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Council Chambers, Irricana Centennial Centre, 222 2 Street

Date:  October 20, 2026 Time:  6:15PM

A. ATTENDANCE

B. CALL TO ORDER

C. AGENDA

D. MINUTES

Item D1:  Minutes from September 8, 2026 MPC Meeting

E. OLD BUSINESS

F. NEW BUSINESS

Item F1: S2026:001 Morrison (Light Industrial Subdivision)
Item F2:  D2026:019 Truline Contracting (Single-Family Home)

G. ADJOURN
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Minutes from September 8, 2026 MPC Meeting
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MUNICIPAL PLANNING COMMISSION
Council Chambers, Irricana Centennial Centre, 222 2 Street

Date:  September 8, 2026 Time: 6:30 PM

A. ATTENDANCE  

Members:
Councillor:  Nathanial Fleming, Chair
Deputy Mayor: Julie Sim   
Councillor:  Megan Hoefnagel

Support Staff: 
CAO:   Doug Hafichuk
Staff:  Patty Malthouse   

B. CALL TO ORDER

(i) The meeting was called to order by Chairperson Fleming at 6:29 pm.

C. AGENDA

(i) Item C1:  Adopt Agenda

  Moved by Member Sim to adopt the Agenda, as submitted. 
  CARRIED 
  

D. MINUTES

(i) Item D1: Minutes from July 20, 2026 MPC Meeting
   
  Moved by Member Hoefnagels to accept the Minutes from the 
  July 20, 2026 MPC Meeting, as presented.
  CARRIED 

E. CORRESPONDENCE FROM PREVIOUS MEETING
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F. NEW BUSINESS

(i) Item F1: D2026:011 Variance Request

Moved by Member Sim that the Municipal Planning Commission approve 
a variance to the required side-yard setback from 1.5 meters to 0.2 
meters for the shipping container located at 56 Booth Crescent (Lot 51, 
Block 16, Plan 7910060), in support of Development Permit Application 
D2026:011.
CARRIED 

G. ADJOURN

(i) Adjournment

Moved by Member Hoefnagels to adjourn the meeting at 6:38 pm.
CARRIED 

Chairperson Chief Administrative Officer
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To:  Chair and Commission Members

From: Chief Administrative Officer

Date:  October 20, 2026

Purpose:  Request for Decision

Subject:  S2026:001 Morrison Light Industrial Subdivision

Application Details:

File No.:   S2026:001
Applicant:   Austin Morrison
Landowner:   Austin Morrison & Mackenzie Scott
Property Address: 173 – 1 Avenue, Irricana, Alberta
Legal Description: Lot 1, Block 2, Plan 0210178

Summary:

Administration has received an application to subdivide an approximately 8.12-acre 
property at 173 – 1 Avenue into two Light Industrial (I-L) parcels of approximately 
2.05 acres each and a retained residential parcel of approximately four acres. The 
property is located immediately west of Pioneer Industrial Park, with the CN Three 
Hills Subdivision railway corridor adjoining its northern boundary.

The proposed industrial parcels are also the subject of Bylaw 005:2026, which would 
redesignate the affected lands from Urban Reserve (UR) to Light Industrial (I-L). 
Council is scheduled to consider the redesignation following a public hearing on 
October 20, 2026. The subdivision is being presented to the Municipal Planning 
Commission (MPC) in advance of that decision, with endorsement proposed to be 
conditional upon the redesignation coming into force.

Administration has reviewed the proposed subdivision against the Town's planning 
framework, parcel configuration requirements, access and servicing considerations, 
surrounding land uses and agency referral comments. The proposal represents a 
logical extension of the Town's established industrial development pattern, and the 
proposed parcels are appropriately configured for future development. Subject to 
resolution of the outstanding servicing-policy and municipal reserve considerations, 
Administration recommends conditional approval.
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Background and Discussion:

Application and Site Context

The subject property is located in the northwestern portion of Irricana, immediately 
west of Pioneer Industrial Park. The approximately 8.12-acre parcel is currently 
designated Urban Reserve (UR) and contains an existing residential dwelling, 
accessory improvements and associated private servicing infrastructure. The balance 
of the property remains predominantly undeveloped.

The surrounding area includes established and emerging industrial development, the 
CN railway corridor, larger undeveloped landholdings and residential uses farther to 
the south and east.

Pioneer Industrial Park provides relevant context for the application. Its eleven 
industrial parcels were committed prior to subdivision endorsement in 2025, with 
development activity now underway on several properties. The Morrison proposal 
would extend this industrial development pattern westward while retaining the 
existing residential use on the remainder of the property.

The tentative plan of subdivision, prepared by Terradigm and dated July 15, 2026, 
proposes the following parcel configuration:

Proposed Parcel Approximate Area Intended Land Use
Industrial Parcel 1 2.05 acres Light Industrial (I-L)
Industrial Parcel 2 2.05 acres Light Industrial (I-L)
Retained Parcel 4.00 acres Residential / Urban Reserve (UR)

Both industrial parcels would have direct frontage onto the existing paved 1 Avenue 
roadway, with their northern boundaries adjoining the CN railway corridor. The 
retained parcel would continue to accommodate the existing dwelling and associated 
residential improvements.

The proposed industrial parcels satisfy the applicable dimensional requirements of 
the I-L District and provide reasonable opportunities for future development.

No specific industrial buildings or operations are proposed at this stage. The 
application is intended to establish the legal parcels, with subsequent development 
subject to the Town's development approval process.
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PLANNING FRAMEWORK

Municipal Development Plan

The Town's Municipal Development Plan (MDP) identifies lands in northern Irricana 
for future Business Industrial development, including activities that may require 
larger parcels, outdoor storage or other characteristics commonly associated with 
light industrial uses.

The proposed subdivision is situated within this general area and would extend an 
established industrial development pattern. It is therefore consistent with the MDP's 
long-term land-use direction and broader objectives of supporting economic 
development and maintaining an adequate supply of industrial lands.

The MDP also emphasizes appropriate relationships between industrial development 
and surrounding land uses, together with suitable access, servicing and stormwater 
management.

These considerations are particularly relevant given the existing residential use on 
the retained parcel, the adjoining railway corridor and the absence of conventional 
municipal water and sanitary servicing.
Administration has considered these matters as part of the subdivision review, with 
the relevant findings discussed below.

Land Use Bylaw and Redesignation

The property is currently designated Urban Reserve (UR) under Land Use Bylaw 
007:2023.  Bylaw 005:2026 proposes to redesignate the two industrial parcels to 
Light Industrial (I-L), while the retained residential parcel would remain UR.

The proposed industrial parcels satisfy the applicable dimensional requirements of 
the I-L District. The Land Use Bylaw also provides a framework for regulating future 
development, including building setbacks, access, parking, landscaping, screening, 
outdoor storage and other site-specific requirements.

MPC is scheduled to consider the subdivision earlier on October 20, before Council 
considers the redesignation bylaw following the public hearing.  Administration 
proposes that subdivision approval be conditional upon Bylaw 005:2026 being 
adopted and coming into force before endorsement. 

This would preserve Council's independent consideration of the redesignation while 
ensuring that the proposed industrial parcels are not endorsed until the appropriate 
land-use designation is established.
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Subdivision Suitability

The proposed parcels are of sufficient area and configuration to accommodate future 
development under the intended I-L designation and have direct frontage onto an 
established municipal roadway.

Their location adjacent to Pioneer Industrial Park is consistent with the Town's 
intended industrial development pattern. The retained residential parcel is also of 
sufficient size to continue accommodating the existing dwelling and associated 
improvements. 

Administration has not identified a physical constraint that would, on its own, make 
the proposed parcel configuration unsuitable for subdivision.  The principal 
considerations relate to the location of existing residential improvements and private 
servicing, future utility arrangements, and the interface with the adjoining railway 
corridor.

These matters can generally be addressed through subdivision conditions and 
subsequent development approvals, subject to the applicable MDP servicing 
requirements.

SITE ACCESS AND SERVICING

Road Access and Transportation

Both proposed industrial parcels front directly onto 1 Avenue, an existing paved 
municipal roadway, approximately 9.0 metres wide, with a posted speed limit of 30 
km/h.

The preliminary review has not identified road geometry or visibility concerns 
requiring reconstruction or upgrading of 1 Avenue to accommodate the subdivision.
Each industrial parcel can be provided with an individual approach from 1 Avenue. 
The appropriate location and design of those approaches will depend on future 
development, including building placement, vehicle movements and internal site 
circulation.

Administration therefore recommends addressing approach construction through the 
development approval process rather than requiring improvements before the nature 
of the industrial uses is known.

Water Servicing

Municipal water infrastructure is not presently available to service the proposed 
industrial parcels, and no extension of the Town's water system is contemplated 
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through the subdivision. The existing residence is served by a private well, which is 
not intended to service the proposed industrial parcels.

The Municipal Development Plan and Land Use Bylaw generally contemplate 
connection to municipal servicing infrastructure but recognize that alternative 
servicing arrangements may be appropriate where their adequacy can be 
demonstrated.

While certain industrial uses may require a dedicated water supply, others have 
relatively modest servicing needs. The absence of municipal water infrastructure may 
limit some forms of development; however, a range of uses contemplated within the 
Light Industrial District remain feasible without conventional municipal water 
servicing. This approach is consistent with the limited-servicing model adopted for 
Pioneer Industrial Park in 2025.

As no specific industrial development is presently proposed, the nature and extent of 
future water demand cannot reasonably be determined at this stage. Administration 
therefore considers the assessment of individual water supply requirements more 
appropriately addressed through subsequent development applications, when the 
proposed use and its servicing needs can be evaluated. 

Wastewater Servicing

Municipal wastewater infrastructure is not presently available to service the proposed 
industrial parcels, and no extension of the Town's wastewater system is contemplated 
through the subdivision. 

The existing dwelling is served by a private sewage disposal system, which is not 
intended to service the proposed industrial parcels.  The existing dwelling is served 
by a private sewage disposal system.

The proposed subdivision will establish new property boundaries in proximity to the 
existing residential improvements. Administration therefore recommends a condition 
requiring confirmation that the dwelling, accessory buildings, water well, septic tank, 
disposal field and associated infrastructure remain wholly within the retained parcel 
and maintain applicable setbacks and separation distances.

This confirmation should ordinarily be achievable through appropriate survey or site-
plan information, without requiring additional engineering unless a specific concern 
is identified.
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As with water supply, the Town’s planning documents permit consideration of 
alternative wastewater servicing arrangements where their adequacy can be 
demonstrated.

The servicing requirements of future industrial development will depend on the nature 
of the proposed operations, including anticipated wastewater volumes and 
characteristics. Administration considers these matters appropriately addressed 
through subsequent development and regulatory approvals.

Stormwater Management and Drainage

The proposed subdivision involves the creation of two industrial parcels without 
immediate construction of buildings, paved yards, parking areas or other significant 
impervious surfaces.

Administration's preliminary review has not identified an existing drainage concern 
that would indicate the proposed parcel configuration is unsuitable, nor is there any 
known history with stormwater storage or conveyance on the property.

Although no immediate industrial development is proposed, Administration considers 
it appropriate to establish that stormwater generated within the proposed subdivision 
can be adequately managed without adversely affecting neighbouring properties or 
municipal infrastructure.

Accordingly, Administration recommends a condition requiring a stormwater drainage 
assessment, prepared by a qualified professional, prior to subdivision endorsement. 
The assessment may demonstrate appropriate on-site management, discharge to a 
suitable off-site drainage system or receiving area, or a combination of approaches.

More detailed grading, drainage and stormwater management requirements 
associated with future industrial development will be addressed through subsequent 
development approvals, when building placement, access, outdoor storage, parking 
and other site improvements are known. 

UTILITIES AND RAILWAY INTERFACE

Primary Utilities

The proposed industrial parcels front directly onto 1 Avenue, providing a logical 
corridor for future utility servicing.

FortisAlberta has reviewed the application and confirmed that no easement is 
required for its facilities. ATCO Gas has provided comments respecting existing gas 
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infrastructure, protection of its facilities and coordination of future servicing 
arrangements. TELUS has also reviewed the proposal and identified no concerns 
requiring additional subdivision conditions.

Collectively, the utility referrals have not identified any infrastructure constraints that 
would prevent the subdivision from proceeding. However, the protection of existing 
facilities and accommodation of any necessary utility interests remain important 
considerations.

Administration recommends a condition requiring the applicant to identify and 
register any utility rights-of-way or easements necessary to accommodate the 
subdivision, in consultation with the applicable utility providers, prior to endorsement.

This approach protects necessary utility interests without prescribing corridors or 
easements that may not ultimately be required. Individual service connections, 
extensions and associated infrastructure requirements can be addressed through 
subsequent development approvals and servicing arrangements. 

Railway Adjacency 

The northern boundaries of the proposed industrial parcels adjoin the CN Three Hills 
Subdivision railway corridor.

CN's referral identified several considerations associated with future development 
near railway operations, including building setbacks, fencing, drainage and the 
storage or handling of flammable materials.

The Land Use Bylaw establishes railway setback requirements for residential 
buildings, but these provisions do not automatically apply to industrial development.

CN has requested a minimum 15-metre building setback from the railway right-of-
way. Administration considers this request both reasonable and highly pragmatic. 
Given the depth of the proposed industrial parcels, the setback is not anticipated to 
materially compromise future development opportunities.

Administration therefore recommends securing the 15-metre building setback 
through an appropriate registered instrument prior to subdivision endorsemen

Other matters raised by CN, including boundary fencing, drainage protection and 
operational considerations, can be addressed through future development approvals 
when the nature and layout of the proposed industrial uses are known.
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Landscaping, Screening and Adjacent Land-Use Compatibility

The proposed industrial parcels will share boundaries with the retained residential 
parcel, which contains the existing dwelling.
The Land Use Bylaw establishes landscaping and screening requirements for 
industrial development, including minimum landscaped areas and provisions 
addressing outdoor storage and compatibility with neighbouring properties. Although 
the retained parcel contains an existing residence, it will remain designated Urban 
Reserve (UR), and provisions specifically applicable to lands adjoining a Residential 
District do not automatically apply.

Administration considers landscaping and screening important elements of future site 
development, particularly along the shared boundaries with the retained residential 
parcel. However, the appropriate treatment will depend on the nature and 
configuration of future industrial development, including building placement, outdoor 
storage, parking and internal circulation.

Accordingly, Administration recommends that landscaping and screening plans be 
reviewed through the development approval process, where appropriate 
requirements can be established in accordance with the Land Use Bylaw and the 
specific characteristics of each proposed development. 

Agency Circulation

The subdivision application was circulated to relevant external agencies and utility 
providers. The responses received have informed Administration's assessment and 
recommended conditions.

Agency Response and Administrative Treatment

CN Rail

Requested a 15-metre industrial building setback and additional 
railway interface measures. A registered setback is recommended, 
with other site-specific matters addressed through future 
development approvals.

FortisAlberta
Confirmed that no easement is required. Future electrical servicing 
to be arranged with the provider.

ATCO Gas
Provided comments relating to gas infrastructure and future servicing 
arrangements. Any necessary utility interests will be addressed 
through coordination with the provider.

TELUS No concerns identified requiring additional subdivision conditions.

Aqua7 No response received within the circulation period.
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The recommended conditions address the specific subdivision obligations identified 
through circulation, while matters relating to future construction and operations will 
be considered through subsequent development approvals.

MUNICIPAL RESERVE AND OTHER MATTERS

Municipal Reserve

The parent parcel was created through Plan 0210178 in 2002. The current Certificate 
of Title does not identify a deferred municipal reserve caveat. However, the original 
reserve disposition associated with the 2002 subdivision has not yet been confirmed.

Administration is reviewing the available historical records to determine whether any 
further reserve obligation is applicable.  Unless that review establishes a clear 
statutory basis for additional municipal reserve, Administration's preliminary 
recommendation is that no further dedication or cash-in-lieu condition be imposed.

Development Agreement and Off-Site Levies

Administration has considered whether a development agreement is warranted. 
Unlike the Pioneer Industrial Park subdivision, the Morrison proposal does not involve 
construction of an internal municipal roadway, a communal drainage system or other 
substantial infrastructure improvements, including municipal water or wastewater 
servicing.

As no substantive infrastructure obligations have been identified that would warrant 
a development agreement, Administration does not recommend one as a condition 
of subdivision approval. Individual approaches, site servicing, drainage, landscaping 
and related improvements will generally be addressed through subsequent 
development approvals, while necessary utility rights-of-way and the railway building 
setback can be secured through separate registration requirements.

The Town's existing Off-Site Levy Bylaw addresses municipal water and sanitary 
infrastructure. As neither form of municipal servicing is proposed through the 
subdivision, Administration does not recommend collecting off-site levies at this 
stage.

Consistent with the approach adopted for Pioneer Industrial Park in 2025, 
Administration recommends registering an appropriate instrument against the 
proposed industrial parcels to preserve the Town's ability to collect applicable off-site 
levies when municipal servicing is requested or becomes available, in accordance with 
the applicable bylaw.
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Future development will remain subject to any applicable servicing, infrastructure 
and off-site levy requirements. 

Final Survey, Taxes and Registration

Following subdivision approval, the applicant will be required to submit a final Plan of 
Survey prepared by an Alberta Land Surveyor, substantially conforming to the 
tentative subdivision plan prepared by Terradigm dated July 15, 2026. The final 
survey will establish the precise boundaries and dimensions of the proposed parcels 
and provide the legal basis for registration of the new lots.

Particular attention will be required to ensure that the existing dwelling, accessory 
improvements and associated private servicing infrastructure, including the 
residential well and septic system, remain entirely within the retained parcel. The 
final survey must also demonstrate that applicable setbacks and separation distances 
are maintained, ensuring that the subdivision does not create unintended non-
conformities or servicing conflicts for the existing residential property.

Prior to endorsement, the applicant will be required to satisfy all conditions of 
subdivision approval, including the registration or provision of any required 
easements, rights-of-way and other instruments, and ensure that outstanding 
property taxes owing to the Town have been addressed.

The current Certificate of Title identifies a mortgage against the parent parcel. Any 
necessary lender consent, mortgage discharge or allocation, and related registration 
arrangements will remain the responsibility of the landowners and their lender, in 
coordination with the Land Titles registration process.

Subdivision approval does not itself create the proposed parcels. Following 
satisfaction of the approval conditions and endorsement of the final plan, the 
applicant will be responsible for completing registration through Alberta Land Titles 
within the applicable statutory timelines. 

ANAYLSIS AND RECOMMENDED CONDITIONS

Administration considers the proposed subdivision a logical and appropriate extension 
of Irricana's established industrial development pattern. The proposal is generally 
consistent with the Town's Municipal Development Plan, provides parcels of suitable 
size and configuration for light industrial development, and makes use of existing 
municipal road infrastructure without requiring substantial new municipal 
improvements.
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The principal subdivision considerations have been identified through the planning 
review and agency circulation process. Administration considers these matters 
capable of being addressed through appropriately defined conditions of approval, 
while recognizing that the servicing, site design and operational requirements of 
individual industrial uses will be assessed through subsequent development 
approvals.

Subject to satisfactory resolution of the outstanding municipal reserve, servicing and 
stormwater matters, Administration considers the proposed subdivision suitable for 
conditional approval, with the following conditions recommended to address matters 
requiring resolution before endorsement: 

1. Final Plan of Subdivision: That the applicant submit a final Plan of Survey 
prepared by an Alberta Land Surveyor, substantially conforming to the tentative 
subdivision plan prepared by Terradigm dated July 15, 2026, subject to any 
adjustments necessary to satisfy the conditions of approval and the requirements of 
the Subdivision Authority.

2. Land Use Redesignation: That Bylaw 005:2026, redesignating the proposed 
industrial parcels from Urban Reserve (UR) to Light Industrial (I-L), be duly adopted 
and come into force prior to endorsement of the subdivision plan.

3. Existing Residential Improvements and Servicing: That the applicant provide 
confirmation, satisfactory to the Subdivision Authority, that the existing dwelling, 
accessory buildings, water well, private sewage disposal system and associated 
servicing infrastructure are contained entirely within the retained residential parcel 
and comply with applicable setbacks and separation distances from the proposed 
property boundaries.

4. Utility Rights-of-Way: That the applicant make arrangements, satisfactory to 
the Subdivision Authority, for the identification and registration of any utility rights-
of-way or easements necessary to accommodate the subdivision, in consultation with 
the applicable utility providers.

5. Railway Building Setback: That the applicant make arrangements, satisfactory 
to the Subdivision Authority, for registration of an appropriate instrument securing a 
minimum 15-metre building setback from the CN railway right-of-way on the 
proposed industrial parcels.

6. Stormwater Assessment: That the applicant submit a stormwater drainage 
assessment, prepared by a qualified professional and satisfactory to the Subdivision 
Authority, demonstrating that stormwater generated within the proposed subdivision 
can be appropriately managed on-site or discharged to a suitable off-site drainage 
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system or receiving area, without adversely affecting neighbouring properties or 
municipal infrastructure, prior to endorsement of the subdivision plan.

7. Private Servicing and Fire Protection: That the applicant make arrangements, 
satisfactory to the Subdivision Authority, for registration of an appropriate instrument 
against each proposed industrial parcel acknowledging that municipal water and 
sanitary servicing are not presently available, and that responsibility for providing 
appropriate private water supply, wastewater disposal and fire protection water 
supply, as required for future development, rests with the respective lot owner and 
is subject to applicable regulatory requirements.

8. Off-Site Levies: That the applicant make arrangements, satisfactory to the 
Subdivision Authority, for registration of an appropriate instrument against each 
proposed industrial parcel addressing the deferral of applicable municipal water and 
sanitary off-site levies until municipal servicing is requested or becomes available, 
with any levy obligation and applicable rates determined in accordance with the 
Town's Off-Site Levy Bylaw.

9. Property Taxes: That all outstanding property taxes owing to the Town of Irricana 
in respect of the subject lands be paid in full prior to endorsement of the subdivision 
plan.

Recommendation:

Administration recommends that the Municipal Planning Commission approve 
subdivision application S2026:001, subject to the conditions outlined in this report. 

Recommended Motion(s):

Option #1:  

Motion #1: THAT the Municipal Planning Commission approve 
subdivision application S2026:001, for the creation of two 
Light Industrial parcels and one retained residential parcel, 
substantially in accordance with the tentative plan of 
subdivision dated July 15, 2026, subject to the conditions 
of approval outlined in this report. 

Option #2: 

As determined by the Municipal Planning Commission. 



Item F1 - S2026:001 Morrison Light Industrial Subdivision Page 13 of 13

Respectfully submitted,

“Doug Hafichuk”

Chief Administrative Officer

ATTACHMENTS:

Attachment ‘A’ – Subdivision Application
Attachment ‘B’ - Agency Circulation Submissions
Attachment ‘C’ - Adjacent Landowner Submissions
Attachment ‘D’ – Supplementary Materials
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Attachment ‘A’ – Subdivsion Application



   SUBDIVISION APPLICATION

Subdivision Page 1 of 6

Town of Irricana
PO Box 100
222 – 2 Street
Irricana, AB T0M 1B0

Phone: 403-935-4672
Fax: 403-935-4270
Email: Irricana@Irricana.com

Subdivision of Lands

Land Use Bylaw 007:2023
the Subdivision of Lands under the provisions of the Land Use Bylaw in 

. It is understood th

Date Received: File Reference:

1.

Name: 

Address: 

Phone: Alt Phone:

Fax: Email:

2. Registered Property

Name: 

Address:

Phone: Alt Phone:

Fax: Email:

3. Designated Agent (

Name:

Address:

Phone: Alt Phone:

Fax: Email:

Austin Morrison

173 1st Ave, Box 477, Irricana, Alberta T0M 1B0

Austin Morrison and Mackenzie Scott

173 1st Ave, Box 477, Irricana, Alberta T0M 1B0

Andrew Ulmer

429 6th St, Irricana AB, T0M 1B0
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4.

Municipal Address:

Plan # Block # Lot #

QTR: SECT: TWP: RANGE: W Merid:

5. Area of Land / Proposed Lots

Total Area of Parcel for Subdivision: Hectare(s): Acre(s):

Total Number of Parcels / Lots:

Total Size of Parcels Proposed: Hectare(s): Acre(s):

6.

Current Land Use District:

Use(s) of Land:

Proposed Use(s) of Land:

7. Municipal Reserves 

Area (Acres) of Reserve:

Cash in Lieu: Land Appraisal:

Other : 

8. (

173 1st Ave, Irricana, AB, T0M 1B0

0210178 2 1

NW 21 27 26 4

8.12

3

4.00, 2.05, 2,05

I-L

vacant land

industrial buisnesses

0

No

N/A

The existing parent parcel hosts a residential home, detached garage and a couple small accessory sheds. The
proposed subdivision would follow the approved Land Use concept plan, creating 1 x U-R parcel, and 2 x I-L
parcels.

All structures would remain on the U-R parcel, including a well and septic system.
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9. (

(a) Property has direct access to a developed Municipal Roadway YES: NO:

(b) Property contains or is bounded by a Waterbody YES: NO:

(c) Property contains or is within 100 meters of any oil or gas wells (A I YES: NO:

(d) Property is within 1.5 kilometers of a sour gas facility YES: NO:

(e) Property contains abandoned oil or gas well or pipeline YES: NO:

10. (

(a) Describe the topography of the land 

(b)

(c) Describe the 

11. Water, Sanitary, and Stormwater Servicing

(a) YES: NO:

: 

(b) YES: NO:

(c) YES: NO:

Flat

grassland

loam, clay
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12. Subdivision Details (

13. Variance(s) Requested 

14.

Applicant Received

Use)

3.5.1.a

3.5.1.b

3.5.1.d

: 

3.5.1.f Proposed lot(s) and the balance of the parcel(s)

3.5.1.g

3.5.1.h etc.), or easements

3.5.1.j

3.5.1.k

3.5.1.l

3.5.1.m

3.5.1.n Copies of all registered instruments on the lands

3.5.1.o

3.5.1.p

The landowners would like to subdivide their property to create a division between the two zonings of U-R and
I-L. The goal is to create marketable industrial lots, and encourage development in the town. The new industrial
lots would encourage businesses such as warehousing, equipment sales and service, storage facilities, and
manufacturing.

N/A
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15. (

Applicant MAY Received

Use)

3.5.2.a Site Grading Plan which clearly depicts:

Maximum and 

3.5.2.b professional

3.5.2.d

3.5.2.e Private Sewage Disposal Study

3.5.2.f Wetland and Biophysical Impact Assessment 

3.5.2.g Market value appraisal for cash-in-lieu

3.5.2.h Historical Resources Impact Assessment and Provincial Clearance

3.5.2.i

3.5.2.j

16.

Applicant Received

Use)

1.

2.

3.

4.

5.

6.

7.

8.

Title

Site Plan, Land Use Concept, Tentative Plan

Abandoned Well Map
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17.

to submit this 

18. Right of Entry 
I authorize the Town of Irricana and its agents to access the subject property for the purpose of 

.

19.
I have reviewed the Land Use Bylaw, that 

is true and correct, and that the Town of Irricana shall not be liable for any errors or omissions associated with 

Further, , or 
upon review, and 

disclosure under the Act.

Applicant Signature Date of SignatureApp

15-Jul-2026
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Attachment ‘B’ – Agency Circulation Submissions
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Doug Hafichuk

From: Irricana
Sent: October 1, 2026 2:26 PM
To: Doug Hafichuk
Subject: Fw: 2026-09-30_CN Comments_S2026:001_173-1 Avenue, Irricana, Alberta  – Land Use 

Redesignation & Subdivision Circulation
Attachments: Circulation Package - CN Rail.pdf

Good Afternoon, 
 
Please see below comments. 
 
Sincerely,   
 
Jennifer Bradley 
Resident Services Clerk, Town of Irricana 
  
P:  
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0 
W: www.irricana.com 
 
 

  
Hello, 
  
Thank you for circulating CN on the attached application for land use redesignation and subdivision to 
accommodate light-industrial parcels. The subject site is located adjacent to CN’s Three Hills 
subdivision and Main line. 
  
CN, in partnership with the Railway Association of Canada (RAC) and the Federation of Canadian 
Municipalities (FCM), developed the Guidelines for New Development in Proximity to Railway Operations 
(www.proximityinitiative.ca) to promote appropriate land use planning and development near railway 
operations. 
  
CN requests that the following requirements be secured as conditions of approval: 
  

1. All proposed industrial buildings shall be set back a minimum of 15 metres from the railway right 
of way. 

  
2. A minimum 1.83-metre-high chain link fence (or equivalent) shall be installed and maintained 

along the shared property line. 
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3. The storm water management facility must be designed to control storm water runoff to pre-

development conditions including the duration and volume of the flow and accordingly have no 
impacts on CN right of way, including ditches, culverts and tracks. Any proposed alterations to 
the existing drainage pattern affecting railway property must receive prior concurrence from CN 
and be substantiated by a drainage report to the satisfaction of the Railway. 

  
4. Setbacks for flammable liquid storage tanks shall comply with Transport Canada regulations, as 

determined by tank capacity, outlined in Table III of Schedule I of the Flammable Liquids Bulk 
Storage Regulations (C.R.C., c. 1148). 

  
  
CN looks forward to reviewing a detailed site plan, and Stormwater Management Report. 
  
Please submit all future development applications located within 300 metres of CN’s right-of-way to 
Proximity@cn.ca for review and comment. 
  
CN remains committed to the safe operation of its railway network and to protecting the health, safety, 
and well-being of its employees, customers, and surrounding communities. No construction or related 
activities shall adversely affect railway operations or infrastructure. A work permit is required for any 
work on CN property, and depending on the nature and location of the works, may also be required for 
works within 10 metres of the right-of-way, to ensure full compliance with CN’s safety protocols and 
operational requirements. 
  
  
Please do not hesitate to contact us should you require further information. 
  
  

 

CN Proximity 
 

proximity@cn.ca 

  

  

From: Irricana@irricana.com 

Sent: Sunday, September 27, 2026 12:45 PM 

To: contact@cn.ca 

Subject: S2026:001 – Land Use Redesignation & Subdivision Circulation 

CAUTION: This email originated from outside CN: DO NOT click links or open attachments unless you recognize the sender AND KNOW the content is safe.  
 
AVERTISSEMENT : ce courriel provient d’une source externe au CN : NE CLIQUEZ SUR AUCUN lien ou pièce jointe à moins de reconnaitre l’expéditeur et d
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Good morning,

Please find attached a circulation package regarding concurrent land use redesignation and 
subdivision applications for 173 – 1 Avenue, Irricana, Alberta (Lot 1, Block 2, Plan 0210178).

The Town is requesting your organization’s review and any comments or requirements that should be 
considered as part of the application review. Additional details are provided in the attached circulation 
letter and supporting materials.

Comments are requested by 4:00pm on October 13, 2026. If additional time is required, please let us 
know.

Please feel free to contact the Town if you have any questions or require additional information.

Thank you,

Town of Irricana

P: (403) 935-4672 | F: (403) 935-4270

A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0

E: irricana@irricana.com W: www.irricana.com
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Doug Hafichuk

From: Irricana
Sent: October 7, 2026 11:26 AM
To: Doug Hafichuk
Subject: Fw: 320177656 S2026:001 – Land Use Redesignation & Subdivision Circulation
Attachments: Circulation Package - Fortis Alberta.pdf; Easements - 320177656 - Subdivision NW 

21-27-26-W4M Town of Irricana S2026-001.pdf

Good Morning, 

Please see the attached response from Fortis. 

Sincerely,  

Jennifer Bradley
Resident Services Clerk, Town of Irricana

P:
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0
W: www.irricana.com

  
Hello,
Please see our attached letter regarding no concerns regarding this subdivision and land use 
redesignation application.

Tracy Davidson  | Land Coordinator
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

FortisAlberta Inc. | 100 Chippewa Road, Sherwood Park, AB, T8A 4H4 | Direct 780-464-8815

We are FortisAlberta. We deliver the electricity that empowers Albertans to succeed. We keep the power 
on, not just because it’s our job, but because we care about the people we serve. We are reliable, honest 
and dedicated to our work because our employees, customers and communities matter to us.
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Good morning, 
  
Please find attached a circulation package regarding concurrent land use redesignation and subdivision 
applications for 173 – 1 Avenue, Irricana, Alberta (Lot 1, Block 2, Plan 0210178). 

The Town is requesting your organization’s review and any comments or requirements that should be considered 
as part of the application review. Additional details are provided in the attached circulation letter and supporting 
materials. 
  
Comments are requested by 4:00pm on October 13, 2026. If additional time is required, please let us know. 
  
Please feel free to contact the Town if you have any questions or require additional information. 

Thank you, 
  

Town of Irricana

P: (403) 935-4672 | F: (403) 935-4270
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0
E: irricana@irricana.com W: www.irricana.com
  



RE: 320177656

October 7, 2026

Town of Irricana
260-1st Avenue
PO Box 100
Irricana, Alberta
T0M 1B0

Attention: Sir or Madam

RE: FortisAlberta Condition for Subdivision Approval

FortisAlberta Reference No.: 320177656
MD File No.: S2026:001
Location/Legal Description: NW 21-27-26-W4M
Customer Name: Austin Morrison and Mackenzie Scott

Thank you for contacting FortisAlberta regarding the above application for subdivision. We have 
reviewed the plan and determined that no easement is required by FortisAlberta.

FortisAlberta is the Distribution Wire Service Provider for this area. The developer can arrange 
installation of electrical services for this subdivision through FortisAlberta. Please have the 
developer contact 310-WIRE (310-9473) to make application for electrical services.

Please contact FortisAlberta land services at landserv@fortisalberta.com or by calling (403) 514-
4783 for any questions.

Sincerely,

Tracy Davidson

FortisAlberta Inc.
320 – 17 Ave SW
Calgary, AB   T2S 2V1

Phone# 780-464-8815
Cell# 
www.fortisalberta.com
Email: 
tracy.davidson@fortisalberta.com

Tracy Davidson
Land Department
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Doug Hafichuk

From: Irricana
Sent: October 7, 2026 1:38 PM
To: Doug Hafichuk
Subject: Fw: S2026:001 – Land Use Redesignation & Subdivision Circulation
Attachments: Response - S2026-001 .pdf

Good Afternoon, 

Please see the attached response from Atco Gas. 

Sincerely,  

Jennifer Bradley
Resident Services Clerk, Town of Irricana

P: (403) 935-4672 Ext. 100 | E: jbradley@irricana.com
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0
W: www.irricana.com

  
Good afternoon, 
  
Please see the attached response for this circulation. 
  
Kind regards, 
  
Alix Gregoraschuk (she/her) 
Administrative Coordinator, Distribution Engineering Growth
ATCO Gas & Pipelines

P.  
A. 909 11th Ave SW Calgary, AB Canada T2R 1L8

ATCO.com     LinkedIn     Facebook      Instagram     X

In the spirit of reconciliation, we acknowledge the traditional territories and homelands on which many of our ATCO operations and facilities are 
located. We honour and respect the diverse history, languages, ceremonies, and culture of the Indigenous Peoples who call these areas home.
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  CAUTION:  This email originated outside of ATCO. Do not click links or open attachments unless you trust the 
sender and know the content is safe. Immediately report suspicious emails using the Phish Alert Report button.

Good morning, 
  
Please find attached a circulation package regarding concurrent land use redesignation and subdivision 
applications for 173 – 1 Avenue, Irricana, Alberta (Lot 1, Block 2, Plan 0210178). 
  
The Town is requesting your organization’s review and any comments or requirements that should be considered 
as part of the application review. Additional details are provided in the attached circulation letter and supporting 
materials. 
  
Comments are requested by 4:00pm on October 13, 2026. If additional time is required, please let us know. 
  
Please feel free to contact the Town if you have any questions or require additional information. 
  
Thank you, 
  

Town of Irricana

P: (403) 935-4672 | F: (403) 935-4270
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0
E: irricana@irricana.com W: www.irricana.com
  



 

 

October 7, 2026 
 
Circulation Package: S2026:001 
 
The Distribution Engineering Growth Department of ATCO Gas Distribution has reviewed the above 
named plan and approves the work provided the following conditions are met: 
 
Right-of-ways will be required for the gas mains within property and should be 2.4 metres wide if 
provided for the sole use of ATCO, and 3.5 metres if shared with other shallow utilities. Please note, all 
costs associated with obtaining the right-of-way will be borne by the developer/owner. 

The utility right-of-way requirements within the subdivision may change depending upon actual gas 
main layout, direction of development and boundary locations of the different construction phases.  
Final rights-of-way requirements must be satisfied at the time of gas main design. 

All right-of-ways are to be registered as general utility rights-of-way granted to the City / Town and are 
to be registered simultaneously with the legal plan of the subdivision. 

Encroachment Note: Encroachments within the utility right-of-way (URW) will not be permitted without 
a formal encroachment agreement. Any structures or improvements placed within the URW without 
such agreement may be removed at ATCO’s discretion, and all associated costs will be the responsibility 
of the builder or developer. 

A gas main extension will be required to service the proposed development. Natural gas services may be 
obtained by making formal application with our Calgary office (calgaryregiongasdesign@atcogas.com). 

Before ATCO can process a work order for gas main installation in the area, we must be in receipt of the 
following: 

(1) Legal plan. 

(2) Utility right-of-way plan. 

(3) Complete set of approved engineering drawings, including profiles, coordinate plan, building 
grades (if applicable) and the location of all other utilities 

(4) Construction schedule. 

(5) A digital file of the computer base plan in the "DWG" or "DGN" format (AutoCAD 2010) in 
modelspace. 



 

 
 
 

(6) Preliminary electrical drawing with dimensioned URWs, alignments, and road crossings.  

We require six to nine months to complete the distribution system design, and to process a work order 
for our Construction Department to schedule. Prior to the installation of gas mains, the area must be 
within 150 mm (6”) of final grade, all obstructions must be removed from the gas main alignment, and 
the installation of all other underground utilities must be completed. 

The developer must ensure that driveways are not constructed prior to the installation of gas mains in 
the subdivision.  If driveways are pre-installed, a sleeve must be provided at the proper depth and 
alignment for our use.  Otherwise, the cost of coring under the driveway or cutting out and replacing the 
driveway will be invoiced to the developer at the prevailing rates. The locations of sleeves will be 
confirmed during the design of the gas mains.   

For further information and requirements for natural gas servicing, please refer to the "Guide to Natural 
Gas Servicing" found on the ATCO website. 

ATCO has planned work in the area. Contact Vincent Febrianto, at your 
earliest convenience for more information. Ref: Project 1110510 

If gas service is required, to avoid delays, the owner / developer should follow the steps listed on the 
ATCO website (New Natural Gas Service Line or Changes) or contact ATCO Customer Assistance Centre 
at 310-5678, or their local ATCO Gas Distribution agency office at their earliest convenience to discuss 
the service contract, gas load requirements, timing details and any associated costs.  To avoid delays a 
minimum notice of 6 months is recommended. Note, each lot / unit is to have a separate service line. 

For further information and requirements for natural gas servicing, please refer to the "Guide to Natural 
Gas Servicing" found on the ATCO website.  Applications for new services residential or commercial 
please view our ATCO Quick Connect Guide. 
 
Due to this proposal, a gas main upgrade may be required to the existing distribution system. It is 
required that the owner/developer email CalgaryRegionGasDesign@atcogas.com. 

This development may benefit from ATCO’s Construction Energy Services. Contact 
NaturalgasSales@atco.com or visit our Construction Energy Webpage for more Information. 

It will always remain the responsibility of the proponent to verify the exact location and depths of 
nearby facilities by arranging for an in-field location with Utility Safety Partners at 1-800-242-3447 or 
utilitysafety.ca. Please contact Utility Safety Partners prior to any surface construction. 

(1) Utility Safety Partners (1-800-242-3447) for locates to verify the alignment of the existing 
gas facilities.  



(2) Contact ATCO South Operations Dispatch at 403-245-7220 for an inspection of the exposed 
lines (including hydrovac holes) prior to backfill.  Inspection services are available Monday to 
Friday, 8am – 4pm.

(3) Hydrovac or hand expose facilities to verify horizontal and vertical alignment of all gas mains 
in conflict areas. This should be done as soon as possible to determine if the main will need 
to be relocated.  

(4) If existing gas mains require lowering or relocation due to the proponent’s project, 
notification must be given to our ATCO Gas Distribution Engineering Department with a 
minimum of one (1) year notice.  Forward plans and requirements to the ATCO Gas 
Distribution Engineering Department at 909 – 11th Ave. SW Calgary, AB, T2R 1L8.

Please refer to the “Working Around Natural Gas” Safety Handbook found on our website.

These conditions are not meant to contradict any applicable existing law (ie. franchise agreement, 
bylaw, etc.), and therefore the existing applicable law shall prevail. Should any condition(s) be null or 
void due to the superseding applicable law, all other conditions shall prevail.

If you have any questions or concerns regarding this reply, please contact Elmo Mathi, 

Kind regards,

Alix Gregoraschuk (she/her)
Administrative Coordinator, Distribution Engineering Growth
ATCO Gas & Pipelines

P.
A. 909 11th Ave SW Calgary, AB Canada T2R 1L8
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Doug Hafichuk

From: Irricana
Sent: October 1, 2026 2:31 PM
To: Doug Hafichuk
Subject: Fw: S2026:001 – Land Use Redesignation & Subdivision Circulation

Good Afternoon, 
 
Please see below comments. 
 
Sincerely,   
 
Jennifer Bradley 
Resident Services Clerk, Town of Irricana 
  
P: (403) 935-4672 Ext. 100 | E: jbradley@irricana.com 
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0 
W: www.irricana.com 
 
 

  
Good Day, 
 
Thank you for including TELUS in your circulation.  At this time, TELUS has no concerns with the 
proposed activities. 
 
Regards, 
 

 

Joanne Bourdage 

Real Estate Specialist | TELUS Land Solutions Team 
National Network Planning (NNP) 
2930 Centre Avenue NE, Calgary, AB  T2A 4Y2 

The future is friendly® 
circulations@telus.com
 
 
On Sun, Sep 27, 2026 at 10:46 AM Irricana <Irricana@irricana.com> wrote: 



2

Good morning, 

  

Please find attached a circulation package regarding concurrent land use redesignation and 
subdivision applications for 173 – 1 Avenue, Irricana, Alberta (Lot 1, Block 2, Plan 0210178). 

  

The Town is requesting your organization’s review and any comments or requirements that should be 
considered as part of the application review. Additional details are provided in the attached circulation 
letter and supporting materials. 

  

Comments are requested by 4:00pm on October 13, 2026. If additional time is required, please let us 
know. 

  

Please feel free to contact the Town if you have any questions or require additional information. 

  

Thank you, 

  

Town of Irricana

P: (403) 935-4672 | F: (403) 935-4270
A: PO Box 100, 222 - 2nd Street, Irricana, AB T0M 1B0
E: irricana@irricana.com W: www.irricana.com
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Doug Hafichuk

From: nelson yee 
Sent: October 13, 2026 10:39 AM
To: Doug Hafichuk
Subject: Re: Subdivision Circulation Discussion (w/ Mr. Yee)
Attachments: Scan_20261012 (2).pdf

Hi Doug, 
 
RE:  Application number S2026:001 
         LAND USE REDESIGNATION & SUBDIVISION 
         LOT 1, Block2, Plan 0210178 (173-1 Avenue) 
 
Very nice meeting you on October 8 to share my concerns and my ideas about the subdivision of the 
Morrison land. Basically, I support the subdivision and any project in the Town which increases the tax 
revenue and reduce the tax burden of the town.  
 
I have two major concerns of this redesignation for Light Industrial land use. 
 
1, The site is less than one thousand feet from the creek where a portion of my land locates. The 
subdivision of this environmental sensitive area might require the environmental clearance from the MD 
Rockyview County . This Light Industrial land use might directly affect the water supply of the area. 
 
2, The two isolated industrial sites located in the residential area will affects the lifestyle and living 
environments of the residential owners. 
 
My support for this subdivision is as follows. 
 

A. Approve the subdivision for the Town and the landowner to share the financial benefits. 
B. Designate a Direct Control on the two subdivided lots under the guidelines of the Light Industrial 

bylaw, but strictly prohibit any chemical-related businesses  and auto-related businesses. These 
businesses create huge burden for the Town to monitor the activities of these busineses. 

C. Concrete fence should be installed with one entrance to the subdivision to ensure minimum 
noise and environmental impact on the residential landowners. (map attached). 

D. Alternately, subdividing the 2-acre lots into two country residential lots is more profitable and 
consistent with the designated residential area. 

 
Yours truly, 
 
Nelson Yee 
NY Venture Capital 
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Looking forward to see you  at 2pm in your office.Nelson 
 

On Oct 7, 2026, at 4:16 PM, Doug Hafichuk  wrote: 

  
  
<mime-attachment.ics> 
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Item F2 - D2026:019 Truline Contracting (SFH) Page 1 of 4

To:  Chair and Commission Members

From: Chief Administrative Officer

Date:  October 20, 2026

Purpose:  Request for Decision

Subject:  D2026:019 Truline Contracting (SFH)

Application Details:

File No.:   D2026:019
Applicant:   Truline Contracting
Landowner:   Angela & Lucas Killick
Property Address: 539 Pioneer Drive, Irricana, Alberta
Legal Description: Lot 4, Block 23, Plan 9911107

Summary:

Administration has received an application from Truline Contracting Ltd., on behalf of 
the property owners, for the reconstruction of a single-family dwelling at 539 Pioneer 
Drive following a residential fire in 2025.

The proposed development involves rebuilding the dwelling on its existing foundation, 
with a substantially similar residential use and building configuration. Administration 
has completed its review of the application and confirmed that the proposed 
development satisfies the applicable requirements of the Residential Manufactured 
Home (R-MH) District, including setbacks, building height, site coverage and other 
applicable development standards. No variances are required.

A Single-Family Dwelling is classified as a Discretionary Use within the R-MH District. 
Accordingly, although the application otherwise meets the requirements for 
administrative approval, consideration by the Municipal Planning Commission is 
required under the Town's Land Use Bylaw.

Administration has identified no planning concerns that would warrant refusal and 
recommends approval subject to standard development permit conditions. 
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Background and Discussion:

Application and Site Context

The subject property is located at 539 Pioneer Drive, legally described as Lot 4, Block 
23, Plan 9911107, within an established residential neighbourhood.

The previous single-family dwelling sustained extensive damage in a fire on July 27, 
2025. The damaged superstructure was subsequently demolished, leaving the 
existing concrete foundation and associated underground infrastructure in place.

The application proposes construction of a replacement single-family dwelling using 
the existing foundation. The scope of work includes a new wood-framed 
superstructure, roofing, exterior cladding, windows and doors, interior finishes, 
mechanical and electrical systems, and associated entrance stairs and decking.

The property will continue to be used for a single residential dwelling, consistent with 
its historical use and the surrounding residential neighbourhood.

Land Use Bylaw Compliance

The subject property is designated Residential Manufactured Home (R-MH) under 
Land Use Bylaw 007:2023.

A Single-Family Dwelling is classified as a Discretionary Use within this district, 
requiring consideration by the Municipal Planning Commission.

Administration has reviewed the submitted drawings and independently verified 
compliance with the applicable development standards, including:

Minimum front, rear and side yard setbacks;
Maximum building height;
Maximum site coverage;
Applicable building dimensions and site development requirements; and
Other relevant provisions of the Land Use Bylaw.

The application does not seek any variances, and Administration has identified no 
deficiencies requiring relief from the Land Use Bylaw.

The application would otherwise qualify for administrative approval were a Single-
Family Dwelling classified as a Permitted Use within the R-MH District. MPC 
consideration is required solely because of the discretionary classification of the 
proposed use.
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Foundation Reuse and Building Safety

The applicant proposes to reuse the existing concrete foundation as part of the 
dwelling reconstruction.

Two engineering assessments prepared by Gravity Engineering Incorporated have 
been submitted in support of the application. These include an initial foundation reuse 
assessment dated October 22, 2025, and a follow-up assessment dated June 23, 
2026.

The engineering assessments conclude that the remaining foundation system is 
suitable for reuse, subject to identified localized repairs and appropriate construction 
measures.

Administration has no land-use planning concerns regarding the proposed foundation 
reuse. Compliance with applicable building and safety codes, including any necessary 
structural repairs, will be addressed through the building permit and inspection 
processes.

The applicant has also provided confirmation of approved registration under Alberta's 
New Home Buyer Protection program.

Adjacent Landowner Circulation

No advance circulation to adjacent landowners has been undertaken.

The application involves reconstruction of an established single-family dwelling, does 
not introduce a new or intensified land use, and complies with the applicable 
development standards. Administration has identified no circumstances warranting 
additional consultation before MPC consideration.

Notice of the decision will be provided in accordance with the Land Use Bylaw and 
applicable statutory requirements.

Summary Analysis

Development Permit Application D2026:019 and proposes reconstruction appropriate 
for the subject property and consistent with the established residential character of 
the surrounding neighbourhood.

The application satisfies all applicable development standards of the Residential 
Manufactured Home (R-MH) District, including setbacks, building height and site 
coverage. No variances are required, and Administration has identified no land-use 
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planning concerns. The engineering documentation adequately supports the 
proposed reuse of the existing foundation, with detailed structural compliance 
remaining subject to the applicable building and safety codes processes.

The sole reason for consideration by the Municipal Planning Commission is that a 
Single-Family Dwelling is classified as a Discretionary Use within the R-MH District. 
Were the use classified as Permitted, the application would otherwise qualify for 
administrative approval. 

Recommendation:

Administration recommends the Municipal Planning Commission approve the 
Discretionary Use of a Single-Family Dwelling at 539 Pioneer Drive (Lot 4, Block 23, 
Plan 9911107), as proposed under Development Permit Application D2026:019. 

Recommended Motion(s):

Option #1:  

Motion #1: THAT the Municipal Planning Commission approve the 
Discretionary Use of a Single-Family Dwelling at 539 
Pioneer Drive, as proposed under Development Permit 
Application D2026:019. 

Option #2: 

As determined by the Municipal Planning Commission. 

Respectfully submitted,

“Doug Hafichuk”

Chief Administrative Officer

ATTACHMENTS:

Attachment ‘A’ – Development Permit Application
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www.GravityEng.com 

  
 
 
October 22, 2025                        Gravity No.: 5650 
 
 
Intact Insurance 
Suite 1200, 321 – 6 Ave SW 
Calgary, Alberta   T2P 4W7 
 
 
Attention:     Your Claim No.:  
 
Subject:  Foundation Reuse Assessment After Fire (Structural)                CONFIDENTIAL 

539 Pioneer Drive, Irricana, Alberta 
 
Scope of Work: Gravity Engineering Incorporated (GEI) was retained to determine if the referenced 
residence’s foundation system was damaged by the occurrence of a fire (the event) or the following 
selective demolition performed to date, and if so, could it be effectively repaired to return the Insured 
to a condition similar to that which existed prior to the occurrence of the event (Photos-1 and -2). 
 

  
Photo-1, Overall View of the Subject Residence 
(Northeast Corner) Prior to the Selective Demolition 
of the Superstructure. 

Photo-2, Overall View of the Site and Remaining 
Concrete Foundation System After completion of the 
Selective Demolition Work. 

 
Field Review: An initial site visit was made by Amir Shah, P.Eng., and Andrew Schubert, both of 
GEI, on August 1, 2025, following the fire event and prior to demolition of the subject residence. A 
follow-up site visit was made by Amir Shah, P.Eng. and Andrew Schubert on October 1, 2025 after 
the selective demolition of the building had been completed. A visual review of the remaining 
concrete foundation system was performed at this time. Destructive exposure of the building 
materials or local excavations to reveal concealed conditions was not undertaken. During the field 
review, photographs of the existing conditions were taken some of which are included in this report. 
A complete set of the photographs is retained by GEI. 
 
 
 



Intact Insurance  Page 2 
October 22, 2025                     Gravity No.: 5650 
 

 

Background of Constructed Systems: The construction of the subject residence, which features a 
foundation footprint of ±33 feet wide by ±25 feet long, is typical of homes in Alberta consisting of a 
wood stick-framed raised bungalow supported by a full height (±8 feet) basement foundation. The 
front of the subject residence faces West. Structural or architectural drawings and specifications for 
the residence were not available for review. 
 
The superstructure framing for the subject residence consisted of: pre-manufactured metal plate 
connected wood roof trusses; wood stud framed main floor walls and wood-stud framed perimeter 
basement pony walls; dimensional lumber main floor joists; built-up dimensional lumber floor 
beams; adjustable steel teleposts supporting the main floor; and oriented strand board (OSB) roof, 
exterior wall, and floor sheathing. 
 
The foundation system for the residence consists of partial height (±4 feet high) below-grade cast-in-
place concrete foundation walls supported on continuous cast-in-place concrete strip footings which 
are provided around the perimeter of the basement. The wood-stud framed basement pony walls 
formed the above-grade portion of the basement walls (±4 feet high) between the underside of the 
main floor framing system and top of the concrete foundation walls. It is assumed that concrete spread 
footings have also been provided below the interior basement teleposts. The basement floor consists 
of a grade-supported cast-in-place concrete slab. 
 
Extent of Selective Demolition: At the time of the follow-up site review, the wood framed 
superstructures the subject residence had been selectively demolished. Building components which 
remained after the selective demolition at the subject residence included the following: the perimeter 
concrete basement walls and their footings; the concrete pad footings under the selectively 
demolished basement steel teleposts; the cast-in-place concrete front entry step; and the concrete 
floor slab in the basement. 
 
Damage Assessment and Repair Criteria: The goal of this assessment is to determine if effective 
reconstruction/repair of the affected components (if any) can be performed to return them to a 
condition similar to that which existed prior to the occurrence of the fire (the event). The criteria used 
to determine the acceptable reuse of damaged and non-damaged structural components is based on 
the effect of the event on their strength, serviceability, and overall condition. The structural 
components which will remain must be repairable to achieve their original capacity to resist the 
specified design loads. Strength assessment criteria includes the ability of the component, which is 
to remain, to safely resist the specified short- and long-term loads. Items considered under the 
serviceability evaluation criteria include the adequate short- and long-term performance of the 
component with respect to deflection and permanent deformation. Components which can be 
economically repaired to realize their remaining service life will be allowed to remain while other 
damaged components will be replaced. The reconstruction/repair would utilize new materials and 
finishes of "like kind and quality." 
 
Cursory Discussions of Fire-Damage Affects on Hardened Concrete: Fire can reduce the strength 
of concrete (softening of concrete) by the gradual dehydration of the cement, and by expansion and 
changes in the physical properties of the aggregate, or, cause the surface of the concrete exposed to 
fire to spall1. Additionally, the rapid cooling of the surface of the concrete, as caused by 
extinguishment water, can also cause spalling and cracking. 

 
1 "Spalling" is a term used to describe the surface of concrete when a relatively thin layer of concrete becomes debonded 
with the remainder of the concrete. 
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Structural members (components) which exhibit excessive deflection, large extensive cracks in 
structurally sensitive areas, misaligned and/or distorted members are indications that their load-
capacity may have been seriously impaired. 
 
Observations and Discussion: The approach utilized for the investigation followed ASTM 
guidelines2. On the basis of our field review we provide the following: 
 

 Residence Basement Foundation Walls: An approximately ±3 foot length of the above-grade 
area of the exterior face of the rear (East) foundation wall, at the Southeast corner, was 
observed to be discoloured (i.e. “rose-coloured”) and softened from the heat caused by the 
fire event (Photos-3 and -4 on the next page). The depth of the affected concrete is relatively 
shallow (less than 6 inch deep, below the ladder framing) and the overall structural capacity 
of the foundation wall has not been significantly affected. A shallow mortar repair, involving 
removal of the affected concrete and replacement with a structural mortar, is recommended 
at this location. 
 

  
Photo-3, Area of Heavy Smoke Staining, Rose 
Coloured Discolouration, and Isolated Cosmetic 
Softening of the Concrete at the Rear (East) Side 
of the Foundation. 

Photo-4, Close Up View of the Isolated Area of 
Rose Coloured/Softened Concrete. The area of 
shallow cosmetic softening has occurred within 
approximately 6 inches of the ladder framing at the 
top of the concrete.  

 
Multiple vertically oriented hairline width cracks were observed at the inner and outer faces 
of the concrete basement foundation walls, generally evenly spaced around the perimeter 
walls and at the inside of wall corners (Photos-5 and -6). The cracks are typical in residential 
concrete construction and are due to plastic and/or drying shrinkage cracks, an inherent and 
unavoidable property of concrete as it hydrates and gains strength, and are not of structural 
concern. 
 

 
2 The process utilized by GEI during the investigation, documenting, testing (as applicable), and reporting of the subject 
event was performed in accordance with the standard practices identified by the American Society for Testing and 
Materials (ASTM) as follows: 

 •  ASTM E 620-18: Reporting Opinions of Technical Experts. 
• ASTM E 1188-11: Collection and Preservation of Information and Physical Items by a Technical Investigator. 
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Photoe-5, A Vertical Crack at the Front (West) 
Wall of the Foundation. The crack is typical of 
plastic and/or drying shrinkage in residential concrete 
and is not from the fire or selective demolition work. 

Photo-6, Crack Gauge Showing the Widest Area 
of the Crack Seen in Photo-5. The width recorded 
is 1.2mm. 

 
Evidence of damage related to the selective demolition of the superstructure was not observed 
when reviewing the remaining concrete foundation system. 
 

Gravity Engineering Opinion: The basement foundation walls are recommended to 
remain, pending isolated structural repair work (i.e. shallow mortar repairs at areas of 
softened concrete), and non-structural repair work (i.e. cleaning, smoke sealing, etc).  
 

 Residence Basement Floor Slab: At the time of our follow-up site review, the basement 
concrete floor slab was partially concealed by remaining floor finishes. At areas in which the 
floor slab was exposed, it was observed to contain typical and expected random hairline width 
cracks at random locations; they are the result of plastic and/or drying shrinkage cracking of 
the concrete, pre-existed the fire event, and are not structural in nature (Photo-7). Obvious 
vertical differential displacement across the adjacent edges of these cracks has not occurred. 
 

 
Photo-7, Bird’s Eye Aerial View of the Basement Floor Slab. 
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The concrete basement floor slab was observed to be poured around previously existing steel 
teleposts, which bear on footings below. The slab will be required to be locally removed and 
replaced around the post bases to allow for removal of the existing telepost base and 
installation of a new telepost which will bear on the footing below. 
 

Gravity Engineering Opinion: The fire event has not directly affected the basement 
floor slab. The localized areas of the basement slab around the previously existing 
steel teleposts should be removed in order to bear new teleposts directly on the 
footings below, with the removed areas of slab replaced after installation of the new 
telepost. 

 
 Concrete Front Entry Step: The concrete front entry step was not observed to have been 

directly damaged by the fire or selective demolition work (Photo-8). 
 

 

 
 
 
 
 
 
Photo-8, The Cast-in-place Concrete 
Front Entry Steps were Observed to 
be Undamaged by the Fire and 
Demolition Work. 

 
Gravity Engineering Opinion: The concrete front entry step is recommended to be 
remain. 

 
Potential for Smoke Odours: As a result of the fire and fire fighting activities smoke odours may be 
evident. Standard industry measures for drying, cleaning, restoration and smoke sealing of the 
building components which are to remain should be performed by a Contractor experienced in the 
restoration of fire-damaged buildings. 

 
Unknown Soil Conditions: The makeup and stratigraphy of the soils or natural water table elevation 
located below the building were not determined during GEI’s field review(s), nor has information 
related to a Geotechnical Engineering review been provided. On this basis it could not be confirmed 
whether the soils supporting/below the subject building are susceptible to volumetric changes when 
exposed to changes in moisture content or freezing conditions (i.e., expansive soils and frost 
susceptible soils respectively). 
 
Frost Protection: If it is decided for the existing foundation system to remain, a cost versus risk 
analysis should be performed to determine whether heating and/or hoarding of the remaining 
basement foundation system should be provided to protect against potential frost heave damage 
caused by winter temperatures. 
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Conclusion and Recommendations: The concrete foundation system for the subject residence which 
remain following the fire and selective demolition has sustained limited damage and is suitable to 
remain for the replacement of the building’s wood framed superstructure. 

It is recommended that the foundation system for the subject residence remain, pending repairs which 
include: shallow mortar repairs at areas of softened concrete below the ladder framing at the rear/East 
foundation wall (1 location, approximately 3 feet long by 6 inches deep). Replacement of the wood 
framed ladder framing around the top of the foundation’s perimeter should also be completed on an 
“as required” basis. 

Closure: This report is for the exclusive use of Intact Insurance and no representations will be made 
by Gravity Engineering Incorporated to any other party. It has been prepared in a manner consistent 
with good engineering judgement. Gravity Engineering Incorporated reserves the right to re-evaluate 
the conclusions contained in this report should new information become available. Reproduction of 
draft or final reports, in whole or in part by any means, is not permitted without the express written 
consent of Gravity Engineering Incorporated. 

Engineering services related to the detailed checking of the structural capacity, serviceability, or 
suitability of the originally constructed systems has not been performed by GEI. These 
recommendations are not intended to warrant or guarantee the future performance of the original 
building or its systems. 

If you have any questions, please do not hesitate to contact us at your convenience. 

Yours truly, 

GRAVITY ENGINEERING INCORPORATED 

    Amir Shah, P.Eng.        
             

Copyright © 2025 Gravity Engineering Incorporated, Calgary, Alberta 
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