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Briefing Note

	
	Title
	1:30 p.m. Public Hearing – Bylaw 1568/21 – Amendment to Land Use Bylaw 1385/17 – Redistrict Block B Plan 1484NY from AG – Agriculture District to RVS – Recreational Vehicle Storage District

	
	

	Issue
	To provide an opportunity for members of the public to submit their comments regarding Bylaw 1568/21.

	Previous Council Direction
	November 9, 2021 Regular Council Meeting
Motion 497/21: That Council give first reading of Bylaw 1568/21.

	
	

	Report
	Background Information
· Invistec Consulting Ltd., on behalf of their client, has applied to redistrict the subject parcel to allow for RV Storage. The proposal considers storage of up to 510 recreational vehicles (RVs).
· The parcel is located within the plan area of the Sturgeon Valley South Area Structure Plan (SVSASP), wherein Figure 9: Concept Map indicates that this area is designated for future residential use. As residential development is not anticipated in the short-term, the County may consider interim development until such time as a Neighbourhood Area Structure Plan (NASP) is prepared for the area and an appropriate land use district to support that residential use is established. 
· Both the applicant and the County are of the understanding that the redistricting to RVS – Recreational Vehicle would be temporary. The length of time which the landowner may operate the RV storage facility would be subject to the Development Permit process, as any development permit can be conditioned to be time-limited to ensure that the development does not compromise the intent of the SVSASP. 
· There is an existing wetland on the parcel which covers the southeast corner. The applicant has submitted a wetland assessment to support this application. The wetland assessment concludes that the proposed development would neither directly nor indirectly impact the wetland and that an approval under the Water Act and associated Alberta Wetland Policy will not be required. 
· The applicant has provided a grading and site plan to confirm that the proposed location of the RV storage site will not impact the existing wetlands or disrupt any existing environmentally sensitive areas located on the parcel. 
· A high-pressure gas line is located along the north boundary of the parcel. Any future development on the lands would be subject to relevant Alberta Energy Regulator (AER) setbacks.
Referral Comments
· Administration offered the following comments:
· Existing access would need to be upgraded to comply with General Municipal Servicing Standards (GMSS).
· The development will need to ensure that post-development runoff rates do not exceed those of pre-development.
· An erosion and sediment control plan will be required.
· Additional comments would be forthcoming if the development looks to expand beyond its approximate 8-acre footprint.
· The City of Edmonton commented that its Transportation department be notified of any planning initiatives related to Planning Area 4 within the SVSASP. 
They further commented that they are of the opinion that the proposed amendment to the Land Use Bylaw would facilitate an amendment to the SVSASP and require the need to create an NASP – reasoning that that the ASP does not address interim uses other than existing agricultural operations.
Administration does not agree with this opinion. As the proposed use is interim and time limited, it does not necessitate an amendment to the ASP as the ultimate use for the property will be consistent with the ASP.
External Communication
· Administration placed advertisements in the December 1 and December 8, 2021 editions of the St. Albert Gazette notifying the public of the Public Hearing. Additionally, adjacent landowners were directly notified by mail.
Relevant Policy/Legislation/Practices:
· The MGA authorizes Council to establish and amend bylaws. 
· Section 692 of the MGA requires that a municipality hold a Public Hearing prior to giving second reading to a bylaw of this nature.
· Municipal Development Plan (MDP)
The subject property is located within Neighbourhood G, the role of which is “To deliver a sustainable and complete community where placemaking principles and local distinctiveness are embedded into the fabric of the neighbourhood. Each strategic development site will acknowledge the wider Sturgeon Valley context, nurture Sturgeon’s unique qualities and ensure the regional vision of growth in a vibrant and sustainable way.”
· 5.1.3 Should investigate and monitor the impacts of new and existing Non-Residential subdivision and development activity on County infrastructure and establish funding mechanisms and responsibilities (e.g., off-site levies or local improvement tax) to pay for the needed improvements and upgrades as a result of the associated activity.
Any subsequent development permit will be circulated to relevant County departments to provide comment to ensure existing infrastructure can support the proposed development. Any required improvements are to be borne by the developer.
· The parcel is a part of Strategic Site D (within Neighbourhood G), the development expectations of this strategic site include:
· G(a) – “Be responsive to drainage issues on site, working to implement green infrastructure measures.”
· G(f) – “Developments are to account for and accommodate the existing and future expanding road network inclusive of the existing Range Road 250, existing Valour Avenue/Township Road 542, future 112th Street flyover, future 127th Street and any other roads as identified by the County.”
· 5.1.8 – “Should encourage Non-Residential developments that provide diverse employment opportunities for Sturgeon County residents.”
· 5.2.4 – “Should collaborate with local businesses to identify opportunities for developments to relocate, redevelop, intensify, expand and remain, where the activity supports the local Neighbourhood Development Strategy and is in keeping with the aims of the IRGS.”
The County is willing to work with businesses within the parameters of the planning and development processes to bring forward proposals to Council for their consideration. 
· 5.4.9 – “Should ensure that existing infrastructure and road corridors are able to accommodate the proposed growth identified by the Non-Residential developments.”
Any subsequent development permit issued for the property will be reviewed and appropriate conditions attached to the permit in line with recommendations made by Engineering/Transportation Services.
Sturgeon Valley South Area Structure Plan (SVSASP)
· Policy 5.6.1.1 directs that “Existing agricultural lands within the Plan area should remain as agricultural until development is approved by the County.”

	
	

	Implication
	Strategic Alignment:
Planned Growth and Prosperity
· Goal 1.1 – Sturgeon County has a thriving business environment that supports a strong economic foundation.
· Goal 1.3 – Sturgeon County manages growth for current and future developments.
The proposed temporary nature of the RV storage facility allows for interim development without compromising the future residential development contemplated by the SVSASP. 
· Goal 5.1 – The environmental impact on natural areas is minimized for the enjoyment of the local and regional community.
The developer submitted a wetland assessment at the request of Administration. The assessment confirms that the proposed development should not impact the wetland and that Water Act approvals will not be required.
Organizational:
Administration has the capacity to process the application.
Financial:
None.

	
	

	Follow Up Action
	1. Bring forward additional readings upon closure of the Public Hearing (Planning and Development Services, December 2021).

	
	

	Attachment (s)
	1. Bylaw 1568/21
2. Public Hearing Submissions
3. Public Hearing Process

	
	

	Report Reviewed by:
	
Bonnie McInnis, Manager, Planning and Development Services

Travis Peter, Director, Development and Strategic Services

Reegan McCullough, County Commissioner – CAO






Strategic Alignment Checklist						
Vision: Sturgeon County: a diverse, active community that pioneers opportunities and promotes initiative while embracing rural lifestyles.
Mission: Provide quality, cost effective services and infrastructure to meet the diverse needs of the Sturgeon County community, while improving competitiveness and sustainability.

	Focus Areas
	Not consistent
	N/A
	Consistent

	Planned Growth and Prosperity
	
	
	

	We encourage varied and integrated enterprises that enhance our strong economic 
base, while balancing the needs of the community and natural environment.
(Strategic Plan and MDP pg. 36)
	☐	☐	☒
	· Supports a strong thriving business environment to strengthen our economic foundation
	☐	☐	☒
	· [bookmark: _Hlk524429560]Plans for responsible growth through the MDP and regional growth plan.
	☐	☐	☒
	· Manages growth for current and future developments through:
·  transparent bylaws, policies and processes to enable responsible land development
	☐	☐	☒
	· targeting growth around existing and identified future growth areas
	☐	☐	☒
	Maintain and Enhance Strong Communities
	
	
	

	We are committed to a safe and viable community, where our residents are  
provided with access to opportunities and quality of life. 
(Strategic Plan and pg. 27 MDP)
	☐	☒	☐
	· Provides access to programs and services that have a positive impact on residents’ quality of life
	☐	☒	☐
	· Provides access to safe and reliable infrastructure assets
	☐	☒	☐
	· Supports the safety of people and property
	☐	☒	☐
	Strong Local and Regional Governance
	
	
	

	We promote consistent and accountable leadership through collaborative and 
transparent processes (Strategic Plan and pg. 27 MDP)
	☐	☐	☒
	· Provides effective leadership and management consistent with Strategic Plan, MDP, master plans, bylaws, policies, community engagement 
	☐	☐	☒
	· Considers fiscal stability and sustainability
	☐	☒	☐
	· Fosters collaborative intergovernmental partnerships 
	☐	☒	☐
	Community Identity & Spirit
	
	
	

	We will build upon our strengths, where together we will create an inclusive, caring community (Strategic Plan and MDP pg. 27)
	☐	☒	☐
	· Promotes and/or enhances residents’ identification with Sturgeon County
	☐	☒	☐
	· Support and/or collaborate with voluntary organizations in the region
	☐	☒	☐
	Environmental Stewardship
	
	
	

	We foster a healthy environment and minimize our impact on ecosystems. (Strategic Plan and MDP pg. 27)
	☐	☐	☒
	· Plans and partnerships that minimize environmental impact on natural areas
	☐	☐	☒
	· Provides awareness of environmental issues impacting the County
	☐	☒	☐
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