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Agenda Item:  	D.12	

Request for Decision
		

	[bookmark: _Hlk22903666]Title 
	[bookmark: _Hlk517955114]Bylaw 1467/20 - Amendment to Land Use Bylaw 1385/17 – Addition of the Use “Event Venue” to the AG – Agriculture District – First Reading 

	
	

	Proposed Motion
	[bookmark: _Hlk517955086]That Council give first reading of Bylaw 1467/20.

	
	

	Administrative
Recommendation
	[bookmark: _Hlk22903727]That Council give first reading of Bylaw 1467/20, to allow for the proposed rezoning to proceed to a Public Hearing to receive feedback from affected parties. 

	
	

	Previous Council Direction
	None.

	
	

	
Report
	Background Information
· The applicant (representing three separate landowners) is proposing to introduce a new use – “Event Venue” into the AG – Agriculture District.
· The proposed use would allow for agricultural parcels to be used for activities that would bring additional visitors to an agricultural parcel. The intent of the proposed use is to allow for events such as weddings to be held; the definition and associated regulations contemplate both the ceremony and any associated meals and entertainment.
· As proposed, the use would become a discretionary use within the AG – Agriculture district. As a discretionary use, adjacent landowners would be notified of the decision by the Development Authority and would be subject to the standard appeal period of 21 days.
· Administration has previously contemplated a similar use. In 2016 and 2017 during the re-write of the Land Use Bylaw, the use “Agri-business” was proposed as a discretionary for the AG – Agriculture district. The proposed definition of “Agri-business” was:
“… a use, accessory to the principal agricultural use, that brings additional visitors to an agricultural parcel over and above the site visits generated by the principal agricultural activity(ies). This use is seasonal in nature and includes facilities for the retail sales of agricultural products on the same site as where the product is produced and/or, the use of features or facilities located on the land (e.g. corn mazes, market gardens, nurseries, petting zoos, fruit picking and wedding reception services). This use does not include agriculture product processing, an abattoir, bed and breakfast, an eating and drinking establishment, home based business or intensive agriculture.”
· This proposed use was subject to opposition from the agricultural community, as it was perceived that the County was looking to regulate agricultural practices.
· At the direction of Council, Administration removed the proposed use and associated regulations from the final version of the Land Use Bylaw that was approved by Council in July 2017.  
· [bookmark: _Hlk25670356]Administration anticipates that the main concerns arising from such developments would be increased traffic levels, dust, and increased noise levels. Traffic related issues can be mitigated through a Road Use Agreement, and noise issues could potentially be mitigated through the pending Community Standards Bylaw.
· Administration has contacted other rural municipalities in the region to determine how they regulate such uses. Information included:
Parkland County indicated that the closest definition within their Land Use Bylaw is “Cottage Industry” defined as “…one or more low intensity activities of a gainful nature demanding a skilled trade or craft or related to an agricultural and/or horticultural operation on a parcel. Cottage Industry shall maintain, and be compatible with, the rural residential and/or agricultural character of the surrounding landscape. Cottage Industry may be the principal use of the parcel, or secondary to existing principal uses such as residential dwelling. A Cottage Industry use shall not be located within a Multi-Parcel Residential Subdivision. Typical Cottage Industry requiring skilled trade may include workshops or storefronts selling custom made products or offering related services. Typical agriculture and horticulture related Cottage Industry may include growing, packing and sale of food products, small-scale wineries and breweries, and minor food establishments including cafes and diners.”
Parkland County informed Administration that this use is discretionary within the AGG – Agricultural General District. All developments are to provide adequate on-site parking, but most specific-use regulations are at the discretion of the Development Authority. Parkland County commented that this use is not permitted within 500m of a multi-lot subdivision, primarily to mitigate against noise complaints. They are looking to develop a definition that better describes the use that is being proposed by this Bylaw.
Leduc County has a use that is better aligned with what is being proposed through this Bylaw – Rural Wedding and Agricultural Event Facility is defined as “…an indoor facility, accessory and incidental to the primary use that provides for an alternative of venue for events within a traditional rural setting and is not intended to locate development that would be better located within defined business and commercial areas. Any use and/or development considered under this definition shall be designed to be agriculturally harmonious by way of design, appearance, scale and form and shall not detract from the rural and agricultural context of the site or its surroundings. Uses may include (but is not limited to) weddings, meetings, seminars, farmers markets and trade fairs.”
Leduc County commented that five permits have been issued for this use and that a further application is currently under appeal. They also commented that there are no specific regulations listed for this use within the Land Use Bylaw, as such conditions of development approval have been inconsistent. They further commented that their Public Works department may request a Traffic Impact Assessment (TIA), but that this has not been exercised to date. Finally, Leduc County commented that the main areas of concern when processing such applications relate to traffic, noise, and hours of operation.
Wetaskiwin County also has a use that is aligned with the definition proposed through this Bylaw – Rural Event Facility is defined as “…a building intended for events such as (but not limited to) weddings, meetings, seminars, farmers markets and trade fairs. An accessory outdoor area may be utilized for activities directly related to the event but is not to be utilized as a campground or Recreational Vehicle Park without approval having been obtained from the County.”
Wetaskiwin County commented that they require the landowner/applicant to rezone the parcel to either a Rural Commercial District or Recreational District to facilitate such a development. The definition is new to their Land Use Bylaw (Q4, 2019) and they are currently processing their first application which is in the rezoning process. Wetaskiwin County administration commented that the amendment was initiated due to the number of enquiries being made to have weddings in rural areas. They further commented that they anticipate a large number of recreational vehicles to be present during events and noise and traffic are other potential areas of concern. They have a noise bylaw that addresses excess noise after 11 p.m and that a road use agreement would be considered on a case-by-case basis and the requirement of which would determined by their Engineering department.
Strathcona County, Red Deer County, Lamont County and Lac Ste. Anne County were also contacted for comment, but Administration had yet to hear from them at the time of preparing this Request for Decision. Administration has reviewed their respective Land Use Bylaws and was unable to find a use similar in intent to that being proposed by this Bylaw.
· The Development Officers are typically the Development Authority for applications within the AG – Agriculture district, unless a variance between 30 – 50% is requested. It is proposed that if the Bylaw is passed, the Development Authority for the initial three applications would be the Municipal Planning Commission (MPC). The rationale for this approach is to allow a further level of scrutiny and help ensure that the applications have been looked at from different perspectives. 

Referral Comments
· The proposed Bylaw has been circulated to internal departments for comment. The only comment of note was from Economic Development who expressed support.
· The proposed Bylaw was prepared in conjunction with the Development Officers and the applicants.
External Communication
· Research into other municipal practices has been conducted, as above.
· Should Council give first reading to the proposed Bylaw, Administration will ensure public notification and advertising are completed as per the Municipal Government Act and in accordance with Section 3.3 (Advertising Requirements) of the Land Use Bylaw.
Relevant Policy/Legislation/Practices:
· The Municipal Government Act, RSA 2000, c.M-26, and amendments thereto (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 proposed bylaw.
· As a general text amendment that would apply across the AG – Agriculture Land Use District, no Local Planning Document (i.e. Area Structure Plan) would be in effect; therefore, the County’s Municipal Development Plan (MDP) provides the overarching land use policies for this application. The relevant MDP policies are listed below; Administration has provided a quick summary of how each policy pertains to the application.
· 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.”
Administration has worked with the applicant and their three clients to draft the proposed definition and regulations.
· 5.2.6 – “May identify the County’s tourism attractions and promote operations that reflect the character and objectives of the local community.”
The applicant’s clients have indicated that the County is lacking in venues that would allow for events such as weddings, especially those within an agricultural setting. The proposed Bylaw will allow for agricultural lands to be utilized in ways which would allow for owners of agricultural parcels to diversify their income.
· 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 definition, as proposed, requires the use to be undertaken on an agricultural parcel; therefore, it is at Council’s discretion to determine if the use is appropriate for the AG – Agriculture Land Use District.
· 5.4.9 – “Should ensure that existing infrastructure and road corridors are able to accommodate the proposed growth identified by the Non-Residential developments.”
If the proposed Bylaw is approved and applications are received for the proposed use, those applications will be referred to appropriate internal departments and external agencies to establish the capacity of existing infrastructure and whether it’s sufficient to support the proposed development.
· 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 only considers Non-Residential Type 1 and Type 2 developments. Type 1 development is limited to the boundaries of the Alberta Industrial Heartland, while Type 2 development has been identified as the industrial land within Sturgeon Industrial Park, ProNorth, and Villeneuve Airport. The map does not consider Type 3 development, as proposed by this application, nor 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.
The proposed Bylaw is not site specific, but rather a text amendment to the AG – Agriculture Land Use District. Subdivision policy for agricultural lands will continue to be subject to the policies as outlined within the Municipal Development Plan and further supported by the subdivision regulations of the AG – Agriculture Land Use District.
If the proposed Bylaw is approved, no redistricting will be required to allow the use to occur on agricultural parcels; therefore, no Public Hearing will occur to ascertain the level of support or opposition directed to a proposal. Instead, as a discretionary use, adjacent landowners would be notified of the decision by the Development Authority and could file an appeal.

	
	

	Implication of Administrative Recommendation
	Strategic Alignment:
Planned Growth and Prosperity
Sturgeon County has a thriving business environment that supports a strong economic foundation.

Organizational:
Administration will coordinate the advertising and required information for the bylaw amendment.
Financial:
Financial implications will include advertising of the Public Hearing in local newspapers.

	
	

	Alternatives Considered
	1. Council could refer Bylaw 1467/20 to Administration for more information prior to consideration first reading of Bylaw 1467/20.
2. Council could defeat Bylaw 1467/20 at first reading.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
1. If Council refers the Bylaw to Administration, additional information would be gathered and presented to Council.
2. If Council defeats the Bylaw on first reading, the matter would be closed.
Organizational:
1. Additional administrative time would be required to gather additional information.
2. Administration would close the amendment file and work with the applicant to seek alternative options for their business operations.  
Financial:
None.

	
	

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

	
	

	Attachment
	1. Bylaw 1467/20 

	
	

	Report Reviewed by:
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Colin Krywiak, Manager, Development Support Services
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[image: ]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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