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S ROCKY VIEW COUNTY
PLANNING AND DEVELOPMENT SERVICES
TO: Municipal Planning Commission
Development Authority DIVISION: 6
DATE: January 26, 2022 APPLICATION: PRDP20215448
FILE: 03332011

SUBJECT: Outdoor Storage / Discretionary use, with no Variances

APPLICATION: Application is for Outdoor Storage for the establishment of an RV and container
storage facility on the subject parcel.

GENERAL LOCATION: Located approximately 1.01 kilometres (0.63 miles) south of Township Road
240 and on the west side of Range Road 284.

LAND USE DESIGNATION: Industrial, Light District (I-LHT) under Land Use Bylaw C-8000-2020.

EXECUTIVE SUMMARY: The Applicant/Owner is proposing to develop the site for Outdoor Storage
for the establishment of RV and container storage. The parcel is approximately 4.19 hectares (10.35
acres). An area of approximately 3.44 hectares (8.51 acres) will be graded to accommodate
approximately 330 RV stalls and a stormwater pond of approximately 3,164 sq. m (34,057.01 sq. ft.).
There is an existing dwelling on the parcel, occupied by the owner, and an existing 327 sq. m
(3,519.80 sq, ft.) accessory building (garage) that would be used as an office and for maintenance
and repairs for RVs. The hours of operation would be from 9:00 a.m. to 5:00 p.m., with key card
access for clients 24/7.

Access to the site is via an existing driveway on the north of the property and there is an easement in
place. The site would be fenced for screening and security and would have indoor and outdoor video
surveillance. Additional screening would be supplemented by the existing residence, to the east, and
via landscaping: existing trees on the northern property line with some additional in-fill landscaping
along the north and west boundaries. Lighting on the site would be installed to maximize
effectiveness and security on the property while minimizing impacts to adjacent landowners and
surrounding properties.

ADMINISTRATION RECOMMENDATION: Administration recommends approval in accordance with
Option #1.

OPTIONS:

Option #1: THAT Development Permit Application PRDP20215448 be approved with the
conditions noted in Attachment ‘A’

Option #2: THAT Development Permit Application PRDP20215448 be refused for the following
reasons:

1. In the opinion of the Municipal Planning Commission, the development unduly
interferes with the amenities of the neighbourhood and materially interferes with
and affects the use, enjoyment, and value of neighbouring parcels of land.

Administration Resources
Wayne Van Dijk, Planning and Development
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AIR PHOTO & DEVELOPMENT CONTEXT:

APPLICATION EVALUATION:

The application was evaluated based on the information submitted with the application and the
applicable policies and regulations.

APPLICABLE POLICY AND REGULATIONS: TECHNICAL REPORTS SUBMITTED:
¢ Municipal Government Act; ¢ Public Engagement (from re-
e Land Use Bylaw C-8000-2020; designation)

o Traffic Impact Assessment

* Janet Area Structure Plan; ¢ Site Specific Stormwater Implementation

e Canna Park Conceptual Scheme Plan

e Water Balance and Statistical Analysis
DISCRETIONARY USE: DEVELOPMENT VARIANCE AUTHORITY:
e Outdoor storage ¢ Municipal Planning Commission

Additional Review Considerations

Redesignation application (PL20190149) and Master Site Development Plan (PL20190148) were
approved May 25, 2021, to redesignate parcel from Residential Two (R-2) District to Industrial Light (I-
LHT) District to accommodate RV storage and industrial uses.

The Applicant has provided some adjacent landowner letters of support that were part of the
redesignation application.
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CONCLUSION:

Subject to the proposed Development Permit conditions, the application is recommended for
approval.

Respectfully submitted, Concurrence,

“Dominic Kazmierczak” “Brock Beach”

Manager Acting Executive Director
Planning Community Development Services

WV/lh

ATTACHMENTS:

ATTACHMENT ‘A’: Development Permit Report Conditions
ATTACHMENT ‘B’: Maps and Other Information
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ATTACHMENT ‘A’: DEVELOPMENT PERMIT REPORT CONDITIONS

Option #1:
Approval subject to the following conditions:

Description:

1.

4.

That Outdoor Storage for RV and Container storage may commence to operate on the subject
parcel in accordance with the approved site plan and conditions of this permit.

Fenced and gravelled outdoor storage area, approximately 3.44 hectares (8.51 acres) in area,;

Site stripping and grading and establishment of a stormwater pond approximately 3,164.00 sq.
m (34,057.01 sq. ft.) in area.

The existing dwelling unit shall remain as accessory to principal use.

Prior to Release:

5.

10.

11.

That prior to release of this permit, the Applicant/Owner shall submit confirmation that all fire
suppression requirements for the proposed development are in accordance with the
requirements of NFPA 1142 and all applicable County standards and bylaws.

That prior to release of this permit, the Applicant/Owner shall submit a Deep Fills Report
conducted by a professional geotechnical engineer for all areas of fill greater than 1.20 m (3.93
ft.) in depth, in accordance with the County’s Servicing Standards.

That prior to release of this permit, the Applicant/Owner shall provide payment of the
Transportation Off-Site Levy in accordance with the applicable levy at the time of Development
Permit approval, for the total area of the lands being developed.

That prior to release of this permit, the Applicant/Owner shall provide payment of the
Stormwater Levy in accordance with Bylaw C-8008-2020 Stormwater Off-Site Levy Bylaw.

That prior to release of this permit, the Applicant/Owner shall provide a lighting plan that

provides details of the proposed site lighting to ensure compliance with Sections 227-230 of
Land Use Bylaw C-8000-2020.

That prior to release of this permit, the Applicant/Owner shall provide an updated landscaping
plan that is in accordance with Section 260 if Land Use Bylaw C-8000-2020.

That Prior to Release of this permit, the Applicant/Owner shall contact County Road Operations
to confirm if any improvements are required for the approach to Range Road 284, and with
haul details for materials and equipment needed during construction/site development to
confirm if Road Use Agreements will be required for any hauling along the County road system,
and to confirm the presence of County road ban restrictions.

i.  Written confirmation shall be received from County Road Operations confirming the
status of this condition. Any required agreement or permits shall be obtained unless
otherwise noted by County Road Operations.
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Prior to Occupancy:

12.

13.

14.

That prior to site occupancy, the Applicant/Owner shall submit as-built drawings certified by a
professional engineer. The as-built drawings shall include verification of the as-built stormwater
infrastructure and any other information that is relevant to the approved SSIP onsite.

i.  That upon the County receiving the as-built submissions, the County shall complete
an inspection of the site to verify the infrastructure has been completed as per the
stamped drawings.

That prior to occupancy, all landscaping and final site surfaces shall be completed, and a final
inspection completed.

That should permission for occupancy of the site be requested during the months of October
through May inclusive, occupancy may be allowed without landscaping and final site surface
completion provided that an Irrevocable Letter of Credit in the amount of 150.00% of the total
cost of completing all the landscaping and final site surfaces shall be placed with Rocky View
County to guarantee the works shall be completed by the 30th day of June immediately
thereafter.

Permanent:

15.

16.

17.
18.

19.

20.

21.

22.

That the Applicant/Owner shall submit compaction testing verifying that the fill areas greater
than 1.20 m (3.93 ft.) in depth were placed in accordance with the Deep Fills report accepted
by the County.

That any plan, technical submission, agreement, or other matter submitted and approved as
part of the development permit application or submitted in response to a prior to release or
occupancy condition, shall be implemented and adhered to in perpetuity.

That there shall be a minimum of four (4) parking stalls maintained on site at all times.

That all on site lighting shall meet sections 227-230 of the Land Use Bylaw and all private
lighting, including site security lighting and parking area lighting, should be designed to
conserve energy, reduce glare, and reduce uplight. All development will be required to
demonstrate lighting design that reduces the extent of spill-over glare and eliminates glare as
viewed from nearby residential properties.

That the entire site shall be maintained in a neat and orderly manner at all times. That all
garbage and waste material shall be deposited and confined in weatherproof and animal-proof
containers located within the building or adjacent to the side or rear of the building and
screened from view from all adjacent properties and public thoroughfares. All waste material
shall be regularly removed from the property to prevent any debris from blowing onto adjacent
property or roadways.

That there shall be no parking or signage at any time in the County road right-of-way.
That any signage is required to meet Sections 212-224 of Land Use Bylaw C-8000-2020.

That for purposes of this permit, a recreational vehicle is defined as a tent trailer, a fifth wheel
travel trailer, a self-contained motor home recreational vehicle, a travel trailer or a boat on a
trailer which is attached to one of the above-listed recreational vehicles, but does NOT include
any cars, trucks, snowmaobiles, motorcycles, trailers, sheds or boats not attached to a
recreational vehicle.
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23.

24,

25.

26.

27.

28

29.

30.

31.

32.

33.

34.

35.

36.

That there shall be no residential occupancy of any recreational vehicles that are stored in the
recreational vehicle storage area.

That no travel trailer or recreational vehicles shall have any skirting or other construction placed
on the perimeter of the unit.

That the Applicant/Owner shall be responsible for rectifying any adverse effect on adjacent
lands from any drainage alteration.

That any site regrading work is not to direct any additional surface drainage into County road
rights-of-way, or to negatively impact surface drainage patterns in the area.

That no topsoil shall be removed from the site.

. That the quality and extent of the landscaping shall be maintained over the life of the

development, and any deceased vegetation shall be replaced within 30 days or before June
30th of the next growing season.

That all landscaping and topsoil placement shall be in accordance with the landscaping details
provided on the Landscape Plan, as amended.

That the Applicant/Owner shall be responsible for irrigation and maintenance of all landscaped
areas, including the replacement of any deceased trees, shrubs, or plants, within 30 days, or by
June 30th of the next growing season.

The vegetation type has to endure the irrigation from May to September.

That water for irrigation and landscaping purposes shall only be supplied by the re-use of
stormwater and not via the use of potable water.

That no outdoor display areas, storage areas, parking, or marshalling yards shall be allowed
within landscaped yards.

That the commercial/industrial operation shall not generate noise, smoke, steam, odour, dust,
fumes, exhaust, vibration, heat, glare or refuse matter considered offensive or excessive by the
Development Authority. At all times, the privacy of the adjacent residential dwellings shall be
preserved and the business shall not, in the opinion of the Development Authority, unduly
offend or otherwise interfere with neighbouring or adjacent residents.

That the Applicant/Owner shall implement appropriate erosion and sedimentation control
measures during the construction of the proposed development in accordance with County
Servicing Standards

That if the development authorized by this Development Permit is not commenced with
reasonable diligence within twelve (12) months from the date of issue, and completed within
twenty-four (24) months of the issue, the permit is deemed to be null and void, unless an
extension to this permit shall first have been granted by the Development Officer.
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37. That if this Development Permit is not issued by January 31, 2023, or an approved time

extension received from the Development Authority, then this approval is null and void and the
Development Permit shall not be issued.

Advisory:

That the Applicant/Owner shall adhere to the County’s Noise Bylaw (C-8067-2020) at all times.

That the site shall remain free of restricted and noxious weeds and maintained in accordance
with the Alberta Weed Control Act [Statutes of Alberta, 2008 Chapter W-5.1, December 2017].

That the Applicant/Owner shall ensure that the wastewater servicing is in accordance with
County Standards and Policy 22.8 of the Janet Area structure Plan.

That the Applicant/Owner shall ensure that water servicing is in accordance with County
Standards and Policy 22.5 of the Janet Area Structure Plan.

That any other government permits, approvals, or compliances are the sole responsibility of the
Applicant/Owner.
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ATTACHMENT ‘B’: MAPS AND OTHER INFORMATION

APPLICANT: OWNER:

Carswell Planning Inc. (Bart Carswell) Paul Sackney

DATE APPLICATION RECEIVED: DATE DEEMED COMPLETE:

November 16, 2021 November 26, 2021

GROSS AREA: + 4.19 hectares LEGAL DESCRIPTION: Lot 1, Block 2,

(£ 10.35 acres) Plan 9210992, SE-32-23-28-W04M
(235091 Rge. Rd. 284)

APPEAL BOARD: Subdivision, Development Appeal Board

HISTORY:
o PL20190149: redesignation from Residential 2 (R-2) to Industrial Light (I-LHT)

e PL20190148: Conceptual Scheme and Master Site Development Plan to accommodate RV
storage and industrial uses.

e 2005-DP-11606: Home-Based Business, Type Il
e 2004-DP-10889: Home-Based Business, Type Il

PUBLIC & AGENCY SUBMISSIONS:

The application was circulated to a number of internal and external agencies and, where appropriate,
conditions of approval have been proposed based on these comments.



































































