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Figure 2: Corner Lot and Reverse Corner Lot

What is a Land Use Bylaw?

A Land Use Bylaw directs the use and
development of lands and buildings. By
establishing land use districts (zoning), the LUB
regulates the types of activities and buildings
that can occur on any specific property.
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It also contains regulations such as maximum
building height and parcel coverage, corner lots
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and reverse corner lots, and building setbacks n n
from property lines. 7 2

Why does the Town of Hanna need a Land Use Bylaw?

Provincial legislation requires every municipality in Alberta to have a Land Use
Bylaw. A Land Use Bylaw is the tool used to implement Hanna’s long-term vision
on a day-day-to-day basis.

Why is the Land Use Bylaw being updated?

Land Use Bylaws are living documents that are amended on a regular basis to
stay current with community needs and desires. Hanna's last major Land Use
Bylaw update was in 2012. Bylaw 967-2012 has since been amended nine times.

Who is Palliser Regional Municipal
Services (PRMS)?

PRMS was formed when the Province disbanded

Regional Planning Commissions in the mid-1990'’s.
PRMS is a not-for-profit company owned by its
member municipalities, who are the shareholders.
PRMS provides planning, subdivision, mapping and N b
safety codes (i.e. building code) services to its
member municipalities. PRMS has been providing ©
these services to the Town of Hanna over many

vears. PRMS member municipalities are shown

here.
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Is the draft Land Use Bylaw already approved?

No. The first draft has been completed and internally reviewed. A major update to
a Land Use Bylaw can take up to a year to complete. It requires research,
meetings and discussions, a lot of writing, getting input from the Hanna
community, more revisions, and finally — the Council approval process.

What is the timeline and process for updating the Land Use Bylaw?
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How can I provide input?

You can provide verbal or written comments to PRMS staff at the open house or
via email until March 1, 2023. All feedback will be included in a "What we Heard”
report and considered for making further changes to the draft Land Use Bylaw
prior to the Council approval process.

You can also attend the Public Hearing and provide your comments directly to
Hanna Town Council.

What role does Hanna Town Council play?

Council must give three readings to a bylaw before it is passed, and in the case of
a Land Use Bylaw, a Public Hearing must be held before second reading is given.
Council can make changes to the Bylaw at any of the three readings.

When will the new Land Use Bylaw take effect?
When the Bylaw receives three readings and is adopted by Council, it will come

into effect a few weeks after the approval. The tentative effective date is May 1,
2023 but will depend on the length of the Council approval process. This extra
time will allow for applications for a development permit to be prepared in
accordance with the new Land Use Bylaw.
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What is proposed to change in the updated Land Use Bylaw?

The draft Land Use Bylaw is significantly different from the current Land Use
Bylaw 967-2012. Some of the changes include:

« ensuring the Land Use Bylaw meets the new requirements of the Municipal

Government Act;
e reorganization and reformatting to make the Land Use Bylaw easier to read and

understand;

« elimination of inconsistencies and conflicting regulations;

* incorporation of new land uses and technologies;

e ensuring all uses and general terms are defined for clarity;

e ensuring appropriate uses are listed in each district; and

e ensuring the correct districts are applied to each property (eliminate
unintentional "non-conforming” uses and buildings).

A summary explaining these changes in more detail is available.

Current Draft

LAND USE EYLAW 9467-2012 -LAND USE DISTRICTS LAND USE BYLAW 947-2012 -LAND USE IISTRICTS
is 3.0 m (10u0 ).
14 R-1- DETACHED RESIDENTIAL DISTRICT
5 RB-1— Single Det Re<ideniial Disdsi ) Comer Lots TG The minimum rear yard setback is 7.5 m (24.6 ft).
(a) 3 m (10 ft.) for dwellings abuting the flanking sireet on 1447 The minimum gross floor area of the principal building is 111.5 m? (1,200.0 #2).
o iy ; i 141  PURPOSE 1428  The maxi el including all buildings is 45%, where A
(b} Where access to an attached garage is from the flanking = e maximum parcel coverage including all buildings ks . where Accessory
The purpose and intent of this district is to provide for low-density residential street a minimum 7.3 m (24 ft.) from the street curb or Buildings may comprise up to a maximum of 15% of the total parcel coverage.
(24 fL.)
development in the fiorm of single-detached housing. 6.0 m (20 fi.} from the edge of sidewalk. 14.1.1 To provide for low density residential development and other compatible residential i . _— . L T
i) Accessory buildings shall be sited in accordance with the neighbourhood uses. 445 The maximum building height of a principal building is 10.0 m (33.0 ft).
@ P jited 1 General Land Use Regulations.
(iv) Other uses at the discretion of the Municipal Planning 14.5 ADDITIONAL REQUIREME
- Accessory Building or Use Commission. 142  PERMITTED USES NTS
- Detached Dwelling . 5
- Public Park (e}  Minimum Rear Yard: ) _ _ o 1451  The minimum width of a Manufactured Dwelling shall be 7.3 m (24.0 ft).
- Sian (i} 7.5 m (25 fi.} for principal buildings. 1420 The following wses are permitied uses in the R-1 - Residential District:
9 (i} Accessory buildings shall be sited in accordance with the Tdh.d The massing, design and appearance of a Manufactured Dwelling shall be consistent
{3) Discretion Uses General Land Use Regulations. with adjagcent development to the satisfaction of the Development Authority, and may
Accessory Building* Park be reguired to include enhanced design elements that add visual interest such as:
iidi ; Minimum Gross Floor Area: Dwelling, Detached Sign** (Sign type 3, T) i
- Accessory Building — Fabric Covered U ) - ] 9. g 9 pe 2. 1) & porch or veranda on the front fagade;
- Bed and Breakfast Establishment ['} 80 m? {1.000 sq. ft) for one storey and split Ie'.rel.d'nelllngs Home Cccupation — Minor® Utilities
- Communication Tower (ii} 110 m2 (1,200 sq.ft.} for 1 1/2 and 2 storey dwellings '} horizontal wall articulation on the front fagade;
- Daytime Child Care Service ) o . - . - " B )
B Duplex & Attached Housing units in existence at the time of the passing (5) Maximum Limits See Section 10 Specific Use Regulations [r the use of thick columns or brackets on roof overhangs;
: ax i i i
of this Bylaw ) : See Section 11 Sign Regulations '4) dormers, gables, cross gables or varied pitches for articulated roof lines;
- Garden Suite (a) Maximum Height v
- Heme Occupation ] 10 m (33 ft } for principal buildings. ) large or bay windows on the front facade, with strong window trim;
- Modular Home (ii) 4.5 m (15 fi.} for accessory buildings. 14.3 DISCRETIOMARY USES - -
- Moved On Dwelling (i} Other uses at the discretion of the Municipal Planning [ty architectural features or other detailing over entrances;
Commission ; . L )
14,41 The following uses are discretionary uses in the R-1 - Residential District: !3) changes in exterior siding materials, textures and colors to break up long wall

- Public and Quasi-Public Buildings and Facilities
expanses; and

- Renewable Energy System
- RTM Cwelling (b} Maximum Site Coverage
- uEHemr;da'r:]r S-.IIJ.itE [|} 30% of the 5rl.e area for dwell!ngE. _ Accessory Building, Fabric Covered* Cultural Establishment (h} the use of trim and moldings that contrast the exterior siding.
- orship Facility (i} 45% of the site area for dwellings that include an attached Accessory Dwelling Unit, Attached* Dwelling, Duplex [existing)
(i) ?;;:.g;-me site area for accessory buildings Accessory Dwelling Unit, Detached* Dwelling, Manufactured*®
{4) Minimum Reguirements (iv) Total site coverage including all accessory buildings shall not Attached Housing (existing) Home Occupation — Major®
exceed $5%. Bed and Breakfast*® Public Building
{a) hz'linimurn Parcel Area: ) (v} Otther uses at the discretion of the Municipal Planning Child Care Centre Worship Facility
(ib 480 m? (5,000 =q. ft.) for dwellings. Commission.
] Other uses at the discretion of the Municipal Planning
Commission. i) Maximum Lot Frontage *See Section 10 Specific Use Regulations
(i} 30.48 m (100 fi.) for residential purposes. **Lee Section 11 Sign Regulations
=) Mindrmum Lot Width:
(id 15 m (50 ft.) for dwellings.
(i} Other uses at the discretion of the Municipal Flanning 14.4 BEGULATIONS
Commission.
i) Minirmum Front ¥ ard: 1441 The minimum parcel area is 464.5 m? (5,000.0 ft).
E!F'} 6 m (20 “'be‘:‘flg“'e"'”ﬁs'" e cited - 1442 The minimum parcel width is 15.2 m (50.0 f).
i Accessory buildings sha sited in accordance with the
General Land Use Regulations. L The maximum parcel width is 30.5 m [(100.0 ft).
(i} Other uses at the discretion of the Municipal Planning L . .
Commission. 1.4, The minimum front yard setback is 6.0 m (19.7 ft).
1445 The minimum side yard setback is 1.5 m [4.92 ft), except an exterior side yard where it
(d) Minimum Side Y ard:
(i} 1.5 m (5 .} for dwellings.
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What is an IDP, MDP and LUB?

The Land Use Bylaw fits within a hierarchy of plans. It must align with the
direction and policy statements in the Intermunicipal Development Plan (IDP)
with Special Areas Board and the Town of Hanna Municipal Development Plan
(MDP).

The Land Use Bylaw is the tool used to implement these higher-level directions

in decisions that are made on a day-to-day basis through the issuance of a
Development Permit. It also informs decisions on applications for subdivision.

. Land Use Policies / Alberta Land Stewardship Act
Provincial Safety Codes Act

Municipal Government Act and Regulation

Town of Hanna and Special Areas Board
Intermunicipal Development Plan

Intermunicipal

Municipal Development Plan
Municipal

(Statutory plans) Area Structure Plan Area Redevelopment Plan
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Why aren’t some things regulated in the Land Use Bylaw?

The Municipal Government Act does not allow a municipality to regulate certain

types of development, including:

* a highway

« a well or pipeline

e a confined feeding operation approved under the Agricultural Operation Practices
Act.

Municipalities also cannot regulate developments that are on Federal lands or are
approved by a Federal authority.

What if a proposed development has a Provincial approval?

The Municipal Government Act requires a municipality to approve a development
that is consistent with a license, permit, approval or other authorization granted
by its agencies, including:
 Natural Resources Conservation Board (NRCB), such as dams, reservoirs and
mines
« Alberta Energy Regulator (AER), such as wells, pipelines and coal mines
« Alberta Utilities Commission (AUC), such as wind and solar power generation
facilities

Each of these provincial agencies have their own approval process and may have
opportunities for municipal and public engagement.

Why don’t some uses require a development permit?

The Town of Hanna has the ability to exempt some developments from requiring a
permit. This typically includes things like renovations, maintenance and repairs to
a building, landscaping, certain home occupations, renewable energy systems
(solar panels on the roof of a house), certain signs, and extensive agriculture. The
developments generally have no impact on a neighbour or meet the purpose and
intent of every single district.

Why are there discretionary uses listed in each district?

Discretionary uses are uses that may or may not be appropriate on a specific site.
Whereas a permitted use is granted an approval where the development meets
the bylaw, a discretionary use requires additional consideration before it may get
approved.

A permitted use permit cannot be appealed. A discretionary use is open to appeal
by an affected person for 21-days following the notice of the decision on the
permit is given. This is why it is important to ensure the list of permitted and
discretionary uses in each district is appropriate!
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What about approvals for Telecommunication Structures, such as a
cell tower?

Telecommunication structures are approved by Innovation, Science and Economic
Development Canada (ISED), the federal ministry of industry, under the
Radiocommunication Act. ISED recognizes the importance of considering input
from municipalities and the public regarding the installation of antenna systems
(see CPC-2-0-03).

ISED encourages municipalities to establish a local protocol to manage the process
of identifying concerns, questions and preferences. Plans for Telecommunications
Structures must be submitted to a municipal Council or other designated officer
for consultation.

I*I Inngwation, Science and Inncvation, Sciencas et
! Economic Development Canada Développemeant économique Canada
CPC-2-0-03
Issue B
July 2022

Spectrum Management and Telecommunications

Client Procedures Circular
Radiocommunication and Broadcasting
Antenna Systems \

Canada

What's changed for the Town of Hanna?

Through a new Telecommunication Structure Policy, the Town of Hanna will
establish the local protocol which proposes the Council to be the authority, rather
than the Town’s Development Officer.

Hanna Council will issue a letter of concurrence or non-concurrence in response to
any Telecommunication Structure proposal. A copy of the proposed

Telecommunication Structure Policy is available and is proposed to be in
effect concurrent with third reading of the Land Use Bylaw.

1 1 1 1.4 DEVELOPMENT AND DESIGN STANDARDS ] T . . ] .

Te | ECCH I | I I IU n |Cat| 0 n Stru Ctu re PO’I |Cy transmission line, antenna-supporting structure or other radio : 1.6.4 With e_ach not|ﬂ.catmr_1 1.:0 Ia_ndn:ni.-mm_s, the pr:n:n!':lcrnent will b_e responsible to
apparatus to existing infrastructure, a building, water tower, etc. 141 The Municipality r ts the followi t t d | t and prepare a IEt_tE' _pr':""'r'd_'“g m_fmmat".:'“ regau_:lmg the location of th_e :
provided the addition or modification does not result in an overall . e Municipa l_‘r’ requests . e rollowing antenna systems development an Telecummunlca{:mn Structure, physical del:a_lls_ of the 'I'_elecnmm_unlc:atmn
height increase above the existing structure of 25% of the original design standards be adhered to: Structure, the time and location of the public information meeting, and a
structure’s height; {a) co-utilization of existing antenna systems is the preferred optien within contact name and phone number of semeone employed by the proponent whe

1 TELEEBHHUHICATIDH STRUCTURE PGLI{:Y {c) maintenance of an antenna system's painting or lighting in order to the Municipality and is encouraged whenever feasible; ii”dﬂns"'fe'_' qLiESE:'anS I.E?ardmgt'the Proposal. The netifications must be sent

r | ) ) ) o ays prior to the public meeting.
comply with Transport Canada's requirements; (b)an antenna system (including any guy wires or similar support 165  within 14 d p the date of circulati f th Hificati the date of th
: ; . . ; . . : . , , mechanisms) should be placed no closer than 7.6 m from the propert -2 ithin ays from the date of circufation of the notincation or the date or the
This policy ES.tahhS."!ES the prn:lcgiflma_ll s:tandard that applies to _plnpn:lnentsf of athenna (d) installation, for a limited dqratlon {ty!:ncall-,r not more thén 3 munths}, e abutting}the road: p propercy publ_ic_inf-;urmaj:inn meeting, the pl'npnneqt -.-.r!ll I:_re rn_asponsible F':' prpvide the
systems and identifies the Municipality’s development and design standards for antenna of an antenna system that is used for a special event, or one that is Municipality with a summary of the meeting indicating the topics discussed,
systems and Telecommunication Structures. used to support local, provincial, territorial or national emergency (c) antenna structures which are visible from residential uses may be additional concerns raised with resolutions, and any outstanding issues the
operations during the emergency, and is removed within 3 months requested to employ innovative design measures to mitigate the visual propenent and/or landewners could not resclve.
after the emergency or special event; and impact of these structures. The proponent shall provide stealth 1.6.6 Where the public pr has raised unresolved the Municipality will
1.1 APPLICABILITY ; ; , _ structure options when requested by the Municipality. Stealth structure v Where the public process Nas raised Unresolved cancerns, the FMunicipatity wi
(e) new antenna systems, including masts, towers or other antenna - . : - request a ruling by Innovation, Science and Economic Development Canada
supporting structure, with a height of less than 15.0 m above ground optmn_s will be based on an_evaluatmn of the massing, form, colour, prior to the issuance of a Iette;’ of concurrence

1.1.1  The federal Minister of industry is the approval authority for the development level. material, andfc;:t:e; dg;;::r;tl:'e elzmg:};ts{hthat 'f"'_"" hllf'”d 1|:hed I

and operation of antenna systems, pursuant to the Radiccommunication Act. 1.2.2  Proponents who are not certain if their proposed structure is excluded, or appearance of the faciity into and wi € surrounding lands.
Innovation, Science and Economic Development Canada recognizes the ) whether consultation may still be prudent, are advised to contact the

|_rnp{:_r‘t4_3n::e of _cnnsu:ler_’lng input I"rqr|_1 ID_{:aI Land Use Authorities and the public Munici_pality office or Innovation, Science and Economic Development Canada 1.5 APPLICATION SUBMITTAL REQUIREMENTS

regarding the installation and modification of antenna systems and encourages for guidance.

land use authorities to establish a local protocol to manage the process of

identifying and conveying concerns, questions and preferences to the 1.5.1 The Municipality requests the following package be submitted for consideration
proponent of an antenna system and Innovation, Science and Economic 1.3 MUNICIPAL REVIEW AND ISSUANCE OF CONCURRENCE OR of a proposed antenna system:

Development Canada. NON-CONCURRENCE (a)a map, including legal location, and site plan of the proposed system;

i.1.2 The protncollest_ablishec_l here app!ies_to any proposal to install or mu:udif'y: a ) _ o o o (b)a description of the type and height of the proposed antenna system

telecommunication, radiocommunication or broadcast antenna system within 1.3.1  The Council shall be respensible for reviewing and issuing municipal and any guy wires or other similar support mechanisms (e.g. support
the Municipality which is not excluded from the consultation requirements concurrence or non-concurrence for all antenna system proposals within the cables, lines, wires, bracing):

established by Innovation, Science and Economic Development Canada in Municipality which are not excluded in 1.2.1. (¢) the proposed lighting and aeronautical identification markings for the
Client Procedures Circular CPC-2-03 (or subseguent/amended publications). 1.3.2 Concurrence with a proposal will be measured against the requirements of the c . prop g a a o e g
Proponents of excluded antenna systems are nevertheless encouraged to applicable land use district within which the antenna is proposed, the antenna and any supporting structures;

contact the Municipality to discuss the proposal and identify any potential development and design standards in this Appendix, applicable policies in the (d) documentation regarding potential co-utilization of existing towers
ISSUES OF CONCErns and give consideration to the Municipality’s development municipality’s Municipal Development Plan, and consideration of comments within 800 m of the proposed Telecommunication Structure; and

and design standards. received during the public consultation process and any other matter deemed

(e} any other additional information or material deemed necessary and

relevant by the Council. ; -
appropriate to properly evaluate the submission.

(a) When a proposal is given a concurrence decision, the proponent will

1.2 ANTENNA SYSTEMS SITING PROTOCOL EXCLUSION LIST receive a letter of concurrence from the Municipality documenting its
decision and any conditions. 1.6 NOTIFICATION AND PUBLIC CONSULTATION PROCESS
1.2.1 Innovation, Science and Economic Development Canada has determined that (b) When a proposal is given a non-concurrence decision, the proponent
161 proponents ae equire t formlly sy the Muniipalty of thes ntent t
or the public. Innovaticen, Science and Economic Development Canada’s o ) ' o make a submission to obtain a letter of concurrence regarding the siting of a
publication, Radiocommunication and Broadcast Antenna Systems CPC-2-0-03 1.3.3 Municipal concurrence dc-_es not constitute approval of uses, buildings, and Telf_l{_:nm.rnunlcatlcun S_tructure within the MLII'iII:Ipa!I‘t}f prior to landowner
lists the types of antenna installations exempted from the reguirement to strluctures which I|.qul'-il'“-|.'3i !ss?a;ce of a dgvﬁiqupment permit under tg:;_l_ Land Use notification or advertisement of the proposed project.
consult with the local Land Use Authority and the public. The installations listed Bylaw. A proposal which includes uses, buildings or structures in addition to i.6.2 If required by the Municipality, the proponent shall hold a public information

in CPC-2-03 are therefore excluded from the Municipality’s Telecommunication the antenna system, is required to ':'.htam developmn_ant permit qppl'oval fm-.
such uses, buildings and structures in accordance with the provisions of this

Tower Siting Protocol, which currently include:
Bylaw.

{a) maintenance of existing radic apparatus including the antenna system, 1.6.3
transmission line, mast, tower or other antenna-supporting structure; T

meeting regarding their development proposal and should proactively explain
all aspects of the siting, technology and appearance of the proposed structure.

Once approval to proceed to public consultation has been given, at the cost of
the applicant, the Municipality will notify all landowners within 300 m of the

(b)addition or medification of an antenna system (including improving the proposed Telecommunication Structures.
structural integrity of its integral mast to facilitate sharing), the
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What is a nhon-conforming use or building?

A non-conforming use or building means a use or a building that was approved
and lawfully constructed under a previous Land Use Bylaw, no longer complies
with a new Land Use Bylaw. The Municipal Government Act regulates how a
municipality must address non-conforming uses or buildings.

Non-conforming use and non-conforming buildings

643(1) If a development permit has been issued on or before the day on which a land use bylaw or a
land use amendment bylaw comes into force in a municipality and the bylaw would make the
development in respect of which the permit was issued a non-conforming use or non-conforming
building, the development permit continues in effect in spite of the coming into force of the bylaw.

(2) A non-conforming use of land or a building may be continued but if that use is discontinued for a
period of 6 consecutive months or more, any future use of the land or building must conform with the
land use bylaw then in effect.

(3) A non-conforming use of part of a building may be extended throughout the building but the
building, whether or not it is a non-conforming building, may not be enlarged or added to and no
structural alterations may be made to it or in it.

(4) A non-conforming use of part of a lot may not be extended or transferred in whole or in part to any
other part of the lot and no additional buildings may be constructed on the lot while the non-
conforming use continues.

(5) A non-conforming building may continue to be used but the building may not be enlarged, added
to, rebuilt or structurally altered except

(a) to make it a conforming building,

(b) for routine maintenance of the building, if the development authority considers it necessary,

or
(c) in accordance with a land use bylaw that provides minor variance powers to the development
authority for the purposes of this section.™

(6) If a non-conforming building is damaged or destroyed to the extent of more than 75% of the value
of the building above its foundation, the building may not be repaired or rebuilt except in accordance
with the land use bylaw.

(7) The land use or the use of a building is not affected by a change of ownership or tenancy of the
land or building.

How is this addressed in the draft Land Use Bylaw?

*See proposed Section 1.6 in the draft Town of Hanna Land Use Bylaw where a
development authority has the authority to grant variances to a non-conforming
building.

One of the primary goals of this new Land Use Bylaw is to eliminate any
unintentional "non-conforming” uses by ensuring the correct district is applied to
each property, and the appropriate uses are listed in each district. Please let us
know if our goal has not been met!!
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