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Agenda Item:  	D.4	

Request for Decision
		

	Title 
	11:00 a.m. Sturgeon Valley Growth Framework Approval and Phase 2 Commencement

	
	

	Proposed Motion
	1. That Council accept the Phase I - Sturgeon Valley Growth Framework report as information.
2. That Council support the commencement of Phase 2 planning in the Sturgeon Valley Special Study Area, based on the use of the Growth Framework to inform amendments to the Municipal Development Plan which would facilitate future developer driven Area Structure Plans, with a report back to Council in Q4 2020.

	
	

	Administrative
Recommendations
	That Council accept the Phase I - Sturgeon Valley Growth Framework report and direct Administration to develop additional Municipal Development Plan policies to delineate future Area Structure Plan (ASP) boundaries and more detailed planning requirements for developer led/market driven Area Structure Plan(s).

	
	

	Previous Council Direction
	July 14, 2020 Regular Council Meeting
Motion 334/20: That Council direct Administration to provide the Phase I - Sturgeon Valley Growth Framework report to Sturgeon Valley stakeholders as a part of ongoing engagement.

June 19, 2020 Committee of the Whole Meeting
Motion 049/20 – That the Committee direct Administration to bring forward a Phase 1 Growth Framework Report, reflecting all inputs and analysis to date, to Council for public review by June 30, 2020; and that the Briefing Note and attachments of item B.1 of the June 19, 2020 Committee of the Whole meeting remain confidential in accordance with section 24 (advice from officials) and section 25 (disclosure harmful to economic and other interests of a public body) of the Freedom of Information and Protection of Privacy Act.

April 28, 2020 Regular Committee of the Whole Meeting
Motion 011/20: That the Committee refer the Sturgeon Valley - Phase 1 Growth Framework Report to a May 2020 Council Meeting.

	
	

	
Report
	Background Information
Planning certainty in the Sturgeon Valley has been a priority for Sturgeon County for many years, to recognize the area’s regional importance, respond to landowner interests, and sustain long-term quality of life.  
In 2019, the County finally received regional support in this regard - a milestone event, the regional approval prompted the commencement of a planning process ultimately designed to bring forward specific Area Structure Plans (ASPs) for the area. Oversight from Sturgeon County and close collaboration with area developers, landowners, neighbouring municipalities, and other stakeholders is fundamental in this process.
The Terms of Reference for ASP development is contained within the Edmonton Metropolitan Region Board (EMRB) Sturgeon Valley Special Study Area (SVSSA) Policies and within the EMRB Growth Plan.
Due to the intermunicipal complexity and the overall scale of the planning area, the project was partitioned into two (2) phases:
[bookmark: _Hlk37852969]Phase 1 - Includes stakeholder engagement on land use and servicing expectations, preliminary financial analysis, and a growth framework recommendation. Authorization is required from Council prior to proceeding to Phase 2.
Phase 2 - Is contingent on Council’s approval of Phase 1 and would include public information sessions, development of a future land use concept in partnership with the development community, and preparation of a primary ASP for local and regional approvals.
Phase I – Growth Framework Overview 
· The purpose of the Growth Framework is to provide a foundation and business case as to whether to proceed with Phase 2 planning and, if so, what form it would take. 
· The Growth Framework is comprised of three components:
· Baseline Evaluation – A review was conducted of a range of policy and research documents that related to the Sturgeon Valley, and a baseline analysis on constraints that will influence how development may proceed.
· Land Use Concepts - Preliminary land use concepts were developed based upon input from key area stakeholders to seek a balance between approved regional policies and landowner objectives. Using land use and servicing information from key area stakeholders, the County stitched together all the provided information and analyzed the high-level transportation network and improvements needed to support the proposed future land uses.
· Fiscal Impact Analysis (FIA) - The purpose of the FIA is to determine the financial implications of growth that could be expected. The projections from the FIA provide Sturgeon County the ability to determine changes in costs, revenues, and taxes within the municipality as a result of changes in the scope or type of development, service delivery, and/or administrative or taxation policies.
· Engagement with the key area stakeholders occurred between November 2019 and June 2020 and incorporated several approaches including submission of general concept plans by area stakeholders, facilitated information update sessions with various stakeholder groups and landowners, and one-on-one telephone discussions.
· The resulting Phase I Growth Framework report includes an overview of the following key items: 
· Process and Engagement,
· Existing Conditions and Background Analysis,
· Concept Scenario Development (inclusive of transportation and fiscal impact analysis), and
· Alternative Approaches and Recommendations.
Sturgeon Valley Special Study Area Planning Area 
· It is important to note that neither the County’s current Area Structure Plan or the regional SVSSA policies, nor other EMRB policies pre-district any lands for future residential or non-residential development. Rather, the SVSSA policies outline key considerations that future ASP(s) within the SVSSA must adhere to. There are three key policy assurances that are articulated in the SVSSA policies:
· Policy Assurance for Transitional Gradient; Development will demonstrate a gradient / transitioned approach such that the character and built form of the established Sturgeon Valley community (Area C) is protected. Density of development in Areas A and B shall achieve an overall minimum of 35 dwelling units per net residential hectare.
· Policy Assurance for Completion of Valley Core; Sturgeon Valley ASP planning boundary will be reduced to encompass only Area C. All elements and policies of the existing ASP will remain grandfathered. Remaining greenfield lands in Area C will be designated for development in a complimentary manner to the existing rural residential community.
· Policy Assurance for Preservation of Agricultural Lands; Area D shall maintain its existing agricultural status in accordance with the policies and regulations contained within the Sturgeon County MDP and Land Use Bylaw (LUB) for agricultural development.
Sturgeon County EMRB Regional Context Statement
· Sturgeon County has committed to complete updates to its Municipal Development Plan (MDP) in accordance with regional / provincial requirements. The County’s MDP already identifies growth in the Sturgeon Valley and supports prioritization and phasing in conjunction with infrastructure servicing, financial sustainability, along with the amount, location, and phasing of residential growth. The County, as per approved Regional Context Statements, has committed to the following key items in relation to the SVSSA:
· EMRB Part 1 Metropolitan Regional Structure - Sturgeon County MDP Land Development Concept Figure 4: Growth Strategy Concept Map and Map 12: Neighbourhood G Context Map to be updated based upon planning outcomes of City of St. Albert annexation and the SVSSA policies.
· EMRB Part 2 Growth Plan Objectives and Policies. Policy Areas Communities and Housing, Integration of Land Use, and Infrastructure - Sturgeon County to add minimum greenfield residential density policies based upon the planning outcomes of the SVSSA policies.
· EMRB Part 2 Growth Plan Objectives and Policies. Policy Area Transportation Systems - Sturgeon County to add additional policies based upon the planning outcomes of SVSSA policies. 
Phase 2 Planning Options for Council Consideration
Council authorization for progressing to Phase 2 of the planning process is required. Planning options for Council’s consideration have been noted below, with analysis provided in the subsequent tables.
· Option 1 - Municipal Led Municipal Development Plan Amendment, to Include Policy Guiding Future Market Driven ASP Development (RECOMMENDATION)
· Option 2 - Municipal Led Area Structure Plan for the Full Special Study Area
· Option 3 - Municipal Led Area Structure Plan for a Reduced Part of the Special Study Area, based on Infrastructure and Fiscal Capacity, and Amendment to the Municipal Development Plan for Other Areas
Each of the above options is described in more detail within document “Description of Options for Phase 2 Sturgeon Valley Planning”, which is attached to this Request for Decision (RFD).

Phase 2 Implementation Plan
If Council selects option 1, Administration will prepare policy amendments to the Municipal Development Plan (MDP) inclusive of the following key changes:
a. Update Map 12 Neighbourhood G with SVSSA boundaries. Additional mapping detail will clearly outline the boundaries of Areas A through D. In addition, delineation of future ASP(s) boundaries will be outlined for SVSSA Areas A and B.

b. Draft detailed area specific policy to Neighbourhood G to provide more detailed policy guidance for future ASP(s) in SVSSA Areas A and B. This will include additional policy and planning requirements for market driven ASP(s) related to the following primary requirements:
i. Sub-regional transportation planning;
ii. Sub-regional drainage/stormwater management; and
iii. Fiscal Impact Assessment requirements.

c. Given the requirements for ASPs to consider the entirety of the SVSSA, the County will also consider additional policies to ensure the extension of services is timely and rational (such as prioritization of ASP areas, development and approval of servicing and, if necessary, updates to the offsite levy bylaw).
External Communication
· The County conducted significant landowner and other stakeholder engagement on land use expectations for future development in the SVSSA. This was supported with fiscal impact and transportation analysis required to accommodate these future populations. The results of the stakeholder engagement and associated analysis has been documented in the Phase I Growth Framework report. This report is intended to serve as a key input into future planning in the SVSSA.
· Following initial review of the Growth Framework Report in July 2020, an additional period for public and landowner review was supported by Council. Several contacts were made with members of Council regarding the options presented, and all materials were posted for public consumption.
· Ongoing stakeholder engagement will continue to be a priority. This is expected to include targeted consultations with key area stakeholders regarding potential strategies and support tactics.
· If Council ultimately approves the commencement of Phase 2 planning, a public engagement strategy would be implemented in that regard and would be connected to complementary engagement on a Sturgeon Valley Area Redevelopment Plan / ASP amendment.
Relevant Policy/Legislation/Practices
· Municipal Government Act
· Various Provincial Regulations and Planning Requirements
· Sturgeon County Strategic Plan
· Sturgeon County Municipal Development Plan
· Sturgeon County Infrastructure Master Plan
· Sturgeon County 2020-2022 Corporate Business Plan
· Sturgeon Valley Area Structure Plan
· Edmonton Metropolitan Region Board – Growth Plan
· Edmonton Metropolitan Region Board – Sturgeon Valley Special Study Area Policies

	
	

	Implication of Administrative Recommendation
	Strategic Alignment
The development of a Phase 1 analysis is a direct complement to Council’s “Planned Growth and Prosperity” priority, in addition to all other priority areas of Sturgeon County’s Strategic Plan. The project is also directly referenced as a priority within the County’s Corporate Business Plan.
Organizational
Significant future developments and population in the Sturgeon Valley would result in significant changes in the County’s approach to service delivery and how it is organized. While the County will face change to some degree in the future with additional growth, the effect of large-scale growth in the Sturgeon Valley is a marked departure for the County. 
Financial
Potential development in the Sturgeon Valley creates financial impacts that require careful consideration. The Fiscal Impact Analysis is intended to provide initial financial evaluation of various future land use development options. Based on a review of these results, it is intended that the development options and financial analysis be modified to determine how best to frame this development.

In recognition of the organizational changes noted above, the Fiscal Impact Analysis will provide analysis scenarios according to the options presented below:
· Blended Scenario: In this scenario, the ﬁnancial implications of each development option are “blended” into the Baseline Forecast for the County, resulting in a combined service delivery approach and a single tax rate for each assessment class across the County. This is similar to how Strathcona County delivers services and sets municipal tax rates.
· Urban Services Area (USA) Scenario: Since the nature and cost of services delivered in the Sturgeon Valley would be different than what is typical of the County, there is a potential spillover effect to the ratepayers in the rest of the County. In some instances, this spillover effect could result in existing County ratepayers subsidizing the cost of services provided to the SVSSA. It is possible to establish an Urban Services Area which would encompass development in the SVSSA area and allow the County to establish separate tax rates for the ASP area. This would ensure that development in the SVSSA pays for all the services received and protects existing ratepayers from subsidizing the costs. This is similar to how the Regional Municipal of Wood Buffalo treats the Urban Services Area of Fort McMurray.  

	
	

	[bookmark: _Hlk45270616]Alternatives Considered
	Two alternate options were considered and are detailed in the attached document titled “Description of Options for Phase 2 Sturgeon Valley Planning”. Council could also choose to take no further action to plan the growth areas of the Sturgeon Valley.

	
	

	Implications of Alternatives 
	Implications are provided in the attachment, and Administration will conduct an additional detailed review of both the resources and the financial requirements if Council selects an alternative option. 

	
	

	Follow up Action
	1. Draft MDP policy amendments as described in the “Phase 2 Implementation Plan” within the August 11, 2020 Request for Decision (Planning and Regional Services, Fall 2020) 

	
	




	Attachment(s)
	1. [bookmark: _Hlk45271719]Description of Options for Phase 2 Sturgeon Valley Planning
2. Sturgeon Valley Growth Framework Report
3. EMRB Sturgeon Valley Special Study Area Policies

	Report Reviewed by:
	
Michael Klassen, Senior Community Planner, Planning and Regional 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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