
Public Hearing - Development Permit DP-024-24 
  

A G E N D A: Public Hearing to be held on 
Thursday, July 18, 2024 at 9:00 A.M. 
        Virtual - Meeting ID: 640384789 

https://video.businessconnect.telus.com/join/640384789  
And with Council physically present in the County Council Chambers, Smoky Lake. 

 
 1.   Opening: 

 Public Hearing is called to order. 
 Public wishing to be heard must sign in on the sign-in sheet. 
 Confirmation is provided that the Public Hearing was advertised and notice was 

provided in accordance with the applicable legislation. 
 Purpose of the hearing is summarized: 

To obtain public input in regard to Development Permit DP-024-24: Supportive 
Living Facility, located on the lands legally described as River Lot 15, Victoria 
Settlement (North side of Victoria Trail) – Direct Control (DC2) District. 

 Ground rules of the hearing and order of speaking are reviewed.  
 
2.   Staff Presentation: 

 Smoky Lake County Planning Staff make their presentation(s). 
 Council asks questions and/or request points of clarity. 

 
3.   Public Presentations via Written Submissions: 

 Written submissions are read. 
 Council asks questions and/or request points of clarity. 

 
4.   Public Presentations at the Public Hearing: 

 Proponent’s presentation. 
 Persons signed in whom are in opposition to the proposed bylaw are called upon 

to speak. 
 Council asks questions and/or request points of clarity. 
 Persons signed in whom are in support of the proposed bylaw are called upon to 

speak. 
 Council asks questions and/or request points of clarity. 
 Anyone else who has not spoken and wishes to speaks is called upon to speak. 
 Council asks questions and/or request points of clarity 

 
5.   Questions and Answers: 

 Any Council member having any additional questions of any speaker or of the staff 
or those who have spoken may speak. 

 
6.   Closing Remarks: 

 Declare the Public Hearing closed. 
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Meeting Date: Thursday, July 18, 2024      
 
Topic:  Development Permit DP-024-24: Supportive Living Facility, located on the lands legally 

described as River Lot 15, Victoria Settlement (North side of Victoria Trail) – Direct 
Control (DC2) District 

  
Presented By: Planning & Development Services 

 
Background: On October 4, 2023, the Metis Nation of Alberta submitted an application to 
amend Land Use Bylaw No. 1272-14, for the purposes of developing a 75-bed treatment facility 
(Supportive Living Facility). As administration began conducting its review of the application, it 
was determined that Land Use Bylaw No. 1272-14 did not include a definition for Supportive 
Living Facilities, nor did it include the necessary provisions to effectively ensure that these 
facilities are properly addressed and located in appropriate locations. 
 
Bylaw No. 1453-23 was given First Reading on November 23, 2023. A Public Hearing on Bylaw 
No. 1453-23 was held on December 14, 2023, to hear arguments in support of and against the 
proposed Bylaw. Bylaw No. 1453-23 received Second and Third Readings on April 25, 2024. 
 
Following the adoption of Bylaw No. 1453-23, the Applicant (The Metis Nation of Alberta) 
submitted an application for a Development Permit to Smoky Lake County. Administration has 
been working with the applicant to ensure the necessary documentation has been provided to 
Smoky Lake County prior to consideration of said application. 
 
The proposed location of the Supportive Living Facility, the lands legally described as River Lot 
15, Victoria Settlement, were redistricted to Direct Control (DC2) District by Bylaw No. 1453-23, 
thus making Council the Development Authority for this application. As the Development 
Authority, Council is the decision-maker with respect to whether or not a Development Permit 
is issued, and if a Development Permit is issued, what conditions it will be subject to. 
 
While there is no statutory requirement to hold a Public Hearing on a Development Permit 
application within a Direct Control District, administration is recommending that a Public 
Hearing be held as the proposed Development has attracted a significant amount of public 
interest and has been the subject of numerous questions, comments and concerns raised by 
members of the public. Administration believes that in the spirit of public interest in the project 
that it would be prudent and beneficial to all parties for the proposed Development Permit to 
be the subject of a Public Hearing where all parties have an opportunity to be heard. 
 
Administration has reviewed the Development Permit application and supporting 
documentation and provides a summary of the main points for reference: 
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GENERAL 
 

 The proposed Supportive Living Facility will have a maximum capacity of 75 patients at 
any given time. 

  The proposed Supportive Living Facility is approximately 4,236 square meters (45,600 
square feet) in ground floor area and will have a maximum height of 8.1 meters (26.5 
feet). 

 The proposed Supportive Living Facility is being designed as a “recovery community” 
where clients will live on-site in a secure facility and will have access to services 
including opioid agonist treatment, counselling and employment supports.  

 The proposed Supportive Living Facility will be a secure facility, including card-based 
access and on-site security monitoring of residents’ and staff’s activities. 

 
WASTEWATER SERVICING 

 The Applicant proposes to install a septic holding tank with a minimum holding capacity 
of 120,000 liters (4,237 cubic feet). The proposed use of a septic holding tank is 
congruent with Policy #56 of Smoky Lake County Bylaw No. 1305-17: Victoria District 
Area Structure Plan which requires that sanitary services for all developments located 
within the Plan area be provided as individual onsite systems. 

 The Applicant’s engineers provided volume calculations per fixture by using the Alberta 
Private Sewage Disposal Systems Standard of Practice (2021), totaling 1.94 liters per 
second. 

 All wastewater will be hauled by the Applicant from the site to sewage lagoons at the 
Hamlet of Warspite (primary) and the Hamlet of Bellis (secondary) at the sole expense 
of the Applicant. 

 The Planning and Development Manager has confirmed with the County’s 
Environmental Operations Department that these lagoons have enough existing 
capacity to accommodate the estimated volume of wastewater that will be generated 
by the proposed Supportive Living Facility. 

 
SOLID WASTE SERVICING 

 The Applicant proposes to use outdoor garbage and recycling bins. 
 Administration recommends that these bins be located in a coral that is screened from 

public view pursuant to Section 6.17.3 of Smoky Lake County Land Use Bylaw No. 1272-
14. 

 
WATER SERVICING  

 The Applicant proposes to install a portable cistern with a minimum holding capacity of 
120,000 liters (4,237 cubic feet) for its potable water needs. The proposed use of a 
portable cistern is congruent with Policy #56 of Smoky Lake County Bylaw No. 1305-17: 
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Victoria District Area Structure Plan which requires that water services for all 
developments located within the Plan area be provided as individual onsite systems. 

 The Applicant’s engineers provided volume calculations per fixture by using the National 
Building Code, totaling 7.6 liters per second. 

 All potable water will be hauled from off-site at the sole expense of the Applicant.  
 
STORMWATER MANAGEMENT 

 The Applicant proposes the use of onsite swales and drainage ditches to capture 
stormwater before eventual discharge to the County ditch within the right-of-way of 
RGE RD 174A. 

 
ON-SITE FIRE SUPPRESSION 

 The Applicant proposes to construct a 50,000 gallon pond that will provide on-site water 
for fire suppression purposes. 

 The Applicant proposes install a diesel-powered pump in conjunction with the proposed 
pond. 

 Both the pond and the diesel-powered pump will be fenced for additional security and 
public safety. 

 
ARCHITECTURAL DESIGN 

 Smoky Lake County Bylaw No. 1305-17: Victoria District Area Structure Plan contains a 
number of policies that require specific design elements to be incorporated into 
developments located within the Plan area. 

 Policy #65 requires an Applicant to submit elevation and façade information with a 
Development Permit application. The Applicant has satisfied this requirement. 

 Policy #67 stipulates that commercial buildings located within the Plan area may be 
required to incorporate aspects of the Significant Architectural Features identified in 
Appendix B of the Bylaw. These Features include: 

o Shingled roof; 
o Gabled roof; 
o Log Construction; 
o 1.5/2 storey height; 
o Siting near Victoria Trail; 
o Cedar Shingle Siding; 
o South Facing; 
o Rectangular massing; 
o Symmetry in features; 
o Steep pitched roof; 
o White lathe finish; 
o White washing siding; 
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o Beveled siding; 
o Plaster siding; and 
o Exterior wall buttresses. 

 The Applicant has incorporated several of these Significant Architectural Features in the 
proposed design including the use of gabled roofs, shingled roof, 1.5 storey height, 
rectangular massing and symmetry in features. 

 Policy #69 stipulates that two of the three following options must be met, while 
encouraging that all three are met: 

o Option #1 - Future residential developments in the Plan area shall be a maximum 
of two storeys in height (not including the roof). 

o Option #2 - Rooflines of future developments in the plan area shall incorporate a 
steeply pitched roof (a rise/span ratio of 14:12 or greater). 

o Option #3 - Future residential, commercial and institutional developments in the 
Plan area shall generally be rectangular in shape. 

o The Applicant’s proposed design satisfies Option # 1 and Option #3. 
 Policy #70 stipulates that building features such as doors, windows, chimneys, dormers 

and gables should achieve symmetry in the overall design for commercial buildings 
within the Plan area. The Applicant’s proposed design satisfies the intent of this Policy. 

 Policy #72 stipulates that building colours and materials shall meet two of the three 
options below: 

o Option #1 – Heritage colours and/or natural wood shades shall be the principle 
colour of future residential, commercial and institutional buildings within the 
Heritage and Environment Area; the Commercial Area, and the Country 
Residential Area. Other colours may be used to highlight design and accent 
features such as trim, facia, windows, doors and porches. 

o Option #2 – Exterior finishes of future residential, commercial and institutional 
developments shall utilize or simulate the use of horizontal wood and/or shingle 
siding on the portion of the structure facing Victoria Trail and/or visible from the 
Victoria Trail. 

o Option #3 – For new developments, shingles or other roofing materials are to be 
selected from solid dark colour shades or heritage colours.  

o Despite the proposed development being located within the Agricultural Area 
and therefore exempt from the conditions imposed by Option #1, the Applicant’s 
proposed colour scheme for the principal colour and accent features complies 
with the intent of Option #1. 

o The Applicant’s proposed siding simulates the look of horizontal wood and 
therefore complies with the intent of Option #2. 

o The Applicant’s proposed roofing materials satisfy the intent of Option #3. 
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GEOTECHNICAL ANALYSIS 
 County administration requested that a geotechnical investigation be conducted by the 

Applicant pursuant to Policy #1 and Policy #24 of Smoky Lake County Bylaw No. 1305-
17: Victoria District Area Structure Plan. 

 The Applicant has provided a geotechnical investigation conducted by Shelby 
Engineering Ltd., dated May 29, 2024.  

 The geotechnical investigation advanced 12 test holes and makes recommendations for 
foundation types that are feasible to support the proposed development. 
Administration recommends that adherence to the findings of the geotechnical 
investigation be made a condition of Development Permit approval.  

 
FENCING 

 Existing buffalo fencing is proposed to be used to secure the site during construction of 
the proposed development.  

 During the final stages of construction, the applicant proposes to install an alternative 
fence for the front portion of the property (north-south along RGE RD 174A), subject to 
approval from the Development Authority. 
 

ACCESS, TRAFFIC COUNTS, AND INTERNAL ROADS & PARKING 
 The Applicant proposes a single access point off of RGE RD 174A to access the subject 

site.  
 The Applicant will be required to obtain approval via an Approach Permit from the 

County’s Road Foreman prior to construction of the proposed access. 
 The proposed access will be required to meet the minimum specifications and standards 

established by Smoky Lake County Policy No. 03-05: Approaches, including, where 
applicable, the installation of an appropriately-sized culvert. 

 The Applicant proposes to use a compacted gravel surface for both the internal road 
network and the parking areas. 

 The parking area, including the dimensions of each stall, shall comply with Section 6.13 
of Smoky Lake County Land Use Bylaw No. 1272-14. 

 Should any improvements to the intersection of a highway and a local road be required 
as a result of the proposed development, the cost of those improvements shall be borne 
solely by the proponent, pursuant to Policy # 59 of Smoky Lake County Bylaw No. 1305-
17: Victoria District Area Structure Plan. 

 A traffic impact assessment conducted in 2005 for the Metis Crossing development was 
submitted as part of this Application and was supplemented with the following 
estimates of traffic volumes that will be generated by the proposed development: 

o Private vehicles (2 people per vehicle) = 14,000/year 
o Water and wastewater hauling vehicles = 200/year 
o Grocery/general supply vehicles = 110-135/year 
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o Handicap bus/multi-passenger transportation for families to visit = 35-60/year 
o TOTAL VEHICLE TRAFFIC = 14,395/year (40 vehicles/day) 
o The numbers above were calculated based on the following assumptions: 

 Private vehicles – based on staff required to operate the facility, 
maintenance workers, and four to six visitors per month per resident. 

 Water and wastewater hauling – one to two times per week for each 
water and wastewater. 

 Food and dry goods supply – one delivery per week or less (large amount 
of on-site dry and cold storage space reduces the number of deliveries 
required). 

 Medical/office/general supplies – no more than one delivery per week. 
 Miscellaneous or fast-delivery items – two to three times per month. 

 
LANDSCAPING 

 The Applicant proposes the use of a mix of Golden Willow and Columnar White Pine 
trees as perimeter screening. 

 The proposed trees will be located inside of the proposed perimeter fencing. 
 Administration recommends that as a condition of an approved Development Permit, 

that no tree clearing along the boundary of the lot be permitted, pursuant to Policy # 4 
of Smoky Lake County Bylaw No. 1305-17: Victoria District Area Structure Plan. 
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APPENDIX “A” - PROPOSED CONDITIONS FOR DEVELOPMENT PERMIT DP-024-24 
 

1. The proposed Development shall be sited and constructed as per the Site Plan, Overall 
Floor Plan (Drawing A2.1), Building Elevations (Drawing A4.1), Area 1 & 2 Building 
Elevations (A4.11), Area 3 & 4 Building Elevations (A4.12), Area 5 & 6 Building Elevations 
(A4.13), Area 7 Building Elevations (A4.14), Area 8 & 9 Building Elevations (A4.15), & 
Overall Building Sections (A5.1), dated June 19, 2024, attached to, and forming part of, 
this Development Permit. 

2. Minimum setbacks from property lines shall be as follows: 
a. Minimum setback from property line adjacent to RGE RD 174A (west property line) 

= 60.0 meters (196.85 feet). 
b. Minimum setback from property line adjacent to property to the north = 40.0 

meters (131.23 feet). 
c. Minimum setback from property line adjacent to Victoria Trail (south property 

line) = 1,000 meters (3,280.84 feet). 
d. Minimum setback from property line adjacent to property to the east = 40.0 

meters (131.23 feet). 
3. The proposed Development shall conform to the relevant Policies contained within 

Smoky Lake County Bylaw No. 1305-17: Victoria District Area Structure Plan, as amended. 
4. The proposed Development shall be constructed in accordance with the findings and 

foundation recommendations contained within the geotechnical analysis, prepared by 
Shelby Engineering, dated May 29, 2024, attached to, and forming part of, this 
Development Permit. 

5. Water and sanitary services for the proposed Development shall be provided as individual 
on-site systems. The Developer shall be responsible for all costs associated with the 
installation, maintenance, operation and use of all water and sanitary service systems 
relating to the proposed Development. Water and sanitary systems must meet all 
provincial requirements and regulations in force at the time of installation of said systems. 
The Developer shall provide to the Development Authority for Smoky Lake County, proof 
of compliance with these requirements and regulations. 

6. Individual franchise utilities (i.e. power, telecommunications, etc.) shall be provided 
underground wherever possible to eliminate visual clutter that may negatively impact 
local viewscapes. Above ground utilities shall be located to the satisfaction of the 
Development Authority for Smoky Lake County. 

7. Landscaping shall be provided by the Developer in accordance with the Site Plan, and said 
landscaping shall serve to act as a visual buffer between the proposed Development, 
including the proposed parking area, and adjacent lands. Landscaping shall be designed 
and located so as that the placement of said landscaping does not impair the visibility 
required for safe movement of persons or traffic, subject to the satisfaction of the 
Development Authority for Smoky Lake County. 

8. The Developer shall provide an off-street parking area in accordance with Section 6.13 of 
Smoky Lake County Land Use Bylaw No. 1272-14. The Developer shall provide a minimum 
of sixty (60) off-street parking stalls with the following dimensions 

a. Minimum width of stall = 2.7 meters (8.86 feet); 
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b. Minimum depth of stall = 6.1 meters (20.01 feet); 
c. Minium width of maneuvering aisle (one-way) = 7.3 meters (8.86 feet); and 
d. Minimum overall depth (including stall depth on both sides of a one-way 

maneuvering aisle) = 19.5 meters (63.97 feet). 
9. The off-street parking area shall be graded, drained, compacted and surfaced to the 

satisfaction of the Development Authority. 
10. A minimum of one (1) loading space shall be provided with the following dimensions: 

a. Minimum width of loading space = 4.0 meters (13.12 feet); 
b. Minimum depth of loading space = 8.0 meters (26.24 feet); and 
c. Minimum height clearance = 4.3 meters (14.10 feet). 

11. The loading space area shall be graded, drained, compacted and surfaced to the 
satisfaction of the Development Authority. 

12. All signs, erected on land or affixed to the exterior of a building or structure, require a 
Development Permit from Smoky Lake County. No signs, billboards or advertising 
structures shall resemble or conflict with a traffic sign, nor shall it be a traffic hazard. No 
sign shall be of such size or design as to, in the opinion of the Development Authority, 
obstruct the vision of persons using roads abutting the parcel. The maximum area of any 
sign shall be 3.0 square meters (32.29 square feet). A flashing, animated or illuminated 
sign shall not be permitted where, in the opinion of the Development Authority, it might 
be objectionable to nearby residents or interfere with the movement of traffic. The area 
around sign structures shall be kept clean and free from overgrown vegetation, and free 
from refuse material. The Development Authority may require an engineer-approved 
plan prior to the issuance of a Development Permit for a sign in order to ensure said sign 
does not threaten public safety. 

13. Fencing shall be constructed of materials which are to the satisfaction of the Development 
Authority. The electrification of fencing shall not be permitted. 

14. The proposed Development shall commence within twelve (12) months from the date of 
issuance of this Development Permit and shall be completed within five (5) years from 
the date of issuance. 

15. The Developer shall be required to obtain  any and all approvals, permits, licenses and 
authorizations from any and all agencies, departments and authorities as may be 
required.  

16. The Developer shall be required to apply for, and obtain, the following Safety Codes Act 
Permits: 

a. Building Permit; 
b. Gas Permit; 
c. Electrical Permit; 
d. Private Sewage Disposal Systems Permit; and 
e. Plumbing Permit. 

17. The Developer shall be required to submit to Smoky Lake County Development Permit 
fees in accordance with Smoky Lake County Bylaw No. 1463-24: Planning and 
Development Permit Fees. Development Permit fees are charged at a rate of 
$1.00/$1,000.00 of construction value and shall be payable to the County prior to the 
issuance of the Development Permit. 
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18. Should any upgrade or improvements to an intersection of a highway and local road are 
required as a result of the proposed Development, the costs of such upgrades or 
improvements shall be borne by the Developer. 

19. Outdoor lighting fixtures that incorporate flood lights to illuminate large areas of the 
subject lands or a building shall not be permitted. Lighting shall be designed with Crime 
Prevention Through Environmental Design (CPTED) wherever possible, to the satisfaction 
of the Development Authority. Light trespass onto adjacent properties should be avoided 
wherever possible. 

20. The Developer shall provide on-site water for fire-suppression purposes to the 
satisfaction of the Development Authority. 

21.  The Developer, general and private contractors shall, during the course of construction, 
renovation and demolition, keep the land in a reasonable condition so as not to constitute 
a nuisance, and shall secure all manner of debris so as to prevent it from blowing onto 
any other private or public property. At the conclusion of construction, renovation and 
demolition, all building materials shall be removed from the site. As well, the Developer 
shall prevent excess soil and debris from being spilled onto public road allowances, 
streets, lanes and sidewalks. 

22. Should solid waste be stored outdoors, it shall be stored in a corral or appropriately 
screened/fenced location that is locked and secured at all times.  

23. Storage of medical and hazardous wastes shall be done in accordance with relevant 
Provincial and Federal laws and regulations pertaining to same. A Site Plan and Floor Plan 
identifying the location of secure areas for the storage of medication and hazardous 
waste shall be provided to the Development Authority prior to the proposed Supportive 
Living Facility commencing operations. 

24.  Prior to the commencement of operations of the proposed Supportive Living Facility, 
confirmation that the Facility has been inspected by an executive officer under the Public 
Health Act, R.S.A. 2000, c P-37, as amended, shall be provided to the Development 
Authority. 

25. Prior to the commencement of operations of the proposed Supportive Living Facility, 
confirmation that the operator of the Facility has current insurance coverage in 
accordance with Section 5 of the Supportive Living Accommodation Licensing Regulation, 
shall be provided to the Development Authority. 

26. Prior to the commencement of operations of the proposed Supportive Living Facility, 
confirmation of the Faciality’s operator’s corporate status shall be provided to the 
Development Authority. 

27. Prior to the commencement of operations of the proposed Supportive Living Facility, a 
written process shall be provided to the Development Authority outlining processes that 
promote the security and safety of residents, including processes that account for all 
residents on a daily basis and ensure proper monitoring mechanisms or personnel are in 
place on a continuous basis (24 hours per day). 

28. Throughout the course of operation of the proposed Supportive Living Facility, the 
operator shall comply with all relevant Federal and Provincial laws and regulations, 
including but not limited to, the Public Health Act, R.S.A. 2000, c P-37, the Supportive 
Living Accommodation Licensing Regulation, and all relevant Bylaws of Smoky Lake 
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County. Failure to maintain compliance with legislation, regulations or bylaws may result 
in Smoky Lake County exercising its rights under the Municipal Government Act, R.S.A. 
2000, c. M-26, and Smoky Lake County Land Use Bylaw No. 1272-14, to take enforcement 
action, including, but not limited to, issuance of a Stop Order or revocation of a 
Development Permit. 
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