Agenda Item: 	C.2.1
[image: C:\Users\nbest\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Word\Sturgeon County_grey.jpg]
	
Briefing Note

	
	Title
	[bookmark: _Hlk517955114]1:30 p.m. Public Hearing – Bylaw 1551/21 – Amendment of Land Use Bylaw 1385/17 – Direct Control District 20

	
	

	Issue
	To provide an opportunity for members of the public to submit their comments regarding Bylaw 1551/21, which proposes to create a new Direct Control District.

	
	

	Previous Council Direction
	June 22, 2021 Regular Council Meeting
Motion 353/21: That Council give first reading of Bylaw 1551/21.

	
	

	Report
	Background Information
· The applicant is proposing to redistrict a 2.03 hectare (ha) (5.02 acre) parcel from AG – Agriculture to DC 20 – Direct Control District 20.
· The parcel is legally described as Lot 1 Plan 992 5589, approximately 1 kilometre west of ProNorth Industrial Park on Range Road 261.
· This parcel was approved for subdivision from the north half of the quarter section on June 22, 1999 (99-S-029).
· Following the subdivision, the landowner built a 465 square metre (5,000 square foot) shop which was approved as a farm building for storage purposes, in line with Land Use Bylaw 819/96.
· The property has previously been used for a landscape and construction business, with all work being completed off site. No permits were obtained for this use.
· The applicant is not eligible to apply for either a Home-based Business Level 3 or a Landscaping Contractor Service, and therefore must rezone.
· The applicant’s proposal would allow for a small number of uses, limited to contractor service major, surveillance suite, accessory buildings, and outdoor storage.
· ProNorth Industrial Park, located approximately 1 kilometre east of the subject property, is zoned I3 – Medium Industrial Unserviced District. All of the uses that the applicant would like to be included within their Direct Control District are permitted within ProNorth Industrial Park with the exception of surveillance suite, which is listed as discretionary.
· ProNorth Industrial Park was conditionally approved for 33 additional Industrial lots on August 6, 2019. The endorsement of this subdivision is awaiting the fulfillment of conditions.
· Given the location of the property in relation to ProNorth Industrial Park, Council may consider whether the proposed Direct Control District could diminish the viability of ProNorth and/or otherwise be better situated there. 
· Council will also have to determine if this conversion of Agriculture-zoned land to a use other than agriculture is appropriate. 
· The proposed Direct Control District (DC 20) identifies the Municipal Planning Commission as the decision-making authority.
· Regarding alternative site availability:
· There is an anticipated subdivision and new land offerings in ProNorth Industrial Park, which is awaiting completion.
· There is one property available in ProNorth Industrial Park (26 Kuryluk Boulevard) at a parcel size of 1.17 acres. It has two buildings onsite (Building 1 is an 8,400 square foot office and shop space; Building 2 is a 6,000 square foot shop space). 
· In Sturgeon Industrial Park there is a property (111 Sturgeon Industrial Park) which has bays available for industrial use. The building consists of three options for purchase. Option 1: 3,000 square feet plus yard space; Option 2: 4,000 square feet plus yard space; Option 3: Up to 15,989 square feet.
· [bookmark: _Hlk76620749]If interested in a long-term lease and purchase, expansion lands and a building are available at the Villeneuve Airport (80, 27018 SH 633). This is a 10-acre parcel with a building of 21,250 square feet in total with a 3,000 square foot office, 6,000 square foot shop, and 12,250 square feet of cold storage. There may be an opportunity to lease only those portions of the building that make sense for the company.
Referral Comments
· Administration notes the following from a transportation and engineering perspective on the proposed redistricting:
· Based on the most current traffic data, a traffic impact assessment will not be required. However, the applicant shall enter into a Road Use Agreement with the County at the future development permit stage.
· It is recommended that any future development permit is limited to a maximum of 15 employees and 50 vehicle trips per day.
· The existing approach will need to be upgraded at the future development permit stage to accommodate two-way traffic.
· Additional information may be required at the future development permit stage (e.g., site plan in accordance with General Municipal Servicing Standards (GMSS), lot grading/stormwater management plan, etc.)
· Currently, Range Road 261 traverses through both the subject parcel and another parcel to the south. It is in the County’s best interest to secure land to facilitate a right-of-way correction that addresses this anomaly. This will be undertaken as a separate initiative, via land acquisition agreement.
· No concerns were received from FortisAlberta or ATCO Gas.
External Communication
· Adjacent landowners were notified in accordance with section 3.3 (Advertising Requirements) of the County’s Land Use Bylaw. 
· Newspaper notifications were placed in the Morinville Free Press and Redwater Review for two consecutive weeks (August 11 and August 18, 2021) in accordance with the advertising requirements detailed within section 606 of the Municipal Government Act (MGA).
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 of a bylaw.
· Section 641 of the MGA provides direction on how a municipality can establish a Direct Control District to exercise control over the use and development of land or buildings on a designated site.
· No Local Planning Document (e.g., Area Structure Plan) exists for the area; therefore, the County’s Municipal Development Plan (MDP) provides the overarching land use policies for this application. The relevant MDP policies are listed below, and Administration has provided a summary of how each policy pertains to the application.
· The subject property is located within Neighbourhood G – the role of which is, “To support the regional vision of growth where positive intermunicipal dialogue is facilitated and sustainable communities are the result”.
· Output G.3(c) Requiring growth and development to take into account important environmental considerations such as topography, soil type, flooding, instability, open space potential, riparian areas, areas of landscape value and areas of significant ecological value.
The applicant may be required to provide a lot grading and stormwater management plan at the future development permit stage.
Output G.4(d) Directing Non-Residential industrial types to locate in the existing Non-Residential Development Park (ProNorth). Sturgeon County shall give planning priority to land contiguous to existing Non-Residential Development Parks or as identified in Regional Planning Documents, when there is a demonstrated need to expand Non-Residential industrial opportunities in the Neighbourhood.
This proposed non-residential development is located outside the boundaries of ProNorth and is not contiguous with its boundaries.
· 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 has demonstrated through this application that it is willing to work with businesses within the parameters of the planning and development processes.  
· 5.4.1 – “Shall limit premature subdivision and development of lands for Non-Residential purposes by directing new development to existing lands identified for the proposed activity.”
The closest properties that could allow for the uses within the proposed Direct Control District are located at ProNorth Industrial Park, approximately 1 kilometre east of the subject property.
· 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 County requirements.
· 5.4.13 – “Shall locate new Non-Residential-Industrial development to areas identified on Figure 4 – Growth Strategy Concept Map.”
The Growth Strategy Concept Map considers only Non-Residential Type 1 and Type 2 developments. Type 1 development is limited to the confines of the Alberta Industrial Heartland, while Type 2 development is the level of industrial development seen in Sturgeon Industrial Park, ProNorth, and Villeneuve Airport. The map does not consider either Type 3 development, as proposed by this application, or Type 4 development (home-based businesses). 
· 5.5.14 – “May consider Non-Residential development on a case-by-case basis (without the adoption of a Planning Document) provided that no subdivision is proposed that there are no service upgrades required, and that there is demonstrated support from the local community.
Subdivision has not been proposed and no service upgrades are required. The Public Hearing will provide insight to whether there is local support for the development.
· In addition to the policies of the Municipal Development Plan, section 1.9 of the Land Use Bylaw provides direction in respect to Direct Control Districts.
· In addition to the general purpose, section 1.9 outlines that a Direct Control District can only be applied when the following conditions are met:
· The development is, in the opinion of Council, considered appropriate for the site, having regard to the policies and objectives of any plan, statutory or otherwise, this Bylaw, and compatibility with the scale and character of surrounding development;
· The use of any other district to accommodate the development would, in the opinion of Council, result in potential conflicts with existing or future surrounding development, should the full development potential of such a district be utilized; and
· The development is of a unique form or nature not contemplated or reasonably regulated by another district.
· In respect to the conditions outlined above, Administration can offer the following comments:
· The relevant policies of the MDP have been described, including how the application relates to each. The scale of this operation has not resulted in any complaints or concerns from surrounding agricultural parcels. The character of the development is different to what exists within the immediate AG – Agriculture district but is similar in character to some of the development seen within the ProNorth Industrial Park.
· The use of another district has the potential to create greater conflict. This is because a regular land use district would allow for a much wider range of uses, many of which could be more disruptive and unsuitable for the parcel, and further eroding ProNorth’s viability as an industrial park. A Direct Control District is deemed a better option than a regular land use district as it limits the uses allowed on the parcel.
· Although the proposed uses within the Direct Control District can be reasonably regulated by another district as they are all considered permitted or discretionary uses within the I3 – Medium Industrial Unserviced District, the I3 district cannot be considered on the subject parcel due to the reasons described within “Relevant Policy/Legislation/Practices”.

	
	

	Implication
	Strategic Alignment:
Planned Growth and Prosperity
Goal 1.1 of Sturgeon County’s Strategic Plan (2018 -2027) is to have “… a thriving business environment that supports a strong economic foundation.” The County aims to achieve this through a competitive supply of serviced industrial land, but as has been mentioned throughout this Briefing Note, the subject property is in close proximity to ProNorth Industrial Park, so the proposal does not align with this strategic objective. 
Organizational:
None.
Financial:
None.

	
	

	Follow Up Action
	Bring Bylaw 1551/21 to the September 14, 2021 Council meeting for consideration of second reading (Planning and Development Services, September 2021).

	
	

	Attachment (s)
	1. Bylaw 1551/21
2. Public Hearing Process

	
	

	Report Reviewed by:
	
Martyn Bell, Program Lead, Current Planning, 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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