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REPORT TO SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
  

 
File: SDAB 2026-005  
 
Appellants: Jeremy Laporte  
  
Subject: Development Permit Refusal 2025-DP-00129 
 
Legal Description: Lot 3A, Block 1, Plan 042 7034 
 
Civic Address: 560 Memorial Drive  
 
Land Use Designation: BI – Business Industrial (Bylaw 99/059) 
 
 
Development Permit Application: 2025-DP-00129  
 
Development Permit Refusal: March 2, 2026 
 
Appeal Application Date:  March 2, 2026  
 
Introduction 
 
1. This appeal stems from the refusal of Development Permit 2025-DP-00129, which 

sought approval to enable third-party advertising on an existing Digital Freestanding 
Sign located at 560 Memorial Drive (Lot 3A, Block 1, Plan 042 7034). (Attachment 1: 
Development Permit Refusal – 2025-DP-00129) 

 
Chronology 
 
2. April 28, 2025 – The Development Authority received an application for a  development 

permit application to authorize third party advertising on the existing sign.  
 

3. May 2, 2025 – The application was circulated to relevant internal and external referral 
agencies for review and comments, including Alberta Transportation. 

 
4. September 24, 2025 – Alberta Transportation provided comments indicating no 

objection to the proposed sign (Attachment 2: Alberta Transportation Comments)  
 
5. March 2, 2026 – The application was refused based on the following 

reasons:(Attachment 3: Notice of Refusal Email) 
 

i. Section 6.3.1(d) – Billboard Sign Dimensions 
Billboard signs shall not exceed a maximum clearance of 2.7 m, measured from 
grade to the lowest part of the sign. 

o The submitted plans indicate a clearance of 4.57 m, exceeding the 
permitted maximum. 
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ii. Section 6.3.2(a) – Minimum Location Requirements
Billboard signs must be located:
(c) Minimum 5.0 m from a road
The proposed sign is located within 5.0 m of the adjacent road.

(d) Minimum 150 m from any Billboard Sign or Freestanding Sign along a
provincial highway

The proposed sign is located within 150 m of an existing freestanding sign at 
540 Memorial Drive, and therefore does not comply. 

As these provisions are governed by Section 3.5 – Variance Authority, the 
Development Authority does not have discretion to vary regulations related to 
Billboard Signs. As a result, the application was refused. 

Discussion 

6. The subject property is located within the BI – Business Industrial District, where
Billboard Signs are a discretionary use.

7. The existing sign was originally approved under development permit 2014-DP-00819,
issued on January 19, 2015. (Attachment 4: Issued Development Permit 2014-DP-
00819)

8. Condition #10 of the original approval requires that any sign advertising a business,
product, or service not conducted on the premises must be removed, effectively
prohibiting third-party advertising.

9. As the applicant is seeking to permit third-party advertising, the Development
Authority assessed the application under the Billboard Sign classification, as this is
the only sign type intended for off-premises advertising. (Attachment 5: Land Use
Bylaw Definitions – Billboard Sign & Freestanding Sign)

10. The proposal does not meet the mandatory requirements for billboard signs,
specifically regarding:

i. Maximum sign clearance

ii. Minimum separation distance from a road

iii. Minimum separation distance from other signs along a provincial highway

These provisions are non-discretionary and cannot be relaxed by the Development 
Authority. 

11. Additionally, under Section 8.8.1(h) of Land Use Bylaw No. 26/001, billboard signs are
typically approved for a maximum period of five (5) years.
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Should the SDAB consider approving the appeal, it may wish to evaluate the 
appropriateness of a time-limited approval, which could require periodic renewal and 
may lead to future appeals. 

 
Recommendation:  
 
12. THAT the Subdivision and Development Appeal Board uphold the decision of the 

Development Authority. 
 

Rationale:  
 

13. The Development Permit was refused in accordance with the Regional Municipality 
of Wood Buffalo Land Use Bylaw No. 99/059, as amended by Bylaw 24/002, for the 
following reasons: 
i. Section 6.3.1(d) – Billboard Sign Dimensions 

The maximum allowable clearance is 2.7 m, whereas the proposed clearance is 
4.57 m, exceeding the permitted limit. 
 

ii. Section 6.3.2– Minimum Location Requirements 
 
(c) Minimum 5.0 m from a road 
The proposed sign does not meet this requirement. 

(d) Minimum 150 m separation from another Billboard or Freestanding Sign along 
a provincial highway. 

The proposed sign is within 150 m of an existing freestanding sign at 540 
Memorial Drive. 

17. As the proposal does not meet the mandatory requirements of the Land Use 
Bylaw, and pursuant to Section 3.5 (Variance Authority), the Development 
Authority does not have discretion to vary regulations related to Billboard Signs. 

18. Therefore, the refusal of Development Permit 2025-DP-00129 is consistent with 
the applicable provisions of the Land Use Bylaw. 

Attachments: 
 

1. Refused Development Permit 2025-DP-00129 
2. Alberta Transportation Comments 
3. Notice of Refusal Email 
4. Issued Development Permit 2014-DP-00819 
5. Land Use Bylaw Definitions – Billboard Sign & Freestanding Sign 
6. Section 8.8 Billboard Sign Provisions 
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Supported By: 

  

 Shailesh Makwana  
Supervisor                                   

Community Development Planning 

 May 7, 2026 
 

  
 
 

  

Presented to: Subdivision and Development Appeal Board   
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Economic Corridors primary concern is protecting the safe and effective operation of provincial highway 
infrastructure, and planning for the future needs of the highway network in proximity to the proposed 
development(s).

Transportation and Economic Corridors offers the following comments and observations with respect to the 
proposed development(s):

• Pursuant to Section 618.3(1) of the Municipal Government Act (MGA), the department expects that the 
municipality will comply with any applicable items related to provincial highways in an ALSA plan if applicable

• Pursuant to 618.4(1) of the Municipal Government Act, the department expects that the Municipality will 
mitigate the impacts of traffic generated by developments approved on the local road connections to the 
highway system, in accordance with Policy 7 of the Provincial Land Use Policies.
 
Transportation and Economic Corridors has the following additional comments and/or requirements 
with respect to this proposal: 
 
1. A permit from the department is not required for the proposed sign referral.  
 

Please contact Transportation and Economic Corridors through the RPATH Portal if you have any questions, 
or require additional information

Issued by Arjun Luitel, Dev and Planning Technologist, on 
September 24, 2025 on behalf of the Minister of 
Transportation and Economic Corridors
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From: Vandana Solanki
To: "
Subject: DECISION NOTIFICATION- 2025-DP-00129_560 Memorial Drive
Date: Monday, March 2, 2026 2:14:00 PM
Attachments: image001.jpg

2025-DP-00129 REFUSAL.pdf

Good afternoon Jeremy,
This is to inform you that your Development Permit Application #2025-DP-00129 has been
REFUSED. The refusal letter outlining the reasons for refusal is attached. If you need any clarification
or have any questions, feel free to reach out.
APPEAL:
Under the Municipal Government Amendment Act, this decision may be appealed within twenty-
one (21) days after the day of the decision being posted. An appeal shall contain a statement of
the grounds of appeal and shall be delivered personally or by registered mail to reach the
Secretary of the Subdivision and Development Appeal Board, 9909 Franklin Avenue, Fort
McMurray, AB, T9H 2K4 within the prescribed period of twenty-one (21) days. Upon delivery of a
Notice of Appeal, the appellant shall pay to the Regional Municipality of Wood Buffalo, where
the appellant is the owner of the site, or his agent, a fee of $500.00.
Let me know if you have any questions.
Thank you!
Regards,

Logo Vandana Solanki, RPP, MCIP, AITP
[she, her, hers]

Planner II
Planning and Development Services
T: 780-793-1004
vandana.solanki@rmwb.ca  
9909 Franklin Avenue
Fort McMurray | ᓂᐢᑕᐋᐧᔮᐤ | Nistawâyâw | Ełídlį Kuę́
Alberta  T9H 2K4

I humbly acknowledge that we are located on Treaty 8 Land, the traditional territory of
the Cree and Dene, and Métis peoples.
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Land Use Bylaw 26/001 Definitions 
8.4. Definitions 
8.4.1. In addition to the definitions in Part 1, Section 1.9 Definitions of this Bylaw, in this 
part, the following words shall have the following meanings: 

Billboard Sign means a sign supported by one or more uprights, braces, or pylons and 
which stands independently of a building and may or may not contain third-party 
advertising. 

Freestanding Sign means a sign principally identifying goods and services associated 
with a parcel supported by one or more uprights, braces or pylons and which stands 
independently of a building and on the same parcel. 

ATTACHMENT 5

Page 26



Schedule A - Bylaw No. 26/001 

Regional Municipality of Wood Buffalo – Land Use Bylaw      Page 173 of 244 

Figure 8.2 Canopy Sign 

8.7. Under-awning Sign and Under-canopy Sign Provisions 

8.7.1. Under-awning signs and under-canopy signs (see Figure 8.3) are considered permanent signs and 

shall comply with the following provisions: 

(a) The under-awning and under-canopy sign area dimensions shall not exceed:

i. a sign height of 0.3m; and

ii. a sign face of a maximum of 0.45sq m.

(b) Only one (1) under-awning sign or one (1) under-canopy sign is allowed per entrance per

business; and

(c) Where an under-awning sign and under-canopy sign is authorized, the physical awning or

canopy structure clearance shall be minimum 2.5m.

Figure 8.3 Under-awning Sign and Under-canopy Sign 

8.8. Billboard Sign Provisions 

8.8.1. A billboard sign (see Figure 8.4) is considered a permanent sign and shall comply with the following 

provisions: 

(a) Billboard sign dimensions shall not exceed:

i. a maximum sign height of 10.7m;

ii. a maximum width of 8.0m;

iii. a maximum sign area of 23.0sq m per sign face; and

iv. a clearance of 2.7m.

(b) A billboard sign shall be located a minimum of:

i. 100.0m from a district containing residential uses;

ATTACHMENT 6
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Schedule A - Bylaw No. 26/001 

Regional Municipality of Wood Buffalo – Land Use Bylaw      Page 174 of 244 

ii. 30.0m from another permanent sign;

iii. 5.0m from a road; and

iv. 150.0m from any billboard sign or freestanding sign along a provincial highway, including

but not limited to highway numbers 63, 686, or 881.

(c) Third-party advertising is allowed.

(d) The support(s) shall not be located within a corner visibility triangle.

(e) May be placed so there are two sign faces either back-to-back or in a V-shaped configuration.

(f) May be illuminated by a constant source of light, but shall not be lit by a flashing or intermittent

light source.

(g) May consist partially or entirely of a digital component but shall otherwise follow the digital copy

and illumination provisions of this Bylaw (see Part 8 Section 8.5.6).

(h) A billboard sign may be approved on a parcel for up to five (5) years.

Figure 8.4 Billboard Sign 

8.9. Directional Signs Provisions 

8.9.1. A directional sign (see Figure 8.5) is considered a permanent sign and shall comply with the following 

provisions:  

(a) Directional signs are a permitted use in all land use districts.

(b) Shall not exceed a sign height of 2.7m from grade.

(c) The maximum sign area is 2.2sq m.

(d) May be mounted on more than one side of a supporting structure or post.

(e) Shall not allow third-party advertising.

(f) May be illuminated but shall not display flashing or intermittent light.

(g) May consist partially or entirely of a digital component but shall follow the digital copy and

illumination provisions of this Bylaw (see Part 8 Section 8.5.6).
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