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Agenda Item:  	D.5	
Request for Decision

	Title
	[bookmark: _Hlk517955114]Bylaw 1502/20 – Amendment of Land Use Bylaw 1385/17 – Amendment to Direct Control 8 for Beaverbrook Communities – First Reading
[bookmark: _Hlk42765804]Bylaw 1503/20 – Repeal and Replacement of Bylaw 1379/16 – Amendment to Quail Ridge Outline Plan Bylaw 1279/12 – First Reading
Bylaw 1504/20 – Amendment of Bylaw 882/99 – Sturgeon Valley Area Structure Plan – First Reading

	
	

	Proposed Motion
	1. That Council give first reading of Bylaw 1502/20.
2. That Council give first reading of Bylaw 1503/20.
3. That Council give first reading of Bylaw 1504/20.

	
	

	Administrative
Recommendation
	1. That Council give first reading of Bylaws 1502/20, 1503/20, and 1504/20. Once first reading is given, Bylaws 1502/20 and 1504/20 will proceed to Public Hearing to receive feedback from affected parties.

	
	

	Previous Council Direction
	None for these bylaws – see “Background information” within the Report for historical context.

	
	

	
Report
	Background Information
· In 2008, the County received an application (Bylaw 1165/08) from Beaverbrook to amend the Municipal Development Plan (MDP) to redistrict a portion of St. Albert Settlement River Lots 57 and 58 from “Environmental Protection” to “Country Residential”. 
· An application (Bylaw 1166/08) to amend the Sturgeon Valley Area Structure Plan to incorporate elements of an Outline Plan for Quail Ridge (now River’s Gate) and reflect the changes being made to the MDP amendment ran concurrently with Bylaw 1165/08.
· Bylaws 1165/08 and 1166/08 received third reading on December 14, 2010.
· In 2012, the County received an application (Bylaw 1279/12) to adopt the Quail Ridge Outline Plan.
· An application (Bylaw 1280/12) to amend the Land Use Bylaw (LUB) ran concurrently with Bylaw 1279/12. The LUB amendment was to redistrict the subject lands from “Intermunicipal Fringe District – B” to “Country Residential District – Two”.
· Bylaws 1279/12 and 1280/12 received third reading on October 23, 2012. Bylaw 1279/12 was repealed by Bylaw 1379/16.
· Also in 2012, the County received an application for a multi-lot subdivision on the subject lands. The County approved the subdivision of 91 lots in March 2013.
· In 2016, the County received an application (Bylaw 1377/16) to redistrict a portion of River Lot 57 from “Country Residential – Two” to “Specific Development Control District – Fourteen” to accommodate the development of semi-detached dwellings. 
· Bylaw 1378/16 ran concurrently, and its purpose was to amend the Sturgeon Valley Area Structure Plan to support the development of semi-detached dwellings within a portion of River Lot 57.
· Bylaw 1379/16 also ran concurrently, and its purpose was to amend the Outline Plan to incorporate changes that included revisions to the subdivision layout, servicing concepts, minimum lot sizes, population statistics, and change of the name of the Outline Plan, (“Quail Ridge” to “River’s Gate”).
· Bylaw 1380/16 also ran concurrently, and its purpose was to amend the Sturgeon Valley Off-Site Levy Bylaw to adjust the levy rates for a portion of River Lot 57. This bylaw did not receive first reading; however, the County did enter into a Memorandum of Agreement which was then included within the Development Agreement.
· Bylaws 1377/16, 1378/16, and 1379/16 received third reading on February 28, 2017.
Current Applications
· The applicant would like to change their proposed subdivision layout and increase the densities within their development area because of changing market conditions. To facilitate these changes, three separate documents require updating: the Sturgeon Valley Area Structure Plan, the River’s Gate Outline Plan, and the Land Use Bylaw (Direct Control District 8).
The Sturgeon Valley Area Structure Plan (SVASP) is the statutory planning document for the area and sets the policy framework for which subsequent subdivision and development must abide.
The River’s Gate Outline Plan is the document that indicates how the applicant’s proposed subdivision complies with the SVASP. An Outline Plan also requires supplemental documents such as engineering reports and studies to confirm what, if any, infrastructure upgrades are necessary to support the subdivision and subsequent development.
The Land Use Bylaw is the regulatory document used by a municipality to ensure that development complies with the regulations as set by Council for a particular land use district.
Sturgeon Valley Area Structure Plan Amendment
· The applicant is proposing to remove the minimum lot size requirement within their subdivision. This proposal would require an amendment to Section 6.4.2(a) of the SVASP that currently requires a minimum lot size of 0.25 acre within River’s Gate. This change would allow for increased residential densities.
· The required amendment to the SVASP is not anticipated to trigger a review under the Regional Evaluation Framework (REF) process.
· No further updates are expected to the existing Sturgeon Valley Area Structure Plan as Administration is contemplating new statutory planning documents for lands located within Sturgeon Valley.
River’s Gate Outline Plan Amendment
· The changes being proposed to the Outline Plan mostly relate to changing the land use statistics table and updating figures to more accurately reflect the changes to the conceptual subdivision layout. Although an Outline Plan is not a statutory planning document, the amendments being proposed to the Outline Plan do require changes to the SVASP and the Land Use Bylaw to ensure that policies and regulations align.
Land Use Bylaw Amendment
· The existing R2 – Country Estate Residential District requires that lots be a minimum of 0.2ha (0.5ac) in size. Redistricting to the proposed Direct Control District would remove the minimum parcel size and instead lot configuration would be determined by a minimum lot width of 16m that would be a regulation within the Direct Control District.
· Both Administration and the applicant consider that it would be better to amend the existing Direct Control District rather than create a separate Direct Control District(s) for the different lot sizes and configurations proposed for the development.
· Currently Direct Control District 8 only allows for semi-detached dwellings. The proposed amendment, if passed, will allow for single detached dwellings.
· To further assist in achieving increased densities, it is proposed that secondary suites can be considered as a discretionary use within single detached dwellings.
· In consideration of the comments provided by Protective Services (see Internal Communication) the removal of minimum lot sizes and the reduced setbacks can still achieve conformity with the High Intensity Residential Fire Code requirements that form part of the Alberta Building Code. The proposed changes to Direct Control District 8, would require a minimum lot width of 16m, which would still enable a maximum house width of 11.2m (36.7ft). 
A minimum setback of 2.4m must be maintained by all structures in all areas that cannot guarantee a 10-minute fire response to ensure compliance with the Alberta Building Code. Variances to this regulation can be considered on a case-by-case basis by the County’s safety codes contractor if additional fire protection is undertaken.
Notwithstanding the content of the previous paragraph, it is proposed that accessory buildings may be setback a minimum of 1.5m. This reduced setback is only for the purpose of not requiring a development permit for those accessory buildings within 1.5m – 2.4m of a property line. A variance to the building code (through the building permit process) would still be required and may only be considered if the accessory building benefits from adequate fire protection.
Administration’s Comments
· Administration would prefer to see the current side yard setbacks of 3m for a dwelling and 2.5m for an accessory building remain, given that a 10-minute fire response time cannot be guaranteed.
· The preliminary engineering documentation provided for Stage 1C demonstrates that the existing and proposed infrastructure support the planned density increase. However, detailed engineering drawings will form part of the Development Agreement that will be a condition of subdivision approval.
An updated Traffic Impact Assessment or a Hydraulic Network Analysis will be required to demonstrate that the existing intersection will operate at a Level of Service C or better, over a 10-year horizon, or when the development reaches full buildout. Also, it is to ensure proper water pressures and fire flow. Both outstanding reports can be deferred to the subdivision phase, and any outcomes from these reports will be addressed through the Detailed Design phase.
The Sturgeon Valley Off-Site Levy Bylaw (1446/19) was passed by Council on June 25, 2019. This bylaw outlines the future payment of levies by any developer wanting to develop lands within the Sturgeon Valley.
External Communication
· In addition to internal departments, the application was referred to the City of Edmonton and the City of St. Albert for comments. Comments received from both municipalities will be introduced during the Public Hearing.
· Should Council provide first reading of proposed Bylaws 1502/20 and 1504/20, Administration will ensure public notification and advertising are completed as per the Municipal Government Act for a Public Hearing in this regard.
As Bylaw 1503/20 is not a statutory document, a Public Hearing is not required.
· Notification of the Public Hearing will be in accordance with Section 3.3 (Advertising Requirements) of the Land Use Bylaw.
Relevant Policy/Legislation/Practices
· The Municipal Government Act, RSA 2000 .M-26, and amendments thereto (MGA) authorizes Council to establish and amend Bylaws. 
· 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.
· Section 692 of the MGA requires that a municipality hold a Public Hearing prior to giving second reading to a proposed bylaw affecting the Land Use Bylaw or a statutory plan.
Edmonton Metropolitan Region Growth Plan & Negotiated Policies for the Sturgeon Valley Special Study Area
· Policy 4.4.5 states that “Development in the Sturgeon Valley will be addressed through a special study area process in accordance with Part C. Implementation, Section 5.2.4.2. Area specific policies approved by the CRB and Government of Alberta for the Sturgeon Valley will prevail”.
The Edmonton Metropolitan Region Board approved the negotiated policies for the Sturgeon Valley Special Study Area at their December 13, 2018 meeting. The policies came into effect following ministerial approval in March 2019.
· Negotiated Policy 3.1.1 clarifies that the negotiated policies take precedence over the EMRB Growth Plan Policy Tiers and density targets, but that all other Growth Plan policies will continue to apply.
· Negotiated Policy 3.1.2(a) sets a minimum density of 20 dwelling units per net residential hectare (du/nrha), for Area B1.
Schedule 12 indicates that the internal boundaries of the Special Study Area are to be further refined by future Area Structure Planning. Although the River’s Gate development is shown to be in area B1, given that much of the site and its associated infrastructure was approved and built prior to the adoption of the negotiated policies, Sturgeon County considers that the River’s Gate development is better suited to be a part of Area C. Administration anticipates that this will be reflected within forthcoming statutory plans for the Sturgeon Valley.
To provide additional context to the above, the development, including Phase 1, proposes a total of 146 parcels. The net residential area of the development is 19.95ha, resulting in a density of 7.32 du/nrha. Phase 1 of the development provided a density of 4.66 du/nrha, whereas the subsequent phasing provides a density of 9.81 du/nrha.
Sturgeon Valley Area Structure Plan
The Sturgeon Valley Area Structure Plan provides the overarching land use policies for this application. The relevant policies are listed below with an explanation of how the application relates to each policy.
· 6.4.1 – Locational Criteria for Country Residential
As the subject lands are already designated R2 – Country Estate Residential District it has been determined that the policies under 6.4.1 have been met.
· 6.4.2 – Outline Plans for Country Residential Subdivisions
Policy 6.4.2(a) details the minimum size requirements for lots within the plan area. The minimum lot size for the subject lands is 0.25 acres. 
The applicant is proposing that the minimum lot size be removed for lands within this subdivision.
· Policy 6.4.2(b) limits gross densities to 1.2 dwelling units per gross acre. 
The proposed density of the entire River’s Gate subdivision is 0.82 dwelling units per gross acre.
· Policy 6.4.2(c) requires that natural features be integrated and maintained. The development is proposing that 28.73ha (39.7% of gross area) be dedicated as Environmental Reserve. A further 3.04ha (4.2% of gross area) is dedicated as Municipal Reserve (park space), and 3.17ha (4.4% of gross area) is utilized for stormwater management. In total, 48.3% of the gross area is being proposed for Environmental Reserve, Municipal Reserve and stormwater management.
· Policy 6.4.2(d) outlines that multi-lot residential development should have minimum impact on adjacent land uses, particularly agricultural and environmental protection areas.  
The development is located directly to the southwest of the Sturgeon Valley Golf and Country Club. The applicant also owns the land on the opposite side of Sturgeon Road, and it is anticipated that this will be subject to future residential development. To the southwest of the subject parcel is River Lot 56 which is designated within the County’s Land Use Bylaw as Environmental Protection. Furthermore, the 127 Street realignment is anticipated to be located between the subject lands and River Lot 56.
· Policy 6.4.2(e) outlines that a development should maintain its rural character through design principles. 
The concept of “rural character” is subjective.
· Policy 6.4.2(f) requires the clustering of lots to provide for usable reserve land and open space. 
The proposed development has clustered the residential lots at the front of the development, with the reserve land being located adjacent to the river.
· Policy 6.4.2(g) details the need to make allowances for natural and man-made features. 
The previously mentioned Environmental Reserve dedication, as well as the 50m development setback from the top-of-bank/100-year floodplain will help ensure the protection and integrity of the slope.
· Policy 6.4.2(h) outlines the need to provide for roads in adherence to the General Municipal Servicing Standards (GMSS). 
Administration has deferred the requirement of an updated Traffic Impact Assessment to the subdivision stage.
· Policy 6.4.2(i) outlines that trail connections should be provided within development. 
Figure 4 of the Outline Plan amendment shows the major pedestrian linkages within the development. 
· Policy 6.4.2 (j) requires that site servicing be considered. 
These services are shown within the application package for the Outline Plan in Figures 2 – 8. The applicant has also provided a “Conceptual Servicing Analysis” that considers how the proposed changes to the subdivision layout will impact services and utilities. Engineering Services has reviewed the servicing and engineering documentation provided to date and considered it acceptable for the purposes of rezoning. Detailed drawings, an updated Traffic Impact Assessment, and Hydraulic Network Analysis, (water pressure and fire flows) are outstanding but can be deferred to the subdivision stage.  
· Policy 6.4.2(k) requires an Outline Plan to identify the likely impacts to both physical and social (community services, protective services, recreation etc.) infrastructure. 
The physical infrastructure is addressed through the previous “Conceptual Servicing Analysis”. As mentioned within “Referral Comments”, Protective Services would like the existing setbacks to remain unchanged since a 10-minute response time cannot be guaranteed in the event of a fire. 
· Policy 6.4.2(l) speaks to the use of reserve lands to mitigate the effects of incompatible land uses. 
The development proposes to use reserve dedication to provide for parks within the development and to protect the environmental sensitivity of the Sturgeon River. 
· Policy 6.4.2(m) requires an environmental screening and impact assessment, if required. 
The applicant provided a Phase 1 Environmental Site Assessment for the initial Outline Plan and staff has identified no issues that remain outstanding.
· Policy 6.4.2 (n) requires a historical assessment. 
This was provided in February 2008 and formed part of the supporting documentation for the initial Outline Plan.
· Policy 6.4.2(o) details the need for public involvement. 
No further public consultation is deemed necessary for the changes being proposed to the Outline Plan. However, a Public Hearing is required for the Land Use Bylaw and Area Structure Plan amendments. Adjacent landowners will be notified via mail if Bylaws 1502/20 and 1504/20 proceed to that stage. Bylaw 1503/20 does not require further public input.
Policy 6.4.3 details the fundamental elements to be included within the Quail Ridge Outline Plan (now the River’s Gate Outline Plan).
Summary
· As detailed within the previous sections, amendments to the SVASP, River’s Gate Outline Plan, and the County’s Land Use Bylaw are required to facilitate the development, as proposed.
· The subject lands are also located within the Sturgeon Valley Special Study Area, which has been the subject of negotiations between Sturgeon County and its municipal neighbours regarding future development.
· It should be noted that the initial Outline Plan for the development received approval in 2010, when the previous Capital Region Growth Plan was in effect. 
· Given that the development was initially approved under policies of the previous Growth Plan, the applicant’s subsequent development of the lands including physical infrastructure and ongoing planning has been based on existing approved planning documents at both regional and municipal levels. The current Edmonton Metropolitan Region Growth Plan came into effect in October 2017 and the Negotiated Policies for the Sturgeon Valley Special Study Area came into effect in March 2019.
· The 91-lot subdivision that was previously approved in 2013 could still be developed, subject to Council approval under Section 657(6) of the Municipal Government Act. The tentative plan of subdivision provided to the County (and the basis for the Outline Plan amendment) would increase the number of lots from 91 to 146, a 60.4% increase.

	
	

	Implication of Administrative Recommendation
	Strategic Alignment:
Planned Growth and Prosperity
· Goal 1.2 – Sturgeon County plans for responsible growth through the Sturgeon County Municipal Development Plan and regional growth management plans. 
· Goal 1.3 Sturgeon County manages growth for current and future developments.
The development is located within an area that has been identified for increased residential densities.
Maintain and Enhance Strong Communities 
· Goal 2.2 – Sturgeon County residents have access to safe and reliable infrastructure assets.
Through the means of a Development Agreement, the Developer has agreed to provide infrastructure that supports the subdivision and provides the opportunity for adjacent lands to be developed.
Strong Local and Regional Governance
· Goal 3.3 – Sturgeon County fosters collaborative intergovernmental partnerships.
The subject lands are located within the Sturgeon Valley which has been the subject of negotiation between Sturgeon County and its urban municipal neighbours. The application has been referred to the cities of Edmonton and St. Albert for comment.
Environmental Stewardship
· Goal 5.1 – The environmental impact on natural areas is minimized for the enjoyment of the local and regional community.
44.2% of the gross area has been dedicated as either environmental or municipal reserve. This is to help protect the Sturgeon River and its banks from development and to provide residents with amenity space.
Organizational:
Administration will coordinate the advertising and required information for the bylaw amendments.
Financial:
Financial implications will include advertising of the Public Hearing in the local newspapers. Administration maintains an annual budget for this purpose.

	
	

	Alternatives Considered
	Council could defeat any combination of Bylaws 1502/20, 1503/20, and/or 1504/20 on first reading.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
If Council refuses to grant first reading, the proposal would be defeated and would not proceed to Public Hearing or further readings.
Organizational:
Administration would work with the applicant to seek alternatives to the proposed bylaws. 
Financial:
None.

	
	

	Follow up Action
	Coordinate the scheduling and advertising of the Public Hearings (Development Support Services, June 2020).

	
	

	Attachment(s)
	1. Bylaw 1502/20 – Amendment of Land Use Bylaw 1385/17
2. Bylaw 1503/20 – Repeal and Replacement of Bylaw 1379/16 – Amendment to Quail Ridge Outline Plan Bylaw 1279/12 
3. Bylaw 1504/20 – Amendment of Sturgeon Valley Area Structure Plan - Bylaw 882/99

	
	

	Report Reviewed by:
	
Martyn Bell, Senior Planning & Development Officer, Development Support Services

Colin Krywiak, Manager, Development Support Services

Travis Peter, Director, Development 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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