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Agenda Item:  	E.1	

Administrative Backgrounder
Councillor Notice of Motion
		
	Title 
	Amendments to Sturgeon County Municipal Development Plan and Land Use Bylaw (Councillor Bokenfohr)

	
	

	Proposed Motion
	That Council direct Administration to bring forward, in Q4 2021, amendments to the Sturgeon County Municipal Development Plan and Land Use Bylaw that would adjust subdivision policy and Land Use Bylaw regulations to allow for additional parcels out of a quarter section including parcels created from land fragmentation.

	
	

	Administration’s Understanding of the Motion

	Administration acknowledges the motion as intended to direct that amendments to the Sturgeon County Municipal Development Plan and Land Use Bylaw be prepared prior to the end of 2021 which would allow for additional parcels out of a quarter section, including parcels created from land fragmentation. This would have the effect of increasing the maximum allowable density in excess of four parcels per quarter section.


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

April 22, 2014 Regular Council Meeting
Motion 135/14: That County Council gives Third Reading to Bylaw 1313/13 – Sturgeon County Municipal Development Plan (2014), as amended. 

	
	

	Background Information
	· Councillor Bokenfohr gave notice at the August 24, 2021 Council meeting that he would present the above motion at the September 14, 2021 Council meeting.
· Within the County’s Municipal Development Plan (MDP), 160 acres (a quarter section) is defined as the basic agricultural land unit and the maximum number of parcels is set at 4 parcels for every 160 acres.
· The “4 per quarter” subdivision policy was introduced in the 1996 MDP and Land Use Bylaw (LUB) as a best agricultural land protection practice per precedent set by the Alberta Planning Board. 
· Limiting the number and size of parcels out of a quarter section is intended to preserve large tracts of agricultural land.
· The practice also limits the number of accesses onto County and Provincial roads, limiting turning opportunities, and reducing the number of culverts requiring installation and maintenance within County and Provincial road rights-of-way. This has a significant effect on municipal costs and infrastructure requirements.
· The 2017 LUB update included allowances for farm help accommodations, secondary dwellings, and secondary suites within the Agriculture district which facilitated allowing several generations to remain on the family farm while maintaining the “4 per quarter” limits on subdivision of agricultural parcels. 
· When agricultural parcels are subdivided, a dwelling is typically permitted on each parcel created. The added allowance (noted above) for farm help accommodations, secondary dwellings, and secondary suites could have significant implications if parcel density is increased from the current “4 per quarter”. This not only impacts residential density but also the associated impacts from provision of septic systems and wells and increased traffic on County and Provincial roads.  
· The Agriculture District within the LUB represents approximately 82% of the land mass of the County. Consideration for adjustments to subdivision policies that have an impact of this nature is difficult to determine without a fulsome, detailed review.

	
	· Within the County’s Budget 2022 process, Administration is bringing forward an initiative to review and update the County’s MDP. This update will include the mandatory integration of required regional policy, detailed analysis on items related to subdivision policies for agriculture, and analysis on impacts to other supportive planning documents such as the LUB.
· Additionally, the recommendations that result from the Agribusiness and Agritourism Task Force (due April 2022) may provide additional guidance on subdivision criteria necessary to support agricultural tourism and agricultural businesses in the County.
· In consideration of the above initiatives, Administration would recommend consideration of the following alternate motion:
That Council direct Administration to undertake a comprehensive review of the County’s agricultural subdivision policy, including parcel density and parcels created from land fragmentation, as part of the Municipal Development Plan review proposed in 2022, and to include extensive community engagement related to agricultural lands and agricultural subdivision policy.

	Statutory Requirement Considerations
	· Regional municipalities are required to comply with the policies of the Edmonton Metropolitan Region Board (EMRB) Growth Plan. To ensure compliance, a proposed amendment such as this to an MDP would require submittal through the Edmonton Metropolitan Region Board’s Regional Evaluation Framework (REF) process. 
· Recently, a Regional Agriculture Master Plan (RAMP) was approved by the EMRB. This regional plan sets high-level direction for the County’s largest land use (agriculture) and provides direction on items related to land use planning items such as subdivision and development. While needing to be ratified by the Province, member municipalities will be required to demonstrate how their existing MDPs conform/diverge from the new policies and objectives within RAMP, along with submittal of documents indicating how they plan to bring their MDPs into compliance. 
· It should be noted that there is no specific parcel density mentioned in RAMP. Instead, there are criteria-based subdivision policies tied to the intended purpose and is dependent on its location within various policy areas (such as identified prime agricultural areas). In general, if the subdivision is for an agriculture related use, subdivision could be considered. If it is for non-agricultural uses, it would be discouraged and subject to additional policy (such as an Agricultural Impact Assessment).  

	
	

	Anticipated Service Delivery Impacts
	· If the motion is approved, the levels of service for various departments, including Planning and Development Services and Transportation and Engineering Services, would need to be reviewed across the organization.

	
	

	Anticipated Human Resource Impacts
	· If the motion is approved, Administration will be required to re-assign personnel to prepare the required amendments and assess their specific implications. Other initiatives would be impacted, either to be deferred or discontinued. 
· Given the large-scale policy and regulatory impacts of the request, it would also be recommended that engagement with County residents, particularly owners of agricultural parcels, be undertaken to gauge overall community support for adjustments to the established policy and corresponding Land Use Bylaw regulations. If the review was conducted as part of a broader MDP review, this engagement would be included in that process.

	
	

	Anticipated Financial Impacts
	· If the motion is approved, amendments would be processed primarily with internal personnel (at an indirect cost); however, costs in the order of $20,000 for legal review and external inputs are expected. 
· A more detailed financial cost is required based upon Council direction regarding the amount of public engagement desired to support the MDP and resulting Land Use Bylaw amendments. If the review was conducted as part of a broader MDP review, this engagement would be included in that process.

	
	

	
Anticipated Strategic Alignment
	· Prior to detailed analysis on the regional impacts of the Notice of Motion, it is premature to determine how the outcomes of the motion would be consistent or inconsistent with the County’s Strategic Plan focus areas.  
· Adjustments to increase density for agriculture parcels across the County would need to be considered in accordance with the following key Council Strategic Plan focus areas: 
· Goal 1.2 Sturgeon County plans for responsible growth through the Sturgeon County Municipal Development Plan and regional growth management plans.
· 1.2.1 A balance of commercial, agricultural, industrial, residential, and recreational land uses that attains long-term fiscal sustainability.
· 1.2.2 Land use activities that provide a positive return on investment for the County and facilitate the development of complete communities.
· Goal 1.3 Sturgeon County manages growth for current and future developments.
· 1.3.1 Maximum development around existing County infrastructure and identified future growth areas.
· 1.3.2 Transparent and consistent bylaws, policies and processes that enable responsible land development in the County.

	
	

	Attachment(s)
	None.

	
	

	Report Reviewed by:
	
Martyn Bell, Program Lead, Current Planning, Planning and Development Services

Michael Klassen, Program Lead, Long Range and Regional Planning, Planning and Development Services

Bonnie McInnis, Manager, Planning and Development Services

Travis Peter, Director, Development and Strategic Services

Reegan McCullough, County Commissioner – CAO
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