


J _ Why We Needed These Regulations

* Council saw the need to support agricultural
operators to expand and diversify their on-famm
revenue sources.

*  We received public inquiries about diversified
agriculture operations.

* We had no mechanism to review, regulate and
approve diversified agriculture activities.
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So why the need to prepare diversified agriculture development regulations?

Council initiated the Agribusiness and Agritourism Review to look at how the county could best support and grow local agriculture businesses and opportunities.  Council understood that viability of the agricultural sector is important. That support for agricultural operators to diversify income-generating activities on farms is important. It allows local farm families to stay here and continue to prosper. It also encourages innovation and diversification of the agricultural sector.

The County received inquiries from agricultural landowners wanting the opportunity to rent their property and buildings as a space to hold wedding ceremonies and receptions as a means for additional income.  
We had farmers who wanted to process the fruits and vegetables they grew onsite and sell these items from their farm. This included products like jams, jellies, pies etc.
We also had folks wanting to provide tourism opportunities where operators could invite the public to their property for on-farm experiences like hosting farm-to-table dinners, operating a petting zoo, having a corn maze or having on-farm camping opportunities.

The difficulty was that Sturgeon County had no mechanism to review, regulate and approve many of these types of activities or uses. And without the ability to review and approve these activities, the County had very limited ability to enforce impacts, like increased noise and traffic, or ensure public safety.

As a result, Council initiated the Agribusiness and Agritourism Review. Council created a task force made up of Sturgeon County agricultural operators; this task force had the mandate to recommend strategies for how Sturgeon County could support diversification of the agricultural sector while mitigating some of the impacts from these activities.


Timeline

June 2021 - April 2022 September 13, 2022
March 9, 2021 Task force conducted May 3, 2022 Council gave second Nov. 15, 2022
Councilinitiated the  the Agribusiness and Council gave reading of updated Council gave third
Agribusiness and Agritourism Review first reading of bylaw reading/approval of
Agrltourlsm Review proposed bylaw bylaw
April 12, 2022 October 6, 2022
May .11= 2021 Council accepted June 14, 2922 Second public
Council selected the task force's First public hearing

community task
force members information

recommendations as hearing
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In March 2021, Council initiated the Agribusiness and Agritourism Review Project.  
In May 2021 the Agribusiness and Agritourism Task Force members were selected.
The task force undertook their work over the next 10 months and presented its recommendations to Council on April 12, 2022.
The task force report included the recommendation to prepare amendments to the Land Use Bylaw (zoning bylaw) that would allow operators to pursue some of these more diversified agricultural activities on their farms, while proposing some rules intended to mitigate some of the impacts of these activities.
The Diversified Agriculture bylaw amendments were presented to Council in May 2022. The bylaw approval process requires that the proposed bylaw be presented at a public hearing, which allows the public the opportunity to comment and indicate support or non-support of the proposed bylaw. In this case, Council requested adjustments to the bylaw as a result of comments received at the first public hearing. It then scheduled as second public hearing to gather more input. 
The Diversified Agriculture Bylaw (1597/22) was given third reading and was adopted by Council on Nov. 15, 2022




J ¥ Changes to the Land Use Bylaw

 Passed on Nov. 15, 2022.

« Land Use Bylaw now has clear rules guiding the
development of land and buildings for
agribusiness and agritourism operations.

« Changes were based on:
« recommendations of the Agribusiness and Agritourism Review Task

Force (AARTF)
« publicinput from two public hearings
» regulatory best practices
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On the next few slides, we will have a quick run through of the changes to the land use bylaw (zoning bylaw), then we will get into details of what this means for agriculture operators and the application process. 

Council passed the diversified agriculture bylaw on Nov. 15, 2022.  This means the County’s Land Use Bylaw now has clear rules guiding the development of land and buildings that support agribusiness and agritourism operations.

The bylaw is based on the recommendations of the Agribusiness and Agritourism Review Task Force, as well as public input shared at two public hearings, and regulatory best practices.




Changes to the Land Use Bylaw

* Created a diversified agriculture use

Diversified Agriculture means an agricultural use that brings additional traffic or
impacts to the parcel than activities anticipated in the Extensive livestock or
Extensive and Intensive agriculture uses. Typical activities include value added
agricultural processing, retail sales of agricultural products and products
complementary and accessory to the agricultural use, and allows for commercial
experiences related to the enjoyment, education, or activities and events related to
farming or farm life but does not include events that are not primarily agricultural in
nature such as weddings, retreats, ceremonies and corporate functions. This use
does not include home based business, visitor accommodation, intensive
agriculture, event venue, agriculture support services, Cannabis Production and
Distribution, or Cannabis Retail Sales.

 Created an event venue use

Event Venue means a use primarily intended to hold events and includes the
provision of facilities to enable entertainment, public assembly, and/or the
preparation of food and beverage services. This use does not include bed and
breakfast, recreation facilities, visitor accommodation, or home-based business.

» Created new district/zoning: AG2 - Agriculture 2
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Created a Diversified Agriculture use that is an agricultural use that brings more traffic and has more development and operational impact compared to traditional agricultural activities. 

An event venue use was also created, which allows property owners to hold events and includes the provision of facilities to enable entertainment, public assembly, and/or the preparation of food and beverage services.

Created the AG2 – Agriculture 2 District, which is an agricultural district that is designed for developments that have a greater impact and intensity compared to typical uses under the current  AG- Agriculture district




Changes to the Land Use Bylaw

*  Modified the definitions of intensive agriculture
and agricultural support service for clanty.

Intensive agriculture means a horticultural operation that generally operates on smaller
tracts of land. Without restricting the generality of the foregoing, this may include
nurseries, greenhouses, market gardens, u-pick farms, and tree farms. This use
accommodates minimal site visits, typically on a seasonal basis, for customers purchasing
of strictly onsite farm products. This does not include Cannabis Production and
Distribution or Cannabis Retail Sales.

Agricultural support service means the use of land, buildings and structures for the
purposes of supplying and selling of goods, materials, services directly and primarily
related to the agricultural industry. The intensity of the operations has significant land,
transportation or water demands and may include off-site impacts that are licensed
under provincial or federal regulations. Typical uses include abattoirs; fertilizer plants;
sale, cleaning and storage of seed and feed. This may include ancillary uses, including, but
not limited to, office, sales, technical, administrative support, storage or warehousing. This
does not include Cannabis Production and Distribution or Cannabis Retail Sales or general
industrial.
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Additionally, we clarified the definitions of Intensive Agriculture and Agriculture Support Service which already exist in the Land Use Bylaw. These were slightly modified to provide a clear distinction between each of the uses. 


Diversified Agriculture

* An agricultural use that brings more traffic and

has more impact to the land, such as:

« value-added agricultural processing
 retail sales of agricultural products
« commercial experiences related to farming or farm life

* It does not include events that are not primarily
agricultural in nature, such as weddings, retreats,
ceremonies and corporate functions.
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Diversified agriculture is an agricultural use that brings more traffic and has more impact to the land compared to traditional agricultural activities. Including: value-added agricultural processing, retail sales of agricultural products, commercial experiences related to farming or farm life such as corn mazes, petting zoos, and hay rides. It does not include events that are not primarily agricultural in nature such as weddings, corporate retreats or wedding ceremonies.


Diversified Agriculture

*  Process

Apply for diversified agriculture
use development permit
Development conditions are
specified

Apply for safety code permits
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Process:

To apply for a diversified agriculture use, assuming you are in an agriculture district (most County lands), you only need a development permit.
The development permit application is available on our website or you can contact Planning and Development for a copy. 

You will need to provide specific information about the proposed activity, such as the number of employees, operating hours, expected traffic generated as a result of the proposed operation, identification of where the activities are intended to be located on the property, etc. You will also need to pay the application fee.

The County will evaluate your application and will circulate it to various county departments for comment. This process informs the permit conditions that are applied, and ensures they are appropriate to the scale of your development

For example, a small jam processing operation that may have 10 visitors per week will require less regulations and have less impacts on neighbours or County roads compared to the same type of business that can see up to 100 visitors per day. 

4)    After approval, you will get conditions of development. Examples of conditions will vary depending on the activity, but could include hours of operation, the requirement to undertake improvements to accesses, provision of sufficient and appropriate parking, etc.

5)    Depending on the use being proposed, safety code permits may also be required such as building, plumbing, gas and/or electrical permits. These must be applied for through a separate process and they have applicable safety code permit fees.

This permit application and approval process applies to all development permit applications and is not unique to diversified agriculture.



Intensive Agriculture

A horticultural operation
that has minimal seasonal

site visits, such as:
e tree farm

« greenhouse
« “vertical” farm

* Process

« Apply for development permit

« Development conditions are
specified

« Apply for safety code permits
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Intensive agriculture is a horticultural operation typically on small tracts of land that has minimal seasonal site visits. Include tree farms, u picks, and greenhouses. 

Process:

1) To apply for an intensive agriculture use, assuming you are in an agriculture district, you only need a development permit, 

2) The County will evaluate your application and will set conditions that are appropriate to the scale of your development. For intensive agriculture, this process determines if your development crosses the line into diversified agriculture,

For example, a u-pick that is a seasonal operation with minimal site visits will continue to be an intensive agriculture use. If you start offering classes on how to process and can the fruit, and you have regular tasting events, that would expand the development to a diversified agriculture use as more traffic to the site may result from the additional activities.

3) Once approved, your permit will have conditions which will need to be upheld in order for your permit to remain valid.

4) The last step is to get any required safety code permits. This is important when using farm buildings for public, commercial or processing; in many case, the building and fire code will apply. It’s important to note that if the public is allowed into a greenhouse, it automatically needs a building permit.



J _ Agricultural Support Services

Agricultural industry related uses where intensity
of the operations has significant land,
transportation or water demands.

It may include off-site impacts that are licensed

under provincial or federal regulations, such as:
Fertilizer plants
Seed cleaning plants
Abattoirs
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Agricultural support services means agricultural industry related uses where intensity of the operations has significant land, transportation or water demands and may include off-site impacts that are licensed under provincial or federal regulations. Typically, anything that is the agricultural equivalent to medium industrial in scale.


Agricultural Support Services

*  Process

« Apply for development
permit (discretionary)

« Development
conditions are
specified

« Apply for safety code
permits
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Process:
1) To apply for an Agricultural Support Services use, you must apply for a development permit. You will need to provide specific information about the proposed activity, such as the number of employees, operating hours, expected traffic generated as a result of the proposed operation, identification of where the activities are intended to be located on the property, etc. You will also need to pay the application fee.

2) The County will evaluate the application. For agricultural support services, this process helps determine if your development crosses the line from diversified agriculture to agricultural support services,. which allows us to set appropriate conditions for the scale of the development. For example, a small-scale on-farm abattoir will have different conditions than a large industrial abattoir. 

This is a discretionary use, which means that the use can be appealed by affected parties or that additional conditions can be placed on the project.  Agricultural support services is a discretionary use in the AG district and is a permitted use in the newly created AG2 district. Permitted uses are considered appropriate for the land use district and can’t be appealed by neighbours. I will explain the AG2 district on the next slide. 

4) The last step is to get the necessary safety code permits. For this use, likely every building used for the agricultural support service will need safety code permits.




J y AG2 Land Use District

* Provides an option to support agriculture
developments that are a greater impact and
intensity than typical uses under the AG -

Agpriculture district.
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The Agribusiness Agritourism Task Force recommended the creation of a new agricultural district.

The AG2 - Agriculture 2 Land Use District is an agricultural district that is designed for developments that are a greater impact and intensity then typical uses under the AG- Agriculture district. 

The AG2 district allows for these higher intensity uses as permitted uses, whereas many of these types of activities would be considered discretionary uses in the AG district. The new district allows for more certainty for these types of activities.


AG2 Land Use District

e Uses

« Permitted uses
« Agricultural support service
« Diversified agriculture
» Intensive agriculture
 Visitor accommodations
« Equestrian facility

« Discretionary uses
« Eventvenue

* Process

« Apply for redistricting (requires Council approval)
 Includes public hearing and landowner notification
« Apply for development permit, as needed
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Process:

To redistrict land to the AG2 – Agriculture 2 land use district, you need to fill out and submit a redistricting application. On the redistricting application, you need to indicate what type of use/development you are proposing and provide a site plan. Some technical reports may be required depending on the proposal, and you will need to pay an application fee.  

2) The process for redistricting land is the same for all municipalities in Alberta. The proposed zoning change must be approved by Council. Redistricting/rezoning requires three readings of Council and requires a public hearing to be held to hear from the public.  

3) The public hearing is advertised throughout the County and adjacent landowners (within one quarter section) receive a notice by mail. 

4) If approved, the zoning of the property changes and the landowner can follow any of the other development application processes needed.  







J . Event Venue

* Event venue means a use primarily intended to
hold events and includes the provision of facilities
to enable entertainment, public assembly, and/or
the preparation of food and beverage services,

such as:

wedding venue
commercial event space
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Event venue means a use primarily intended to hold events and includes the provision of facilities to enable entertainment, public assembly, and/or the preparation of food and beverage services. 


Event Venue

*  Process

Land must be zoned AG2
Apply for development
permit (discretionary)
Development conditions
are specified

Apply for safety code
permits
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Process:

1)To apply for an Event Venue you will be required to be zoned to the AG2 district. Event venues are not allowed in the standard AG district. 

A link is provided in the chat, or you can contact us for the application form. Event Venue and Community Building Application – Sturgeon County 

2) Alongside your application, you also need to provide the following depending on the scale of your proposed operation:
Operations Plan or Outline
Emergency Response Plan
Construction Drawings
Site Plan
Complete Building Permit Application

3) The County will evaluate the application and determine if any additional information or reports are required. These could include a traffic impact assessment, community and neighbourhood consultation plan and noise impact assessment. 

3) This is a discretionary use, which again means the use can be appealed by affected parties or that additional conditions can be placed on the project. 

4) The last step is to get the necessary safety code permits. As this is a commercial operation, every building will require safety code permits. 



J Common Questions

* How do these changes impact existing agricultural
producers?

* How do these changes impact those currently
operating agritourism or agribusiness or event
venues?

* How do these regulation impact private events?
« How will | be notified if a nearby property owner

applies to develop a diversified agriculture operation
or event venue?
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How do these changes impact existing agricultural producers ?
The diversified agriculture changes do not apply to farmers who only cultivate crops or raise livestock, or those with valid development permits for uses currently allowed under the AG district. This includes those with a permit for a greenhouse.

How do these changes impact those currently operating agritourism or agribusiness or event venues?
For event venues and diversified agriculture operations without existing approvals, these changes provide an opportunity for operators to come into compliance with the Land Use Bylaw.  The County will work with these operators to get appropriate permits and/or rezoning in place. These amendments allow these activities where without them they are not allowed.  

How do these regulation impact private events?
These changes do not impact landowners’ ability to hold a private event, like a family wedding or reunion, on their property.

How will I be notified if a nearby property owner applies to develop diversified agriculture  operation or event venue? 
The County gives public notice on our website and through newspaper ads when a rezoning application is received. You can provide input on that application at a public hearing. Landowners are also notified if a nearby Ag property is approved for the development of an event venue and can appeal that approval.
You will not be notified if a landowner applies to develop a diversified agriculture operation, since these are allowed in both the agriculture and agriculture 2 land use districts.





For more information

Planning and Development

PandD@sturgeoncounty.ca
780-939-8275

Tyler McNab Bonnie Mclnnis

Program Lead, Development and Manager, Planning & Development
Safety Codes Services
tmcnab@sturgeoncounty.ca bmcinnis@sturgeoncounty.ca
780-939-8342 780-939-8375

sturgeoncounty.ca/agritourism
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