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Agenda Item:  	D.4	

Request for Decision
		

	Title 
	[bookmark: _Hlk23412862]Bylaw 1537/21 - Amendments to Land Use Bylaw 1385/17 - 
DC1 and Recreational Vehicle Storage Amendments – First Reading

	
	

	Proposed Motion
	That Council give first reading of Bylaw 1537/21.

	
	

	Administrative
Recommendation
	Administration recommends that Council give first reading of Bylaw 1537/21.

	
	

	Previous Council Direction
	November 24, 2020 Regular Council Meeting
Motion 508/20: That Council give third reading of Bylaw 1514/20.

July 10, 2017 Regular Council Meeting
Motion 351/17: That Council give third reading to Bylaw 1385/17, Land Use Bylaw.

	
	

	
Report
	Background Information
· [bookmark: _Hlk40817406]Sturgeon County’s Land Use Bylaw (LUB) is a complex, living document intended to be responsive to the needs of the community. As such, Administration monitors and maintains close oversight on the provisions within this bylaw. Amendments proposed in Bylaw 1537/21 address legacy issues within the LUB regarding the districting of several properties designated as DC1.
· Administration conducted a review of all land use districts, and subsequently identified 20 properties with a DC1 designation. A two-stage approach was followed to update the designation of applicable properties from DC1 to another land use district, if appropriate and if so desired by the landowner. Of the 20 affected landowners under the DC1 district, 15 identified dissatisfaction with their current designation.
· Under the first stage, which occurred in November 2020, Council approved eight redistrictings. The amendments in Bylaw 1537/21 address the seven properties that remain outstanding.
· The DC1 designation is an unregulated district with no permitted or discretionary uses. The purpose of this district is to provide for developments that, due to their unique characteristics and/or site conditions, require specific direction unavailable in conventional land use districts. The decision-making authority for DC1 is Council.
· After updates were enacted in the LUB in 2017, Administration worked with applicable landowners whose properties were districted as DC1 to communicate options available to them in potentially changing their land use districts. A 12-month period was provided to residents to review and consider their options under the updated LUB and to consult with Administration, as required. 

· Of the 20 affected landowners under the DC1 district, 15 identified dissatisfaction with their current designation. The three options provided to landowners whose properties maintained a DC1 designation included:
1. Maintain the DC1 land use district,
2. Request a new suitable (conventional) land use district, or 
3. Request a regulated ‘Direct Control’ (DC) land use district.  

· To best serve community needs and in the spirit of efficiency, Administration developed two new land use districts that could potentially be applied to these properties. These land use districts are the R6 – Modular Dwelling District and the RVS – Recreational Vehicle Storage District.  
· R6 – Modular Dwelling District
This land use district was added to the Land Use Bylaw on June 11, 2019 as part of the General Amendments to the Land Use Bylaw and “accommodates leasehold residential development in the form of modular dwellings and maintains the character of land lease communities.” 
· RVS – Recreational Vehicle Storage District
This land use district was added to the Land Use Bylaw on January 14, 2020 and provides for and regulates “…limited uses related to the operation of a Recreational vehicle storage facility.”
· The seven outstanding properties whose landowners requested redistricting are addressed in Bylaw 1537/21; these include:
1. Block 1, Plan 6153NY
Correspondence with the landowner indicated they are in support of changing the 5.25ha area on their property zoned as DC1 to the new RVS district. 
See Appendix “A” of Bylaw 1537/21. 
2. Lot 1, Plan 9826013
Consultation with the landowner indicated they are in support of changing the 0.44ha area on their property zoned as DC1 to the new RVS district. 
See Appendix “B” of Bylaw 1537/21. 

3. Lot 5, Block 1, Plan 1023354
For this property, the owner requested that Administration redistrict the whole parcel to RVS instead of only the portion that was originally districted DC1. As this parcel has always been earmarked for RV Storage, Administration has no objections to the landowner’s request. Ultimately, this redistricting remains subject to a public hearing and, if approved, to the submission of a development permit application. 
See Appendix “C” of Bylaw 1537/21. 
4. Lot 2, Block 1, Plan 0325129 and Lot A, Plan 9021561
When LUB 1385/17 was approved, the landowners of these two properties were in the process of obtaining permits for RV Storage. These permits were approved under the previous LUB, and to bring these uses into compliance with the new LUB, the relevant portions of the lots must be redistricted.

See Appendices “D” and “E” of Bylaw 1537/21. 
5. S½ SW 32-57-23 W4M
The proposed DC15 district accommodates an existing salvage yard on the subject parcel. The proposed district was compiled by Administration and was met with the support of the landowners. The only uses allowed in the DC15 district are those that are existing on the land, and any applications that propose extending or expanding the existing uses/buildings will require approval from the Municipal Planning Commission (MPC). Given the land is marshy and consists of some wetlands, a condition has been added that prior to any new development, the landowner must undertake a wetland assessment.
See Appendix “F” of Bylaw 1537/21.
6. SE 21-54-27 W4M
The proposed DC16 district pertains to a ±17ha portion of land located on SE 21-54-27 W4 that was zoned as Rural Industrial under the previous LUB to accommodate an explosives storage and distribution facility on the lands. With this 17ha portion having been redistricted to DC1 with the approval of LUB 1385/17, the landowners have requested a site-specific DC district (as proposed). This district allows for the existing uses on the land, as well as a Surveillance Suite, and designates the MPC as the regulating authority on any permit applications.
See Appendices “G” and “H” of Bylaw 1537/21.
· After the November 24, 2020 Council meeting, Planning and Development Services enacted a land use district audit, which included a full review of all parcels (in excess of 12,000) within Sturgeon County. Approximately 27 parcels have been further identified as requiring analysis/research to help establish which land use district is most appropriate for the respective property. This work may lead to further redistricting bylaw(s) in the coming months.
External Communication
· Administration invited all landowners whose properties were districted as DC1 when the LUB was approved in 2017, to discuss the implications of a DC1 district, its impact on the use of their lands, and the opportunity to formulate a site-specific district as an alternative.
· Based on the inputs received, Administration circulated the new RVS district and R6 district for comments and input by all landowners who own approved recreation storage facilities or modular dwelling parks as an alternative to the DC1 district.
Relevant Policy/Legislation/Practices:
· The Municipal Government Act, RSA 2000 c M-26 (MGA) authorizes Council to establish and amend bylaws.
· Section 639 of the MGA states, “every municipality must pass a land use bylaw.”
· Section 640 of the MGA states:
(1) A land use bylaw may prohibit or regulate and control the use and development of land and buildings in a municipality.  
(2) A land use bylaw 
(a) must divide the municipality into districts of the number and area the council considers appropriate; 
(b) must, unless the district is designated as a direct control district pursuant to section 641, prescribe with respect to each district,
(i) the one or more uses of land or buildings that are permitted in the district, with or without conditions, or
(ii) the one or more uses of land or buildings that may be permitted in the district at the discretion of the development authority, with or without conditions, or both;
(e) must establish the number of dwelling units permitted on a parcel of land.

	
	

	Implication of Administrative Recommendation
	Strategic Alignment:
Planned Growth and Prosperity - The proposed amendments promote effective and streamlined land use control.

Operational Excellence - Administration keeps abreast of inputs received on the LUB and ensures that the Bylaw is updated accordingly and in an appropriate manner.

Organizational:
Administration will continue to engage with applicable landowners and process all required amendments related to this report.  
Financial:
The approval of the Bylaw could be expected to result in economic activity as the properties will benefit from an appropriate land use district that may facilitate further development of their property.

	
	

	Alternatives Considered
	Council could defeat Bylaw 1537/21 at first reading. This will keep the existing land use districts for the subject properties unchanged.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
Land Use Bylaw 1385/17 will lack further refinement as requested by the affected landowners.

Organizational:
Organizational implications will depend on direction provided by Council and rationale for not approving first reading. Should specific properties not be redistricted, Administration will conduct additional reviews as required.

Financial:
None.

	
	

	Follow up Action
	1. Schedule Public Hearing with respect to the Bylaw (Planning and Development Services, May 2021).
2. Notify landowners of the subject properties and abutting properties (Planning and Development Services, April 2021).

	
	

	Attachment(s)
	1. Bylaw 1537/21

	
	

	Report Reviewed by:
	
Bonnie McInnis, Manager, Planning and Development Services

Jennifer Lavallee, (Acting) Director, Development and Strategic 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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