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Briefing Note

	
	Title
	2:15 p.m. Public Hearing re Bylaw 1502/20 - Amendment of Land Use Bylaw 1385/17 - Amendment to Direct Control 8 for Beaverbrook Communities

	
	

	Issue
	To provide an opportunity for members of the public to submit their comments regarding Bylaw 1502/20 which would enable increased residential densities within the River’s Gate development.

	
	

	Previous Council Direction
	June 16, 2020 Regular Council Meeting
Motion 264/20: That Council give first reading of Bylaw 1502/20.

	
	

	Report
	Background Information
· The applicant is seeking to change their proposed subdivision layout, resulting in a proposed increase of residential densities within their development area due to changing market conditions. To facilitate these changes, an amendment to the existing Direct Control District 8 Land Use Bylaw (LUB) is required.
· The LUB 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.
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.
· Despite the proposed removal of minimum lot sizes and the reduction in setbacks, conformity with the High Intensity Residential Fire code requirements that form part of the Alberta Building Code can still be achieved. A minimum setback of 2.4m must be maintained by all structures in all areas that cannot guarantee a ten-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.
· 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). 
· Administration would like to make a minor amendment to the Bylaw prior to Council’s consideration of second reading. The developer requested a minimum front yard setback for a building abutting a local road to be 5.5m (18ft) within sub-area C, as opposed to 8m (26.2ft). The reduced setback is in consideration of the reduced lot depth of the proposed parcels within this sub-area. Bylaw 1502/20 is attached and redlined with the proposed amendment since first reading, and this requested amendment will be reflected in the motion for Council’s consideration at second reading.
External Communication
· The cities of Edmonton and St. Albert were notified, and responses have been received.
· Both municipalities provided comments, but as they pertain to planning concerns rather than development matters, they will be addressed during the Public Hearing for Bylaw 1504/20.
· Initially, this Public Hearing was scheduled to be held at the July 14, 2020 Council meeting. As a result of the associated newspaper advertisements and notification letters, the applicant received numerous direct inquires from area residents. To enable adequate time to liaise with such residents, on July 10, 2020, the applicant requested Administration to postpone the Public Hearing until August 11, 2020.
· Revised notifications of the Public Hearings were sent to all private landowners within the River’s Gate development, as well as the Riverlot 56 Natural Area Society and the Sturgeon Valley Golf and Country Club as adjacent landowners. Revised notifications were sent in accordance with section 3.3(b) (Advertising Requirements) of the Land Use Bylaw.
· [bookmark: _Hlk46749230]Revised newspaper adverts were placed in the St. Albert Gazette for two consecutive weeks (July 29 and August 5) in accordance with the advertising requirements detailed within section 606 of the Municipal Government Act (MGA). An invoice was sent to the applicant for these additional advertising expenses.

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 proposed bylaw affecting the Land Use Bylaw or statutory plan.
· 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.
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. Instead, the minimum lot width of 16 metres would be regulated through the subdivision regulations of the amended Direct Control District 8.
· 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(d) outlines that multi-lot residential development should have minimum impact on adjacent land uses, particularly agricultural and environmental protections 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(o) details the need for public involvement. 
A Public Hearing is required for an amendment to the Land Use Bylaw. Adjacent landowners have been notified via mail of the proposed amendments.
Summary
· As detailed within the previous sections, minor amendments to the County’s Land Use Bylaw are required to facilitate the development, as proposed.

	
	

	Implication
	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 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.
Organizational
None.
Financial
None.

	
	

	Follow Up Action
	1. Present the Bylaw for consideration of second and third reading

	
	

	Attachment(s)
	1. Bylaw 1502/20
2. Bylaw 1502/20 Redlined
3. Public Hearing Submissions Received
4. Public Hearing Process

	
	

	Report Reviewed by:
	
Martyn Bell, Sr Planning and Development Officer

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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