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Agenda Item:  C.1.2	

Briefing Note
		

	Title 
	2:00 p.m. Public Hearing  - Re: Bylaw 1457/19 – Amendment to Land Use Bylaw 1385/17 – RVS District for Bigfoot RV

	
	

	Issue
	To provide an opportunity for members of the public to provide comments regarding proposed Bylaw 1457/19.

	
	

	Previous Council Direction
	January 28, 2020
Motion 040/20: That Council give first reading of Bylaw 1457/19.

	
	

	
Report
	Background Information
Recently Created RVS District
· The “Recreational Vehicle Storage (RVS)” district is a newly added district within Sturgeon County’s Land Use Bylaw 1385/17.
· This RVS district allows a “recreational vehicle storage facility” as a permitted use within the district (as well as other basic uses including accessory buildings and uses, dwellings, and dugouts). This district allows for limited uses related to the operation of recreational vehicle storage facilities. Additional discretionary uses in this district allow recreational vehicle sales and rentals to occur in locations deemed appropriate for such an additional use.
· Sturgeon County has several RV Storage facilities that have operated for decades. RV Storage facilities have long existed as part of Sturgeon County’s rural economy and industry; this RVS District was created to support their continued existence in an efficient manner.
Site Specific Rezoning for Karenjoe Holdings
· The land in question - Lot 5; Block 1; Plan 1821967 (“subject lands”) currently consist of 30.5 acres of agriculturally districted land located adjacent to (east of) Highway 2 approximately 2.5 kilometres south of Morinville.
· The subject lands have been purchased by Karenjoe Holdings to move a business, “Bigfoot RV,” to this property. Bigfoot RV is a small, family owned and operated RV dealership that has existed in Parkland County for over 20 years.
· Bigfoot RV intends to have a small dealership and operate a sales location with an inventory of approximately 50 new and used trailers. Trailer storage is also proposed to exist at the location, with approximately 4.7 hectares of the 30.5 total acres being utilized for trailer storage (providing space for the storage of 200 units).
· A site plan has been provided to Administration that explains the proposed development concept within the area of rezoning.
Application Referral Comments 
At the time of application, the following comments were received by Sturgeon County as commentary on the suitability of the application:
· Engineering Services commented that other applications and permits would be required prior to development, including approval from Alberta Transportation, a potential Environmental Site Impact Assessment, approvals under the Water Act, etc. 
· Alberta Transportation provided the following comment:
“AT has had a number of discussions in the past with the owner of the parcel in SW-15-55-25-W4M about developing an RV storage facility on this property and it is a land use that AT would not object to being allowed on this parcel.”
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 bylaw of this nature.
· No local planning document (i.e. Area Structure Plan) exists for the area; therefore, Sturgeon County’s Municipal Development Plan (MDP) provides the overarching land use policy for this application. The relevant MDP policies are listed below for reference.
· 5.1.8 – “Should encourage Non-Residential developments that provide diverse employment opportunities for Sturgeon County residents.”
· 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 subject property is located within Neighbourhood C – the role of which is “To secure Sturgeon County’s Position as an agricultural leader, and facilitate subsequent agricultural activity that sustains its provincial importance.”
· Outcome C.4(a) ensures that “…proposed non-Primary Industry development in the Neighbourhood (and outside of the existing Hamlets) will have limited adverse impact on agricultural operations, activities or industry.”

Public Hearing Referral and Comments
Council gave first reading of Bylaw 1457/19 on January 28, 2020, allowing the matter to proceed to Public Hearing.
The Public Hearing was advertised via notification sent to landowners within 800 metres of the property and via posting in local publications per the requirements of the MGA.
To the date of the writing of this report, no written comments either in objection to, or in support of, the subject application have been received.
Summary
The MDP generally supports the proposal to amend the Land Use Bylaw to allow for the rezoning of part of the subject property (Lot 5; Block 1; Plan 1821967) as it has limited adverse impacts on nearby agricultural operations. Finally, a Roadside Development Permit has already been provided by Alberta Transportation to the Applicant, confirming the proposed operations could occur and suggesting that rezoning this property for this use is a suitable decision.

	
	

	Implication of Administrative Recommendation
	Strategic Alignment:
Planned Growth and Prosperity
Goal 2.2 – Sturgeon County fosters growth through the Integrated Regional Growth Strategy.

Strategy 2.2.2 – Promote land use activities that provide a positive return on investment and facilitate the development of a complete community.

Organizational:
None.

Financial:
None.

	
	

	Follow Up Action
	None.

	
	




	Attachment(s)
	1. Bylaw 1457/19
2. Public Hearing Information Insert
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Colin Krywiak, Manager, Development Support Services
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Travis Peter, Director, Development Services
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Reegan McCullough, County Commissioner – CAO
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