3984) 

 
Administration provided background information on the proposed development. 
 
The Board engaged in a general discussion about the Accessory Suite, raising questions about 
whether its approval could impact future applications for similar suites. Administration clarified 
that although this particular application involves a variance for fewer than 10 houses between 
permitted accessory suites, any future application located within the same close would still require 
a variance even if it did not exceed the 10-house threshold. 
 

22/25  MOVED by Member Hoover that the Municipal Planning Commission APPROVE Development 

Permit 198-25 for an accessory suite at 50 Vista Trail, subject to the following conditions 

being met to the satisfaction of the Development Officer: 

 

CONDITIONS 

 

1. The accessory suite shall comply with all applicable regulations of the Land Use Bylaw, 

except for the approved variance to the 10-dwelling separation requirement. 

 

2. Two additional off-street parking stalls must be provided and maintained at all times for 

the accessory suite. 
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3. Any changes to the approved application shall require a separate permit. 

 

NOTES 

 

1. This permit indicates that only the development to which it relates is authorized, with the 

provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 

complying with the Land Use Bylaw or any other Bylaw, orders, policies, easements, 

covenants, conservation agreements, development agreements, provincial or federal 

statutes or regulations affecting such development. 

 

2. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 

17 of the Municipal Government Act (MGA), take such actions as necessary to ensure that 

the provisions are complied with.  

           CARRIED UNANIMOUSLY 

 Application 205-25 – Rear Yard Relaxation  
45 Maclean Close (Lot 13, Block 11, Plan 152 2519) 

 
Administration provided background information on the proposed development. The Board had a 
general discussion. 
 

23/25  MOVED by Member Hubbard that the Municipal Planning Commission APPROVE the 
application for a side yard driveway extension relaxation of 0.52 m (1.72 ft) as presented in 
Development Permit 151-25, located at 5558 Prairie Ridge Avenue (Lot 56, Block 6, Plan 
072 06123) and subject to the following conditions being met to the satisfaction of the 
Development Officer: 

 
CONDITIONS 

1. The applicant shall ensure that the rear yard setback does not exceed 4.26 m. 

2. Development must commence within one (1) calendar year of the issuance of the 

Development Permit.  Failure to commence development within this year will cause this 

Development Permit to expire. 

 

Prior to Occupancy Conditions: 

3. The proposed development shall be undertaken and completed in accordance with the 

approved plans. 

 

4. Prior to occupancy, the applicant shall place the appropriate civic address numbers in a 

contrasting colour no less than 15.14 cm (6.0 in) in height on the front exterior of the 

dwelling. 

 

5. Prior to occupancy, the applicant shall place an appropriate mailbox on the front exterior 

of the dwelling. 

 

6. Occupancy is only permitted once all safety codes inspections (building, plumbing, gas 

and electrical) are completed and all deficiencies are addressed to the satisfaction of the 

Safety Codes Officer(s). 

General Development Conditions: 

7. If this Development Permit is issued for construction of a building, the exterior of the 

building, including painting, shall be completed within one (1) calendar year from the date 

of approval. 

 

8. The applicant is responsible for ensuring that no building or structure or portion thereof 

shall be located over municipal lands, road rights-of-way, municipal easements, registered 

easements or any existing or proposed infrastructure. 

 

9. The applicant is required to submit a “Final Lot Grading Certificate” prepared by a 

professional (e.g., Alberta Land Surveyor, Professional Engineer or Professional 

Technologist), acceptable to the Development Authority for approval. 



TOWN OF BLACKFALDS 
MUNICIPAL PLANNING COMMISSION 

Civic Cultural Center – 5018 Waghorn Street 
Tuesday, October 14, 2025, at 6:00 p.m. 

MINUTES 

 

Page 3 of 2 
 

 
10. All landscaped areas shall be designed to facilitate effective surface drainage consistent 

with the submitted grading plan.  This includes a minimum of 300.0mm (11.81in) of topsoil 

to facilitate growth.  Landscaping must conform to the requirements of the Land Use Bylaw 

in force at the time of approval and is required within one (1) year from construction 

completion. 

11. Curb stop must remain visible and at the proper elevation prior to completion of hard 

surfacing or landscaping. 

Ongoing Conditions 

 

12. Two (2) off street parking stalls per dwelling with dimensions of no less than 2.75m (9.02ft) 

by 6.0m (19.69ft) in size are required.  Parking stalls are to be developed as shown on the 

approved site plan. 

 

13. Where access is gained directly from a paved road, driveways and parking areas shall be 

hard surfaced as defined in the Land Use Bylaw in force. 

 

NOTES 

1. The yellow Development Permit card must be displayed for the duration of development. 

 

2. Each construction site shall have a waste container and ensure that waste construction 

materials are placed in the container to prevent the material from being blown away from 

the construction site. No loose construction material is to be stored or accumulated on a 

construction site unless it is not capable of being blown around. 

 
3. This permit indicates that only the development to which it relates is authorized, with the 

provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 

complying with the Land Use Bylaw or any other Town Bylaws, policies, easements, 

covenants, conservation agreements, development agreements, provincial or federal 

statutes and regulations and orders affecting such development. 

4. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 

17 of the Municipal Government Act (MGA), take such actions as necessary to ensure that 

the provisions are complied with. 

 

            CARRIED UNANIMOUSLY 

 

Application 207-25 – Accessory Suite requesting a variance of less than 10  
houses between permitted accessory suites      
109 Aztec Crescent (Lot 44, Block 1, Plan 152 3086) 
 
Administration provided background information on the proposed development.  
 

24/25 MOVED by Member Hoover that the Municipal Planning Commission APPROVE Development 

Permit 207-25 for an accessory suite at 50 Vista Trail, subject to the following conditions 

being met to the satisfaction of the Development Officer: 

 

CONDITIONS 

 

1. The accessory suite shall comply with all applicable regulations of the Land Use Bylaw, 

except for the approved variance to the 10-dwelling separation requirement. 

 

2. Two additional off-street parking stalls must be provided and maintained at all times for the 

accessory suite. 

 

3. Any changes to the approved application shall require a separate permit. 
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NOTES 

 

1. This permit indicates that only the development to which it relates is authorized, with the 

provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 

complying with the Land Use Bylaw or any other Bylaw, orders, policies, easements, 

covenants, conservation agreements, development agreements, provincial or federal 

statutes or regulations affecting such development. 

 

2. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 

17 of the Municipal Government Act (MGA), take such actions as necessary to ensure that 

the provisions are complied with.  

CARRIED UNANIMOUSLY 

 
Application 219-25 –Rear Yard and Projection Relaxation  
29 Murphy Close (Lot 11, Block 5, Plan 5629 HW) 
 
Administration provided background information on the proposed development.  
 

25/25 MOVED by Member Dennis that the Municipal Planning Commission APPROVE 
Development Permit 219-25 for relaxation of the rear yard and rear yard projection for the 
existing Detached Dwelling and deck, at 29 Murphy Close, subject to the following conditions 
being met to the satisfaction of the Development Officer: 

 

CONDITIONS 

1. The applicant shall ensure that the rear side yard setback relaxation for the existing 

dwelling does not exceed 5.81 m. 

2. The applicant shall ensure that the rear yard projection setback relaxation for the existing 

deck does not exceed 2.76 m. 

3. Any changes to the approved application shall require a separate permit application. 

 

NOTES 

1. This permit indicates that only the development to which it relates is authorized, with the 
provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 
complying with the Land Use Bylaw or any other Bylaw, orders, policies, easements, 
covenants, conservation agreements, development agreements, provincial or federal 
statutes or regulations affecting such development. 

 
2. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 

17 of the Municipal Government Act (MGA), take such actions as necessary to ensure that 
the provisions are complied with.  

 

CARRIED UNANIMOUSLY 

 
Application 220-25 – Landscaping Variance  
5466 Vista Trail (Pt. NW 27-39-27-W4) 
 
Administration provided background information on the proposed development.  
 

26/25  MOVED by Member Hoover that the Municipal Planning Commission APPROVE Development 
Permit 220-25 for the landscaping variance at 5466 Vista Trail, subject to the following conditions 
being met to the satisfaction of the Development Officer: 

 

1. The applicant shall ensure that landscaping variances do not exceed 53% for trees and 43% 

for scrubs.  

 

2. Landscaping to be completed as per the approved plans. 
 
Development Conditions: 
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3. The applicant shall ensure that the proposed development is located outside of all right of ways 

and maintains a minimum setback of 0.50 m from any active utility and/or access right of way. 
 
4. The developer shall provide a letter of credit or other form of security equal to 100% of the 

estimated Landscaping to ensure that Landscaping is in accordance with the Land Use Bylaw 

and approved plans and must be received prior to a Building Permit being issued. Any changes 

to the plans shall require approval of the Development Authority.  

 
5. Landscaping is to be complete by the end of the first full growing season following completion 

of construction. Landscaping security refund of 50% is received upon completion of the 
approved landscaping. Prior to receiving any additional refunds, the developer must 
satisfactorily complete a one (1) year maintenance period where no deficiencies exist. It is the 
responsibility of the developer to contact the Director of Infrastructure and Property Services 
to request a final inspection. 

 
6. All landscaped areas shall be designed to facilitate effective surface drainage consistent with 

the submitted grading plan.  This includes a minimum of 300.0mm (11.81in) of topsoil to 

facilitate growth.   

 
7. The applicant shall repair or reinstate, or pay for the repair or reinstatement, to original 

condition, any public property, street furniture, curbing, boulevard Landscaping and tree 
planting or any other property owned by the Town which is damaged, destroyed or otherwise 
harmed by Development or construction upon the site. 

 
Ongoing Conditions: 

 
8. The applicant is to ensure landscaping is maintained at all times. 

 

NOTES 
 

1. The applicant is to provide any revised drawings clearly indicating any changes to the 

approved drawing set.   

 
2. This permit indicates that only the development to which it relates is authorized, with the 

provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 

complying with the Land Use Bylaw or any other Bylaw, orders and/or regulations affecting 

such development. 

 
3. The requirements of the Land Use Bylaw or this approval does not exempt a person from 

compliance with the requirements of other Town Bylaws, policies, easements, covenants, 

conservation agreements, development agreements, provincial or federal statutes or 

regulations. 

 
4. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 17 

of the Municipal Government Act (MGA), take such actions as necessary to ensure that the 

provisions are complied with.  

 

CARRIED UNANIMOUSLY 
 
ADJOURNMENT 

 
Chairperson Sands adjourned the Municipal Planning Commission Meeting at 6:29 p.m. 

 
 
 

 

Jim Sands, Chairperson  
 
 
 
 

Billie Scott, Recording Secretary/Development Officer II 
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TOWN OF BLACKFALDS 
MUNICIPAL PLANNING COMMISSION MEETING 

Tuesday, January 15, 2026 
 

 
TO:          Municipal Planning Commission 
 
PREPARED BY Billie Scott, Development Officer II 
 
PRESENTED BY Billie Scott, Development Officer II 
 
DEVELOPMENT:     Development Permit 260-25 
 

• Accessory Suite requesting variance of less than 10 houses between 
permitted Accessory Suites.  

 
ADDRESS:  115 Aurora Heights Boulevard (Lot 2, Block 3, Plan 152 3086) 
 

ZONING:  Residential Singel Dwelling Small Lot District (R-1S) 

 
SUMMARY: 
 
The applicant has submitted a Development Permit application requesting a variance to allow for an 
accessory suite located within 10 dwellings of another approved Accessory Suite, which does not 
meet the minimum separation requirement outlined in the Land Use Bylaw.  
 
In support of this request, the applicant explained that they purchased their home with the intent to 
create a safe, fully compliant basement suite. The existing basement includes a bedroom, bathroom, 
living areas, and a separate entrance, making it suitable for conversion. The proposed development 
could meet all safety and building code requirements, and parking can be fully accommodated on-site 
with four stalls, two dedicated to the suite, ensuring no impact on street parking. Based on these 
factors, the applicant is requesting approval of the variance. 
 
BACKGROUND: 
 
Under the Land Use Bylaw, Accessory Suites are a discretionary use in the R-1S district.  
They must meet specific criteria including; 
 

• only one Accessory Suite per Detached Dwelling, 

• a maximum of two bedrooms, 

• must have a separate entrance,  

• provide two additional off street parking and  

• maintain a minimum separation of 10 dwellings between permitted accessory suites and shall 
not exceed 10% of total units in that neighborhood. 

 
The applicant is requesting a variance to the minimum separation requirement between accessory 
suites, proposing a reduced separation of three and nine dwellings. 
 
This regulation was introduced into the Land Use Bylaw during a period when the Town was receiving 
a high volume of Accessory Suite applications. At that time, there were no specific regulations in 
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place to address associated concerns such as parking or the potential over-concentration of suites 
within neighborhoods. 
 
Since implementing the minimum separation requirement, we’ve observed that approved accessory 
suites have remained below the threshold of 10% of total dwellings within their respective 
neighbourhoods. Additionally, onsite parking is required for each suite to mitigate street parking 
concerns.   
 

 
 
As this request is discretionary use with a variance, the application has been referred to Municipal 
Planning Commission as the approving authority. 
 

 This application has been referred to adjacent landowners for comment. To date three responses have 
been received.They expressed that they believe this specific proposal presents several challenges that 
they believe could the negatively impact the neighbourhood. 

 
 Key concerns raised include: 

• Potential impacts on property value 

• Increased density and congestion 

• Overburdened infrastructure (parking) 

Administration has reviewed the concerns raised by the adjacent property owner’s and offers the 
following clarifications: 
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There is currently no evidence to suggest that the presence of Accessory Suites has led to a 
reduction in property values. While the proposed development would increase residential density and 
is located within three and nine dwellings of an existing suite, the overall number of approved suites in 
the neighbourhood remains below the 10% threshold (20 suites total would be allowed), with only five 
suites approved to date in this neighbourhood. 

 

POLICY: 
 
Town of Blackfalds Land Use By-law 1268/22 and amendments thereto: 
 

• Section 2.2 – Development Authority and Decisions on Development Permit Applications 

• Section 3.20 – Parking and Loading 

• Section 4.2 Accessory Suites 

• Section 6.3 – Residential Single Dwelling Small Lot District (R-1S) 
 

ANALYSIS: 
 
Administration has reviewed the application and the applicable Land Use Bylaw regulations. 
 
Given that the property meets all other development standards, including parking and setbacks, the 
Accessory Suite supports housing diversity and affordability. This relaxation does not appear to 
negatively impact the character of the neighborhood. The lot size and configuration allow for 
functional use of the property and parking area without compromising safety or aesthetics. 
 
In light of these considerations, Administration is supportive of the proposed variance and 
recommends approval by the Municipal Planning Commission. 
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RECOMMENDATION:  
 
That the Municipal Planning Commission APPROVE Development Permit 260-25 for an accessory 

suite at 115 Aurora Heights, subject to the following conditions being to satisfaction of the Development 

Officer: 

 

CONDITIONS 

 

1. The accessory suite shall comply with all applicable regulations of the Land Use Bylaw, except 

for the approved variance to the 10-dwelling separation requirement. 

 

2. Two additional off-street parking stalls must be provided and maintained at all times for the 

accessory suite. 

 
3. Any changes to the approved application shall require a separate permit. 

 

NOTES 

 

1. This permit indicates that only the development to which it relates is authorized, with the 

provisions of the Land Use Bylaw and in no way relieves or excuses the applicant from 

complying with the Land Use Bylaw or any other Bylaw, orders, policies, easements, covenants, 

conservation agreements, development agreements, provincial or federal statutes or 

regulations affecting such development. 

 

2. The Development Authority may, in accordance with the Land Use Bylaw in force and Part 17 

of the Municipal Government Act (MGA), take such actions as necessary to ensure that the 

provisions are complied with.  

 

ALTERNATIVES 
 
A. Refer the application to administration to more information  
B. Deny the application, citing reasons for its refusal.  
 
 

 
_______________________  
Billie Scott 
Development Officer II 
 
Attachments: 
1. Development Permit Application; 
2. Floor Plan 
3.   Site Plan; 
4. Existing Accessory Suite Map; 
5. Rational; 
6.  Subject Property and Adjacent Landowners Referral Map; 
7. Adjacent properties objections x3. 











 

 

Existing Approved Accessory Suites  







 

Permit 260-25 – Subject Property – 115 Aurora Heights Boulevard 

• Accessory suite with variances 
• Existing approved accessory suite  

o Variance - less than 10 houses between permitted accessory suites 





Section 20(1)








