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Council Chambers, Irricana Centennial Centre, 222 2 Street 

Date:  December 9, 2024   Time:  6:30PM 

A. ATTENDANCE

B. CALL TO ORDER

C. AGENDA

D. MINUTES

Item D1:  Minutes from September 4, 2024 MPC Meeting 

E. CORRESPONDENCE FROM PREVIOUS MEETING

F. OLD BUSINESS

G. NEW BUSINESS

Item G1:  D2024-011 Home-Based Business, Automotive (Newstead) 

H. ADJOURN
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Minutes from September 3, 2024 MPC Meeting 
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MUNICIPAL PLANNING COMMISSION 
Council Chambers, Irricana Centennial Centre, 222 2 Street 

Date:  September 3, 2024   Time:  6:15 PM 

 
A. ATTENDANCE  

 
 Members: 

Mayor:  Jim Bryson, Chair 
Deputy Mayor: Julie Sim   
Councillor:  Nathanial Fleming 
 
Support Staff: 
CAO:   Doug Hafichuk 
Staff:  Patty Malthouse   

 
B. CALL TO ORDER 

(i) The meeting was called to order by Mayor Bryson at 6:20 pm. 

 
C. AGENDA 
 

(i) Item C1:  Adopt Agenda 
 
  Moved by Member Sim to adopt the Agenda, as presented. 
  CARRIED 

 
D. MINUTES 

 
(i) Item D1: Minutes from January 29, 2024 MPC Meeting 

   
  Moved by Member Fleming to accept the Minutes from the  
  April 15, 2024 MPC Meeting, as presented. 
  CARRIED 

 
E. CORRESPONDENCE FROM PREVIOUS MEETING 

 
 

F. OLD BUSINESS 
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G. NEW BUSINESS 

 
(i) Item G1:  Development Application D2024:012 (BGC Irricana) 

 
Moved by Chairperson Bryson that Development Application D2024:012 
be approved, subject to the recommended conditions, as amended. 
CARRIED 

 
(ii) Item G2:  Development Application D2024:009 (Hiscock) 

 
Moved by Member Sim that Development Application D2024:009 be 
approved, subject to the recommended conditions. 
CARRIED 
 
 

 
H. ADJOURN 

(i) Adjournment 

Moved by Mayor Bryson to adjourn the meeting at 6:43pm. 
CARRIED  

 
 
 
 
 
Jim Bryson 
Chairperson 

 Doug Hafichuk 
Chief Administrative Officer 
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To:  Chair and Commission Members 

From: Development Officer 

Date:   September 3, 2024 

Purpose:   Home Based Business, Automotive Services 

Subject:   D2024:011 (Newstead) 
  
Summary: 
 
Development Application D2024:011 seeks approval by the Municipal Planning 
Commission for a Home-Based Business to provide mobile and limited onsite 
automotive diagnostic, maintenance, and repair services.  The application may be 
considered under the Similar Use Provision of the Irricana Land Use Bylaw. 
 
Background and Discussion: 
 
Purpose 
 
The purpose of this report is to provide the Municipal Planning Commission (MPC) 
with an analysis of Development Permit Application D2024:011. The application 
proposes operating a home-based/mobile automotive services business within the 
R-2 (Residential Two Dwelling Restricted) District of the Town of Irricana. This 
report evaluates the application against the provisions of Land Use Bylaw 007:2023 
and provides relevant considerations for decision-making. 
 
Application Details 
 

• Applicant Name:  Newstead, Nick and Ashley 

• Property Address:  339 – 3 Street, Irricana, AB 

• Land Use District:  R-2 (Residential Two Dwelling Restricted District) 

• Proposed Use:  Home-based/mobile automotive services, including   
    vehicle diagnostics, maintenance, and repair with services 
    provided off-site or within an existing accessory building  
    (garage). 
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Land Use Bylaw, Generally 
 

Permitted / Discretionary Use 
 
Automotive services are not explicitly allowed in the R-2 District under the current 
Land Use Bylaw. However, the MPC may consider the application under the Similar 
Use Provision (Section 1.5.1), which allows for uses that are similar in character 
and purpose to discretionary uses permitted in the district. 

 
Home Occupation Standards (Sections 5.4 and 7.4) 

 
The proposed use partially aligns with the definitions of Home Occupation 2 or 
Home Occupation 3, particularly for low-volume activities like automotive 
diagnostics or minor maintenance.  
 
Both categories emphasize minimizing disruptions to the residential character of the 
neighborhood and avoiding nuisances, with Home Occupation 3 specifically 
considering outdoor storage. Further, complying with Total Floor Area requirements 
of Home Occupation 2 will pose significant challenges, with those issues being 
addressed by a Home Occupation 3 designation. 
 
In conclusion, the application should be evaluated using the Similar Use Provision 
as Home Occupation 3. 
 
Compliance History at Subject Property 
 
The Applicant has proposed that onsite business activity will occur in an existing 
accessory building (i.e., Garage). A Development Permit (D2022:006) was issued 
for the accessory building in September 2022 and the building was successfully 
erected in the fall of 2022. 
 
In December 2022, the Town addressed an unauthorized automotive services 
business operating at the subject property. While this activity was not permitted, 
the current application demonstrates the applicant’s intent to seek planning 
approval before engaging in further business operations. This proactive approach is 
noted as a positive step toward maintaining compliance with the Land Use Bylaw. 
 
The property also features a Tiny Home, classified as an accessory building, for 
which no Development Permit has been issued. The property should be brought into 
compliance prior to any activity being permitted, as a separate matter.  An 
accessory building used as a secondary suite is permissible as a discretionary use in 
an R2 District and its foreseeable that the current non-compliance can be 
satisfactorily addressed through the development process. 
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Public Notification and Feedback 
 
To ensure transparency and community engagement, the application was 
advertised on the Town of Irricana website from October 28, 2024, to December 9, 
2024. 
 
Further, given the discretionary nature of the proposed activities and the potential 
for impacts to adjacent property owners, letters were sent to 59 property owners 
within ~100 meters of the subject location. 
 
Five responses were received, focusing primarily on: 
 

• Traffic and Parking:  Potential for increased traffic or inadequate onsite  
     parking. 

• Noise and Nuisances:  Potential disruptions from onsite vehicle   
     diagnostics or repairs. 

• Environmental Safety:  Safe storage and disposal of hazardous or   
     environmentally impactful materials. 

• Aesthetic Impact:   Concerns about outdoor storage affecting the  
     residential character. 

 
These concerns are understandable and align with the objectives of the Land Use 
Bylaw to maintain residential integrity. Further, anecdotal concerns about non-
compliances have been raised, although the Town of Irricana has not received any 
formal complaints or observed non-compliances beyond those already discussed in 
the report. 
 
The Development Officer believes that concerns raised through public feedback can 
be mitigated through appropriate conditions of approval, and that the Applicant is 
amenable to addressing concerns from the public. 
 
Analysis 
 
Compliance with Land Use District Objectives 
 
While automotive services are not explicitly allowed, the Similar Use Provision 
allows MPC discretion to evaluate compatibility with R-2 District objectives. The 
low-volume nature of the proposed business and its focus on off-site services 
reduce its potential impact on the residential character. 
 
Traffic and Parking Considerations 
 
The application indicates minimal onsite client activity and low-volume onsite 
operations of this nature are unlikely to generate traffic beyond what is typical for 
the area. 
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Nevertheless, the Applicant should demonstrate that adequate parking exists for 
personal and business-related vehicles. Further, an onsite parking plan should 
demonstrate how, if necessary, screening is to be provided to minimize aesthetic 
concerns. 
 
Noise and Nuisance Control 
 
The nature of the proposed activities creates the potential for noise and nuisances 
that could detract from the residential character of the location and unduly impact 
adjacent properties. Noise and nuisances of note include: 
 

• Operational Noise from Automotive Activities 
 
Diagnostics, minor repairs, or maintenance activities (e.g., use of tools, air 
compressors, or engine testing) may generate noise that could disturb 
nearby residents. Sound levels from activities conducted in garages or 
accessory buildings can carry through open doors or thin walls. 
 
Noise from vehicles arriving, departing, or idling for extended periods is 
foreseeable, with noise during early morning or late evening hours being of 
particular concern. 

 
• Odors and Emissions 

 
Automotive maintenance or repairs may produce fumes or odors (e.g., from 
fuel, cleaning products, or exhaust). These odors could affect neighboring 
properties, especially during prolonged or repeated activities. 

 
Conditions restricting outdoor work and limiting operational hours can mitigate 
these concerns, as can requiring enhanced ventilation in workspaces. 
 
 
Materials and Environmental Safety 
 
Hazardous materials and equipment should be securely stored indoors to prevent 
environmental impacts or neighborhood aesthetic disruptions. As a condition of 
approval, the Applicant should provide a detailed description of the materials that 
are commonly stored onsite, how they are stored, and how fire and environmental 
safety issues (e.g., A chemical spill) will be addressed. 
 
Whereas automotive work in a residential district is commonplace, the increased 
frequency of those activities creates a meaningful risk of long-term site / soil 
contamination. These risks are commonly accepted in commercial and industrial 
locations, however, that the enhanced risk occurs in a residential neighbourhood 
should weigh heavily in decision-making as they could impact future use or 
redevelopment of the land (i.e., Land sterilization). 
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Further, local Fire Services should review the site for hazards and impose any 
restrictions or conditions they deem necessary to maintain public safety. For 
example, it may be necessary to insist that chemicals be stored in an anchored fire-
safe cabinet with drip trays. 
 
Aesthetic Impacts 
 
Using screening to minimize visual impacts can help ensure the proposed business 
maintains the aesthetic character of the residential neighborhood. Of particular 
note: 
 

• Concealment of Business-Related Activities 
Screening can hide tools, equipment, vehicles, or other business-related 
materials that are temporarily stored outdoors. Generally, business activities 
are expected to be conducted within the accessory building. 
 

• Preservation of Residential Character 
By visually separating business activities from neighboring properties, 
screening helps maintain the appearance of a purely residential area. The 
subject property abuts two roadways; however, the accessory building is not 
prominent from either roadway. 
 

• Reduction of Light Pollution 
Adequate fencing or plantings can block headlights from vehicles leaving the 
property. Further, considering the style, location, and direction light fixtures 
minimizes the potential for light pollution to impact adjacent properties. 

 
Conclusion 
 
Development Permit Application D2024:011 seeks approval for a discretionary use 
that is not explicitly permitted but may align with the R-2 District objectives under 
the Similar Use Provision.  
 
MPC should weigh public concerns, previous non-compliance, and the applicant’s 
willingness to comply with conditions in determining whether the application aligns 
with the Town’s Land Use Bylaw and objectives. 
 
 
Circulation and Comment: 
 
The application was advertised on the Town of Irricana website from October 28, 
2024, to December 9, 2024. Further, letters were issued to 59 property owners 
within ~100 meters of the subject location seeking feedback. 
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Recommendation: 
 
The Development Officer recommends that D2024:011 be approved with the 
conditions listed (below). Unless otherwise specified, conditions shall be managed 
administratively and are subject to the satisfaction of the Development Officer. 
 
Although a permanent approval may be granted, MPC may opt to consider a 
Temporary Development Permit (Up to one year) in accordance with Section 5.4.4 
of the Land Use Bylaw as an interim step. 
 
Should MPC determine the application is unsuitable, clear reasons for refusal should 
be provided, such as citing incompatibility with the R-2 District or inability to 
address public concerns effectively. 
 
Recommended Conditions of Approval 
 

1. The subject property shall be brought into compliance with the Land Use 
Bylaw prior to the commencement of business activity. 

 
2. The Applicant shall obtain AMVIC licensing prior to the commencement of 

business activity. 
 

3. All onsite business activities, including diagnostics and minor maintenance, 
must occur indoors within the existing accessory building (Garage). 
 

4. Hours of operation shall be limited to 8:00am to 8:00pm (Monday to Friday) 
and 9:00am to 5:00pm (Saturday, Sunday, and Holidays). Should this 
condition conflict with other local ordinances, current or future, those 
ordinances shall prevail. 
 

5. No long-term outdoor storage of vehicles, equipment, or supplies is 
permitted. Temporary storage not lasting more than 24-hours in a 72-hour 
period is permitted. 
 

6. Business operations must not result in noise, odors, or nuisances beyond the 
property boundaries (in compliance with Section 5.4.5 of the Land Use 
Bylaw). Outdoor idling of business-related vehicles is prohibited. 

 
7. Onsite work is restricted to light-duty and medium-duty vehicles. Heavy-duty 

vehicles, heavy equipment, mobile equipment, and recreational vehicles are 
prohibited.  
 

8. The Applicant shall provide and maintain a list of commonly stored materials 
which are hazardous, flammable, or pose an environmental risk. The list shall 
be provided to the development authority or local emergency services, upon 
request. 
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All goods and materials must be stored and disposed of in accordance with 
applicable municipal, provincial, and federal regulations. 
 

9. The Applicant shall provide an onsite hazard response plan which, at a 
minimum, identifies healthy, safety, and environmental risks and a response 
plan associated with those risks (e.g., Chemical spills, containment, and 
remediation). The Development Authority may, at its discretion, require soil / 
environmental testing at the Applicant’s expense. 
 

10.Onsite parking must accommodate all business-related vehicles without 
encroaching on public roads. A parking plan shall be provided to show how 
non-residential vehicles are to be managed on the property. 
 

11.The Development Authority may, at its discretion, require improvements to 
the accessory building to ensure safety and nuisance control. This may 
include, but is not limited to, ventilation / exhaust control and spill 
containment. 
 

12. The Applicant shall arrange for a fire safety inspection and conform to all 
requirements, as specified, prior to the commencement of business activity. 



  

Agenda Item G1 - D2024:011 (Newstead) Page 8 of 8 
 

Recommendation Motion(s): 
 
 
Option #1:  
 

Motion #1: THAT Development Application D2024:011 be 
approved, subject to the recommended conditions. 

 
Option #2:  
 

Motion #1: THAT Development Application D2024:011 be 
temporarily approved, subject to the recommended 
conditions. 

 
Motion #2: THAT the approval shall be valid for one-year from 

the date of the approval. 
 
Option #3:  
 

Motion #1: THAT Development Application D2024:011 be 
refused. 

 
Option #4: 
 

As determined by the Municipal Planning Commission. 
 
 
Respectfully submitted, 
 
 
 
“Doug Hafichuk”  

Development Officer  
 
 
ATTACHMENTS: 
Attachment ‘A’ – D2024:011 Development Permit Application 
Attachment ‘B’ – Circulation Letter (Template) 
Attachment ‘C’ – Circulation Public Comments 
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Attachment ‘A’ – D2024:011 Development Permit Application 
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Attachment ‘B’ – Circulation Letter (Template) 



 
 
October 28, 2024 
 
 
Registered Property Owner 
PO Box 357 
#32, 309 – 3 Avenue 
Irricana, Alberta T0M 1B0 
 
 
Dear Property Owner, 
 
The Town of Irricana has received a Development Permit Application for 339 – 3rd Street (Block 12, Lots 21-24 
Plan 5087W) for the purpose of operating Licensed Automotive Services from the property, including Mobile 
Mechanic Services and onsite storage of related materials (e.g., Batteries, Oil & Lubricants, Filters).  The application 
can be viewed by visiting the Town of Irricana Website (Municipal Government Page, Planning & Development Tab). 
 
Under the Irricana Land Use Bylaw (Bylaw 007:2023), the Residential Two-Dwelling Restricted District (R2) allows 
the Municipal Planning Commission (MPC) to consider the application as a Discretionary Use, specifically Home 
Occupation 3 – Major. 
 
As an adjacent landowner who may be impacted by a Discretionary Use, the Town of Irricana would like to hear 
your thoughts on this application.  You are not required to reply, however, your input may assist the Municipal 
Planning Commission in determining the if the application is approved (including approval conditions) or denied. 
 
If you have any comments about this application, please submit them in writing by November 15, 2024 to: 
 

via Mail      via Email 
Town of Irricana      
PO Box 100   OR  Irricana@Irricana.com 
Irricana, AB  T0M 1B0      

 
Please be sure to include your name and address (Municipal or Legal), and reference application D2024:011. 
 
Whether you’re in support of the application, opposed to it, or simply wish to share your thoughts, your feedback 
is welcome.  Please be aware that names, addresses, and comments are part of the public record, and are shared 
with the Municipal Planning Commission in a public report at a public meeting. 
 
Best Regards, 
 
 
Doug Hafichuk      
Chief Administrative Officer, Town of Irricana 
P: (403) 935-4672 | E: dhafichuk@irricana.com 
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0 
W: www.irricana.com      cc:  File 

file://TOI-DC1/Shares/Branding/Email%20Signature/www.irricana.com
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Attachment ‘C’ – Circulation Public Comments 
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