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Agenda Item: 10.2 Bylaw 18-2019 
Proposed text amendment to Land Use Bylaw 6-2015 
North of 87 Avenue and East of 24 Street 
    
Date: July 9, 2019      
Time: 7:00 p.m.      
  

Speaker 
number 

Name 
(please print) 

Verbal or 
Written 

Submission 

 
In favour () 
Opposed (X) 

(optional) 
 

1. T. Klauer  Verbal  

2. J. Hart Verbal & 
Written X 

3. G. Russo Verbal & 
Written X 

4. S. Harwardt Verbal and 
Written X                                                                                                      

5. D. Lupul Verbal X 

6. L. Kelly  Verbal and 
Written  

7. M. Huberman Verbal  

8. E. Giovannoni Verbal X 

9. P. Race Verbal  

10. R. Wharmui Verbal X 

11. H. Steinbrenner Verbal X 

12. J. Bouck Verbal X 

13. Associated Engineering – on behalf of PROREIT 
(PRO Real Estate Investment Trust)  Written X 

14. D Waring  2 Written 
Submissions X 

15. G Gellhaus – GEG Holdings Inc.   Written X 

16. R Steinbrenner – Lexon Projects Written X 

 
Collection and use of personal information 
Personal information is being collected under the authority of Section 33 (c) of the Freedom of 
Information and Protection of Privacy Act and will be used for purposes of managing and 
administering the public hearing and to schedule you as a speaker. If you have any questions 
regarding the collection and use of your personal information, please contact the Legislative Officer 
at 780-464-8014. 



From: Scott Olson
To: Legislative Officer
Cc: JgHart@quincieoilfield.com; Robin Baxter
Subject: Bylaw 18-2019 public hearing written submission (J. Hart)
Date: July 5, 2019 11:23:54 AM
Attachments: image002.png
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Please include the email below as a written submission of Mr. Jack Hart for the July 9, 2019
public hearing for Bylaw 18-2018. Mr. Hart has provided a position of non-support.

Thank you

Scott Olson, RPP, MCIP
Coordinator, Current Planning
Land Development Planning
Strathcona County
Planning and Development Services
2001 Sherwood Drive
Sherwood Park, AB T8A 3W7

Work 780.410.6583
Fax 780.464.8142
Scott.Olson@strathcona.ca Find us on: 

From: Jack Hart [mailto:JgHart@quincieoilfield.com] 
Sent: Friday, July 5, 2019 11:09 AM
To: Scott Olson
Subject: FW: Auto wrecking yard

As Robin Baxter is away I have forwarded this email to you.

Regards,
Jack Hart

Quincie Oilfield Products
2000 - 84 Avenue
Edmonton, AB  T6P 1K2
Ph 780-449-7575
Fx 780-449-7160
www.quincieoilfield.com

P Before printing this e-mail, think if it is necessary

From: Jack Hart 
Sent: July-05-19 11:05 AM
To: 'Robin.Baxter@strathcona.ca' <Robin.Baxter@strathcona.ca>
Subject: Auto wrecking yard

As a landowner (Hart Equities Ltd) and business owner (Quincie Oilfield Products) in the county I
strongly disagree with an Auto Wrecking yard being allowed to operate in the business area . I fear
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that the property values will drop and that there will be a likelihood of more criminal activity in the
area. As a tax payer in the county I feel that council has the obligation to listen to all of the
concerned landowners and business operators in the county.
 
Thanks for your attention to our concerns.
 
Regards,
Jack Hart

Quincie Oilfield Products / Hart Equities Ltd
2000 - 84 Avenue
Edmonton, AB  T6P 1K2
Ph 780-449-7575
Fx 780-449-7160

 
Regards,
Jack Hart

Quincie Oilfield Products
2000 - 84 Avenue
Edmonton, AB  T6P 1K2
Ph 780-449-7575
Fx 780-449-7160
www.quincieoilfield.com

P Before printing this e-mail, think if it is necessary
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From: Sandy Bugeja
To: Legislative Officer
Subject: FW: 8704 - 24 Street - Lot 7/ Block 3/ PLAN 3328TR PROPOSED WRECKING YARD
Date: July 8, 2019 2:58:33 PM
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From: Rod Frank 
Sent: July-08-19 2:45 PM
To: Mavis Nathoo; Sandy Bugeja
Cc: Zach Herbers
Subject: FW: 8704 - 24 Street - Lot 7/ Block 3/ PLAN 3328TR PROPOSED WRECKING YARD

From: Gen Russo <gen@behrendsgroup.com> 
Sent: July 3, 2019 3:55 PM
To: Robert Parks <Robert.Parks@strathcona.ca>
Cc: Rod Frank <Rod.Frank@strathcona.ca>; Linton Delainey <Linton.Delainey@strathcona.ca>
Subject: 8704 - 24 Street - Lot 7/ Block 3/ PLAN 3328TR PROPOSED WRECKING YARD

With regards to the above mentioned wrecking yard which we are opposed to as per the following
concerns.

Behrends has been in business since 1952.  Our products have been supplied throughout Canada
and the USA for over 67 years.
We have been in this community since 1979, myself specifically for the last 33 years. I purchased the
business in 2000 and then purchased the building in 2007. 
Having this proposed development in our community does not sit well with us and we are opposed
to this development and the discretionary use.
We have had many problems with theft personally and have invested quite heavily in a security
system with 24 hour surveillance.  We have also invested in the property itself for curb appeal to add
to the community. 
Having this proposed development in our community will add much more traffic during afterhours
and on the weekends which creates some serious concern for all of us in the community. 
Getting in and out of the area will create longer delays due to more traffic specific to this proposal.
This community is not built for this type of proposal. Our concerns are environmental, crime
depreciation of value of property and overall traffic.

We trust our concerns will be heard and taken very seriously.

Regards,
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Gen

Generoso (Gen) Russo, President

D 587 881 0888
P  780 464 5177
T  800 661 1092
F  780 467 6516

designers & manufacturers since 1952
behrendsgroup.com

Follow us on

Subscribe to our newsletter (click the link and scroll to the bottom to sign up)

Check out our latest news

Confidentiality Notice:  This E-mail and any documents accompanying it contain information from Behrends Broup which is
confidential and/or legally privileged.  The information is intended only for the use of the individual or entity named on the
transmission.  If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution or taking
of any action in reliance on the contents of this e-mail and attachments are strictly prohibited.  In this regard, if you have
received this e- mail and any accompanying documents in error, please contact the sender by using the phone number or e-
mail address above.
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From: Ashley Chahade
To: Legislative Officer
Cc: D W; Scott Harwardt
Subject: RE: Public Hearing - Bylaw 18-2019 text amendment to Land Use Bylaw 6-2015
Date: July 8, 2019 3:53:19 PM
Attachments: Letter to Council of the County of Strathcona.pdf

Further to Mr. Harwardt’s email below, please see attached the written materials with respect to the
above mentioned matter.

Regards,

Ashley Chahade 
Legal Assistant 
Kennedy Agrios LLP
1325 Manulife Place
10180 - 101 Street
Edmonton, Alberta T5J 3S4
T 780.969.6920
F 780.969.6901
E achahade@kennedyagrios.com

From: Scott Harwardt 
Sent: July-08-19 3:35 PM
To: LegislativeOfficer@Strathcona.ca
Cc: Ashley Chahade; D W
Subject: Public Hearing - Bylaw 18-2019 text amendment to Land Use Bylaw 6-2015

Good afternoon,

I have been retained by Dwight Waring, whose company (382308 BC Inc.) is a landowner in the
vicinity of the subject property. Mr. Waring and a number of other local businesses have asked me
to speak on his behalf in opposition to the proposed Land Use Bylaw amendment.

I am emailing you to register to speak at the public hearing scheduled for 7:00 pm tomorrow (July 9,
2019).

My assistant, Ashley (who is copied on this email), will be forwarding written materials shortly, which
we request be distributed to Council in advance of the hearing. These submissions will include a full
list of the businesses and landowners who have asked me to speak.

Regards,

Scott E.B. Harwardt
Kennedy Agrios LLP
Barristers and Solicitors
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1325 Manulife Place
10180 – 101 Street
Edmonton, AB  T5J 3S4
Tel: 780-969-6907
Fax: 780-969-6901
Email: sharwardt@kennedyagrios.com
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Edmonton, Canada

April 2019
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▪We operate Self Service Auto Parts stores

▪Our stores feel like a highly professional, friendly 
retail shopping experience

▪Companies management has long Background in 
industry

▪Tom Klauer, Former President of Pick n Pull, has 
built and overseen more than 60 stores in Canada 
and the United States 
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▪ Operate Self Service User Auto Part stores

▪ Management Team Lead by Tom Klauer, Former President of Pick n Pull where he 
oversaw the operations of over 60 stores spread thru the Canada and the United 
States
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▪To provide auto parts at 
affordable prices in a 
customer friendly and safe 
environment. 
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▪ IPUP will work hard to protect the land we use by fostering state of 
the art recycling technology,  and keeping our facilities in an 
attractive customer friendly appearance that enhance the 
surrounding areas. 

▪ IPUP will invest back into the communities we serve by providing a 
safe environment where consumers can find the auto parts they need 
a massive discounts to other auto part stores or dealerships

▪ IPUP will be a considerate neighbor in the communities it works in by 
screening yards from visual site lines, handling all processing of cars 
inside to reduce noise and odor, and be busiest when most other 
business are not working
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▪ IPUP is a good neighbor in that its operational hours are from 8am to 
9pm.  However most of our clients come on weekends and evening 
hours due to work schedules when other business’s are not 
operating.

▪ We expect 8,000 to 9,000 customers a month at the store.  During the 
work days we will average 250 customers and on the weekends 
closer to 450 per day

▪ We also buy cars who will enter thru the back gate and will average 
around 25 visits per day.
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▪We promise to provide a safe work environment 
where our team members are provided with the 
training to protect themselves and help our 
customers

▪We promise to provide a work place free of 
discrimination where people can earn a fare wage 
and have opportunity for advancement

▪We promise to be a company that you can be 
proud of, that provides real value to its customers, 
and values its employees who deliver that value!
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From: Dana Bao
To: Legislative Officer
Cc: Armin Preiksaitis; Josh McKenzie
Subject: Concerns regarding Item 10.2 Bylaw 18-2019 at Public Hearing Council Meeting on July 9, 2019
Date: July 4, 2019 10:54:35 AM
Attachments: image001.png
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Sherwood Industrial Estates - Comments.pdf

Dear Sir or Madam:

Attached please find the Comments provided to Strathcona County administration regarding Bylaw
18-2019 text amendment to Land Use Bylaw 6-2015 (Ward 1).

Associated Engineering was retained by  one of the affected neighbours (PRO Real Estate Investment
Trust located at 9002-20 Street) to review the proposed Bylaw 18-2019 text amendment. The
attached Comments were reviewed by Scott Olson, Coordinator, and Robin Baxer, Planner with
Planning & Development Services of Strathcona County on Apirl 26, 2019.

Please make this Comments available for Council’s review and for the upcoming Public Hearing.

If you have any questions, feel free to contact me.

Best regards,

Dana Bao

Dana Bao, RPP, MCIP, MPlan, B.Arch
Project Planner / Urban Designer
Associated Engineering Alberta Ltd.
500, 9888 Jasper Avenue, Edmonton, AB   T5J 5C6 
Tel: 780.451.7666 | Dir: 587.773.4651

We are very pleased to announce that the ParioPlan team has joined Associated Engineering. The merger of our two firms provides our
clients with the expanded services of our specialists in community planning, urban design, and community engagement combined with
Associated Engineering’s specialists in infrastructure, transportation, environmental science, and landscape architecture

You may unsubscribe from Associated's electronic communications at any time.

You may unsubscribe from Associated's electronic communications at any time.

Associated Engineering on behalf of PROREIT Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing
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April 24, 2019 


File: PRP 19-177 


 


Ms. Robin Baxter 


Planner 1, Land Development Planning 


Planning and Development Services 


Strathcona County 


2001 Sherwood Drive 


Sherwood Park, AB  T8A 3W7 


 


 


Re: SHERWOOD INDUSTRIAL ESTATES - PROPOSED LAND USE BYLAW TEXT AMENDMENT 


FILE NO. 4070-2019A002 


 


Dear Ms. Baxter: 


 


Thank you for inviting us to the Landowner Meeting on April 17, 2019. The presentation was informative, 


and I left with a better understanding of the I Pull You Pull development proposed for the property located at 


8705-24 Street, legally described as Lot 7; Block 3; Plan 3328TR.  


 


Associated Engineering has been retained by PROREIT (PRO Real Estate Investment Trust) to review the 


proposed Land Use Bylaw Text Amendment.  PROREIT owns the property located at 9002-20 Street, 


legally described as Lot 9; Block 7; Plan 7721576, which is presently occupied by Versacold Logistics 


Services Ltd. Like many of the other landowners in attendance on April 17, 2019, we are opposed to the 


proposed Land Use Bylaw Text Amendment for the following reasons: 


 


1. Increased Difficulty in Attracting Future Tenants 


 


At the Landowner Meeting the proponent was not able to provide assurance that his proposed development 


would not have an adverse affect on surrounding property values. Despite the information provided on the 


development as one that followed best practices in the industry, there is still a stigma and negative 


association attached to having a wrecking yard as a next-door neighbour. We believe it will be a hinderance 


in attracting potential tenants. Although, at the Landowner Meeting the County representative indicated that 


information from the County Assessment Department indicates that in other instances where wrecking 


yards have been located there has been no change in the assessed value of the surrounding properties. 


We would suggest that the County seek out an independent opinion from a real estate broker specializing in 


the leasing of industrial and commercial properties on the impact of a wrecking yard would have on the 


leasing of surrounding properties. 
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2. Potential Increase in Theft in The Area 


 


As we heard from surrounding property owners in the area, several years ago there was a serious problem 


with theft in the Sherwood Industrial Estates. So the property owners banned together and stepped up 


security and the situation is manageable now. The concern is that the proposed development as a retail 


operation will bring a large number of customers into the area, particularity on weekends when few people 


are working in the Industrial Park. So, although the proponent described the measures they will be taking 


on site in terms of high fencing and electronic surveillance, it still leaves vulnerable surrounding businesses 


to theft. 


 


3. Concerns with Traffic Impact 


 


It was noted that the Sherwood Industrial Estates only has two access and is also hemmed in by the 


Canadian National Railway line making getting in and out of the area a challenge particularly during the 


winter months. The local streets are not wide enough to accommodate on-street parking and major 


intersections are often blocked by turning movements by transport trucks. Although it is acknowledged that 


17 Street is a major arterial roadway with additional capacity there appear to be issues with access in and 


off 17 Street. We would therefore request that a Traffic Impact Assessment be required of the application in 


support of the amendment to the Land Use Bylaw rather than delaying it to the Development Permit 


application stage. 


 


4. More Information Is Required on the Handling and Transporting of Hazardous 


Substances 


 


In the Landowner Meeting Letter Subsection 2 Processing Vehicles there is a description of how the 


decontamination process to be carried out indoors on site removing environmentally dangerous fluids and 


products. Can we get more information on how these environmentally dangerous fluids and products will be 


stored on site and ultimately disposed of off-site to mitigate against potential explosions or seepage on 


surrounding properties? Will a Risk Assessment be required by the County? 


 


5. How Will The Performance Standards Be Incorporated As Regulations In The Land Use 


Bylaw 


 


As I explained at the Landowners Meeting how will the undertakings and operating procedures proposed by 


the proponent be embedded in the development regulations in the Land Use Bylaw? How will these be 


ensured if the business is sold to another owner? 
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In summary, the Purpose statement for the IM – Medium Industrial District in the Strathcona County Land 


Use Bylaw 6-2015  is to provide a “broad range of compatible commercial and industrial uses”.  ‘Wrecking 


Yard’ is a Discretionary Use in the IH – Heavy Industrial District and presumably anyone looking to develop 


a ‘Wrecking Yard’ should be encouraged to seek out a site for that purpose properties available that already 


have that zoning. What is being proposed is a ‘spot rezoning’ of a single site in an IM – Medium Industrial 


District that carries a risk of having a negative affect and risks to surrounding property owners who have 


owned their properties for a long period and paid taxes to the County. 


 


If you have any questions whatsoever I can be reached at 780-940-3455 or by email at Preiksaitisa@ae.ca.  


 


 


Respectfully Submitted, 


 


 


 


 


 


 


Armin A. Preiksaitis, BES, RPP, FCIP 


Senior Advisor, Planning and Urban Design 


 


AAP/jfm 


 


 


 


cc: Scott Olsen, RPP, MCIP, Senior Planner, Strathcona County  


Liam Kelly, Witten Law 


 Josh McKenzie, Senior Property Manager, Compass Commercial Realty 


 Robert Parks, Ward 1 Councillor, Strathcona County 



mailto:Preiksaitisa@ae.ca
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April 24, 2019 
File: PRP 19-177 
 
Ms. Robin Baxter 
Planner 1, Land Development Planning 
Planning and Development Services 
Strathcona County 
2001 Sherwood Drive 
Sherwood Park, AB  T8A 3W7 
 
 
Re: SHERWOOD INDUSTRIAL ESTATES - PROPOSED LAND USE BYLAW TEXT AMENDMENT 

FILE NO. 4070-2019A002 

 
Dear Ms. Baxter: 
 
Thank you for inviting us to the Landowner Meeting on April 17, 2019. The presentation was informative, 
and I left with a better understanding of the I Pull You Pull development proposed for the property located at 
8705-24 Street, legally described as Lot 7; Block 3; Plan 3328TR.  
 
Associated Engineering has been retained by PROREIT (PRO Real Estate Investment Trust) to review the 
proposed Land Use Bylaw Text Amendment.  PROREIT owns the property located at 9002-20 Street, 
legally described as Lot 9; Block 7; Plan 7721576, which is presently occupied by Versacold Logistics 
Services Ltd. Like many of the other landowners in attendance on April 17, 2019, we are opposed to the 
proposed Land Use Bylaw Text Amendment for the following reasons: 
 
1. Increased Difficulty in Attracting Future Tenants 

 
At the Landowner Meeting the proponent was not able to provide assurance that his proposed development 
would not have an adverse affect on surrounding property values. Despite the information provided on the 
development as one that followed best practices in the industry, there is still a stigma and negative 
association attached to having a wrecking yard as a next-door neighbour. We believe it will be a hinderance 
in attracting potential tenants. Although, at the Landowner Meeting the County representative indicated that 
information from the County Assessment Department indicates that in other instances where wrecking 
yards have been located there has been no change in the assessed value of the surrounding properties. 
We would suggest that the County seek out an independent opinion from a real estate broker specializing in 
the leasing of industrial and commercial properties on the impact of a wrecking yard would have on the 
leasing of surrounding properties. 
 
  

Associated Engineering on behalf of PROREIT Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing
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2. Potential Increase in Theft in The Area 

 
As we heard from surrounding property owners in the area, several years ago there was a serious problem 
with theft in the Sherwood Industrial Estates. So the property owners banned together and stepped up 
security and the situation is manageable now. The concern is that the proposed development as a retail 
operation will bring a large number of customers into the area, particularity on weekends when few people 
are working in the Industrial Park. So, although the proponent described the measures they will be taking 
on site in terms of high fencing and electronic surveillance, it still leaves vulnerable surrounding businesses 
to theft. 
 
3. Concerns with Traffic Impact 

 
It was noted that the Sherwood Industrial Estates only has two access and is also hemmed in by the 
Canadian National Railway line making getting in and out of the area a challenge particularly during the 
winter months. The local streets are not wide enough to accommodate on-street parking and major 
intersections are often blocked by turning movements by transport trucks. Although it is acknowledged that 
17 Street is a major arterial roadway with additional capacity there appear to be issues with access in and 
off 17 Street. We would therefore request that a Traffic Impact Assessment be required of the application in 
support of the amendment to the Land Use Bylaw rather than delaying it to the Development Permit 
application stage. 
 
4. More Information Is Required on the Handling and Transporting of Hazardous 

Substances 

 
In the Landowner Meeting Letter Subsection 2 Processing Vehicles there is a description of how the 
decontamination process to be carried out indoors on site removing environmentally dangerous fluids and 
products. Can we get more information on how these environmentally dangerous fluids and products will be 
stored on site and ultimately disposed of off-site to mitigate against potential explosions or seepage on 
surrounding properties? Will a Risk Assessment be required by the County? 
 
5. How Will The Performance Standards Be Incorporated As Regulations In The Land Use 

Bylaw 

 
As I explained at the Landowners Meeting how will the undertakings and operating procedures proposed by 
the proponent be embedded in the development regulations in the Land Use Bylaw? How will these be 
ensured if the business is sold to another owner? 
 

Associated Engineering on behalf of PROREIT Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing
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In summary, the Purpose statement for the IM – Medium Industrial District in the Strathcona County Land 

Use Bylaw 6-2015  is to provide a “broad range of compatible commercial and industrial uses”.  ‘Wrecking 

Yard’ is a Discretionary Use in the IH – Heavy Industrial District and presumably anyone looking to develop 
a ‘Wrecking Yard’ should be encouraged to seek out a site for that purpose properties available that already 
have that zoning. What is being proposed is a ‘spot rezoning’ of a single site in an IM – Medium Industrial 

District that carries a risk of having a negative affect and risks to surrounding property owners who have 
owned their properties for a long period and paid taxes to the County. 
 
If you have any questions whatsoever I can be reached at 780-940-3455 or by email at Preiksaitisa@ae.ca.  
 
 
Respectfully Submitted, 
 
 
 
 
 
 
Armin A. Preiksaitis, BES, RPP, FCIP 
Senior Advisor, Planning and Urban Design 
 
AAP/jfm 

 

 
 
cc: Scott Olsen, RPP, MCIP, Senior Planner, Strathcona County  

Liam Kelly, Witten Law 
 Josh McKenzie, Senior Property Manager, Compass Commercial Realty 
 Robert Parks, Ward 1 Councillor, Strathcona County 

Associated Engineering on behalf of PROREIT Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing
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From: Scott Olson
To: Legislative Officer
Cc: D. Waring; Robin Baxter
Subject: Bylaw 18-2019 public hearing written submission
Date: July 5, 2019 10:45:59 AM
Attachments: Strathcona Text Amendment Proposal R1.docx
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Good morning,

Please include the email below and attachments as a written submission of Mr. Dwight
Waring for the July 9, 2019 public hearing for Bylaw 18-2018. Mr. Waring has provided a
position of non-support.

Thank you,

Scott Olson, RPP, MCIP
Coordinator, Current Planning
Land Development Planning
Strathcona County
Planning and Development Services
2001 Sherwood Drive
Sherwood Park, AB T8A 3W7

Work 780.410.6583
Fax 780.464.8142
Scott.Olson@strathcona.ca Find us on: 

From: D. Waring [mailto:ddjw@shaw.ca] 
Sent: Friday, July 5, 2019 9:08 AM
To: Scott Olson
Cc: Robert Parks
Subject: Text

Good morning Scott

Due to earlier commitments, I will not be able to attend the Tuesday night Council meeting next
week, most regretfully.

Please ensure this letter and attachments are part of the record in regard to this proposed
amendment

I have been opposed to this ‘wrecking yard’ use for the reasons in the attachment first sent to
Planning 14 March 2019 (img886)

And again on the 29 April with updated comments following the I Pull U Pull presentation on 17 April
(the Word document)

D Waring Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing
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Strathcona Planning Department

Re Bylaw Text Amendment Application

File Number 4070-2018A002

North of 87th Ave and East of 24th Street, about 10 acres



These are concerns on this proposed down zoning (Comments post landowner meeting in bold):



1. Property values will go down as this is a marked change from the current land use. Is this the best use of the land? For the County, the increase in tax value needs to exceed the loss in values to neighbours (on $200million plus total assessed). Overall, is the potential loss in land and tax values worth it, should this be rigourously checked? It might be one place to start, before granting an open text amendment. Meeting attendees were told that the County believes there will be little impact on other properties values but many owners doubt this.

 

2. Will other desirable owners/tenants be discouraged by this down grading, many have relocated here for the type of development so far. Grassed boulevards, trees, reasonable set backs, ‘attractive’ building exteriors. Is this type of development a blight? This was mentioned several times in the meeting. Others are worried about attracting new, desirable tenants. Post meeting, one tenant specifically mentioned his clientele as being architects and design principles.



3.  No one thinks scrap yards are visually appealing or desirable. The applicant showed photos of their operation in Fresno CA (photos below) which featured a white corrugated ribbed fence about 8’ high (and military grade surveillance equipment). The customer parking area was treed but no other screen planting was shown. Surrounding businesses are in 2 story buildings, they easily oversee the entire site.



4. This area is Medium Industrial, not heavy industrial. Recent tenants were drawn by the ‘pastoral’, up market perhaps setting, more towards lighter industry and tech.



5. There is noise and dust associated with this use. Some current owners are worried about air health standards, their government certified products are sensitive to air quality. The County believes this to be an enforcement item. The applicant noted forklifts with back up beepers would be used for handling the vehicles.



6. What will happen to contaminants? The applicant mentioned a sealed environment while the vehicles are emptied of contaminants.



7. There has been mention of debris on the roads leading to flat tires, how would this be addressed. Already, Cascades debris can be seen on the roads regularly despite calls to the County.



8. There will be an increase in traffic congestion, there are only two exits, the east exit onto 17th Ave is poorly designed and is subject to extra delays when trucks cannot make this short hill out if it is slippery. The west exit down 84th Ave across the tracks faces long delays as the light on 34th is slow. Many owners spoke of this particular problem. County does not believe that there are enough additional daily trips to trigger a traffic study.



9. On street parking will interfere with normal traffic. Tow trucks and other delivery vehicles will clog adjacent roads.



10. [bookmark: _GoBack]On street parking is very limited. This too was mentioned often. Business exits have been blocked (Air Liquid and Praxair use B trains opposite the proposed customer parking area, these operations require the full road to access their yards).



11. There is no bus service so cars are required.



12. Trains often interfere with traffic on 84th. This too was mentioned very often.



13. There have been break-ins with thieves looking for metals and objects of value. A junkyard is an additional natural source for these criminal people. Some businesses are potential targets of crime, this is not a good fit. Many were concerned that the scrap yard would attract thieves, theft is an ongoing problem especially weekends when most businesses are closed yet this operation remains open evenings and weekends. An electrical contractor mentioned that his bucket trucks were a signal to pernicious copper thieves. After the meeting, one owner mentioned while working late he had to repulse two thieves who broke into his business, luckily he was not injured. 



14. What guarantee or bond or revocation of text amendment to prevent this operation from becoming the normal car/truck/bus junkyard of 1,200 vehicles? It was noted that, if this proposal even proceeds, it would be highly desirable to have the text amendment description expanded to better cover the exact description as set out by the applicant, rather than in a later conditional permit. The applicant mentioned a 15+ year lease proposal, this potentially could be with us a long time. This could shape how this park is going to evolve, a car ‘wrecking yard’ or something better. This use seems like a ‘bad fit’. Indeed, one owner asked specifically what advantage there was to accept this specific land use change proposal. The landowner meeting was well attended (14?) owners present (out of 55 properties) and many spoke about their concerns, the rest will be up to Council.



       Date__29 April 2019        Address__2029 87th Ave          Business__Landowner           Signed__D. Waring
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Photos via Google Earth of the Fresno operation sited at the presentation.

https://www.google.ca/maps/place/2274+E+Muscat+Ave,+Fresno,+CA+93725,+USA/@36.6864554,-119.7499357,17z/data=!3m1!4b1!4m5!3m4!1s0x8094f57dd702b357:0xf86aad6d2cd9b907!8m2!3d36.6864554!4d-119.747747
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Unfortunately we don’t know what the Applicant’s response was to these comments or what
Planning is recommending to Council
  
There is no news, no new update and our concerns still stand, some of us with good tenants worry
the effect a ‘wrecking yard’ in the Park will have
  
We wonder about after hours and increased traffic and naturally land values
 
And what advantage does this proposal bring to warrant special consideration, other, better
conforming proposals will come
  
Thank you
 
Dwight Waring

Land owner since 1990
 
 

Virus-free. www.avast.com

 

D Waring Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing

https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient
https://www.avast.com/sig-email?utm_medium=email&utm_source=link&utm_campaign=sig-email&utm_content=emailclient


D Waring Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing



 
Strathcona Planning Department 
Re Bylaw Text Amendment Application 
File Number 4070-2018A002 
North of 87th Ave and East of 24th Street, about 10 acres 
 
These are concerns on this proposed down zoning (Comments post landowner meeting in bold): 
 

1. Property values will go down as this is a marked change from the current land use. Is this the best use 
of the land? For the County, the increase in tax value needs to exceed the loss in values to neighbours 
(on $200million plus total assessed). Overall, is the potential loss in land and tax values worth it, 
should this be rigourously checked? It might be one place to start, before granting an open text 
amendment. Meeting attendees were told that the County believes there will be little impact on 
other properties values but many owners doubt this. 
  

2. Will other desirable owners/tenants be discouraged by this down grading, many have relocated here 
for the type of development so far. Grassed boulevards, trees, reasonable set backs, ‘attractive’ 
building exteriors. Is this type of development a blight? This was mentioned several times in the 
meeting. Others are worried about attracting new, desirable tenants. Post meeting, one tenant 
specifically mentioned his clientele as being architects and design principles. 
 

3.  No one thinks scrap yards are visually appealing or desirable. The applicant showed photos of their 
operation in Fresno CA (photos below) which featured a white corrugated ribbed fence about 8’ 
high (and military grade surveillance equipment). The customer parking area was treed but no 
other screen planting was shown. Surrounding businesses are in 2 story buildings, they easily 
oversee the entire site. 
 

4. This area is Medium Industrial, not heavy industrial. Recent tenants were drawn by the ‘pastoral’, up 
market perhaps setting, more towards lighter industry and tech. 

 
5. There is noise and dust associated with this use. Some current owners are worried about air health 

standards, their government certified products are sensitive to air quality. The County believes this 
to be an enforcement item. The applicant noted forklifts with back up beepers would be used for 
handling the vehicles. 
 

6. What will happen to contaminants? The applicant mentioned a sealed environment while the 
vehicles are emptied of contaminants. 
 

7. There has been mention of debris on the roads leading to flat tires, how would this be addressed. 
Already, Cascades debris can be seen on the roads regularly despite calls to the County. 

 
8. There will be an increase in traffic congestion, there are only two exits, the east exit onto 17th Ave is 

poorly designed and is subject to extra delays when trucks cannot make this short hill out if it is 
slippery. The west exit down 84th Ave across the tracks faces long delays as the light on 34th is slow. 
Many owners spoke of this particular problem. County does not believe that there are enough 
additional daily trips to trigger a traffic study. 

 
9. On street parking will interfere with normal traffic. Tow trucks and other delivery vehicles will clog 

adjacent roads. 
 

10. On street parking is very limited. This too was mentioned often. Business exits have been blocked 
(Air Liquid and Praxair use B trains opposite the proposed customer parking area, these operations 
require the full road to access their yards). 
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11. There is no bus service so cars are required. 

 
12. Trains often interfere with traffic on 84th. This too was mentioned very often. 

 
13. There have been break-ins with thieves looking for metals and objects of value. A junkyard is an 

additional natural source for these criminal people. Some businesses are potential targets of crime, 
this is not a good fit. Many were concerned that the scrap yard would attract thieves, theft is an 
ongoing problem especially weekends when most businesses are closed yet this operation remains 
open evenings and weekends. An electrical contractor mentioned that his bucket trucks were a 
signal to pernicious copper thieves. After the meeting, one owner mentioned while working late he 
had to repulse two thieves who broke into his business, luckily he was not injured.  
 

14. What guarantee or bond or revocation of text amendment to prevent this operation from becoming 
the normal car/truck/bus junkyard of 1,200 vehicles? It was noted that, if this proposal even 
proceeds, it would be highly desirable to have the text amendment description expanded to better 
cover the exact description as set out by the applicant, rather than in a later conditional permit. 
The applicant mentioned a 15+ year lease proposal, this potentially could be with us a long time. 
This could shape how this park is going to evolve, a car ‘wrecking yard’ or something better. This use 
seems like a ‘bad fit’. Indeed, one owner asked specifically what advantage there was to accept this 
specific land use change proposal. The landowner meeting was well attended (14?) owners present 
(out of 55 properties) and many spoke about their concerns, the rest will be up to Council. 

 
       Date__29 April 2019        Address__2029 87th Ave          Business__Landowner           Signed__D. Waring 
 
 

            
 

 
 

Photos via Google Earth of the Fresno operation sited at the presentation. 
https://www.google.ca/maps/place/2274+E+Muscat+Ave,+Fresno,+CA+93725,+USA/@36.6864554,-
119.7499357,17z/data=!3m1!4b1!4m5!3m4!1s0x8094f57dd702b357:0xf86aad6d2cd9b907!8m2!3d36.6864554
!4d-119.747747 
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From: D. Waring
To: Legislative Officer
Cc: Scott Olson
Subject: FW: Text Amendment request for information and follow up
Date: July 5, 2019 11:19:53 AM
Attachments: image012.png
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Sherwood Industrial Estates - Comments.pdf

Kindly include the email below and attachments as a written submission of Mr. Dwight
Waring for the July 9, 2019 public hearing for Bylaw 18-2018. Mr. Waring has provided a
position of non-support.

Thank you

From: D. Waring [mailto:ddjw@shaw.ca] 
Sent: Friday, July 05, 2019 9:32 AM
To: 'Scott Olson'
Cc: Robert.Parks@40strathcona.ca; Rod Frank (rod.frank@strathcona.ca)
Subject: RE: Text Amendment request for information and follow up

Scott

Thank you for helping me through your drop down windows I had missed

Sounds like Planning is determined to see this go through, no negative comments and three readings
in one night

Per my 29 April letter, see below what an 8’ fence looks like at the Fresno operation of I Pull You Pull

What about surrounding 2 story building, no screening, little comfort

Importantly, there is no talk in the report of the ‘junkyard sigma’ here as so well described in the
Associated Engineers letter (attached) or many of the other comments made at the April public
hearing

There is no discussion here of land values (can a junkyard go down in value?) or tenants, many tax
paying land owners here are experienced in real estate matters, they are not blasé about this

And for what, as stated in Planning’s recommendations:

Our Prioritized Strategic Goals

Goal 3 - Cultivate economic diversification, within the petro-chemical industry and beyond, through
a business-friendly environment.

D Waring Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
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April 24, 2019 


File: PRP 19-177 


 


Ms. Robin Baxter 


Planner 1, Land Development Planning 


Planning and Development Services 


Strathcona County 


2001 Sherwood Drive 


Sherwood Park, AB  T8A 3W7 


 


 


Re: SHERWOOD INDUSTRIAL ESTATES - PROPOSED LAND USE BYLAW TEXT AMENDMENT 


FILE NO. 4070-2019A002 


 


Dear Ms. Baxter: 


 


Thank you for inviting us to the Landowner Meeting on April 17, 2019. The presentation was informative, 


and I left with a better understanding of the I Pull You Pull development proposed for the property located at 


8705-24 Street, legally described as Lot 7; Block 3; Plan 3328TR.  


 


Associated Engineering has been retained by PROREIT (PRO Real Estate Investment Trust) to review the 


proposed Land Use Bylaw Text Amendment.  PROREIT owns the property located at 9002-20 Street, 


legally described as Lot 9; Block 7; Plan 7721576, which is presently occupied by Versacold Logistics 


Services Ltd. Like many of the other landowners in attendance on April 17, 2019, we are opposed to the 


proposed Land Use Bylaw Text Amendment for the following reasons: 


 


1. Increased Difficulty in Attracting Future Tenants 


 


At the Landowner Meeting the proponent was not able to provide assurance that his proposed development 


would not have an adverse affect on surrounding property values. Despite the information provided on the 


development as one that followed best practices in the industry, there is still a stigma and negative 


association attached to having a wrecking yard as a next-door neighbour. We believe it will be a hinderance 


in attracting potential tenants. Although, at the Landowner Meeting the County representative indicated that 


information from the County Assessment Department indicates that in other instances where wrecking 


yards have been located there has been no change in the assessed value of the surrounding properties. 


We would suggest that the County seek out an independent opinion from a real estate broker specializing in 


the leasing of industrial and commercial properties on the impact of a wrecking yard would have on the 


leasing of surrounding properties. 
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2. Potential Increase in Theft in The Area 


 


As we heard from surrounding property owners in the area, several years ago there was a serious problem 


with theft in the Sherwood Industrial Estates. So the property owners banned together and stepped up 


security and the situation is manageable now. The concern is that the proposed development as a retail 


operation will bring a large number of customers into the area, particularity on weekends when few people 


are working in the Industrial Park. So, although the proponent described the measures they will be taking 


on site in terms of high fencing and electronic surveillance, it still leaves vulnerable surrounding businesses 


to theft. 


 


3. Concerns with Traffic Impact 


 


It was noted that the Sherwood Industrial Estates only has two access and is also hemmed in by the 


Canadian National Railway line making getting in and out of the area a challenge particularly during the 


winter months. The local streets are not wide enough to accommodate on-street parking and major 


intersections are often blocked by turning movements by transport trucks. Although it is acknowledged that 


17 Street is a major arterial roadway with additional capacity there appear to be issues with access in and 


off 17 Street. We would therefore request that a Traffic Impact Assessment be required of the application in 


support of the amendment to the Land Use Bylaw rather than delaying it to the Development Permit 


application stage. 


 


4. More Information Is Required on the Handling and Transporting of Hazardous 


Substances 


 


In the Landowner Meeting Letter Subsection 2 Processing Vehicles there is a description of how the 


decontamination process to be carried out indoors on site removing environmentally dangerous fluids and 


products. Can we get more information on how these environmentally dangerous fluids and products will be 


stored on site and ultimately disposed of off-site to mitigate against potential explosions or seepage on 


surrounding properties? Will a Risk Assessment be required by the County? 


 


5. How Will The Performance Standards Be Incorporated As Regulations In The Land Use 


Bylaw 


 


As I explained at the Landowners Meeting how will the undertakings and operating procedures proposed by 


the proponent be embedded in the development regulations in the Land Use Bylaw? How will these be 


ensured if the business is sold to another owner? 


 







April 24, 2019 
Ms. Robin Baxtor 
Planning and Development Services 
- 3 - 
 
 


P:\Proposals\2019\Edm_P_2019.177_Compass\2_Development\Body\Work\Ltr_Prp_Sherwood_Ind_Estates.Docx 


In summary, the Purpose statement for the IM – Medium Industrial District in the Strathcona County Land 


Use Bylaw 6-2015  is to provide a “broad range of compatible commercial and industrial uses”.  ‘Wrecking 


Yard’ is a Discretionary Use in the IH – Heavy Industrial District and presumably anyone looking to develop 


a ‘Wrecking Yard’ should be encouraged to seek out a site for that purpose properties available that already 


have that zoning. What is being proposed is a ‘spot rezoning’ of a single site in an IM – Medium Industrial 


District that carries a risk of having a negative affect and risks to surrounding property owners who have 


owned their properties for a long period and paid taxes to the County. 


 


If you have any questions whatsoever I can be reached at 780-940-3455 or by email at Preiksaitisa@ae.ca.  


 


 


Respectfully Submitted, 


 


 


 


 


 


 


Armin A. Preiksaitis, BES, RPP, FCIP 


Senior Advisor, Planning and Urban Design 


 


AAP/jfm 


 


 


 


cc: Scott Olsen, RPP, MCIP, Senior Planner, Strathcona County  


Liam Kelly, Witten Law 


 Josh McKenzie, Senior Property Manager, Compass Commercial Realty 


 Robert Parks, Ward 1 Councillor, Strathcona County 
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Goal 7 - Provide opportunities for public engagement and communication.
 
Any new development will bring diversification
 
In what sense is this proposal ‘business friendly’?
 
This is a business park distinguished by its current lack of public, retail operations, it is an upscale,
executive and technology driven businesses, with a ‘refined’ (not quite the right word) feel with
treed grassed boulevards. The typical wrecking yard is not situated in the desirable areas for good
reason
  
I personally wonder why we are rushing to accept this third rate proposal
 
Dwight Waring
Landowner since 1990
 

 
 
 
 
 
 

From: Scott Olson [mailto:Scott.Olson@strathcona.ca] 
Sent: Friday, July 05, 2019 8:09 AM
To: D. Waring
Cc: Robin Baxter; Robert Parks; Rod Frank; Stacy Fedechko
Subject: RE: Text Amendment request for information
 
Good Morning Mr. Waring,
 
I first want to ensure that you have had the opportunity to review all the information
available online. When navigating to the Council agenda page at www.strathcona.ca/agenda
and choosing the dropdown next to the July 9, 2019 Council meeting there are two options:
‘Agenda Cover Page’ and ‘Agenda’. The ‘Agenda’ link provides an interactive listing of all
items to be discussed at this Council meeting: https://pub-
strathcona.escribemeetings.com/Meeting?Id=c9cbd7d8-7ed5-42c2-8d97-
fd61b7475d48&Agenda=Agenda&lang=English&Item=20. If you click on the heading of
item 10.2 a window opens which includes, among other things, an administrative report and
the bylaw that is to be considered.
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The first page of the Administrative report (https://pub-
strathcona.escribemeetings.com/filestream.ashx?DocumentId=25059) includes the
recommendations from Administration to Council and the second page includes a summary
of the land use related concerns raised by the public and a summary of the regulations the
applicant proposed in the bylaw to address these concerns.
 
The purpose of the public hearing is to enable the public to speak to the bylaw that Council
will be considering (https://pub-strathcona.escribemeetings.com/filestream.ashx?
DocumentId=25060).
 
If you have concerns with the regulations proposed by the applicant that are included in the
proposed bylaw, the public hearing is the forum to voice these concerns. Once the public
hearing has been closed, Council will consider readings on the bylaw. The number of
readings given to a bylaw in one evening would be a Council decision.
 
I trust that the foregoing information addresses your questions, however if you require
additional clarification please do not hesitate to call me directly.
 
Sincerely,
 
Scott Olson, RPP, MCIP
Coordinator, Current Planning
Land Development Planning
Strathcona County
Planning and Development Services
2001 Sherwood Drive
Sherwood Park, AB T8A 3W7
 
Work 780.410.6583

 
 
 
 

 
 

Fax 780.464.8142
Scott.Olson@strathcona.ca
 
 
 

Find us on: 
 

 
 
From: D. Waring [mailto:ddjw@shaw.ca] 
Sent: Thursday, July 4, 2019 3:55 PM
To: Scott Olson
Cc: Robin Baxter; Robert Parks; Rod Frank
Subject: Text Amendment request for information
 
Good afternoon Scott
   
Consider the two letters below (24 June and 6 May) from Strathcona County Planning
 
I have reviewed the Council agenda for the evening of 9 July upcoming just available on line:
   
www.strathcona.ca/agenda
 
I do not see any material relating to these two questions:
 
Are you able to provide Planning’s recommendation before the Council meeting?
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I am not sure how the comments made at the April landowner’s meeting will effect your
recommendation, I understand the applicant has been able to respond to the concerns raised by the
neighbours, would the public be able to review these responses before the Council meeting?

The proposed bylaw and related documents will be available prior to the Council
meeting for the public to view as part of the Council meeting agenda package which
can be viewed online at www.strathcona.ca/agenda on or after July 3, 2019. This
package includes information that will address your last two questions.

 
There is no Planning Department recommendation and there is no information on how residents’
concerns have been addressed by the Applicant
   
This being the case, how can we know what to speak to at the Council meeting?
 
I do see this is first, second and final reading of this in one night, over and done.
  
You are well aware of the multiple issues on this application in the public hearing of 17 April, you
were there.
  
There has been ample time to address in a public way these concerns, but even now we have no
information, three business days from council meeting.
  
Could I ask that the second and third readings be put off until we have some answers?
  
Why have public hearings at all if the public is kept in the dark?
  
The Planning Department has been patient with requests but this needs sorting out.
  
Dwight Waring

 
 
From: Scott Olson [mailto:Scott.Olson@strathcona.ca] 
Sent: Monday, June 24, 2019 1:29 PM
To: D. Waring
Cc: Robin Baxter
Subject: RE: URGENT land down zoning Action required to maintain land values and land use.
 
Good afternoon Mr. Waring,
 
I have inserted the requested information below the questions in your original email below.
 
Sincerely,
 
Scott Olson, RPP, MCIP
Coordinator, Current Planning
Land Development Planning
Strathcona County
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Planning and Development Services
2001 Sherwood Drive
Sherwood Park, AB T8A 3W7
 
Work 780.410.6583

 
 

Fax 780.464.8142
Scott.Olson@strathcona.ca
 
 
 

Find us on: 
 

 
 
From: D. Waring [mailto:ddjw@shaw.ca] 
Sent: Monday, June 24, 2019 8:27 AM
To: Scott Olson
Subject: FW: URGENT land down zoning Action required to maintain land values and land use.
 
Good morning Scott,
 

I understand the Council may vote on this Tuesday 9th July, to be confirmed this Wednesday
afternoon.
 
Will this Council meeting start at 9 am or 7 pm?

The Bylaw associated with this application is scheduled for a Council Public Hearing on
July 9, 2019 at 7:00 pm. or as soon thereafter as possible in Council Chambers,
Community Centre, Main Floor, 401 Festival Lane in Sherwood Park. You should
receive the attached letter notification in the mail shortly in this regard.

  
Will Council vote yes or no?

During the evening of July 9, County Council will be provided an introduction of the
proposal by Administration, hear public input, and typically ask questions throughout.
Once the public hearing is completed, Council may vote on the proposal in
consideration of everything they have been provided (including written submissions).
No one would know the result of a Council vote until the vote has been completed
following this process.

 
Are you able to provide Planning’s recommendation before the Council meeting?
 
I am not sure how the comments made at the April landowner’s meeting will effect your
recommendation, I understand the applicant has been able to respond to the concerns raised by the
neighbours, would the public be able to review these responses before the Council meeting?

The proposed bylaw and related documents will be available prior to the Council
meeting for the public to view as part of the Council meeting agenda package which
can be viewed online at www.strathcona.ca/agenda on or after July 3, 2019. This
package includes information that will address your last two questions.

  
Thank you.
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Dwight Waring

 
 

Letter of 6 May 2019
 
Good morning Mr. Waring,
 
The applicant is currently reviewing the comments received from adjacent landowners to consider
incorporating these comments in the proposed text amendment. The Council public hearing has not
been scheduled at this time; however, could possibly be held prior to Council summer break.
Adjacent landowners will be notified of the public hearing in accordance with the Municipal
Government Act and County practice (notification letter).
 
The council report with Administration’s recommendation to Council will be available online at
www.strathcona.ca/agenda on or after the Wednesday before the meeting date. For information on
upcoming County public hearings please see the following link: https://www.strathcona.ca/council-
county/mayor-council/council-meetings/public-hearings-and-meetings/.
 
Sincerely,
 
Robin Baxter
Planner I
Land Development Planning
Planning & Development Services
Strathcona County
2001 Sherwood Drive
Sherwood Park, AB T8A 3W7
Phone: 780-410-8540
Fax: 780-464-8109

 

robin.baxter@strathcona.ca
www.strathcona.ca
 

Find us on: 
 

  
 
 
From: D. Waring [mailto:ddjw@shaw.ca] 
Sent: Friday, May 3, 2019 10:10 AM
To: Robin Baxter
Subject: Text Amendment File 4070-208A002
 
Good morning Robin,
 
Would you have any idea when this will go to Council (June was the last thing I heard)?
 
Also, is it possible to know what Planning’s recommendation will be before it goes to Council?
 
I appreciate any help.
 
Thanks
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Dwight Waring
 
 

Virus-free. www.avast.com

 
This communication is intended for the recipient to whom it is addressed, and may contain
confidential, personal, and or privileged information. Please contact the sender immediately if
you are not the intended recipient of this communication, and do not copy, distribute, or take
action relying on it. Any communication received in error, or subsequent reply, should be
deleted or destroyed.
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April 24, 2019 
File: PRP 19-177 
 
Ms. Robin Baxter 
Planner 1, Land Development Planning 
Planning and Development Services 
Strathcona County 
2001 Sherwood Drive 
Sherwood Park, AB  T8A 3W7 
 
 
Re: SHERWOOD INDUSTRIAL ESTATES - PROPOSED LAND USE BYLAW TEXT AMENDMENT 

FILE NO. 4070-2019A002 

 
Dear Ms. Baxter: 
 
Thank you for inviting us to the Landowner Meeting on April 17, 2019. The presentation was informative, 
and I left with a better understanding of the I Pull You Pull development proposed for the property located at 
8705-24 Street, legally described as Lot 7; Block 3; Plan 3328TR.  
 
Associated Engineering has been retained by PROREIT (PRO Real Estate Investment Trust) to review the 
proposed Land Use Bylaw Text Amendment.  PROREIT owns the property located at 9002-20 Street, 
legally described as Lot 9; Block 7; Plan 7721576, which is presently occupied by Versacold Logistics 
Services Ltd. Like many of the other landowners in attendance on April 17, 2019, we are opposed to the 
proposed Land Use Bylaw Text Amendment for the following reasons: 
 
1. Increased Difficulty in Attracting Future Tenants 

 
At the Landowner Meeting the proponent was not able to provide assurance that his proposed development 
would not have an adverse affect on surrounding property values. Despite the information provided on the 
development as one that followed best practices in the industry, there is still a stigma and negative 
association attached to having a wrecking yard as a next-door neighbour. We believe it will be a hinderance 
in attracting potential tenants. Although, at the Landowner Meeting the County representative indicated that 
information from the County Assessment Department indicates that in other instances where wrecking 
yards have been located there has been no change in the assessed value of the surrounding properties. 
We would suggest that the County seek out an independent opinion from a real estate broker specializing in 
the leasing of industrial and commercial properties on the impact of a wrecking yard would have on the 
leasing of surrounding properties. 
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2. Potential Increase in Theft in The Area 

 
As we heard from surrounding property owners in the area, several years ago there was a serious problem 
with theft in the Sherwood Industrial Estates. So the property owners banned together and stepped up 
security and the situation is manageable now. The concern is that the proposed development as a retail 
operation will bring a large number of customers into the area, particularity on weekends when few people 
are working in the Industrial Park. So, although the proponent described the measures they will be taking 
on site in terms of high fencing and electronic surveillance, it still leaves vulnerable surrounding businesses 
to theft. 
 
3. Concerns with Traffic Impact 

 
It was noted that the Sherwood Industrial Estates only has two access and is also hemmed in by the 
Canadian National Railway line making getting in and out of the area a challenge particularly during the 
winter months. The local streets are not wide enough to accommodate on-street parking and major 
intersections are often blocked by turning movements by transport trucks. Although it is acknowledged that 
17 Street is a major arterial roadway with additional capacity there appear to be issues with access in and 
off 17 Street. We would therefore request that a Traffic Impact Assessment be required of the application in 
support of the amendment to the Land Use Bylaw rather than delaying it to the Development Permit 
application stage. 
 
4. More Information Is Required on the Handling and Transporting of Hazardous 

Substances 

 
In the Landowner Meeting Letter Subsection 2 Processing Vehicles there is a description of how the 
decontamination process to be carried out indoors on site removing environmentally dangerous fluids and 
products. Can we get more information on how these environmentally dangerous fluids and products will be 
stored on site and ultimately disposed of off-site to mitigate against potential explosions or seepage on 
surrounding properties? Will a Risk Assessment be required by the County? 
 
5. How Will The Performance Standards Be Incorporated As Regulations In The Land Use 

Bylaw 

 
As I explained at the Landowners Meeting how will the undertakings and operating procedures proposed by 
the proponent be embedded in the development regulations in the Land Use Bylaw? How will these be 
ensured if the business is sold to another owner? 
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In summary, the Purpose statement for the IM – Medium Industrial District in the Strathcona County Land 

Use Bylaw 6-2015  is to provide a “broad range of compatible commercial and industrial uses”.  ‘Wrecking 

Yard’ is a Discretionary Use in the IH – Heavy Industrial District and presumably anyone looking to develop 
a ‘Wrecking Yard’ should be encouraged to seek out a site for that purpose properties available that already 
have that zoning. What is being proposed is a ‘spot rezoning’ of a single site in an IM – Medium Industrial 

District that carries a risk of having a negative affect and risks to surrounding property owners who have 
owned their properties for a long period and paid taxes to the County. 
 
If you have any questions whatsoever I can be reached at 780-940-3455 or by email at Preiksaitisa@ae.ca.  
 
 
Respectfully Submitted, 
 
 
 
 
 
 
Armin A. Preiksaitis, BES, RPP, FCIP 
Senior Advisor, Planning and Urban Design 
 
AAP/jfm 

 

 
 
cc: Scott Olsen, RPP, MCIP, Senior Planner, Strathcona County  

Liam Kelly, Witten Law 
 Josh McKenzie, Senior Property Manager, Compass Commercial Realty 
 Robert Parks, Ward 1 Councillor, Strathcona County 
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From: Joanne Onciul
To: Legislative Officer
Subject: FW: 8705-24 Street / Lot 7; Block 3; Plan 3328TR - Proposed Wrecking Yard
Date: July 9, 2019 10:00:07 AM
Attachments: Letter to Council of the County of Strathcona.pdf

From: Rod Frank <Rod.Frank@strathcona.ca> 
Sent: Tuesday, July 9, 2019 7:44 AM
To: Mavis Nathoo <Mavis.Nathoo@strathcona.ca>; Sandy Bugeja <Sandy.Bugeja@strathcona.ca>
Subject: FW: 8705-24 Street / Lot 7; Block 3; Plan 3328TR - Proposed Wrecking Yard

fyi

From: Ryan Steinbrenner <ryan@lexonprojects.com> 
Sent: July 9, 2019 2:49 AM
To: Robert Parks <Robert.Parks@strathcona.ca>; Rod Frank <Rod.Frank@strathcona.ca>; Linton
Delainey <Linton.Delainey@strathcona.ca>; Paul Smith <Paul.Smith@strathcona.ca>; Dave Anderson
<Dave.Anderson@strathcona.ca>; Brian Botterill <Brian.Botterill@strathcona.ca>; Glen Lawrence
<Glen.Lawrence@strathcona.ca>; Bill Tonita <Bill.Tonita@strathcona.ca>; Katie Berghofer
<Katie.Berghofer@strathcona.ca>
Cc: Harold Steinbrenner <harold@lexonprojects.com>
Subject: Re: 8705-24 Street / Lot 7; Block 3; Plan 3328TR - Proposed Wrecking Yard

All,

I am sure this letter will or has crossed your desk.  Please take time to read and understand our
request to council members to not allow this development.  This is outside of the bylaws that were
put in place to protect our investment as adjacent land owners.  Given the information and valid
concerns we have raised I don’t see how council members representing residents and business
owners can be in favour of this motion.  Your consideration is appreciated. 

Thank you,

Ryan Steinbrenner
Lexon Projects Inc.
Cell 780.914.1310

On Jul 3, 2019, at 3:12 AM, Ryan Steinbrenner <ryan@lexonprojects.com> wrote:

We have been members of the County, myself 41 years my Father and business partner Harold for
almost 50 years.  We both currently live in Ward 6 and own multiple commercial properties within
Sherwood Industrial States.  We are strongly against the proposed development and do not support
this discretionary use.  As we occupy the building we own within this industrial park we have seen
much theft over the years and feel this proposed development will bring additional traffic into the

(See S. Harwardt's Submission) 

R Steinbrenner Lexon Projects Submission for Bylaw 18-2019 - Proposed Text Amendment to Land Use Bylaw 6-2015 
July 9, 2019 Public Hearing

mailto:Joanne.Onciul@strathcona.ca
mailto:LegislativeOfficer@strathcona.ca
mailto:Rod.Frank@strathcona.ca
mailto:Mavis.Nathoo@strathcona.ca
mailto:Sandy.Bugeja@strathcona.ca
mailto:ryan@lexonprojects.com
mailto:Robert.Parks@strathcona.ca
mailto:Rod.Frank@strathcona.ca
mailto:Linton.Delainey@strathcona.ca
mailto:Paul.Smith@strathcona.ca
mailto:Dave.Anderson@strathcona.ca
mailto:Brian.Botterill@strathcona.ca
mailto:Glen.Lawrence@strathcona.ca
mailto:Bill.Tonita@strathcona.ca
mailto:Katie.Berghofer@strathcona.ca
mailto:harold@lexonprojects.com
mailto:ryan@lexonprojects.com







































TAB 2







































































































































































park during off hours which is of great concern for us.  We feel there will be other impacts such as
difficulty leasing our tenant space out in the future, environmental damage and overall volume of
traffic.  

We trust our commitment to the community will count and our concerns be heard and discussed
between the councillors. 

Thank you,

Ryan Steinbrenner
Lexon Projects Inc.
Cell 780.914.1310
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