
 

EXHIBIT LIST 
 

File Number Appellants 

SDAB 2026-007 

Ahmed Ahmed, Rick Peterson, Candace Duffett, Rodney Duffett, Hoi Yam 
Chan, Mat and Robin Espinoza, James Hiltz, Tylor Cooper, Ronald Cox and 
Cassandra Rae Yarkie-Blanchard, Norm Hennings, Megan Humby, Dillon 
Kakoschke, Matthew King, Jacqueline MacDonald, Opal Werkema and 
Brianne Gosney 

 
Legal Description Civic Address 

 Lot 1, Block 1, Plan 2321444 7880 Draper Road 

 
Exhibit # Description Filing Date 

P1 Development Authority Submission  2026-10-07 

P2 Development Permit Applicant Submission 2026-10-07 
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Regional Municipality of Wood Buffalo

Development Permits - Sept. 10, 2026
- Sep 09, 2026

Public Notices (/news/public-notices/)

Date of Notice:​​​ Sept 10, 2026

Appeal to be filed by:​​ Oct 1, 2026

Development Permit Number Development
Civic Address

Lot/Block/Plan

THE FOLLOWING DEVELOPMENT PERMITS WERE APPROVED:

2026-DP-00306

Single
Detached

Dwelling with
Attached
Garage,

Verandah and
Rear Open

Deck

284
FIREWEED
CRESCENT

Lot 97 Block 17
Plan 0724878

2026-DP-00093

Change of
Use from

Single
Dwelling to
Resort to
Facility

7880 DRAPER
ROAD

Lot 1 Block 1
Plan 232144

2026-DP-00198

Two (2)
Illuminated

Freestanding
Signs

1017 Quarry
Ridge Drive

Lot 9 Block 1
Plan 2520897

THE FOLLOWING DEVELOPMENT VARIANCES WERE APPROVED:

2026-VC-00019 Variance to
increase the

maximum

284
FIREWEED
CRESCENT
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width of an
attached

garage from
70% of the
width of the

principal
building to
80% of the
width of the

principal
building

(additional
1.08m)

Lot 97 Block 17
Plan 0724878

For Information on the appeal process please contact the Clerk of the Appeal Board:

Subdivision and Development Appeal Board

9909 Franklin Avenue Fort McMurray AB T9H 2K4

T: 780 743 7001   F: 780 743 7028 Email SDAB@rmwb.ca  (mailto:SDAB@rmwb.ca)

Subscribe (/subscribe/) Back to News Search  (/news/)

Contact Us
PULSE
Submit a request  (https://pulse.rmwb.ca/Submit)

Phone: 780-743-7000
(tel:17807437000) Toll free: 1-800-973-9663  (tel:1-8009739663)

Subscribe for RMWB updates
Stay up to date on the services, programs and projects in your neighbourhood! 

Subscribe (https://www.rmwb.ca/subscription-messaging/)
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Regional Municipality of Wood Buffalo
9909 Franklin Avenue
Fort McMurray Alberta T9H 2K4

Phone: 780-743-7000
(tel:17807437000) Toll free: 1-800-973-9663  (tel:1-8009739663)

Resources
News  (/news/)
Sitemap  (/sitemap/)
Privacy Policy  (/privacy-policy/)
Contact Us  (/contacts-directory/)

Connect With Us
Facebook (https://www.facebook.com/rmwoodbuffalo) Instagram
(https://www.instagram.com/rmwoodbuffalo/?hl=en) Linkedin
(https://ca.linkedin.com/company/regional-municipality-of-wood-buffalo) Twitter
(https://twitter.com/RMWoodBuffalo) YouTube (https://www.youtube.com/user/rmwbwebmaster)

© 2026 Regional Municipality of Wood Buffalo Privacy Policy  (https://www.rmwb.ca/privacy-policy/)
Sitemap  (https://www.rmwb.ca/sitemap/) Made with Govstack  (https://www.govstack.com/)
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3. Issue 1: Which Land Use Bylaw Applies 

3.1 The transition clause is express and covers these appeals 

Bylaw 26/001, s. 1.6.1, directs that a complete application for a development permit "submitted or 

lawfully started" before the effective date, "including any appeals associated with such applications," is 

evaluated under the former Bylaw 99/059. The clause names appeals specifically. It leaves no room to 

apply Bylaw 26/001 to these appeals. 

The Municipality has applied the clause in this way. On January 21, 2026, after Bylaw 26/001 took effect, 

the Municipality's Director of Planning and Development Services confirmed in writing, following a 

meeting with the Permit Holder's team, that the application for change of use to Resort Facility and the 

site remediation application "will be reviewed under LUB 99/059" (Exhibit C).  

 

The Development Authority issued the permit on that basis. The permit itself classifies the use as a 

discretionary use in the SH – Small Holdings District and refers to "Land Use Bylaw No. 99/059" in its 

conditions (Exhibit D, conditions 1, 2 and 14). The application form was likewise made "under the 

provisions of the Land Use Bylaw 99/059" (Exhibit A). 

 

To the extent that s. 687(3) of the MGA directs the Board to “comply with any applicable land use 

policies”, Council has itself specified, by s. 1.6.1 of the Land Use Bylaw 26/001, that for transitioned 

applications and their appeals, the operative bylaw is 99/059. 

3.2 The application was complete before January 1, 2026 

• The standard. Under Bylaw 26/001, s. 2.2.5(a), an application is complete when, in the 

Development Authority's opinion, it contains the documents and information needed to review 

it. Bylaw 99/059, s. 25.1, takes the same approach: an application is incomplete only if the 

Development Officer deems it so, and the Officer may then return it to the applicant; under s. 

25.2 a returned application is deemed not to have been presented until the missing information 

is supplied. 

• The evidence. The application (Exhibit A) and its supporting documents were submitted on April 

5, 2024. Six days later the Municipality confirmed they met the standard to be processed, and 

circulated the application for partner review (Exhibit B). Section 25 of Bylaw 99/059 sets out the 

only process for treating an application as incomplete: the Development Officer deems it 

incomplete and returns the form, submissions and fee (less administration costs), after which 

the application is deemed not presented (ss. 25.1, 25.2). None of that occurred. The 

Municipality instead accepted the application for processing and circulated it (Exhibit B), and has 

processed it for more than two years. The application therefore stood as presented and 

complete. This is consistent with the written-confirmation step in Bylaw 26/001, s. 2.2.5(a), 

under which the Development Authority confirms completeness within 20 days of receipt; the 

Municipality's April 11, 2024 written confirmation came six days after submission. 

• Later technical requests do not undo completeness. Bylaw 99/059, s. 22.2, allows the 

Development Authority to require further studies during review, and s. 22.3 allows it to decide 

an application without all of the required information where, in its opinion, a decision can 

properly be made. The Municipality's later requests for information were made during review of 



an application it had accepted and, as its Director confirmed on January 21, 2026, was 

continuing to review under 99/059. 

3.3 Response to the contrary submission 

One appellant (Cooper) says the application was not complete because a stormwater plan is dated July 

2026 and an August 14, 2026 email says it was only then submitted. That submission fails for two 

reasons: 

1. The stormwater management plan and the other items the Municipality has requested (parking 

areas, accessory structure dimensions and similar site plan details) are further information 

requested during the review of an application the Municipality accepted in April 2024 and has 

continued to process under Bylaw 99/059. Section 22.3 contemplates exactly this: the 

Development Authority decides what it needs to properly decide the application, and the 

application is not returned or deemed not presented under s. 25.  

2. Completeness is judged at the point the Development Authority accepts the application for 

review. If each later technical study could reopen the question, any application could be made 

not "complete" by later review requests, and the transition clause would give no protection. 

3.4 "Deemed refusal" 

One appellant (Werkema) asks how a two-year-old application could still be open and suggests it is 

deemed refused. The 40-day decision period may be extended by agreement (MGA s. 684), and under 

Bylaw 99/059, s. 27.8, a missed deadline entitles the applicant to treat the application as refused, at its 

option (s. 27.8). The Permit Holder has not exercised that option, and a third party cannot invoke it. 

Further, extensive communications between the Permit Holder and the Development Authority since 

application date show continued movement on the application. In any event, the allegation does not 

affect the Board's authority to hear appeals from an issued permit. 

3.5 The appellants' own filings proceed under 99/059 

Most notices of appeal were filed on the Board's form, which refers to Bylaw 99/059. Several appellants 

plead 99/059 provisions directly: Peterson relies on the Small Holdings District provisions of the former 

bylaw, and Espinoza and Hiltz cite s. 120.6. Only one appellant (Cooper) invokes Bylaw 26/001 to contest 

the point. Notices of appeal, with their dates of receipt and the points each raises, are listed in Schedule 

A. 

3.6 Result 

The application should be evaluated under Bylaw 99/059. The Permit Holder reserves its response on all 

other grounds for the merit hearing. These include the scope of the permit, the identity of the 

Development Authority (raised by Cooper), and the substantive grounds in each appeal. 

4. Issue 2: When the Appeal Period Began 

4.1 The framework 

For a person affected, MGA s. 686(1)(b) allows for appeal “within 21 days after the date on which the 

notice of the issuance of the permit was given in accordance with the land use bylaw”. The Board cannot 
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e d y, c o  6  20  t 1:1Tu s a  O tober , 26 a  1 3:40Tu s a  O tober , 26 a  1 3:40Tuesday, October 6, 2026 at 11:13:40     M Mounta  Da l  P  in y ight TimeP  in y ight TimePM Mountain Daylight Time

ub ctS je :S je :Subject: Nabil's Reply to FW: Development Permit Application
a e:D teD teDate: Saturday, November 9, 2024 at 7:34:33 PM Mountain Standard Time
rF om:F om:From: Tessa Vesak 

To:To:To: Kim Jean 

 
 

F m: rom  rom  From: Nabil Malik <Nabil.Malik@rmwb.ca>
Date: t : t : Date: Thursday, April 11, 2024 at 3:16 PM
T  o: o: To: Tessa Vesak 
Cc: c: c: Cc:  Amanda Haitas <Amanda.Haitas@rmwb.ca>, Such
Chandhiok <Such.Chandhiok@rmwb.ca>, Aaron Anderson <Aaron.Anderson@rmwb.ca>,
OOice 
Subject: ubject: ubject: Subject: Re: Development Permit Application

Hello Tessa,
 
The documents you submitted have been reviewed and meet that standard to be processed for
both applications. The applications will now be circulated for internal and external partner review. I
will be away next week during which time the applications will be in circulation. Upon my return, I
will reach out to you if there is anything that needs to be addressed as a result of the partner review. 
 
If you require assistance while I am away, feel free to contact Such.
 
Best,
Nabil
 

Nabil Malik, RPP, MCIP, IAP2  [he/him/his]

Planner III| Planning and Development Services

T: 780-793-1021

 

r :FromFromFrom: Tessa Vesak 
e tSentSentSent: Friday, April 5, 2024 18:00

To:To:To: Nabil Malik <Nabil.Malik@rmwb.ca>
cC :C :Cc: ; Amanda Haitas <Amanda.Haitas@rmwb.ca>; Such Chandhiok

<Such.Chandhiok@rmwb.ca>; Aaron Anderson <Aaron.Anderson@rmwb.ca>; 

ubje t:SubjectSubjectSubject: Development Permit ApplicaSon
 
External Message - Please be cautious when opening links or attachments in email

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)

ATIA 20(1)
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Good Afternoon Nabil,
 
I hope this email finds you well; I am writing to submit our development permit application for the
change of use of 7880 Draper Road to a Resort Facility. Attached to this email are the following
documents:
 

e. Development Permit Application
f. Site Plan – 120 Acre view
h. Edited Site Plan – Magnified view
i. Draper Road Review TraOic Memo
j. Abandoned well site information
k. Commercial Edit of River’s Edge Floor Plans
m. Current Land Title Certificate
o. Servicing Statement
p. Grading – Stantec Parking lot IFU

 
Please let me know if you require any additional information, updates, or have any questions. Can
you please let us know if there is any further information required for the Land Use Bylaw
Amendment or if the documents sent through previously for review are suOicient as the
application? We will be getting some engagement information to you in the coming days – and hope
to see you and the team at the Consultation BBQ tomorrow!
 
We look forward to continuing working with you and the team at Planning and Development – and
we greatly appreciate all your guidance and time through these processes. Thank you!
 
Best Regards,
Tessa Vesak
























