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Date of Service: July 25, 2024 

REGIONAL MUNICIPALITY 
OF WOOD BUFFALO

File No: PD2024-000288 

COMMUNITY STANDARDS REMEDIAL ORDER 

Issued pursuant to section 545 of the Municipal Government Act, RSA 2000 c M-26 

TO: Blake James Linnen 

 

 

 

SERVICE: IN PERSON, Email, and 

Registered Mail 

RE: Municipal Address: 148 Silica Place 

Legal Description: Lot 20; Block 4; Plan2625TR 

YOU ARE HEREBY NOTIFIED, that you are in violation of section 29 (k) of the Community 

Standards Bylaw, Bylaw No 21/010, 29. For the purpose of greater certainty, a nuisance means a 
Property that shows signs of a serious disregard for general maintenance and upkeep, whether or 
not it is detrimental to the surrounding area, examples of which include but are not limited to: (k) 
any damage or deterioration to a fence, including, but not limited to peeling, unpainted or untreated 
surfaces and missing or rotting fences boards or post; for Pursuant to section 545 of the Municipal 

Government Act, you are now ordered to remedy this violation by: 

(1) Repair or remove fence.

If you fail to comply with this Order within 5 business days after the Date of Service, then the 
Regional Municipality of Wood Buffalo will be empowered to take whatever actions are necessary 
to remedy the violation. The cost of these actions can be made into an amount owing by you to the 
RMWB. Further, these costs can be applied to the tax roll of the property described in the subject 
line of this Order. 

You may appeal this Remedial Order by submitting an application to the Community Standards 
Appeal Committee. Such an application must be made within 14 days of the Date of Service, and 
must be done as set out on the RMWB website (https://www.rmwb.ca/en/mayor-council-and­
administration/community-standards-appeal-committee.aspx#Filing-an-Appeal). 

Sincerely, 

Regional Municipality of Wood Buffalo 

PER: 

Peace Officer C. Nip 
Bylaw Services Department 
Regional Municipality of Wood Buffalo 

P: [780-714-1487] 

9909 Franklin Avenue, Fort McMurray, Alberta, Canada, T9H 2K4 www.rmwb.ca 

Anzac • Conklin • Draper• Fort Chipewyan • Fort Fitzgerald • Fort MacKay 

Fort McMurray • Gregoire Lake Estates • Janvier• Mariana Lake • Saprae Creek Estates 
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From:

To: Community Standards Appeal Committee

Subject: Evidence

Date: Tuesday, October 15, 2024 7:07:50 PM

Attachments: Screenshot 2024-10-11 at 10.49.10 AM.jpeg.png
IMG_7115.HEIC
IMG_7121.HEIC
IMG_7122.HEIC
IMG_6568 2.HEIC
IMG_7114.heic
IMG_7115.heic
IMG_7116.heic
148 Silica Place RPR 2007.pdf

External Message - Please be cautious when opening links or attachments in email

Theses are the photos indicating the difficulty we have with our neighbors deck and wall built
with in the 1 meter in encroachment of a shared fence line which would make the remediation
difficult. Planning and development has been notified. The fence is still free standing. I would
like to replace the fence when I can financially am able too. My son is a high support needs
non verbal autistic he is a elopper! the fence keeps him safe in my yard if the fence is not there
then he would be in danger of leaving and possibly going into traffic or be attacked by my
neighbors dog. I would understand the removal of the fence if it was in public view but it is
not and is shared. This was only made by the recommendation of a peace office which has a
bias opinion on the matter. The officer stated numerous times that she had a similar situation
were they did not have a fence and paid for it themselves. I am a one income special needs
home that at this time is unable to afford a full rebuild. I look forward to address in the board
on the 23rd to state my appeal. Thank you and more photos will be attached in the next email

 
 

October 15, 2024 Exhibit 2
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From:
To: Standards Appeal Committee
Subject: Fwd: FW: Evidence
Date: Wednesday, October 16, 2024 9:11:41 AM
Attachments: image001.png

External Message - Please be cautious when opening links or attachments in email
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---------- Forwarded message ---------
From: Community Standards Appeal Committee <CSAC@rmwb.ca>
Date: Wed, Oct 16, 2024 at 8:55 AM
Subject: FW: Evid
To: Blake Linnen 

Good morning Blake,

This will confirm receipt of your submission; however, I am having difficulties opening some of the
images as listed below.  Please convert these images to a .JPEG or a PDF format and resend at your
earliest convenience.

Images: 7115, 7121, 7122, 6568, 7114, 7115, 7116

Thanks in advance.
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Heather Fredeen

Tribunal Clerk

T: 780-743-7001 |rmwb.ca
9909 Franklin Avenue
Fort McMurray | 

I humbly acknowledge that the land on which we live, learn, work and play is Treaty 8 Territory, the

traditional

lands of the Cree, Dene, and the unceded territory of the Métis.

STATEMENT OF CONFIDENTIALITY: The information contained in this email message and any attachments may be

confidential and legally privileged and is for the use of the intended recipient(s) only.  If you are not an intended recipient,

please: (1) notify me immediately by replying to this message; (2) do not use, disseminate, distribute or reproduce any part of

the message or any attachment; and (3) destroy all copies of this message and any attachments. Thank you.

From: Blake Linnen < > 

Sent: Tuesday, October 15, 2024 7:05 PM

To: Community Standards Appeal Committee <CSAC@rmwb.ca>

Subject: Evidence

External Message - Please be cautious when opening links or attachments in email
Theses are the photos indicating the difficulty we have with our neighbors deck and wall built
with in the 1 meter in encroachment of a shared fence line which would make the remediation
difficult. Planning and development has been notified. The fence is still free standing. I would
like to replace the fence when I can financially am able too. My son is a high support needs
non verbal autistic he is a elopper! the fence keeps him safe in my yard if the fence is not there
then he would be in danger of leaving and possibly going into traffic or be attacked by my
neighbors dog. I would understand the removal of the fence if it was in public view but it is
not and is shared. This was only made by the recommendation of a peace office which has a
bias opinion on the matter. The officer stated numerous times that she had a similar situation
were they did not have a fence and paid for it themselves. I am a one income special needs
home that at this time is unable to afford a full rebuild. I look forward to address in the board
on the 23rd to state my appeal. Thank you and more photos will be attached in the next email

Exhibit 2

Page 16

FOIP section 17(1)



Exhibit 2

Page 17



Exhibit 2

Page 18



{00265760;1}

9909 Franklin Avenue, Fort McMurray, AB, T9H 2K4 

Appeal  Appeal of Community Standards Remedial Order 

Notice of Appeal  CSAC 2024-003 

Appellant Blake Linnen 

Remedial Order No.  PD2024-000288 

Municipal Address 148 Silica Place, Fort McMurray, Alberta, T9H 2Z8 

Document  Written Submissions of the Regional Municipality of Wood Buffalo 

Introduction  

1. Cynthia Nippard (“PO Nippard”) is employed by the Regional Municipality of Wood Buffalo
(the “Municipality”) within the Bylaw Enforcement department as a Peace Officer.

2. In accordance with section 8 the Enforcement Officer Bylaw No. 20/005, as a Peace
Officer, PO Nippard has the authority to:

8.02.  enforce Bylaws within the Municipality;

8.06.  issue and serve orders, notices, and tickets; and

8.08.  exercise all powers, duties, and functions of a designated officer to issue
orders in accordance with section 545 of the Municipal Government Act.  

3. The Appellant, Blake Linnen, is the registered owner of 148 Silica Place (the “Property”).

Attachment 1 - Certificate of Title, 148 Silica Place

4. The Appellant is appealing PO Nippard’s decision to issue a Remedial Order (the “Order”)
against the Property pursuant to section 52 of the Community Standards Bylaw No. 21/101
(the “CS Bylaw”), and in accordance with 545 of the Municipal Government Act, RSA 2000
c M-26.

5. The subject matter of the Order is a fence that the Appellant is responsible for, and in the
opinion of PO Nippard, is currently in a state of serious disrepair.

6. The fence is situated on a shared property line with the adjacent neighbouring property,
144 Silica Place.

Page 1/4
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9909 Franklin Avenue, Fort McMurray, AB, T9H 2K4 

Attachment 2 - Property Diagram 

7. PO Nippard also issued a Remedial Order to the registered owner of 144 Silica Place
regarding the fence. The registered owner of 144 Silica Place has not appealed the
issuance of the Remedial Order, however, in light of this Appeal, the Municipality has
taken no action to enforce this Remedial Order pending the outcome.

Preliminary Issues 

Right to Appeal and Jurisdiction of the Committee 

8. This Appeal is heard in accordance with the CS Bylaw as it was when signed and passed
on May 12, 2021, and in force on the date the Order was issued to the Appellant.

9. The Appellant has the right to appeal the issuance of the Order under the CS Bylaw to the
Community Standards Appeal Committee pursuant to section 55:

55. A person who receives a written order under this bylaw may by written notice
request the Community Standards Appeal Committee pursuant to the
Community Standards Appeal Committee Bylaw, Bylaw No. 19/017 to review
the order within fourteen (14) days after the date the order is received.

10. On July 25, 2024, PO Nippard officially served the Order upon the Appellant, and on
August 3, 2024, the Appellant formally filed written notice within the fourteen (14) day
period. The Appellant has met all applicable filling deadlines, and the Appeal is properly
before the Community Standards Appeal Committee.

Merits of the Appeal 

11. The Municipality submits that the Community Standards Appeal Committee must first
decide whether the Appellant has caused or permitted a nuisance to exist at the Property,
as set out in section 27 of the CS Bylaw.

27. A Person shall not cause or permit a nuisance to exist on Property they Own
or Occupy and if any Person who Owns or Occupies a Property fails to
comply with any part or parts of this section, the Municipality may fix,
remove, remediate, mitigate, clear or clean up the nuisance and the costs
incurred by the Municipality shall be paid on demand and if unpaid, may be
added to the tax roll of the Property.

12. Pursuant to section 29 of the CS Bylaw, nuisance property is defined as:

Page 2/4
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9909 Franklin Avenue, Fort McMurray, AB, T9H 2K4 

29. For the purpose of greater certainty, a nuisance means a Property that
shows signs of a serious disregard for general maintenance and upkeep,
whether or not it is detrimental to the surrounding area. . .

Section 29 further provides the following an enumerated list of what a nuisance may be, 
which includes at subsection (k): 

(k) any damage or deterioration to a fence, including, but not limited to peeling,
unpainted or untreated surfaces and missing or rotting fences boards or
posts.

13. While the CS Bylaw does not define the term “serious” the municipality submits that the
proper interpretation is one that is consistent with its ordinary meaning, significant or
worrying because of its possible danger or risk1.

14. The Municipality submits that, as evidenced in PO Nippards report, the Property displays
a serious disregard for the general maintenance and upkeep by virtue of the Appellant’s
failure to maintain the fence free from damage and deterioration, including unpainted,
missing, and rotting fence boards or posts.

Attachment 3 - PO Nippard’s Report

15. The Appellant has provided, in their written notice, reasons for their Appeal of this Order
as follows:

“The reason for the appeal is that the fence is still free standing. We will 
replace next spring when we can afford too. The fence is needed for my 
autistic son and animals. My son is high support needs non verbal autistic. 
The fence is a safe guard for him to keep him in our back yard. He elops 
without warning. Without a fence he will be put at risk. There is also the 
matter of my neighbours that is against the fence which is within the 1 
meter encroachment of shared property line bylaw. I have had fence 
contractors give quotes and have seen the deck. They agree that the 
removal and erection of a fence would be difficult. I would like the 
remediation removed the fence can be replaced at a later date when I am 
financially able to. Due to the fact that I am a one income household of 
special needs children.” [sic] 

Attachment 4 - Appellant’s Written Notice 

1 Oxford English Dictionary 

Page 3/4
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9909 Franklin Avenue, Fort McMurray, AB, T9H 2K4 

16. The Municipality takes the position that the Appellant’s reasons for the Appeal do not go
to establishing that the fence, in its current state, does not amount to a nuisance.

Decision Making Authority

17. Where the Community Standards Appeal Committee determines that it has been
established, on the facts presented, that the requirements of section 27 of the Bylaw have
been fulfilled, the position of the Regional Municipality of Wood Buffalo is that section 56
of the Bylaw grants the Community Standards Appeal Committee the authority to:

a. confirm the order;

b. vary the order;

c. substitute the order; or

d. cancel the order.

18. Should the Community Standards Appeal Committee makes the decision to vary or
substitute the Order, the Municipality submits that the following conditions could be
applied:

a. extending the date of compliance for the Appellant to complete the required
remedial work; or

b. adding parameters of how the fence shall be repaired (i.e. full replacement,
straightening, or painting).

Sincerely, 

Regional Municipality of Wood Buffalo 
Per: 

Erin Wells 
Student-at-Law 
Legal Services Department 
erin.wells@rmwb.ca 

cc: Cynthia Nippard, Peace Officer, Bylaw Enforcement (via email: cynthia.nippard@rmwb.ca) 
Aaron Anderson, Manager, Bylaw Enforcement (via email: aaron.anderson@rmwb.ca) 
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Map Produced for the Community
Development Planning Branch

TICK115410
16 Oct 2024

SUBJECT AREA  MAP
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SILICA PLACE

148

144

20\4\2625TR

21\4\2625TR

Subject Areas / Survey Parcels
RMWB Land

±
0 4.52.25

Metres

1:230

Imagery Dated: May - July 2023

Attachment 2

Exhibit 3

Page 25



Attachment 3
Exhibit 3

Page 26

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 27



Exhibit 3

Page 28



Exhibit 3

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 30

FOIP section 17(1)



Exhibit 3

Page 31



Exhibit 3

Page 32



Exhibit 3

Page 33



Exhibit 3

Page 34



Exhibit 3

Page 35

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 36



Exhibit 3

Page 37



Exhibit 3

Page 38



Exhibit 3

Page 39

FOIP section 17(1)

FOIP section 17(1) FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 40

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 41

FOIP section 17(1)

FOIP section 17(1)FOIP section 17(1)



Exhibit 3

Page 42

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 43



Exhibit 3

Page 44



Exhibit 3

Page 45



Exhibit 3

Page 46



Exhibit 3

Page 47



Exhibit 3

Page 48



Exhibit 3

Page 49



Exhibit 3

Page 50



Exhibit 3

Page 51



Exhibit 3

Page 52



Exhibit 3

Page 53



Exhibit 3

Page 54



Exhibit 3

Page 55



Exhibit 3

Page 56



Exhibit 3

Page 57



Exhibit 3

Page 58



Exhibit 3

Page 59



Exhibit 3

Page 60



Exhibit 3

Page 61



Exhibit 3

Page 62



Exhibit 3

Page 63



Attachment 4

Exhibit 3

Page 64

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)

FOIP section 17(1)



Exhibit 3

Page 65

FOIP section 17(1)


	Exhibit List
	Subject Area Map
	1. Notice of Appeal -148 Silica Place
	2. Evidence Disclosure - Appellant
	3. Evidence Disclosure - Municipality



