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Agenda Item:  	D.9	

Request for Decision
		

	Title 
	[bookmark: _Hlk517955114]Our Future Valley – Bylaw 1557/21 – Repeal and Replacement of Sturgeon Valley Area Structure Plan Bylaw 882/99 – First Reading

	
	

	Proposed Motion
	1. That Council give first reading of Bylaw 1557/21.
2. That Council direct Administration to schedule a Council Meeting on June 29, 2021 at 5:30 p.m. for a virtual Public Hearing for Bylaw 1557/21.

	
	

	Administrative
Recommendation
	That Council give first reading of Bylaw 1557/21 to allow it to proceed to Public Hearing and receive feedback from affected parties.

	
	

	Previous Council Direction
	May 25, 2021 Committee of the Whole Meeting
Motion 060/21: That the Committee refer the Our Future Valley - Sturgeon Valley Planning and Engagement Results to Administration to bring forward proposed Sturgeon Valley planning documents and bylaws, reflecting all stakeholder input and professional analysis to date, to Council for consideration of first reading on June 8, 2021. 

March 18, 2021 Committee of the Whole Meeting
Motion 022/21: That the Committee accept the Sturgeon Valley "Our Future Valley" Planning update as information and support the continued delivery of the Public Engagement and Communications Plan.

October 27, 2020 Regular Council Meeting
Motion 482/20: That Council approve the Sturgeon Valley Public Engagement and Communications Plan, provided in Attachment 1, as a foundation for the delivery of stakeholder engagement and communications for each Sturgeon Valley planning project.

August 11, 2020 Regular Council Meeting
Motion 355/20: That Council accept the Phase 1 – Sturgeon Valley Growth Framework report as information.

Motion 356/20: That Council direct Administration to prepare amendments to the existing Sturgeon Valley Area Structure Plan and to complete an area structure plan for the entire Sturgeon Valley Special Study Area, based on the 30-year consolidated land use concept and an addition of complementary non-residential lands bordering Highway 28, with a report back to Council in Q4 2020.

Motion 357/20: That Council direct Administration to prepare amendments to the Municipal Development Plan to provide supportive growth policy for all areas of the Area Structure Plan, including future study areas, with a report back to Council in Q4 2020.

Motion 358/20: That Council direct Administration to engage with area landowners to establish and confirm contributions in support of a Sturgeon Valley Area Structure Plan.

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
· Administration, together with V3 (consultant), has worked to create the Sturgeon Valley Core Area Structure Plan. Although widespread changes are being proposed to the look, layout and formatting of the document, the proposed policy changes are minor and focus on one key element: the realignment to the adopted Negotiated Policies for the Sturgeon Valley Special Study Area contained within the Edmonton Metropolitan Region Growth Plan.
· The existing Sturgeon Valley Area Structure Plan was adopted in 1999 through Bylaw 882/99 and has provided the planning framework for development within Sturgeon Valley. Since the adoption of the Area Structure Plan, regional plans have been approved that provide overarching policies for member municipalities of the Edmonton Metropolitan Region.
· The Edmonton Metropolitan Region Board (EMRB) approved the negotiated policies for the Sturgeon Valley Special Study Area, and the policies came into effect following ministerial approval. Negotiated Policy 3.1.1 clarifies that the negotiated policies take precedence over the EMRB Growth Plan Policy Tiers and density targets but that all other Growth Plan policies will continue to apply.
· Policy 3.2.2(a) of the Negotiated Policies for the Sturgeon Valley Special Study Area requires an amendment to the Area Structure Plan to reduce the planning boundary to encompass only Area C – which consists of the Valley Core. Furthermore, Schedule 12 of the same document notes that the exact alignments of the different policy areas are “...subject to further refinement through future Area Structure Planning.”
· [bookmark: _Hlk73358440]The current Area Structure Plan encompasses an area of approximately 50.6 km² and is proposed to be reduced to approximately 14.2 km², a reduction of over 70%. While the lands to the south and some areas to the west and east are proposed to be included within the Sturgeon Valley South Area Structure Plan, much of the lands to the north of the existing plan area that are predominantly agricultural have been removed from the Plan area. These lands will be subject to the policies of the Municipal Development and the regulations of the respective land use district that governs the parcel. This adjustment is in alignment with Policy 3.2.4 of the Negotiated Policies for the Sturgeon Valley Special Study Area that requires these lands to “...maintain their existing agricultural status in accordance with the policies and regulations contained within the Sturgeon County Municipal Development Plan and Land Use Bylaw for agricultural development.”
· Policy 3.2.2(b) and 3.2.3 of the Negotiated Policies for the Sturgeon Valley Special Study Area require remaining greenfield lands within Area C to be developed in a manner complementary to the existing residential communities and “...up to a maximum density of the lowest Rural Tier minimum greenfield residential target as identified in the Edmonton Metropolitan Region Growth Plan” - set at 20 dwelling units per net residential hectare (du/nrha). These greenfield lands, known within the plan as “Valley Core Reserve”, are subject to this maximum density of 20 du/nrha. Lands identified as Valley Core Reserve will remain zoned as Agriculture until such time as an Outline Plan is approved and the redistricting process is complete.
· The parcels identified as Valley Core Reserve have been given this designation for one or more of the following reasons:
· Extensive planning and/or engineering work has previously been undertaken and reviewed through the Regional Evaluation Framework, or its predecessor.
· They serve as a density transition, as the adjacent Sturgeon Valley South Area Structure Plan contemplates densities up to 35 du/nrha.
· Anticipated ease and costs of servicing.
· The existing land use district currently permits multi-lot residential development.
· No changes are proposed to the existing residential communities. Infill subdivision will continue to be considered based on the minimum size requirements of a parcel within the land use district that regulates the parcel. For example, the R2 – Country Estate Residential land use district, which covers the majority of parcels within the plan area, requires a minimum parcel size of half an acre. Therefore, a 1-acre parcel could theoretically be split in two, subject to approval from the subdivision authority and in consideration of servicing capacity. 
· Minimal changes are proposed to the planning process for new developments. 
· Currently, developers are required to submit an Outline Plan indicating how their development will align with the Area Structure Plan. This process will continue for those areas identified as Valley Core Reserve. Developers will also still be required to submit technical analysis and documentation that support an Outline Plan submission.
· Developers will be required to submit a Fiscal Impact Analysis. This is a document what will identify the expected ongoing maintenance and replacement costs of the infrastructure that is required to serve the development. This will help Administration budget accordingly, both from a maintenance and Capital Plan perspective, and assist Council in understanding the expected impacts of such proposed development.
· Servicing is another key component of the lands identified as Valley Core Reserve.
· Developers will be required to pay particular attention to the County’s Infrastructure Master Plan, which provides information regarding existing and future infrastructure capacity.
· A transportation review describes the potential development of the Valley Core Reserve lands. The review considered conceptual subdivision layouts that have been received by the County and where no subdivision concepts have been received it was assumed that the density would be 20 du/nrha with the net developable area being 60% of the gross area of the parcel. Using these calculations, a total of 2,482 dwelling units would exist within proposed plan area at full build-out. At an assumed occupancy of 2.5 people per dwelling unit the full build-out population of the plan area would be 6,205. Developers will be expected to use this data as a baseline, which their updated Traffic Impact Assessments can further refine.  
· A high-level stormwater management concept has been prepared for the Valley Core Reserve lands to the north. This is to be incorporated into the plan and creates a baseline for developers within that area to create more detailed stormwater plans. 
Communication
· On October 27, 2020, Council approved the Sturgeon Valley Public Engagement and Communications Plan (Engagement Plan). A deliverable within the Sturgeon Valley Public Engagement and Communications Plan was to provide a “What We Heard Report”. This document is to outline feedback provided by developers, landowners, and the public regarding the three projects (Municipal Development Plan, Sturgeon Valley Core Area Structure Plan, and the new Sturgeon Valley South Area Structure Plan). 
· The Engagement Plan was developed to provide an open line of communication between the County and interested parties to allow for open discussion and feedback. To date, Administration has conducted 16 public engagement sessions for the purpose of providing information and gathering feedback regarding the Our Future Valley projects. This does not include the strong online presence and Council touchpoints which provided continual open communication and direction on the projects. 
· The “What We Heard Report” will be available online in draft for public viewing shortly after first reading. Administration will provide a finalized “What We Heard Report” for the Our Future Valley Project upon the completion of the respective Public Hearings and any comments resulting from the REF submission to the EMRB. Consultation feedback provided to date has been considered and implemented (where applicable) within the respective plans.
· Intermunicipal referrals were sent to the City of Edmonton and the City of St. Albert on June 1, 2021, allowing those municipalities to review the document and provide comments for the Public Hearing.
· If the Bylaw receives first reading, it will proceed to Public Hearing. Notification of the Public Hearing will occur in accordance with the advertising requirements of the Municipal Government Act (MGA).
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 a statutory plan.
· EMRB - Following the closure of the Public Hearing, Administration will submit the plan to the EMRB as required by the Regional Evaluation Framework (REF) process.

	
	

	Implication of Administrative Recommendation
	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. 
The purpose of the plan amendments is to realign County statutory plans to regional policy.
· Goal 1.3 Sturgeon County manages growth for current and future developments.
Through the planning work undertake for the Our Valley projects, the Sturgeon Valley has been identified as an area subject to future development and growth.

Maintain and Enhance Strong Communities 
· Goal 2.2 – Sturgeon County residents have access to safe and reliable infrastructure assets.
Through the means of off-site levies, Sturgeon County residents will have access to infrastructure that supports the anticipated development.
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 amendments to the statutory plan will be circulated to the Cities of Edmonton and St. Albert for comment and be subject to a Regional Evaluation Framework (REF) submission.
Community Identity and Spirit
· Goal 4.1 - Sturgeon County residents and stakeholders have a strong identity with the County and are proud to live here.
Administration has undertaken extensive public engagement throughout the plan preparation process. 
Environmental Stewardship
· Goal 5.1 – The environmental impact on natural areas is minimized for the enjoyment of the local and regional community.
Policies are contained within the proposed plan that seek to protect the natural areas located within the plan area.
Organizational:
Administration will coordinate the advertising and required information for the Plan amendments with communications.
Financial:
Cost of advertising the Public Hearing in the local newspapers.

	
	

	Alternatives Considered
	Council could choose not to give first reading of Bylaw 1557/21.

	
	

	Implications of Alternatives 
	Strategic Alignment: 
If Council chooses not to give first reading of the Bylaw, the Plan will not proceed to Public Hearing or further readings and the Sturgeon Valley Area Structure Plan will not be aligned with regional policy.
Organizational:
Administration will work with Council to seek alternatives to the proposed Bylaws. 
Financial:
None.

	
	

	Follow up Action
	Coordinate advertising of the Public Hearing (Planning and Development Services, June 2021). 

	
	

	Attachment(s)
	1. Attachment 1 – Bylaw 1557/21
2. Attachment 2 – Link Insert - Sturgeon Valley Core Area Structure Plan (Schedule “A” of Bylaw 1557/21)
3. Attachment 3 – Sturgeon County Area “C” Transportation Review (Bunt & Associates, May 2021)
4. Attachment 4 – Regional Policy Alignment Analysis
5. Attachment 5 – Policy Comparison Document

	
	

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

Travis Peter, 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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