


Item D1
Minutes from August 11, 2025 MPC Meeting







G. NEW BUSINESS

() Item G1: Variance Request D2025:020 Soppit

Moved by Member Sim that MPS approve variances to reduce the rear
yard setback from 15.m to 0.96m and the side yard setback from 1.0m
to 0.67m for the existing accessory building (wood shed) at 229 — 6
Street.

CARRIED

H. ADJOURN
() Adjournment
Moved by Member Fleming to adjourn the meeting at 6:52 pm.

Jim Bryson Doug Hafichuk
Chairperson Chief Administrative Officer
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utility sink. Water and wastewater servicing will be provided through heated and
insulated 1,000-litre tanks, which will be emptied and refilled routinely through a
licensed hauling provider. While a formal agreement is not yet in place, the
applicant has indicated an intent to work with a nearby provider, Cowboy Septic,
once construction begins.

Noise-generating equipment, including compressors and furnaces, will be located
entirely within the building envelope. The applicant has committed to maintaining a
maximum noise level of 80 decibels or lower at the property boundary.

In addition, external lighting will be limited to solar-powered LED fixtures with
motion sensors and downward shielding, reducing light pollution while ensuring site
safety. Six perimeter lights and up to four building-mounted units are anticipated.

Outdoor storage will include raw materials secured in sea cans and finished
products stored on industrial racking along the southern edge of the site. Daily
operations are expected to generate one truck movement in and out of the site,
with bi-weekly delivery of raw materials in bulk. Defective product waste is
estimated at one tonne per month and will be disposed of at an approved landfill
site.

While minor updates are needed to the site plan to more clearly define storage
areas, circulation routes, and emergency vehicle access, the current proposal is
well-aligned with the Town’s expectations for light industrial development and
demonstrates thoughtful consideration of operational impacts.

Fire & Environmental Safety

The proposed operation includes the on-site use and storage of materials that
require thoughtful fire and environmental risk management. As part of the
application, the applicant has provided a preliminary fire suppression approach and
a detailed inventory of materials expected to be present during normal operations.

Three primary materials will be stored and used on site: fiberglass roving, polymer
resins and activators, and the finished composite rebar products. Fiberglass roving
is non-hazardous and presents no significant risk of spill or combustion. Finished
rebar products are similarly inert and will be stored outdoors on metal racking.

The key environmental consideration involves the storage and handling of polymer
resins and activators, which are classified as Category 3 flammable liquids under
applicable codes. These will initially be stored indoors on a concrete pad with
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secondary containment, including the use of drip trays beneath all barrels. During
warmer months, the applicant may relocate storage to sea cans, which will also be
outfitted with spill trays to ensure environmental protection. The applicant has
acknowledged that all practices will be adapted as required to meet Alberta
Environmental Protection standards and Building Code requirements.

To address fire safety, the site will be equipped with portable fire extinguishers
located throughout the facility, based on the recommendations of a safety officer.
In addition, the applicant has proposed a mobile foam and water suppression
trailer, which will be housed on-site and can be rapidly deployed in the event of a
fire involving flammable liquids. This unit is intended to supplement conventional
suppression efforts and demonstrates a proactive approach to managing fire risk.

Although the facility will not include a fixed water source for firefighting, the
applicant has confirmed that, if required by Building Code or Fire Code, additional
storage tanks or interior suppression systems will be added. This ensures that
regulatory compliance can be met without delaying the core aspects of
development.

As a condition of approval, the Town will require the applicant to disclose a full list
of on-site chemicals and hazardous materials to the local Fire Department, and to
coordinate a Fire Safety Inspection prior to occupancy. This step will ensure that
the facility is reviewed by emergency responders and that any additional
requirements for equipment, signage, or access are implemented before the site
becomes operational.

The proposed fire safety measures are appropriate for a small-scale industrial
operation in a rural context. When combined with the planned containment features
and administrative oversight, the risk to neighbouring properties and the broader
environment is considered low and manageable.

Administrative Comments

The Development Officer has reviewed the proposed development in the context of
the Land Use Bylaw, the physical characteristics of the site, and the operational
information provided by the applicant. The use of the property as a Manufacturing
Establishment is a Discretionary Use within the Light Industrial District, and the
application represents a strong alignment with both the intent and purpose of that
district.

The proposed facility is straightforward in its form and function, and the business
model is well-suited to a small rural industrial park.
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The applicant has provided extensive background information and has
demonstrated a clear understanding of municipal expectations related to noise,
light, safety, and environmental protection. While there are a few technical details
still to be resolved — such as final site circulation and the formalization of hauling
services — these are relatively minor in nature and can be effectively managed
through standard conditions of approval and the execution of a Development
Agreement.

Importantly, the application is not speculative. The applicant is prepared to begin
construction immediately, and this project represents the first formal development
in the newly established Pioneer Industrial Park. As such, the proposed use sets a
valuable precedent for future investment in the area. The proposed scale, design,
and servicing approach reflect a realistic and implementable plan, supported by
engineered drawings and a clear operational roadmap.

The Development Officer is satisfied that the application is complete and ready for
decision. It is appropriate to allow construction to proceed while reserving the
ability to administer remaining matters — such as signage, servicing confirmation,
and emergency access — through conditions and post-approval agreements. No
significant concerns have been raised that would warrant withholding approval at
this time.

Recommended Conditions of Approval

Should the Municipal Planning Commission approve Development Permit
D2025:003, the Development Officer recommends the following conditions:

1. Development Agreement

That the applicant enters into a Development Agreement with the Town of Irricana,
to the satisfaction of the Development Officer, prior to commencement of
construction.

The agreement may address matters such as securities, landscaping, servicing,
emergency access, and other technical details not fully resolved in the initial
application.

2. Updated Site Plan Submission

That a revised site plan be submitted to the satisfaction of the Development Officer,
prior to construction, clearly identifying:

e Final placement of all buildings and sea cans

Agenda Item G1 - D2025:003 Eco Flex Materials Page 5 of 7




e Truck and trailer circulation routes
e Outdoor storage and laydown areas
o Emergency vehicle access throughout the site

3. Odour and Emissions

That the operation shall not emit odours, airborne particles, or other emissions that
cause nuisance beyond the boundaries of the subject property. If such impacts are
identified, the Town may require the applicant to implement mitigation measures to
the satisfaction of the Development Officer.

4. Fire Safety Coordination

That a complete list of on-site chemicals and hazardous materials, along with
details of the proposed fire suppression equipment (including the trailer-mounted
foam suppression system), be provided to the Irricana Fire Department. A Fire
Safety Inspection of the completed facility shall be arranged and completed to the
satisfaction of the Fire Department prior to occupancy.

5. Servicing Confirmation

That the applicant provide written confirmation, to the satisfaction of the
Development Officer, of a licensed water and septic hauling service prior to the
commencement of operations.

6. Compliance with Building and Safety Codes

That all development and operations shall comply with the Alberta Building Code,
Alberta Fire Code, and any other applicable provincial regulations, including any
additional fire suppression requirements identified through the building permit
review. The Applicant is required to provide, to the satisfaction of the Development
Officer, evidence of compliance with the above requirements prior to occupancy.

Circulation and Comment:

This application was not circulated to adjacent landowners or external agencies, as
the proposed development is a listed Discretionary Use within the Light Industrial
District, does not require any variances, and is not adjacent to any sensitive land
uses.

The site is physically separated from residential or public areas, and the scale and
nature of operations present minimal risk of off-site impacts. Noise, lighting, and
fire safety measures have been appropriately addressed.
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Recommendation:

That the Municipal Planning Commission approve Development Permit Application
D2025:003 for a Manufacturing Establishment at 263045 Township Road 274,
subject to the conditions outlined in this report, including execution of a
Development Agreement and submission of updated site details to the satisfaction
of the Development Officer.

Recommendation Motion(s):

Option #1:
Motion #1: THAT the Municipal Planning Commission approve
Development Permit Application D2025:003 for a
Manufacturing Establishment at 263045 Township Road
274, subject to the conditions of approval as outlined in
the Administrative Report dated October 6, 2025.
Option #2:

As determined by the Municipal Planning Commission.

Respectfully submitted,

“Doug Hafichuk”

Chief Administrative Officer

ATTACHMENTS:

Attachment ‘A’ — Development Permit Application
Attachment 'B’ — Supplemental Materials
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Item G1

Attachment 'A' - Development Permit Application

















































Building Permit Number Project Reference
(for Authority Having Jurisdiction) (for Coordinating Registered Professional)

National Building Code — 2023 Alberta Edition
Schedule A

relevant experience for the project and has confirmed the coordinating registered professional and the professional permit
holder they are appointed by (if applicable) are licensed in accordance with the Architects Act or the Engineering and
Geoscience Professions Act.

The undersigned owner shall identify the constructor to the authority having jurisdiction as soon as possible.

Name of constructor (if known)

Constructor's contact information:

The undersigned owner shall

(a) ensure the relationship between the coordinating registered professional and the constructor is clear with regard
to meeting the Safety Codes Act (SCA) related requirements of the project;

(b) notify the authority having jurisdiction should the undersigned coordinating registered professional or the
undersigned professional permit holder (if applicable) cease to be retained at any time during the project.
Notification shall be given before the date the coordinating registered professional or the professional permit
holder (if applicable) ceases to be retained,; if that is not possible, then as soon as possible;

(c) cease work on the portion of the project for which the undersigned coordinating registered professional was
responsible should the coordinating registered professional or the undersigned professional permit holder (if
applicable) cease to be retained until such time as

(i) anew coordinating registered professional or the professional permit holder the coordinating registered
professional is appointed by (if applicable) is retained, and
(i) a new Schedule A is filed with the authority having jurisdiction;

(d) notify the authority having jurisdiction should a registered professional of record or the professional permit holder
the registered professional of record is appointed by (if applicable) cease to be retained at any time during the
project. Notification shall be given before the date the registered professional of record or the professional permit
holder the registered professional of record is appointed by (if applicable) ceases to be retained; if that is not
possible, then as soon as possible; and

(e) cease work on the portion of the project for which the registered professional of record was responsible should a
registered professional of record or the professional permit holder the registered professional of record is
appointed by (if applicable) cease to be retained until such time as

(i) anew registered professional of record or the professional permit holder the registered professional of
record is appointed by (if applicable) is retained, and
(i) a new Schedule B is filed with the authority having jurisdiction.

The undersigned coordinating registered professional shall
(a) identify the project scope and the details of the project;
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Building Permit Number Project Reference
(for Authority Having Jurisdiction) (for Coordinating Registered Professional)

(b)

(©)

(d)

(e)

()
(9)
(h)

0

(k)

o

National Building Code — 2023 Alberta Edition
Schedule A

determine if professional involvement is required by the NBC(AE), SCA, Architects Act, Engineering and
Geoscience Professions Act and authority having jurisdiction. A building code analysis to support the coordinating
registered professional’s determination of professional involvement shall be attached to this schedule or included
with the drawings and specifications submitted in support of the building permit application;
document the registered professionals of record and the professional permit holder each registered professional
of record is appointed by (if applicable) that will perform the following work as applicable

(i) Architectural/licensed interior design

(iiy Structural

(i) Mechanical

(iv) Electrical

(v) Geotechnical
identify all authorized entities involved in the project

(i) Authority having jurisdiction

(i) Owner, owner's designated representative and the owner's agent (if applicable)

(iii)y Professional permit holders

(iv) Coordinating registered professional

(v) Registered professionals of record
the list of authorized entities shall be attached to this schedule or included with the drawings and specifications
submitted in support of the building permit application;
confirm, through documentation, that all registered professionals of record and professional permit holders
involved in the project are competent to perform their responsibilities and are licensed with a sufficient scope of
practice in accordance with the Architects Act or the Engineering and Geoscience Professions Act. (See Note A-
1.4.1.2.(1) of Division A of the NBC(AE).);
document changes to the authorized entities involved in the project;
document changes to the project scope;
coordinate the design done by the registered professionals of record to ensure that the design will substantially
comply with the NBC(AE) and the SCA;
obtain Schedule C-2 from each registered professional of record with supporting Schedules C-3 (if applicable)
attached to ensure that field reviews have been completed and the final design of the project (including approved
changes), as constructed, substantially complies with the NBC(AE) and SCA,;
ensure authenticated documents submitted to the coordinating registered professional are authenticated by a
registered professional in accordance with the requirements of the Architects Act or the Engineering and
Geoscience Professions Act;
notify the owner and authority having jurisdiction should they or the undersigned professional permit holder (if
applicable) cease to be retained at any time during the project. Notification shall be given before the date the
coordinating registered professional or the professional permit holder (if applicable) ceases to be retained; if that
is not possible, then as soon as possible; and
notify the owner and authority having jurisdiction should a registered professional of record or the professional
permit holder the registered professional of record is appointed by (if applicable) cease to be retained at any time
during the project. Notification shall be given before the date the registered professional of record or the
professional permit holder the registered professional of record is appointed by (if applicable) ceases to be
retained,; if that is not possible, then as soon as possible.
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Building Permit Number Project Reference
(for Authority Having Jurisdiction) (for Coordinating Registered Professional)

National Building Code — 2023 Alberta Edition
Schedule A

All information required above shall be fully transparent and readily available to all authorized entities involved in the
project.

The undersigned professional permit holder shall notify the owner and authority having jurisdiction should they or the
undersigned coordinating registered professional cease to be retained at any time during the project. Notification shall be
given before the date the professional permit holder or coordinating registered professional ceases to be retained; if that is
not possible, then as soon as possible.

The undersigned owner and coordinating registered professional confirm they have read and understand Part 1 of
Division A and Part 2 of Division C of the NBC(AE).

The undersigned coordinating registered professional gives assurance of competence in the necessary fields of expertise
to undertake the project and that they are a registered professional as defined in the NBC(AE).
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Building Permit Number
(for Authority Having Jurisdiction)

Project Reference
(for Coordinating Registered Professional)

National Building Code — 2023 Alberta Edition
Schedule A

Professional Permit Holder (if applicable)

Professional permit holder's phone number

Professional permit holder's e-mail (print)

Coordinating Registered Professional

Michael J. McLeod, P.Eng.

Coordinating registered professional's legal name (print)

21041 Big Hill Springs Rd.
Rocky View, AB
T4B 4P9

Coordinating registered professional's address (print)

Coordinating registered professional's phone number

Professional permit holder's validation

Coordinating registered professional's e-mail (print)

Coordinating registered professional's authentication
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Building Permit Number Project Reference
(for Authority Having Jurisdiction) (for Coordinating Registered Professional)

National Building Code — 2023 Alberta Edition
Schedule A

Owner

Owner's legal name (print)

Owner's designated representative's or agent's legal
name (print)

Owner's address (print)

Owner's phone number Owner's, owner's designated representative's or agent's
signature
Owner's e-mail (print) Date
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Building Permit Number Project Reference / Components
(for Authority Having Jurisdiction) (for Registered Professional of Record)

National Building Code — 2023 Alberta Edition
Schedule B

date the registered professional of record or the undersigned professional permit holder (if applicable) ceases to
be retained; if that is not possible, then as soon as possible; and

(d) they are a registered professional as defined in the NBC(AE) and licensed with a sufficient scope of practice in
accordance with the Architects Act or the Engineering and Geoscience Professions Act. (See Note A-1.4.1.2.(1)
of Division A of the NBC(AE).)

The design and field reviews delegated to other registered professionals are described in the drawings and specifications
prepared by the undersigned registered professional of record and the following Schedules C-3 shall be provided after
substantial completion of the project. The undersigned registered professional or record shall confirm, through
documentation, that registered professionals and the professional permit holder each registered professional is appointed
by (if applicable) that have been delegated design and field reviews are competent to perform their responsibilities. The
undersigned registered professional of record will review or coordinate the review of all applicable shop drawings.

Schedules C-3 required:

The constructor is responsible under the SCA to ensure that the work complies with the drawings and specifications.

The undersigned professional permit holder shall notify the coordinating registered professional should they or the
undersigned registered professional of record cease to be retained at any time during the project. Notification shall be
given before the date the professional permit holder or registered professional of record ceases to be retained; if that is
not possible, then as soon as possible.
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Building Permit Number
(for Authority Having Jurisdiction)

Project Reference / Components
(for Registered Professional of Record)

National Building Code — 2023 Alberta Edition
Schedule B

Professional Permit Holder (if applicable)

Professional permit holder's phone number

Professional permit holder's e-mail (print)

Registered Professional of Record

Michael J. McLeod, P.Eng.

Registered professional of record's legal name (print)

21041 Big Hill Springs Rd.
Rocky View, AB
T4B 4P9

Registered professional of record's address (print)

Registered professional of record’'s phone number

Professional permit holder's validation

Registered professional of record's e-mail (print)

Registered professional of record's authentication
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Attachment 'B' — Supplemental Materials










































