THE CITY OF SPRUCE GROVE

BYLAW C-1332-24

NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT -
DEER PARK NORTH

WHEREAS, pursuant to the Municipal Government Act, RSA 2000 cM-26, a
municipality may adopt and may amend an area structure plan;

AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-477-03, the North
Central Area Structure Plan;

NOW THEREFORE, the Council for the City of Spruce Grove, duly assembled, hereby
enacts as follows:

1. Bylaw C-477-03, the North Central Area Structure Plan, be amended as outlined
in Schedule 1 which is attached to and forms part of this Bylaw.

2. This amending bylaw shall be consolidated into Bylaw C-477-03.

3. This bylaw shall come into force and effect when it receives third reading and is
duly signed.
First Reading Carried 9 December 2024
Public Hearing 3 February 2025
Second Reading Carried 3 February 2025
Third Reading Carried 3 February 2025
Date Signed 3 February 2025
Mayor
City Clerk
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Broadview Developments Incorporated

1 INTRODUCTION

11 Purpose

The purpose of this amendment is to revise Bylaw C-1169-21, the North Central Area Structure Plan (NCASP), to
redesignate lands within Lot 3, Block 1, Plan 1422642 (LINC 0036809523) on behalf of Broadview Developments.

This proposed amendment intends to:
e add a two-hectare commercial site along the north side of Dalton Link;
e alter the designation of the remaining residential lands within the subject property to mixed-density
designations to align with and to access the full development opportunities enabled by the City’s Land Use
Bylaw C-824-12; and
e define the general intentions for future Municipal Reserve dedications within Deer Park.

This amendment also provides for general updates to the Land Use Concept Map to reflect subdivision that has
occurred in this area since the last amendment with more defined boundaries.
1.2 Location

The proposed ASP amendment area encompasses approximately 38 hectares in the northwestern portion of the
NCASP abutting Jennifer Heil Way to the west, Dalton Link to the south, and the Yellowhead Highway to the north as
illustrated in Figures 1-1 and 1-2.

Figure 1-1 Clip of Approved ASP Figure 1-2 Clip of Proposed ASP
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1.3 Background

Originally adopted in July 2003, the NCASP forecasted the development of a community that is self-sufficient with
neighbourhood amenities. The NCASP intends to offer a range of commercial and employment opportunities close to
residential areas that are integrated into the area.

Since its adoption, the NCASP has been regularly amended to reflect changes in the real estate market and the needs
and priorities of the community. The most recent amendment in January 2022 proposed the expansion of an existing
commercial node generally situated south of the intersection of Dalton Link and Jennifer Heil Way. The purpose of
this amendment is to expand the commercially designated lands to support the establishment of a mixed-use node
within Deer Park responding to a growing local and regional demand for commercial development at this location.

The NCASP predates the City’s current Land Use Bylaw which introduced mixed-density residential zoning districts.
The Land Use Bylaw acknowledges older ASPs which represent fixed densities of development and applies an
associated restriction to the range of housing forms that would be permitted. This amendment is intended to bring the
subject property in alignment with the current Land Use Bylaw to access the full range of housing forms available in
each district.

The current approved development concept for the NCASP is included in Figure 6-1.
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2 PROPOSED AMENDMENT

21 Commercial Node

This amendment proposes to add approximately two hectares of commercially designated land along the north side of
Dalton Link at its intersection with Jennifer Heil Way to support the expansion of commercial services for future
residents and to the travelling public at a planned community entrance situated along a major municipal transportation
corridor. The proposed commercial lands are anticipated to be developed pursuant to the C2-Vehicle Orientated
Commercial Land Use District as defined in the Land Use Bylaw.

2.2 Parks and Open Space

There is currently a deferred municipal reserve caveat of 3.836 ha for the lands within the amendment area. The
proposed amendment provides clarification regarding the location and planned distribution of the municipal reserve in
future phases of Deer Park. The size, configuration and planned amenities within these spaces will be confirmed at the
subdivision stage of development.

The proposed amendment promotes the establishment of two new minor park nodes, each capable of being
developed as Type C or D Parks and Open Spaces as defined by the Parks & Open Space Master Plan and supporting
both passive and active recreational uses. The situation of these new dedications along the internal path network
creates a continuous and interconnected park system and distributes park access in correspondence with population
distribution.

Both of the proposed parks are situated along Deer Park Drive which makes the spaces more accessible to a larger
number of people while reducing traffic congestion along neighbouring local roads. The situation of the park spaces
along Deer Park Drive also increases their visibility which increases usage and deters vandalism and other undesirable
activities.

The current ASP illustrates the intention to construct a pedestrian linkage along Jennifer Heil Way from its
intersection with Dalton Link extending along the northern boundary of Deer Park adjacent to Highway 16 and linking
to an existing trail with the adjacent neighbourhood to the east. The portion of this corridor extending along Jennifer
Heil contains a twinned capital region trunk sewer. According to current city policies, corridors containing
infrastructure are required to be dedicated as public utility parcels rather than as municipal reserves. The proposed
map amendment accounts for this loss of municipal reserve credit which contributes to the expansion of the Park and
Open Space land area represented in Table 2-1.

2.3 High Density Residential

The boundary of the lands currently designated for high density residential development has been adjusted to reflect
the conversion of approximately two hectares to a commercial designation to facilitate the expansion of commercial
development along Dalton Link as a mixed-use node. A revised area of 1.75 ha is planned to retain this designation
which would support the development of multi-unit dwellings.

24 Mixed Low to Medium Density Residential

The amendment also proposes to redesignate a 2.5 ha of land north of the high density residential, for mixed low to
medium density residential development to accommodate a proposed block of single-family development along the
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west side of Deer Park Drive. This block is expected to be developed for single-detached dwellings to correspond with
planned development within the two blocks directly across, on the east side of Deer Park Drive. Development within
the abutting high-density parcel should incorporate ample landscaping to offer a visual screen between the two
development areas.

An additional 2.5 ha in the northeast corner of Deer Park is also proposed to be redesignated from a medium density
to a mixed low to medium density to offer some flexibility in housing forms within the later stages of neighbourhood
development to respond to changing market conditions.

25 Mixed Medium to High Density Residential

The remaining undeveloped residential lands to the north extending along the west and north side of Deer Park Drive
are anticipated to be developed according to the mixed medium to high residential density designation which supports
row and multi-unit dwellings.

2.6 Adjusted Land Designations

Table 2-1 below summarizes the proposed changes in land designation within the amendment area:

Table 2- 1 Amendment Area Designations

Current Land Use ?P::? Proposed Land Use I(:E;

Low Density Residential 9.00 Low Density Residential 3.44
Medium Density Residential 14.45 Mixed Low to Medium Density Residential 10.63
High Density Residential 2.86 => Mixed Medium to High Density Residential 5.64
Wet Pond 7.94 High Density Residential 1.75
Park and Open Space 3.23 Commercial 2.00
Wet Pond 6.39

Park and Open Space 7.63

Total 37.48 Total 37.48

Tables 2-2 and 2-3 below summarize the changes in the residential statistics within the amendment area resulting
from the changes in land designation.

Table 2-2 Approved Land Use (Amendment Area)

Land Use Area(ha) | Units/ha | Total Units | Pop/Unit | Population

Low Density Residential 9.00 20 180 34 612
Medium Density Residential 14.45 30 434 2.7 1170
High Density Residential 2.86 87 249 1.8 449
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Land Use Area (ha) | Units/ha | Total Units | Pop/Unit | Population

Total 26.31 863 2,231

Table 2-3 Proposed Land Use (Amendment Area)

Land Use Area (ha) | Units/ha | Total Units | Pop/Unit | Population

Low Density Residential 3.44 20 69 3.4 234
Mixed Low to Medium Density Residential 10.63 25 266 3.4 904
Mixed Medium to High Density Residential 5.64 67 378 2.5 945
High Density Residential 1.75 87 152 1.8 274
Total 21.46 865 2,356

The proposed redesignation of residential lands as defined by this amendment results in a potential increase in
projected dwelling units despite the reduction in the developable area resulting from additional municipal reserve
dedications and the conversion of two hectares of high density residential lands to commercial. The actual number of
dwellings and dwelling density will be established at the subdivision stage of development through the application of
the LUB regulations.

2.7 Rationale

Expanding commercial development at the entrance of the community provides residents with convenient access to a
broader range of goods and services, reducing the local dependency on vehicles to meet daily necessities. It also
stimulates economic activity and creates local employment opportunities.

The location of the proposed commercial expansion along Jennifer Heil Way provides the necessary visibility to attract
and potentially serve a broader regional customer base. Its connection to a major arterial, a community collector, and
an existing signalized intersection helps to mitigate any negative traffic impacts relative to nearby residential uses.

Additionally, the proposed commercial expansion is situated in direct proximity to a planned high-density residential
area providing an expanded population base to support the commercial businesses while offering residents convenient
access to retail, dining, and entertainment options. The proximity of these additional commercial services is anticipated
to make this area more attractive to neighbouring higher-density residential development.

Commercial expansion at this location also aligns with smart growth principles by promoting mixed-use development,
and walkability and supporting transit-orientated design. It encourages compact, pedestrian-friendly development
patterns that:

e  Minimizes sprawl.

e Reduces traffic congestion.

e Boosts local population, employment, consumption, and the tax base.

e Creates a node and a place for people to gravitate; and

e Promotes environmental, social, and economic sustainability in the City.
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The current land designations predate the adoption of the current Land Use Bylaw (LUB) that was adopted in
November 2012 and introduced the concept of mixed-density residential districts. Mixed-density residential districts
intend to provide developers with greater flexibility for accommodating a broad range of housing forms and densities.
The mixed-density residential districts provide flexibility in response to changing community and market needs
without triggering the land use amendment process.

The LUB recognizes and accommodates Area Structure Plans predating its adoption which did not contemplate mixed-
density zoning by limiting the permitted forms of development, and consequently the full housing forms available, by
categorizing them as discretionary. This amendment proposes to revise the designation of the areas identified for
residential development within the subject property from fixed to mixed-density designations to align with the current
LUB.
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3 POLICY CONTEXT

3.1 Municipal Development Plan

The City of Spruce Grove has recently adopted a new Municipal Development Plan (MDP) to guide land use decisions
within the community. One of the values represented in the MDP is that people can access services and amenities that
meet their needs and contribute to a high quality of life. Spruce Grove supports business opportunities and access to
employment by encouraging a diverse local economy and regional economic success. Neighbourhood designs are
intended to support social connections, active lifestyles, and proximity to daily amenities. The MDP identifies the
subject property area as a future mixed-use node intended to support integrated commercial and residential

development. The principal policies represented in the MDP which support the proposed establishment of a mixed use
node in Deer Park are as follows:

Section 3.2 Drivers and Preferences - Urban Form & Placemaking which establishes a preference to locate higher
density housing developments near the edges of neighbourhoods close to amenities.

Section 3.4.1.1. Principal 1: Reflecting on Urban Form articulates the city’s preference to locate mixed use
development near transportation corridors, close to existing and future transportation routes, and along the edges of
established neighbourhoods.

Section 3.4.2.1 Commercial and Industrial Growth supports the establishment of mixed use nodes outside of the city’s
main commercial corridor in better proximity to where people live enabling more complete communities, increasing
connectivity, and facilitating non-motorized mobility.

Section 3.5.1 Mixed Use Nodes defines the characteristics of a mixed use node. Mixed use nodes are areas where
higher density residential, transit service, commercial and other amenities are clustered together. Transit and proximity
to higher density development are considered critical components to successful and sustainable mixed use areas. The
MDP considers standards for design of high density residential development as important to create an aesthetically
pleasing node which contributes positively to the vibrancy of the neighbourhood where people want to live.

Policy 4.1.32 states:

4.1.32 The City of Spruce Grove shall, when evaluating mixed use development proposals at Mixed Use Nodes,
require that the proposals address the following:

close to transit or developed around a transit stop:

close to or along a major transportation corridor:

interface with or provide key amenities, natural areas, open spaces or parks, and employment areas:

includes inclusive spaces that combine commercial, residential, recreational, or cultural components that result
in vibrant, walkable nodes/communities;

offers places that are accessible to everyone regardless of age or ability;

includes compatible mix of uses and higher residential densities;

expresses high quality urban design and offers interactive public spaces at a human/pedestrian scale;

offers year-round use of public spaces that are incorporated into designs;

o0 T W

S0 & o



Bylaw C-1332-24 Schedule 1

Broadview Developments Incorporated

i. includes logical and pedestrian friendly road network:
j.  links to the existing trail network and proposed green spaces; and
k. meets or exceeds minimum design standards.

The proposed expansion of commercial development at the entrance of the neighbourhood and near a planned high-
density development is consistent with the intentions of a mixed-use node in the MDP. This area will act as a local
destination for the immediate neighbourhood as well as the larger city and the region. It will also provide a
concentration of services, amenities, and employment opportunities; creating a place to live and thrive.

Situating high-density residential development adjacent to the planned commercial node at the entrance to the Deer
Park neighbourhood is consistent with the direction represented in Sections 3.4.1.1 and 3.5.1 of the MDP concerning
the desired urban form and spatial arrangement of uses. Apartment development within the adjacent high-density
parcel acts as a visual and sound buffer as development transitions to lower-intensity residential uses to the north of
the mixed-use node and can create a balanced and harmonious transition between commercial and residential zones,
enhancing the overall urban environment.

The proposed mixed-use node is situated along a major transportation corridor and near existing and planned
neighbourhood parks and trail networks. The proximity to major transportation corridors supports public transit
opportunities and reduces the impact of vehicle traffic within the surrounding residential neighbourhood. The City
currently operates an on-demand bus service in the area which includes the neighbouring Co-op store to the south as
a designated transit stop.

Situating the mixed-use node in proximity to existing and planned trails makes this area accessible for residents
reducing reliance on cars and supports sustainable modes of travel. Consideration should be made to create a
pedestrian crossing along the north side of Dalton Link across Deer Park Drive to connect the development to these
existing and planned pedestrian corridors. The design of this crossing will consider the anticipated pedestrian and
vehicle traffic, turning movements and desire lines.

3.2 Edmonton Metropolitan Region Growth Plan

One of the guiding principles of the Edmonton Metropolitan Region Growth Plan (EMRGP) is to achieve compact
growth that optimizes infrastructure investment. This is achieved by establishing minimum greenfield density targets
for each class of community defined by the plan. Spruce Grove is classified as a Metropolitan Area and the EMRGP
establishes an average residential density target of 35 dwelling units per net hectare for all applicable statutory plans.

The EMRGP acknowledges and supports any ASP adopted before the adoption of the EMRGP regardless of whether
the ASP meets the minimum greenfield density defined by the EMRGP. Notwithstanding this accommodation, the
EMRGP does not support any amendment to a grandfathered ASP that would reduce the average residential target
densities as originally approved.

The proposed introduction of a two-hectare commercial node combined with the redesignation of the undeveloped
residential lands within Lot 3, Block 3, Plan 1422642 to a mixed density results in a projected increase in the average
residential density relative to the current NCASP.
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3.3 City of Spruce Grove Land Use Bylaw C-824-12

The City’s Land Use Bylaw regulates the development of the lands within the NCASP. The subject lands are currently
designated as UR - Urban Reserve District. A land use bylaw amendment will be required in advance of subdivision
and development to redesignate the lands following this amendment.

10
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4 SERVICING

41 Water and Sanitary Sewer

The proposed redesignation of the remaining undeveloped residential areas may result in only a marginal increase in
the number of dwellings that could be accommodated in the area but is not expected to have any significant impact on
water and sanitary sewer demands relative to the current NCASP.

The NCASP anticipates the construction of a 300 mm watermain along Dalton Link and extending north along Deer
Park Drive. The 300mm watermain connection to the existing system on Deer Park Drive will complete the loop on
the larger water network, benefiting the entire area and provide sufficient flows to support the changes in land
designation represented in this amendment.

The proposed redesignation of the remaining residential lands has a negligible impacts on sewage flows and is not
expected to have any affect the sanitary sewer capacity.

The current NCASP anticipates conveyance of sanitary sewer flows through a gravity sewer along Deer Park Drive,
adjacent to the remaining undeveloped residential parcels with a connection to the existing 450mm sanitary sewer
adjacent to Deer Park Stage 6. The sanitary sewer conveyance, for the amended NCASP will remain unchanged from
what is current and the existing 450mm sanitary sewer has the available to accommodate the potential increase of
100 units.

4.2 Stormwater Drainage

The proposed land use amendments are not expected to result in any significant increase in run-off generation or the
overall storage requirements within the Deer Park neighbourhood. The ASP amendment anticipates the construction
of a pathway between Highway 16 and the north boundary of the storm retention pond within the neighbourhood
which will connect to a pathway extending along Jennifer Heil Way. The revised ASP also anticipates the construction
of a neighbourhood park directly west of the storm retention pond. Both of these amenities will trigger the need for
improvements to the existing pond to formalize its boundaries, high-water elevation, and storage capacity to support
path and park construction in its vicinity.

Prior to approval of districting to enable development of future land uses within the amendment area, the stormwater
management facilities need to be examined in greater detail.

4.3 Transportation

Primary vehicular access to developments within the plan amendment area is provided by Deer Park Drive and Dalton
Link. The NCASP designates Dalton Link as an Urban Industrial/Commercial Collector and Deer Park Drive is classified
as a major collector.

The proposed redesignation of the remaining undeveloped residential areas to a mixed density results in only a

marginal increase in the number of dwellings that could be potentially accommodated in the area and is not expected
to alter the classification of either roadway.

11
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The conversion of approximately two hectares of land from high-density residential to commercial use is expected to
increase the volume of traffic along Dalton Link from its intersection with Jennifer Heil Way to the initial driveway
access associated with the proposed commercial site. Dalton Link is intended to be constructed as a four-lane Urban
Industrial/Commercial Collector road from its intersection with Jennifer Heil Way to the easternmost commercial
access point to support turning movements into the adjacent commercial parcels. It is expected that this road would
then transition to a two-lane collector standard east of the commercial access to a single lane roundabout intersection
at Deer Park Drive.

The expansion of commercial development along Dalton Link is anticipated to create a corresponding increase in
pedestrian traffic by visitors, shoppers, employees, and service users along Dalton Link. This increased pedestrian
demand combined with an increase in traffic volumes along Dalton Link will necessitate consideration of traffic safety
measures along Dalton Link at the commercial driveway access to ensure that the mixed-use node remains accessible
for both foot and vehicle traffic. These improvements may include marked or textured pedestrian crossings at the
entrances to the commercial site or similar improvements to create a welcoming and safe environment.

12



Bylaw C-1332-24 Schedule 1

Broadview Developments Incorporated

5 LAND USE STATISTICS

5.1 Approved Land Use Statistics
Table 5-1 Approved Land Areas (Overall ASP Area)

Land Use Area (ha)

Gross Area 393.54
Future Highway Interchange 4.00
Arterial Widening 0.92
Environmental Reserve 5.60

The Links Gold Course 58.56

Gross Development Area 324.46
Open Space / Parks 36.62
Dry Pond Facilities 0.78
Stormwater Management Facilities 18.12
Roads (Approximately 20% GDA) 65.00

Net Developable Area 203.94
Institutional 0.90
Commercial 3.14

Net Residential Area 199.90

Table 5-2 Approved Population Data (Overall ASP Area)

Land Use Area (ha) Units/ha Total Units Pop/Unit Population
Low Density Residential 126.25 20 2,525 3.40 8,585
Mixed Low-Medium
e 18.99 25 474 3.40 1,611
Medium Density 47.44 30 1,423 2.70 3,843
Residential
High Density Residential 7.22 87 628 1.80 1,131
Total 199.9 5,050 15,170

13
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Table 5-3 Approved Student Generation Data (Overall ASP Area)

Level Public Separate Total
Elementary (K-6) 1,312 404 1,716
Junior High (7-9) 555 202 757
Senior High (10-12) 657 101 758
Total 2,524 707 3,231

LDR-LMDR / MDR-HDR Ratio: 73% / 27%
Persons / Gross Dev. Ha: 46.75
Units/Net Residential Acre: 25.26
5.2 Proposed Land Use Statistics

Table 5-4 Proposed Land Areas (Overall ASP Area)

Gross Area

Future Highway Interchange
Arterial Widening

Environmental Reserve

The Links Gold Course

Gross Development Area

Open Space / Parks

Dry Pond Facilities

Stormwater Management Facilities
Roads (Approximately 20% GDA)
Net Developable Area
Institutional

Commercial

Net Residential Area

Land Use Area (ha)

393.54
4.00
0.92
5.60
58.56
324.46
41.02
0.78
16.571
65.00
201.09
0.90
5.14
195.05

Schedule 1

1. Area refined to reflect the amended figure which illustrates the actual area subdivided for the south storm pond relative to the

previous ASP figure.

14
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Table 5-5 Proposed Population Data (Overall ASP Area)

Land Use Area (ha) Units/ha Total Units Pop/Unit Population
Low Density Residential 120.69 20 2,414 3.40 8,207

Mixed Low-Medium

N — 29.62 25 741 3.40 2,518
Medium Density 32.99 30 990 2.70 2,672
Residential

Mixed Medium-High

Density Residential 24 & st 2t i
High Density Residential 6.11 87 532 1.80 957
Total 195.05 5,053 15,298

Table 5-6 Proposed Student Generation Data

Level Public Separate Total
Elementary (K-6) 1,314 404 1,718
Junior High (7-9) 556 202 758
Senior High (10-12) 657 101 758
Total 2,527 707 3,234

LDR-LMDR / MDR-HDR Ratio: 77% / 23%
Persons / Gross Dev. Ha 48
Units/Net Residential Acre: 2591

6 FIGURES
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THE CITY OF SPRUCE GROVE

BYLAW C-1169-21

NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT

WHEREAS, pursuant to the Municipal Government Act, RSA 2000 cM-26, a
municipality may adopt and may amend an area structure plan;

AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-477-03, the North
Central Area Structure Plan;

NOW THEREFORE, the Council for the City of Spruce Grove, duly assembled, hereby
enacts as follows:

1. Bylaw C-477-03, the North Central Area Structure Plan, be amended as outlined
in Schedule 1 which is attached to and forms part of this Bylaw.

2. This bylaw shall come into force and effect when it receives third reading and is
duly signed.
First Reading Carried 13 December 2021
Second Reading Carried 10 January 2022
Third Reading Carried 10 January 2022
Date Signed 13 January 2022
Mayor
City Clerk
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BYLAW C-1169-21 SCHEDULE 1

DEER PARK 2020 PROJECTS LTD

NORTH CENTRAL AREA STRUCTURE PLAN - AMENDMENT PROPOSED

1.0 INTRODUCTION

1.1 Purpose
The purpose of this amendment to the North Central Area Structure Plan, submitted on behalf

of 2330185 Alberta Ltd, is to increase the approved commercial use of a specific parcel
located within the Area Structure Plan from 0.75 ha to 1.0 ha. The effect will be a transfer of
0.25 ha land use from Medium Density Residential to Commercial.

1.2 Location
The specific parcel is located at the SE corner of Jennifer Heil Way and a future collector

road. In anticipation of this development and the construction of the future collector road, a
currently dormant, full signalization hardware has been installed. See Figure A for Plan
showing approved and proposed areas.

Figure A — Approved and Proposed Areas
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Figure A Note: Pink illustrates Approved 0.75 ha parcel for Commercial use. Red highlights Proposed 0.25
ha expansion to total 1.0 ha for Commercial use.
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SCHEDULE 1

DEER PARK 2020 PROJECTS LTD

2.0

THE AMENDMENT

2.1

2.2

2.3

2.4

Proposed Changes

The Commercial site is proposed to expand by 0.25 ha. The Medium Density Residential is
being reduced by the same area and represents a loss of 8 Medium Density Residential Units.
Figure B illustrates the Land Use Concept as approved in August 2017. Figures C and D
reflect the Proposed Land Use Concept as proposed with this amendment.

Transportation

The changes proposed in this amendment are not expected to impact the connecting roadway
types in the areas. The western arterial road has been updated on the Land Use Concept Plan
to reflect the name change to Jennifer Heil Way.

Utilities

The amendment does not plan to increase the sanitary or storm water contributions to the
overall area in such a way that existing offsite infrastructure requires upgrades or changes.
The amendment does not plan to increase the demand on the water system.

Municipal services for water, sanitary, and storm are shown to be located just east of the ASP
amendment area and coming from the adjacent residential strata property through an
easement corridor, noted as Proposed Utility Right of Way in Figure A.

Rationale

An increase to the area of the Commercial designated parcel from 0.75 ha to 1.0 ha, provides
for slightly increased density and improved internal circulation for proposed commercial
uses. Viability of the commercial development is enhanced while impacts to surrounding
infrastructure is not impacted. There will remain, after an approval, almost 55m of separation
between the commercial parcel boundary to any pre-existing residential uses. New
residential uses to the east and south will be respected by applying Bylaw setbacks to any
commercial design. As most of the traffic generation to the Commercial will be from Jennifer
Heil Way, and with the activation of a new traffic controlled intersection at Jennifer Heil
Way and future collector road, there are no anticipated impacts to traffic from the proposed
expansion of the commercial from 0.75 ha to 1.0 ha. All other ASP approved boundaries of
the North Central Area will remain unaltered.
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3.0 LAND USE STATISTICS

31 Approved Land Use Statistics

Table 3.1A — Approved Land Areas

Gross Area 393.54
Future Highway Interchange 4.00
Arterial Widening 0.92
Environmental Reserve 5.60
The Links Golf Course 58.56
Gross Development Area 324.46
Open Space / Parks 36.62
Dry Pond Facilities 0.78
Stormwater Management Facilities 18.12
Roads (Approx 20% GDA) 65.00
Net Developable Area 203.94
Institutional 0.90
Commercial 2.89
Net Residential Area 200.15
Table 3.1B — Approved Population Data
Residential Land Use Population Analysis
Land Use Area Ha | Units/Ha | Total Units | Pop/Unit | Population
Low Density Residential 126.25 20 2,525 3.40 8,585
Mixed Low-Medium
Density Residential 18.99 25 474 3.40 1,611
Medium Density Residential 47.69 30 1,431 2.70 3,863
High Density Residential 7.22 87 628 1.80 1,131
Total 200.15 5,058 15,190
Table 3.1C — Approved Student Generation Data
Student Generation Statistics
Level Public Separate Total
Elementary (K-6) 1,315 405 1,720
Junior High (7-9) 556 202 758
Senior High (10-12) 658 101 759
Total 2,529 708 3,237
LDR-LMDR / MDR-HDR Ratio: 73% /27% Persons /| Gross Dev. Ha 46.82
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4.0

41

LAND USE STATISTICS

Proposed Land Use Statistics

Table 4.1A — Proposed Land Areas

Gross Area 393.54
Future Highway Interchange 4.00
Arterial Widening 0.92
Environmental Reserve 5.60
The Links Golf Course 58.56
Gross Development Area 324.46
Open Space / Parks 36.62
Dry Pond Facilities 0.78
Stormwater Management Facilities 18.12
Roads (Approx 20% GDA) 65.00
Net Developable Area 203.94
Institutional 0.90
Commercial 3.14
Net Residential Area 199.90
Table 4.1B — Proposed Population Data
Residential Land Use Population Analysis
Land Use Area Ha | Units/Ha | Total Units | Pop/Unit | Population
Low Density Residential 126.25 20 2,525 3.40 8,585
Mixed Low-Medium
Density Residential 18.99 25 474 3.40 1,611
Medium Density Residential 47.44 30 1,423 2.70 3,843
High Density Residential 7.22 87 628 1.80 1,131
Total 199.90 5,050 15,170
Table 4.1C — Proposed Student Generation Data
Student Generation Statistics
Level Public Separate Total
Elementary (K-6) 1,312 404 1,716
Junior High (7-9) 555 202 757
Senior High (10-12) 657 101 758
Total 2,524 707 3,231
LDR-LMDR / MDR-HDR Ratio: 73% /27% Persons / Gross Dev. Ha 46.75
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NORTH CENTRAL AREA STRUCTURE PLAN APPROVED
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BYLAW C-1169-21

NORTH CENTRAL AREA STRUCTURE PLAN PROPOSED

Figure C
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NORTH CENTRAL AREA STRUCTURE PLAN PROPOSED
MAGNIFIED VIEW

Figure D
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Signed by City of Spruce Grove Mayor and City Clerk



























Signed by City of Spruce Grove Mayor and City Clerk
















































Signed by City of Spruce Grove Mayor and City Clerk













































Signed by City of Spruce Grove Mayor and City Clerk






























CITY OF SPRUCE GROVE

BYLAW C-692-08

NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT

WHEREAS, pursuant to the Municipal Government Act, R.S.A. 2000, c. M-26, including
amendments, a municipality may adopt and amend an area structure plan,

AND WHEREAS, the City of Spruce Grove wishes to amend Bylaw C-477-03, the North
Central Area Structure Plan,

NOW THEREFORE, the Council for the City of Spruce Grove, duly assembled, hereby
enacts as follows:

THAT, the North Central Area Structure Plan be amended as outlined in
Schedule 1 which is attached to and forms part of this bylaw.

The proposed area structure plan amendment includes changes to the Land Use
Concept map to redesignate a Low Density Residential area to Medium Density
Residential, and to redesignate a Medium Density Residential site to High Density
Residential.

~ This bylaw shall come into force and effect when it receives third reading and is duly
signed.

First Reading Carried 18 August 2008

Public Hearing Meld 22 September 2008

Second Reading Carried 22 September 2008

Third Reading Carried 16 August 2010

Date Signed AUG 1 g Zmo

Signed by City of Spruce Grove Mayor and City Clerk
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PURPOSE

2.0

This document has been prepared on behalf of Broadview Developments Inc. as an amendment
to the North Central Area Structure Plan (ASP). Specifically, for the lands owned by Broadview
Developments Inc., legally described as NW % 9-53-27-4. These lands are located entirely in the
western half of 'Westerly Sub-Area “B™ as described in the North Central ASP and shown on

Figure 1 - Location.

The North Central ASP states that market conditions over the duration of the development may
result in the need for flexibility within the Plan. Based on current market demand, there is a
shortage of suitable sites for development of medium to high density housing in Spruce Grove.
The purpose of this amendment is to change the planned densities and type of housing product
permitted in the amendment area fo facilitate additional medium and high density residential
development. The amendment area, a tract of land along the western edge of the North Central
ASP area is better suited for additional medium and high density housing than its present
designation for low and medium density housing due to its proximity and access to major

roadways which border the North Central ASP area.

To accommodate these changes, a reconfiguration of land uses has been proposed within the
amendment area to accommodate additional medium and high density residential uses in a

location currently planned for low and medium density residential uses.

SCOPE

The amendment area encompasses a total of 9.65 ha along the westem boundary of the North
Central ASP area adjacent to Campsite Road, as described above and shown on Figure 1. The
scope of the amendment is to replace the planned low and medium density residential land uses

with medium and high density residential land uses in the amendment area.

North Central Area Structure Plan Amendment 1
10/14/2008
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BACKGROUND

3.1 LOCATION

The North Central ASP, an area of 393 ha, is located in the City of Spruce Grove, between Grove
Drive to the south and Highway 16 to the north, and between Campsite Road to the west and
Century Road to the east. The City of Spruce Grove originally approved the North Central ASP in
2003 as Bylaw No. C-477-03.

In 2004, an amendment to the ASP, bylaw No. C-532-04, was adopted, affecting the quarter
sections NW 4 9-53-27-4 and SW %4 9-53-27-4. The amendment to the ASP was made on behalf
of Broadview Developments Inc. to reflect a recommended parks & open space plan to retain a
large portion of existing tree stands while at the same time facilitating the economic and effigient
servicing and development of the surrounding lands within the amendment area, and established
a more functional configuration of the proposed medium and high density residential areas. To

accommodate these changes, a reconfiguration of parcels and land use changes were approved.

The proposed amendment area is located within the western half of Westerly Sub-area “B" of the
North Cenfral ASP (Figure 1),

3.2 EXISTING LAND USE (WESTERLY SUB-AREA “B”: SEC. 9-563-27-W4)

The total area for the westerly sub-area “B" is approximately 190 ha, of which approximately two
thirds are developed (66%j, with the remaining third undeveloped. The area bounded by Calahco
Road to the east, Highway 16 to the north, Dog Creek Drainage Course to the west and Grove
Drive to the south is anticipated to be fully developed within the next two years. It will consist
mainly of low density residential development with some medium density residential in both the
north and south. Similarly, several phases of the Deer Park Estates have been developed north of
and westwards along Grove Drive. A subdivision application for Stage 6 of Deer Park Estates,
located directly east of Campsite Road, is currently being processed. There is a larger park site at

the northwest corner of Grove Drive and Calahoo Road and a stormwater management facility

North Central Area Structure Plan Amendment yi
10/14/2008
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centred in the northern half of Deer Park Estates. The remaining lands, forming approximately
one third of this area, are undeveloped agricultural lands, falling under an Urban Reserve

designation.

3.3 POLICY CONTEXT

The proposed amendments to the North Centrat ASP comply with the intent of the City of Spruce
Grove's Municipal Development Plan (MDP). As identified on Figure 2 Future Land Use of the

MDP, the plan amendment area is identified for future residential uses.

The current North Central ASP Land Use Concept proposes low and medium density residential
uses within the amendment area. This amendment to include additional medium and high density
residential supports the City of Spruce Grove's Residential Objectives as outlined in Section 4.2 of
the North Central ASP, The amendment will promote the establishment of a heterogeneous
community and contain a variefy of housing types through increased residential density. The
amendment also helps to meet the objective of providing an affordable housing alternative through
providing an increased amount of high and medium density residential within the North Central
ASP area.

Final approval of the districting, subdivision and servicing will be subject to the standard pianning
and engineering requirements of the City of Spruce Grove.

3.4 SITE CHARACTERISTICS

The amendment area is characterized by undulating terrain with an overall difference in elevation
of approximately ten (10} metres. The amendment area generally drains from the west fo the east
toward a future stormwater management facility to the east of the amendment area, except in the
north of the amendment area, where drainage is to the north, towards a future stormwater

management facility,

North Central Area Structure Plan Amendment 3
10/14/2008
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RATIONALE

9.0

The change in land use to medium and high density residential within the amendment area is in
response to the current strong market demand for land for this type of residential development in
the city of Spruce Grove. These proposed land uses are well suited to the amendment area’s
location in proximity to the interchange and the two major roadways framing the northwest edge of
the area, Highway 16 and Campsite Road.

Replacing the low density residential area, in the north of the amendment area, with medium
density residential and replacing the medium density residential in the south of the amendment
area with high density residential, as shown in Figure 3 Amended Land Use Concept, wili not only
make the subject property more marketable, but wilt also improve the affordability of housing
within the Deer Park Estates neighbourhood and the City of Spruce Grove.

ENVIRONMENTAL AND MUNICIPAL RESERVE DEDICATION

6.0

Environmental Reserve {ER) and Municipal Reserve {MR) dedication in the North Central ASP
has been provided in accordance with the requirements in the Spruce Grove MDP and Municipal
Government Act (MGA). In accordance with Section 5.4 of the North Central ASP, no reserve

land is provided in the amendment area.

TRANSPORTATION

The subject area is located within 0.5 km of Highway 16, a road identified in the Working Together
Report. No changes are planned for Highway 16 to 2016 (Ten Year Roads/Highways
Improvement Plan), but, by 2041 this highway will be upgraded to six lanes (Next 35 Years
Roads/Highway improvement Plan).

North Central Area Structure Plan Amendment 4
10/14/2008
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The overall transportation network remains unchanged. The major collector fronting on the
amendment area can accommodate the additional traffic volumes associated with the higher

density residential land uses in the amendment area.

UTILITY FACILITIES

8.0

The amendment will have no effect on the proposed servicing concept. Capacities for sanitary
sewer and stormwater drainage were verified by Associated Engineering Alberta Ltd. to be

adequate to accommodate the proposed higher density residential uses.

REVISED LAND USE AND POPULATION STATISTICS

9.0

Table 1 provides a summary of the approved land use and population statistics for the North

Central ASP area. Table 2 provides a summary of the revised land use and population statistics.

The proposed amendment will result in an increase in the area proposed for medium and high
density residential uses and a reduction in the area proposed for low density residential uses. The
total proposed residential land use area within the North Central ASP area of 200.35 ha remains
unchanged. Low density residential drops from 159.19 ha to 152.17 ha, medium density
residential increases from 37.12 ha to 43.17 ha, and high density residential increases from 4.04
ha o 5.01 ha. This results in a total estimated population of 14,627 persons, a net increase of 163
persons from 14,464 persons from the approved North Central ASP population statistics.

IMPLEMENTATION

9.1 STAGING

Staging of the development will be dependent on market demand as well as logical and

economical expansion of existing roadway and servicing networks.

North Central Area Structure Plan Amendment 5
10142008
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9.2 AMENDMENTS TO THE LAND USE BYLAW

Complimentary amendments to the Land Use Bylaw (LUB) have been submitted fo the City of
Spruce Grove concurrent with this amendment. Further amendments to the LUB will be submitted

according to the staging of the development.

9.3 SUBDIVISION

Applications for subdivision will be in accordance with the requirements set out in the MGA
Subdivision and Development regulations and will be submitted for each stage of development as

determined by market demand.

Narth Central Area Structure Plan Amendment 6
10/14/2008
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TABLE 1 - EXISTING LAND USE AND POPULATION STATISTICS

'GROSS AR™A

Future Highway Intrchange
Arterial Widening

Environmental Reserve'

The Links Golf Courts

'GROSS DEVELOPABLE AREA
Open Space / Parks

Dry Pond Facilies

Stormwater Management F aciliies
Roads (approx. 20% GDA}

NET DEVELOPABLE AREA
Insbtuional o
Commercial

NET RESIDENTIAL AREA

RESIDENTIAL LAND USE ANALYSIS

Land Use Area(ha)  Units/Ha
Low Density Residental 159.19 20.00
Medium Density Residential 3712 30.00
High Density Residential 4.04 87.00
TOTAL 200.35

STUDENT GENERATION STATISTICS

Level Public Separate TOTAL
Elementary {K-6) 1209 372 1581
Juricr High (7-9) 51 186 697
Senior High (10-12) 604 93 697
TOTAL 2324 651 2975

Units
3184
1114
351

4649

AREA (ha)
393.54
4.00
0.92

5.60
58.56
324.46
37.17
078
18.12
65.00
203.39°

0.90
2.14
200.35

PopiUnit Population
340 10825
270 3007
1.80 632

14464

LDR/MDR-HDR RATIO
79% 21%

Persons/Gross Dev. ha.
44,58

'Environmental Reserve and Municipal Reserve dedication will be made in accordance with the requirements in
the Spruce Grove Municipal Development Plan (MDP} and Municipal Government Act (MGA). Specifically,

MDP, PART IV

North Central Area Structure Plan Amendment
10/14/2008



ARMIN AL TREIKSAITIS

»

& A vt T é " ""g;r
AMENDMENT TO NORTH CENTRAL ASP
TABLE 2 - PROPOSED LAND USE AND POPULATION STATISTICS

AREA (ha)
GROSS AREA 393,54
Future Highway Interchange 4.00
Arterial Widening 0.92
Environmental Reserve' 5.60
The Links Golf Courts 58.56
GROSS DEVELCPABLE AREA - 32448
Open Space / Parks 3717
Dry Pond Facilities 0.78
Stormwater Management Facilities 18.12
Roads (approx. 20% GDA) 65.00
NET DEVELOPABLE AREA - 203.39
Institutional .
Commercial 2.14
NET RESIDENTIAL AREA 200.35
RESIDENTIAL LAND USE ANALYSIS
Land Use Area(ha)  UnitsiHa Units Pop/Unit Papulation®
Low Density Residential 15217 20.00 3043 3.40 10346
Medium Density Residential 43.17 30.00 1295 270 3496
High Density Residential 5.01 87.00 436 1.80 785
TOTAL 200.35 4774 14627
STUDENT GENERATION STATISTICS LDR/MDR-HDR RATIO
Level Public Separate TOTAL 78% 24%
Elementary (¥-6) 1241 382 1623
Junior High (7-9) 525 191 716
Senior High (10-12) 621 95 716 Persons/Gross Dev. ha.
TOTAL 2387 668 3055 45.08

'Environmental Reserve and Municipal Reserve dedication will be made in accordance with the requirements in
the Spruce Grove Municipal Develepment Plan (MDP) and Municipal Government Act (MGA). Specifically, MDP,

PART IV

*The proposed amendment will increass the anticipated population of the North Central ASP area by 163 people.
The proposed population forecast is consistent with the regional population forescasts in the

Working Together Report.

North Central Area Structure Plan Amendment
10/14/2008



CITY OF SPRUCE GROVE

BYLAW NO. C-626-06

NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT

Being a Bylaw to amend Bylaw No. C-477 03, the Bylaw that adopted the North Central
Area Structure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 692 of the Municipal Government Act, R.S.A. 2000, ¢. M-
26, including amendments thereto, the Council of the City of Spruce Grove, DULY
ASSEMBLED, HEREBY ENACTS as follows:

THAT, the North Central Area Structure Plan, as amended, be amended, as
outlined in Schedule 1 which is attached to and forms part of this Bylaw.

The proposed area structure plan amendment includes changes to the Land Use
Concept map.

This Bylaw shall take effect on the date of iis final reading.

First Reading Carried 12 March 2007
Public Hearing Held 10 April 2007
Second Reading Carried 10 April 2007

Third Reading Carried 24 September 2007

Signed by City of Spruce Grove Mayor and General Manager of Corporate Services



Prepared by:

UMA Engineering Ltd,

17007 107 Avenue

Edmonton, AB 755 1G3

T 780.486.7000 F 780.486.7070
WWW. UM&.28Ccom.com

1560-252-00-01-4 6.1

March 2007

Melcor Developments Ltd.

North Centrat Area Structure Plan
Amendment

City of Spruce Grove



Melcor Developments Lid.
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The North Central Area Structure Plan (ASP) adopted on July 14, 2003 by Bylaw C-477-03 replaced
numerous studies, bylaws, anc area struclure plans thal previously applied to this approximate 393

hectare area bounded by Highway 16 {nornth), Grove Drive {south), Campsite Road {west}, and Century
Road (east}.

Since adoption, the ASP has been amended on five occasions:
»  Bylaw C-515-04 - March 22, 2004, changed high densily to medium density residential;
s Bylaw C-520-04 - Aprit 13, 2004, recenfigured madium and low density residential areas;

» Bylaw C-532-04 - June 14, 2004, reconfigured land uses in the western ASP area (W % 9-53-27-
W4M} and related text amendments;

»  Bylaw C-567-05 - September 12, 2005, amended a stormwater management facility from a dry to wet
pond; and

« Bylaw C-620-06 — Sepiember 11, 2008, converted a 1.52 ha low density residential area into
medium-density residential.

This amendment applies to the ASF's north-central and northeast areas, and makes changes to
stormwater management, collector roads, enviranmental reserves, park/open space, and the location and
mixture of residential uses.
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The purpose of this North Centrai ASP Amendment is to revise the approved Land Use Concept to reftect
land use changes thal have evolved from recent detatled engineering investigation, revised municipat
standards, and area needs. Changes made to the Land Use Concept include:

updating the land use concept with recently registered subdivisions, reconfiguring residential land
uses to respond to proposed land use changes, and adding some medium-density residential uses;

« redefining the pattern of park/open space, pedestrian linkages, and the municipal focal point along
Highway 16;

+ updaling tand uses retated o the closure of Calahoe Road and realigning and redetining the minor
and maior collector roadway system;

« updating Environmental Reserve (o reflect the refined Dog Creek top-of-bank; and

«  revising the stormwater management system by removing the District Park/Joint Use Facility and
redefining the size and location of proposed stormwater management facitities

This amendment functions as an attachment 10 the existing North Central ASP, as amended, that
identifies changes to the Land Use Concepl and provides rationale in suppon of these changes.

APT1-1560-252-00-01 -6 6.1-NOATH_GENTAAL_ASP_AMEND-070413.00C 2
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The exisling North Central ASP Land Use Concept is shown in Figure 1, with amendments shown on its
replacement in Figure 2 and discussed in the following sections.

3 Heslidential

The ASP has been updated to reflect registered subdivisions and changes to the size and location of
stormwater management facilifies, environmental reserve, and park/open space areas. These changes
have resulted in an overall reduction in lands available ior residential uses. However, the original
approved levels of new population and units have generally remained constant by redesignation of low-
density residential for the addition of five medium-density sites and one high-density residential site.
These new muttiple family residential sites are intentionally located in areas that benefit from proximity o
collector roadways, parks, and/or other open spaces. After these changes the neighbourhood stil
rermains predominantly composed of low-density residential uses, while the small increase in higher-
densily uses largely maintaing the original projections for unils and popuiation and provides some
response to consumer trends that demand more diverse housing types for reasons of both affordability
and life-style.

3.2 Parks and Open Space

The Land Use Concept (see Figure 2) and the Parks and Open Space map {see Figure 3} have been
moditied to reflect the City of Spruce Grove's current parks and recreation requirements, changes in other

land uses and the City's stormwater management sirategy, and the City's criteria for establishing
Envircnmental Reserve.

3.21 Municipal Reserve Considerations

Parks and cpen spaces have been relocated and redefined throughout the ASP amendment area.

Based on tha City's reassessment of park/recreation neads, a large district park/joint use facility, originally
located west of Dog Creek and inlended as a combined park and "dry pond’ stormwater management
facility, has been replaced by two smalier parks localed in the same ganeral area. The larger westerly
park pravides oppertunity for aclive recreation. A smaller easterly park provides local open space for the
surrounding neighbourhood as well as a node along the area's network of pedestrian pathways.

The "dry pond” component of the district park/joint use facility was confirrmed as not viable by a recent
City-wide Stormwater Management Study (see Section 3.3.2). The "dry pond’ facility has been replaced
by twe “wel ponds” located on either side of Dog Greek immediately south of Highway 16. Fortions of
these stormwater management [acililies above the high waler line will provide trail opportunities and open
space amenities.

In the southwest corner of the ASP amendment area, a srnall park area has been added adjacent to Dog
Creek. This provides an open space amenity area for the surrounding residents and, with connections to
the tray, a "node” along the Dog Cresk trail.

APT1-1560-252-00-01-4.6.1-NosTH_CENTRAL_ASP_AMEND-070413.000
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In NE 10, a new park of approximaiely 1.0 ha has been added. This park extends the existing park/open
space located easi of Fairway Drive, After more detailed examination of this site, the City considers the
natural vegsetation worth preserving. With traill connections o existing and future residential development,
this park will serve as an aitraclive addition to the area’s trail network,

The original North Central Area Struciure Plan stated that wetlands and trea/shrub stands may be
reviewed for possible preservation as nalural areas. o the northeast corner of NE 10, a large stand of
mature trees on lands formerly designated for a stormwater management facility meets this criterlon. A
review of the stormwater management strategy for this area confirmed that the norheast facility is no
longer required. The City considers this tree stand worth preserving, because of the malture native
vegetation and the aesihetics of the sland.

Immediately to the wesl, geotechnical studies have belter defined those wetland portions unsuitable for
development., What was identified in the original area struciure plan as a natrow linear park has been
expanded to enhance the pedestrian linkage from Longview Drive to the tree stand.

South of Longvigw Drive, a miner drainage channel runs northeas! from north of Hiltdowns Park {o tie into
the wetland area and mature tree stand in the northeast corner. Although the future of the drainage
chanagl is in doubt, the linear strip provides an opportunity for trail devetopment and naturalization of
fandscaping,

Pursuant to City Policy and the provisions of the MGA, in residential areas the City 1akas Municipal
Reserve (MR) as land wherever possible, The location and size of the three park sites in NE 9 have been
established, based on discussions between Melcor and the City's Planning, Community Services,
Engineering, and Pubtlic Works Depariments, and meet the criteria for Municipal Reserve dedication at
the time of subdivision. The Cily also uses Municipal Reserve dadicalion to protact sites of significant
natural vegetation. The tree stand and ils associated wellands in the northeast of NE 10 and the 1.0 ha
park north of Milldowns Park meet this criterion.

City Policy and practice support MR dedication arcund stormwater management tacilities. The two “wet
ponds” adjacent to Highway 18 provide opportunities for trail development, wildlife viewing, and
socializing. Trail connections from Deer Park Drive open this amenity area o the larger community. The
exact amount of MR credit for the 1and around the ponds and the berm between the ponds and Highway
16 will be determined based on a detailed landscaping and facilities design.

The existing ASE defines the Municipal Reserve raquirement as 10% of the Gross Ares less land used
for the Golf Course, Arterial Widening, and Environmental Reserve. The changes 10 the parks and open
spaces may, at the time of subdivision, result in an over-dedication of Municipal Resarve. As these
changes are based on discussions between the landowner/developer and the City and ara desirable
within the Jesperdale and Stoneshire neighbourhoods, any over-dedication of MR can be transferred to
other lands owned by the developer within the City.
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3.2.2 Environmenta! Reserve Considerations

The Dog Creek Drainage Channel is a significant natural featuse in the ASP lands. On the original ASP,
the channel was based on the stream ¢hannel plus an upland setback of 8 m in width (and any additional
setbacks established by geotechnizal analysis adjacent to the top-of-bank). Based on detailed surveys.,
the channel's top-of-bark has been refined. The City's criteria for Environmental Reserve (ER)
dedication have changed; ER along stream channels i5 now based on the 1 in 100 year flood line plus a
¥z m of “freeboard”. The actual amount of land that the City would consider for ER designation has
therefore been reduced. The Land Use Concept and Parks and Open Space map, as amended,

designates that portion of the Dog Creek Drainage Channel which meets the City's criteria for ER
designation. ’

3.3 Transportation and Municipal Services

3.3.1 Transportation

The transportation network for the ASP has been updated to reflect two changes to the collector road
network and the closure of Calahoo Road (see Figure 4). Aspen Glen Drive has been rerouted eastward
trom its previously alignment that had extended nonthward to connect into the Deer Park Drive loop. This
change eliminates potential vehicle short-cutting on local residential roads while siill ensuring good area
access, and confirms recent City of Spruce Grove subdivision approvals already using this new collector
road alignment. A second revision to the collector roadway netwark permits portions of Longview Drive
and Deer Park Drive to be raduced to minor collector road status. This retiects revisions made to area
land uses that are anticipated to redﬁce area traffic voiumes. However, any actual change to road status

is subject to upaating the Transportation impact Assessment for confirming the validity of these changes
to the City of Spruce Grove's satisfaction.

As the Calahoo Road access 1o Highway 16 has bean legally closed the direction to undertake this action
has been removed. The lands from this road closure are now available for development per the Land

Use Concept and they may he disposed of by the City in a timely manner consistent with the orderly
development of the area.

33.2 Stermwater Management

The City has recenlly studied stormwater management for portions of the ASP area as part of the Dog
Creek Drainage Basin ~ Stormwater Management Plan {2006}, and as a partial result new stormwater
management requirements were established for the entire Dog Creek Drainage Basin within the City of
Spruce Grove's boundaries, On the basis of this repon, the District Park/Joint Use Facility ‘dry pond’
concep! was abandoned and replaced with a new ‘wel pond’ west of Dog Cresk and adjacent to Highway
18. Additionally, and the existing "wet pond’ {acility located east of Dog Creek has been resized and
recontigured.

Recent stormwater anatysis has also concluded that a connection is made (o the stormwaler facility
located north of Hhighway 16, and therefore the ASP’s northeast ‘wet pond' is removed as surplus.

41560-252-00-01-6.6.1-1 .+ _CEMina ASP_AwEND-070413.00C
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3.33 Water Distribution and Sanitary Sewer Servicing

No significant changes are required to the overall water and sanilary servicing plans as a result of the

revisions made to the Land Use Concept. Heowever, the development statistics originally identiied 1.30
heclares for a Sanitary Sewer Trunk Right-of-Way, and as these trunk lines have been accommodated
within existing road right-of-ways this area has been absorbed into the ASP’s Gross Developable Ares.

3.4 Development Statistics

Development statistics for the existing ASP are shown in Figure 5, and the amended development
statistics are shown Figure 6.

The amendment results in an additional 2.73 hectares of Gross Developable Area to now total

324.46 hectares. This increase is primarily due 1o 3.02 hectares of land formerly defined as Sanitary
Sewer Trunk Right-of-Way and Municipal Focal Point being made available for development. Despite this
increase in GDA, the Net Developable Area has decreased by approximately 5.17 hectares to

203.39 hectares. This decrease in GDA is largely attributable to the romoval of the District Park/Joint Use
Facility, which has resulted in an increased land reguirement Lo account for the separation of these
formerly combined Municipal Reserve and stormwater management areas. All of this reduction is
reflected as changes 1o residential jand uses.

Overall low-density residential tand use has decreased by approximately 16.0 hectares, with
approximately 5.2 hectares being converted o medium-density residential uses and the remaining 10.8
heclares peing divided between MR, stormwater management, or roads.

As a result of the Land Use Concept changes the percentage of low-density residential units has
decreased from 74.5% to 68.5%, and medium-dansity residential units have increased to 24.0%. High-
density residential units have decreased from 8.2% to 7.6%. These residenlial changes are projected to
decrease area population by 295 residents, from 14,760 1o 14,484, and residential units are expected to
decrease by 53 1o 4,847 units.

Those lands that comprise open space and parks total approximately 37.17 hectares, which is an
increase of approximately 15.72 hectaras. This seemingly large increase is explained by the removal of
the District Park/Joint Use Facility, which was praviously counted as part of the 'Dry Pond Facilities’
category.
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Figure § — Existing C-620-06 — Appendix & — Development Statistics”

Gross +  a

RIS ¥
less

Future Highway Inlerchange 4.00

Arterial Widenings 0.92

Sanitary Sewer Trunk RW 1.30

Environmental Reserve 6.23

The Links Golf Course 57.64

Municipal Focal Point 1.72
Gross Developable Area (GDA) 321.73 100.0
Open Space / Parks 16.32 5.07
Cry Pond Facilities 8.00 2.49
Stormwater Management Facilities 19.05 592
School Sites 513 1.59
Roads (209% GDA) 84.67 20.10
Net Developable Area 208.56 64.82
Net Land Uses
Low Density Residential® 175.17 3.503 11,812
Mediumn Density Residential® 2558 767 2072
High Density Residential® 4.79 431 776
Institutional G.o1
Commercial 2.11
Total 208.56 4,702 14,760
Student Population®
Eiementary . 376
Junior High 517 188
Senior High . B¥M1 94
Total 2,351 658

Notes:
1. 3.4 persons/unit for L.O.R., 2.7 personfUnit for M.D.R., 1.8 persons/Unils for H.0.R.

2. Unit total based on 20 units/net hectare.
3. Unit total based on 30 units/net hectare
4. Unit lotal based on 90 units/imel heclare
5. Student Generation: {students/un*"
Elementary 0.28 0.08
Junior High 0.11 0.04
Senior High 0.13 0.02 45.9 ppgdha
* Statistics include a correction of a 4.51 hectare imbalance between Open Space/Park and Stormwater Management Facilitics

identfied in the Bylaw C-532-04 amendment (i . MR s reduced 1o reflect a 5.0m perimeter around the amended SWMFs}).
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Figure 6 - Proposed Appendix A — Developiment Statistics

Gross Area
less

Future Highway Interchange
Arterial Widenings
Environmental Reserve

The Links Golf Colirse

Gross Developable Area (GDA)

Cpen Space / Parks

Dry Pond Facilities

Stormwatar Management Facilities
Roads {approx. 20% GDA)

Net Developable Area

Net Land Uses

Low Density Residential®
Medium Density Residential®
High Density Residentiat®
Institutionat

Commercizl

Totai

Siudent Popuiation®

Elementary
Junior High
Senior High
Total

Notes:

AW N -

3.4 personsfunit for L.O.R., 2.7 person/Unit for M.D.A., 1.8 persons/Untts for H.O.A.

Unit total based on 20 units/net hectare.
Unit total based on 30 units/net hectare
Unit tolal based on 87 units/net hectare

. Student Generation: (sludents/unit),

Elementary Ui s
Jurior High 0.1
Senior High 0.13

g.08
0.04
0.02

393.54
4.00
0.92
5.60
58.56
324.48 100.0
3717 11.46
078 0.24
18.12 5.58
65.00 20.03
203.39 62.69
159.19 3,184 10,825
37.12 1,114 3,007
4.04 351 633
0.90
i 2.14 ~
203.39 4,649 14,464
1.209 L72
511 186
604 93
2,324 651
45.5 ppgdha

MeLcor DEVELOPMENTS LTD.
NopTa CLNTRAL ARCA STRUCTURE PLan AncaonmenT - City oF Spruce GRove
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The North Central Area Structure Plan was adopled by Spruce Grove Council in 2003, and since that
time area deveiopment has been progressing at a steady pace.

This amendment was initiated as the result of redefinition of stormwater management requirements in the
ASP’s northern areas and the application of the City's current standards for determining Environmental
Reserve boundaries around Dog Creek. The impact of these changes on the Land Use Concept has
resulted in additional adjustments {o the focation of parks and open space, pedestrian linkages, and the
distribution and types of residential land uses. This amendment has also provided an opporiunity o
update the ASP for recent subdivisions and road changes.

The mast significant change made to neighbiourhood planning by this amendment has been the removal
of the District Park/Joint Use facility which had functioned as a combined park space and a stormwater
managament ‘dry pond’. With the removal of this facility lands for replacement stormwater management

and parks had 1o be designated, and these lands have corme from a reduction in areas formerly
designated for residential uses.

The described reduction in residential land use has resulted in tess low-density and high-density housing,
and a small increase in mediurn-density housing that helps ensures the area’s residential units and
population are not significantly reduced by the loss of residential lands. A total of five medium-density
sites and one high-density apanment sites have been added. These higher-density residential uses also
serve (o address consumer demand for diversity in housing types that are desired for both their
affordability and lifestyle features. Despite these ¢hanges the neighbourhood still remains
overwhelmingly low-density residential as criginally contemplated.
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CITY OF SPRUCE GROVE

BYLAW NO. C-620-06

NORTH CENTRAL AREA STRUCTURE PLAN
AMENDMENT

Being a Bylaw to amend Bylaw No. C-477-03, the Bylaw that adopted the North Centrai
Area Structure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 692 of the Municipal Government Act, R.S.A. 2000, c. M-

26 including amendments thereto, the Council of the City of Spruce Grove, DULY
ASSEMBLED, HEREBY ENACTS as follows:

THAT, the North Centrat Area Structure Plan, as amended, be amended, as
outlined in Schedule 1 which is attached to and forms part of this Bylaw.

The proposed area structure plan amendment includes changes to the Land Use
Concept map to

1. to redesignate a portion of the southwest corner of NE 10 from Low Density
Residential to Medium Density Residential; and

2. to realign a small portion of the adjacent area shown as Park/Open Space.

This Bylaw shall take effect on the date of its final reading.

First Reading Carried 14 August 2006
Public Hearing Held 11 September 2006
Second Reading Carried 11 September 2006

Third Reading Carried 11 September 2006

Signed by City of Spruce Grove Mayor and General Manager of Corporate Services



Prepared by:

UMA Engineering Lid.

17007 107 Avenue

Edmonton, AB 155 1G3

T 780.486.7C00 F 780.486.7070
WWW.UMa.agcom.com
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July 2006

Melcor Developments 1td.

North Central Area Structure Plan Amendment
for an East Medium-Lensity Residential Site
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3.1 Land Use CoONCEPT .ottt e e
3.1.1 Low and Medium-Density Residential Land Use
3.1.2 MUNICIPal BESEIVE .ot e
3.2 Transportation and Municipal Services
3.3 Development Statistics

rigure 1: Existing North Central ASP Land Use Concept
Figure 2. Proposed North Central ASP Land Use Concept
Figure 3: Existing Appendix A — Deveiopment Statistics

Figure 4. Proposed Appendix A — Development Statistics
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The North Central Area Structure Plan (ASP) adopted by Bytaw C-477-03 on July 14, 2003 provides a
cohesive development plan for areas in north central Spruce Grove previously governed by a combination
of numerous studies, bylaws, and area struciure plans. The ASP comprises approximately 393 hectares,

and is bounded by Campsite Road (west), Century Road {east}, Yellowhead Highway 16 {north), and
Grove Drive (south}.

Since adoption, the ASP has been amended on four occasions:
» Bylaw C-515-04 - March 22, 2004, to change high-density to medium-density residential;
«  Bylaw C-520-04 - April 13, 2004, to reconfigure medium and low-density residential areas;

e Bylaw C-532-04 - June 14, 2004, to reconfigure land uses in the W 1/2 3-53-27-W4M and related text
amendments; and

= Bylaw C-567-05 - September 12, 2005, o amend a stormwater management facitity from a dryto a
wel pond.

Current development in the ASP area includes the Links Goli Course and several areas of residentiat
development that are generally progressing northward from Grove Drive and around the golf course.

This amendment proposes to add a small area of medium-density residential land use in the eastern half
of the ASP.

RPT1-1560-270-00-4.6.1-STONESHIRE_11_AMEND_060713.00C i
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The purpose of this amendment is to change the ASP's Land Use Concept by:
+ converting a small area of low-density residential land use to medium-density residential; and

= harmonizing the ASP’s Conceptual Municipal Reserve and Open Space Plan with its Land Use
Concept to correct a small discrepancy in the identification of Municipal Reserve lands between these
two figures.

This documenti functions as an attachment to the existing North Centrat ASP, as amended, and identifies
changes made to the Land Use Concept and the raticnale for these changes.
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341 Land Use Concept

The existing North Central ASP Land Use Concept is shown in Figure 1, and the proposed amendment to
the Land Use Concept is shown in Figure 2.

Changes to the existing Land Use Concept are discussed in the foliowing sections.

314 Low and Medium-Density Residential Land Use

This amendment converts an approximate 1.52 hectare area of existing low-density residential land use
to megium-density residential and use as cutlined in Figure 1. The change affects approximately 0.5% of

the ASP's coverall net developable land and represents a small 0.7% increase in overall medium-density
residential use.

This proposed medium-density site will be developed with semi-detached housing units similar in form
and character to existing units on Longview Close and Longview Crescent. The site nestled between the
park and the goif course is ideal for this type of product. Safe and convenient access is provided to a
minor collector roadway {Fairway Drive}). The land use change provides additional housing chaices far

City residents. It also addresses strong market demand for multi-family housing units and to some extent
both affordability and a more efficient use of land.

As noted below in Section 3.1.2 a portion of the low-density residential area that comprises the
amendment area is incorrectly identifiad on the existing Land Use Concept for Municipal Reserve
purposes, and this matter will be corrected by this amendment.

312 Municipal Reserve

In the area of this amendment the ASP’s existing Land Use Concept and Conceptual Municipal and Cpen
Space Plan do not conform with each other and this amendment will correct this non-conformance..
Specifically, the Municipal Reserve and Open Space Plan (ASP Figure 8) does not show Municipal
Reserve lands extending north of the boundary of the Southeast Quarter of Section 10-53-27-4 while the
Land Use Concept does show MR in this location. It has been determined that the Municipal Reserve
and Open Space Plan presents the correct MR distribution, and as such the Land Use Concept has been
updated by removing the non-conforming strip of MR. This correction only requires updating the Land
Use Concept map, and therefore no changes are required to the ASP's Development Statistics.

3.2 Transportation and Municipal Services

The existing ASP concepis for transportation and municipal servicing {sanitary drainage, water
distribution, stormwater managemant, and franchise utilities) are not altered by this amendment.

RPT1-1560-270-00-4.6.1-STONESHIRE_11_AMEND_060713.00C 3
NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT
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33 Deveiopment Statistics

The ASP's existing development statistics are shown in Figure 3, and updated development statistics for
this amendment are shown Figure 4.

As described above in Section 3.1.1, a total of 1.52 hectares of medium-density residential land use has
been added and ithe ASP’s Development Statistics updated o reflect this change:

+ medium-density residential increases by 1.52 hectares, from 18.89 hectares to 20.41 hectares; and

s low-density residential has decreased 1.52 hectares, from 184.60 hectares to 183.08 hectares.

Overall, the amendment has resulted in a small increase in medium-density residential and a
correspondingly smail decrease in low-density residential use.

RPT1-1560-270-00-4.6.1-STONESKIRE_11_AMEND_060713.00C
NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT
FOR AN EAST MEDIUM-DENSITY RESIDENTIAL SITE



Figure 3 - Existing Appendix A — Development Statistics

Gross Area

less
Future Highway Interchange
Arterial Widenings
Sanitary Sewer Trunk R/W
Environmental Reserve
The Links Golf Course
Municipai Focal Peint

Gross Developable Area (GDA)

Open Space / Parks

Drypond Facilities

Stormwater Management Facilities
School Sites

Roads {20% GDA)

Net Developable Area

Net Land Uses

Low-Density Residential®
Medium-Density Residential®
High-Density Residential®
Institutional '
Commercial

Total

Student Population®

Elementary

Junior High

Senior High

Total

Notes:

1.

2. Unit total based on 20 units/net hectare.

3. Unit total based on 30 units/net hectare

4, Unit total based on 90 units/net hectare

5. Student Generation: (students/unit}.

: Public
Elementary 0.26
Junior High 0.11
Senior High 0.13

Separate
0.08
0.04
0.02

393.54
4.00
0.92
1.30
6.23
57.64
1.72
321.73 100.0
18.23 5.67
8.78 2.73
13.34 415
513 1.59
64.34 20.00
211.91 65.87
ha Units Populau’tion1
184.60 3,099 10,537
18.89 491 1,326
5.40 485 873
0.91
2' 1 1 ..... b
211.91 4,075 12,735
Public Separale
1,060 326
448 163
530 82
2,038 571

38.0

3.4 persons/unit for L.D.R,, 2.7 person/Unit for M.D.R., 1.8 persons/Units for H.D.R.

ppgdha

RPT1-1560-270-00-4.6.1-STONESRIRE_11_AMEND_080713.00C
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Figure 4 - Proposed Appendix A — Development Statistics

Gross Area

$Y¥3.04
less
Future Highway Interchange 4.00
Arterial Widenings 0.92
Sanitary Sewer Trunk R/W 1.30
Environmental Reserve 6.23
The Links Galf Course 57.64
Municipal Focal Point 1.72
Gross Developable Area (GDA) 321.73 100.0
Open Space / Parks 18.23 5.67
Drypond Facilities 8.78 2.73
Stormwater Management Facilities 13.34 415
School Sites 5.13 1.59
Roads {20% GDA) 64.34 20.00
Net Developable Area 211.91 65.87
Net Land Uses ha Units __ Population’
Low-Density Residential? 183.08 3661 12,447
Medium-Density Residential® 20.41 612 1,852
High-Density Residential® 5.40 485 873
Institutional 0.91
Commercial 211
Total 211.91 4,758 14,972
Student Population®
Public Separate
Elementary 1,060 326
Junior High 448 183
Senior High 530 82
Tofal 2,038 571
Notes:
1. 3.4 persons/unit for L.D.R., 2.7 person/Unit for M.D.R., 1.8 personsfUnits for H.D.R.
2. Unit total based on 20 units/net hectare.
3. Unit total based on 30 uniis/net hectare
4. Unit total based on 90 units/net hectare
5. Student Generation: (students/unit).
Elementary
Junior High
Senior High 46.5 ppgdha
RPT1-1560-270-00-4.6.1-StoneSHIRE. 11_AmEND_060713.00C 6
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This amendment converts a small area of existing low-density residential land use to medium-density
residentiai land use and corrects a discrepancy in the identification of municipal reserve between the
existing Land Use Concept and the Conceptual Municipai Reserve and Open Space Plan. The
conversion of lands to medium-density residential land use aflows development of semi-detached housing
on a site adjacent {o a park, the golf course, and with easy access to a minor collector roadway. These
new multi-family units also provide additional housing choices to City residents and realise some land
efficiency benefits. Overall, the amended Land Use Concept has a small increase in medium-density
residential land use and & correspondingly small reduction in low-density residential use.

RPT1-1560-270-00-4.6.1-StonesHiRe. 11 AmeEne_060713.00C
NORTH CENTRAL AREA STRUCTURE PLAN AMENDMENT
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CITY OF SPRUCE GROVE
BYLAW NO. C-567-05

NORTH CENTRAL AREA STRUCTURE PLAN
AMENDMENT

Being a Bylaw to amend Bylaw No. C-477-03, the Bylaw that adopted the North Central
Area Sfructure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 692 of the Municipal Govemment Act, R.8.A. 2000, ¢. M-
26, including amendments thereto, the Council of the City of Spruce Grove, DULY
ASSEMBLED, HEREBY ENACTS as follows:

THAT, Figure 6 (Land Use Concept} and Figure 10 (Stormwater Servicing} maps
of the North Central Area Structure Plan (Bylaw C-477-03) be amended as
shown. Both referenced figures in Bylaw C-477-03 are amended to show the
eastern portion of the Dry pond facility as a Wet pond facility.
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This Bylaw shalt take effect an the date of its final reading.

First Reading Carried 15 August 2005

Public Hearing Held 12 September 2005
Second Reading Carried 12 September 2005
Third Reading Carried 12 September 2005

Signed by City of Spruce Grove Mayor and General Manager of Corporate Services



CITY OF SPRUCE GROVE
BYLAW NO. C-532-04

NORTH CENTRAL AREA STRUCTURE PLAN
AMENDMENT

Being a Bylaw to amend Bylaw No. C-477-03, the Bylaw that adopted the North Central
Area Structure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 692 of the Municipal Government Act, R.8.A. 2000, c. M-26,

including amendments thereto, the Council of the City of Spruce Grove, DULY
ASSEMBLED, HEREBY ENACTS as follows:

THAT, the North Central Area Structure Plan be amended, as outlined in Schedule 1
which is attached to and forms part of this Bylaw.

The amendment involves several revisions to the land use concept in the W %2 9-53-27-W4,
as well as related revisions to the text.

This Bylaw shall take effect on the date of its final reading.

First Reading Carried 25 May 2004
Public Hearing Held 24 June 2004
Second Reading 14 June 2004

Third Reading 14 June 2004

Signed by City of Spruce Grove Mayor and Manager of Administrative Services
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PUI:POSE

2.0

This document has been prepared on behalf of Broadview Developments Inc. as an amendment
to the North Central Area Structure Plan.  Specifically, for the lands cwned by Broadview
Developments Inc., located in quarter sections NW Ve 9-53-27-4 and SW ¥ 9 53-27-4. These
lands are located entirely in the western half of ‘Westerly Sub-Area ‘B" as described in the North

Central Area Structure Plan and shown on Figure 1.

The purpose of this amendment is to reflect a recommended parks & open space plan which will
retain a large portion of existing tree stands while at the same time facilitating the economic and
efficient servicing and development of the surrounding lands within the amendment area, and to
establish a mare functional configuration of the proposed medium and high-density residential

areas.

To accommodate these changes, a reconfiguration of parcels and land use changes have been

proposed.

SCOPE

The amendment area encompasses a total of 58.61 ha within the western area of the NASP, as

described above and shown on Figure 1. The scope of the amendment is to:

a) change the configuration of the proposed low-density residential and parks & open space
areas in ihe south east of the amendment area surrounding the existing woodlots;

b} replace the proposed low-density residential with medium-density residential in the north east
carner of the amendment area, east of the proposed stormwater management facility; and

c) to reconfigure the proposed medium and high-density residential parcels in the southwest

portion of the amendment area.

North Central Area Structure Plan Amandment i
51612004
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21 LOCATION

The North Central ASP, an area of 393 ha, is located in the City of Spruce Grove, between Grove
Drive to the south and Highway 16 to the north, and between Campsite Road fo the west and
Century Road to the east. The City of Spruce Grove originally approved the North Central Area
Structure Plan in 2003.

The proposed amendment area is located within the western half of Westerly Sub-area "B" of the

North Centrai Area Structure Plan (Figure 1).

2.2  EXISTING LAND USE (WESTERLY SUB-AREA “B”: SEC. 9-53-27-W4)

The total area for the westerly sub-area is approximately 180 ha, of which 38 ha are deveioped
(20%), with the remaining 151 ha undeveloped. The Aspenglen area, consisting of low-density
residential deveiopment, has begun immediately west of the Calahoo Road alignment and north of
Grove Drive. Simitarly, the first phases of the Deer Park Estates have been developed north of
and westwards along Grove Drive, as well as a larger park site at the northwest corner of Grove
Drive and Calahoo Road. The remaining lands forming the majority of this area is undeveloped

agricultural tands, fatling under and Urban Reserve designation.

The current North Central ASP Land Use Concept proposes low, medium, and high-density

residential, stormwater management, and partks & open space as future uses within the

amendment area. (Figure 2}

2.3 POLICY CONTEXT

Tne proposed amendments to the North Centrat ASP comply with the intent of the City of Spruce
Grove Municipal Development Plan and objectives described in Section 4.0 of the North Central
Area Structure Plan. Final approval of the districting, subdivision and servicing will be subject to

the standard planning and engineering requirements of the City of Spruce Grove.

North Central Area Structure Plan Amendment 2
51612004
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4.0

24 SITE CHARACTERISTICS

The site is characterized by undulating terrain with an overall difference in elevation across the site
of approximately ten (10) metres. The site generally drains from the southwest to the northeast.
Areas of standing water, centrally located in the amendment area, are to be incorporated into

future stormwater management facilities.

RATIONALE

The proposed parks and open space configuration provides the region with a variety of park types
linked via pathways. These park types consist of. passive landscaped open space surrounding
the proposed storm water management facilities {flowing south o north through the centre of the
amendment area), predominantly forested open space defined by the two tree stands in the
southeast of the amendment area, and an existing park that includes a play structure in the south
of the amendment area. The new open space configuration provides more parks and cpen space
adjacent to the storm water management facilities and creates a more logical connection between

parks and open space related the existing tree stands.

Replacing the two proposed low-density residential areas, in the northeast of the amendment
area, with medium-density residential creates a consolidated medium-density residential area
adjacent to the amenity space surrounding the proposed stormwater management facility.
Depending on market demand, this area may provide and opportunity for a comprehensively
planned P.U.D. (Planned Unit Development). This will result in & slight increase in density in the

area.

Changing the configuration of the proposed medium and high-density residential areas in the
southwest corner of the amendment area allows for more flexibility in the site planning of these
develcpments.  This configuration also brings the high-density residential portion closer to

proposed amenity space. There will be no ¢change in density in this area.

North Central Area Structure Plan Amendment 3
516/2004



In summary, the amendment will not only make the subject property more marketabie, buf will also
improve the quality of proposed parks & open space within the Deer Park Estates neighbourhood.
(Figure 3)

5.0 ENVIRONMENTAL AND MUNICIPAL RESERVE DEDICATION
Environmental Reserve (ER) and Municipal Reserve (MR} dedication will be made in accordance
with the requirements in the Spruce Grove Municipal Development Flan (MDP) and Municipal
Government Act (MGA). Specifically, MDP, PART IV.

The exact location and amount of required ER and MR dedication is to be determined at the
subdivision stage.

6.0 TRANSPORTATION
The overall transportation network basically remains unchanged.

7.0 UTILITY FACILITIES
The amendment will have no effect on the proposed servicing concept. Capacities for sanitary
and stormwater drainage were verified by Associated Engineering Alberta Lid., and they are
adequate to accommodate the propesed uses.

8.0 REVISED LAND USE AND POPULATION STATISTICS

Table 1 provides a summary of the revised land use and popuiation statistics.

The proposed amendment will result in an increase in the area proposed for medium-density

residential and a reduction in the area proposed for low-density residential uses. Total proposed

MNorth Central Area Structure Plan Amendment 4
5/6/2004
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9.0

Gy
LS

residential land use area within the amendment is 34.71 ha, 26.58 ha of this being low-density with
medium and high-density residential making up the balance of §.13 ha. This results in a total

estimated popuiation of 2505 persons, a net decrease of 20 persons.

IMPLEMENTATION

8.1 STAGING

Staging of the development will be dependant on market demand as well as iogical and

gconomical expansicn af existing roadway and serving networks.

8.2 AMENDMENTS TO LAND USE BYLAW

Complimentary amendments to the Land Use Bylaw (LUB) have been submitted to the City of
Spruce Grove cancurrent with this amendment. Further amendments fo the LUB will be submifted

according to the staging of the development.

8.3 SUBDIVISION

Application for subdivision will be in accordance with the requirements set out in the MGA

Subdivision and Developmeni regulations.

North Central Area Structure Plan Amendment 5
5612004
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AMENDMENT TO NORTH CENTRAL ASP

TABLE 1 - EXISTING LAND USE AND POPULATION STATISTICS

AREA {ha)

(GROSS AREA 58.61
Environmental Reserve' 2.48
GROSS DEVELOPABLE AREA 56.13
Stormwater Mangement Facilities 2.27
Parks & Open Space 5.97
Non - Residential Area

Circulation - Vehicular (20%) 11.26
NET RESIDENTIAL AREA 36.63
RESIDENTIAL LAND USE ANALYSIS
Land Use Area (ha) Units/Ha Units Pop/Unit Population
Low Density Residential 32.05 20.00 641 3.40 2179
Medium Density Residential 3.66 30.00 110 2.70 297
High Density Residential 0.92 80.00 83 1.80 149
TOTAL 36.63 834 2625
STUDENT GENERATION STATISTICS LDR/MDR-HDR RATIO
Level Public Separate TOTAL 87% 13%
Elementary (K-6) 217 67 284
Junior High {7-9) 92 33 125
Senior High (10-12) 108 17 125 Persons/Gross Dev. ha.
TOTAL 417 117 534 46.77

'Environmental Reserve and Municipal Reserve dedication will be made in accordance with the requirements in
the Spruce Grove Municipal Develepment Plan (MDF) and Municipal Government Act (MGA). Specifically, MDP,
PART IV

North Central Area Structure Plan Amendment
57712004
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AMENDMENT TO NORTH CENTRAL ASP

TABLE 2 - PROPOSED LAND USE AND POPULATION STATISTICS

AREA (ha)
GROSS AREA 58.61
Environmental Reserve' 2.48
GROSS DEVELOPABLE AREA 56.13
Stormwater Mangement Facilities & Public Utility Lots
Stormwater Mangment Facilties 2.27
Public Utility Lots 0.42
2.69
Parks & Open Space 8.57
Non - Residential Area
Circulation - Vehicular 11.28
Circulation - Pedestrian 0.27
11.53
NET RESIDENTIAL AREA 33.34
RESIDENTIAL [.AND USE ANALYSIS
Land Use Area(ha}  Units/Ha Units Pop/Unit Population
Low Density Residential 25.21 20.00 504 3.40 1714
Medium Density Residential 6.45 30.00 194 2.70 524
High Density Residential 1.68 20.00 151 1.80 272
TOTAL 33.34 849 2510
STUDENT GENERATION STATISTICS LDR/MDR-HDR RATIO
Level Fublic Separate TOTAL 76% 24%
Elementary (K-6) 221 68 289
Junior High (7-9) 93 34 127
Senior High (10-12) 110 17 127 PersonsfGross Dev. ha.
TOTAL 424 119 543 44.72

'Environmental Reserve and Municipal Reserve dedication will be made in accordance with the requirements in
the Spruce Grove Municipal Development Plan {MDP) and Municipal Government Act {MGA). Specifically, MDP,
PART IV

North Central Area Structure Plan Amendrment
51712004



CITY OF SPRUCE GROVE
BYLAW NO. C-520-04

NORTH CENTRAL AREA STRUCTURE PLAN
AMENDMENT

Being a Bylaw to amend Bylaw No. C-477-03, the Bylaw that adopted the North Central
Area Structure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 892 of the Municipal Government Act, R.8.A. 2000, ¢. M-

26, including amendments therefo, the Council of the City of Spruce Grove, DULY
ASSEMBLED, HEREBY ENACTS as follows:

THAT, the North Central Area Struciure Plan be amended, as ouilined in
Schedule 1 which is attached to and forms part of this Bylaw.

The amendment involves a revision o the land use concepy, redesignating a portion of
NE 10-53-27-4, from Medium Density Residentiai fo Low Density Residentiai, and a
portion of NE 10 and NW 10-53-27-4 from Low Density Residential to Medium Density
Residential, as well as refated revisions to the text.

This Bylaw shall take effect on the date of its final reading.

First Reading Carried 22 March 2004
Public Hearing Held 13 April 2004
Second Reading 13 April 2004

Third Reading 13 April 2004

Signed by City of Spruce Grove Mayor and Manager of Administrative Services
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_ North Central

Area Structure Plan Amendment

1.0 Introduction and Purpose

The North Central Area Structure Plan (ASP) Bylaw G-477-03 adopted by the City
of Spruce Grove on July 14, 2003 provides a framework for the orderly development
of residential lands.

The purpose of this document is to amend the North Central Area Structure Plan to
exchange a small medium density residential site with an adjacent low density area.
The amendment area is a distinct development module formed by future parks and
open space on the east, the Links Golf Course on the south and the future Longview
Drive on the north. Existing development forms the west boundary.

2.0 Location

The North Central Area Structure Plan 1s comprised of approximately 393 hectares
of land north of Grove Drive, south of Highway 16, and is further bounded between
Campsite Road and Century Road. The proposed amendment area is located
mmediately east of existing development south of the future extension of Longview
Drive.

3.0 The Amendment

The approved Land Use Concept for the North Central Area Structure Plan is
shown in Figure 1, and the proposed amendment shown in Figure 2. The approved
medmum density site was approximately 1.12 ha and the low density area was
approximately 2.13 ha. Due to the shape and form of the site the exchanged medium
density site is now 2.13 ha and the low density is 1.12 ha. The overall change 1s an
increase in the medium density of 1.01 ha and a decrease of 1.01 ha in the low
density. The amended ASP Land Use Concept exchanges those lands identified as
low density residential with medium density residential. '

4.0 Amendment Effects

Generally, the amendment proposes the relocation of medium density residential
land use, which will result m the movement of a similar area of low density
residential, This change will have virtually no effect on the 78/22 ratio of low density
to medium density land use. The approved statistics i the North Central ASP

20545PA00L.D0C
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Development Statistics, Table 1, were mcorrectly stated. This amendment will
replace the original statistics with the correct numbers, Table 1A, and further update
the corrected numbers to reflect the proposed amendment, Table 2.

The proposed amendment will affect the statistics by increasing the neighbourhood
population by 13 residents, from 14,958 to 14,971 and the number of dwelling units
will merease by 10, from 4,745 to 4,755 units.

5.0 Servicing and Roads
This amendment does not require or propose changes to the existing pattern of

roadways or servicing as defined in the approved North Central ASP.

6.0 Amendment Rationale

This amendment is required to show the land use and population changes resulting
from the increase of the medium density site and reflect its modified shape and
location. '

20545P4001.0CC
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Gross Area
less

Future Highway Interchange

Arterial Widening

Sanitary Sewer Trunk R/W
Environmental Reserve
The Links Golf Course

Minicipal Focal Point
Gross Deveiopable Area

Open Space / Parks
Drypond Facilities

Stormwater Management Facilities

School Sites
Roads (20% of GDA)

Net Developable Area

Net Land Uses

Low Density Residential
Medium Density Residential
High Density Residential
Institutional

Comimercial

Total

Student Population

Elementary
Junior High
Senior High
Total

Notes:

1. 3.4 persons/unit for L.D.R., 2.7 persons/unit for M.D.R., 1.8 persons/unit for H.D.R.
. Unit total based on 20 units/net hectare

. Unit total based on 30 units/net hectare

. Unit total based on 90 units/net hectare

. Student Generation: (students/unit),

B W N

Elementary
Junior High
Senior High

Table 1

Approved North Central Area Structure Plan

Separate
0.08
0.04
0.02

Development Statistics
ha %GDA
393.54
4.00
0.92
1.30
6.23
57.64
1.72
32173 100.00
18.23 567
8.78 2.73
13.34 4.15
513 1.59
64.34 20.00
211.91 65.87
ha Units Population
184.60 3089 10537
18.89 491 1326
540 485 873
0.91
2.11
211.91 4075 12735
Public  Separate
1060 328
448 163
530 B2
2038 571

04/02/18 205STATS00t.xls



Gross Area
less

Future Highway Interchange

Arterial Widening

Sanitary Sewer Trunk R/W
Environmental Reserve
The Links Golf Course

Minicipal Focal Point
Gross Developable Area

Open 3pace / Parks
Drypond Facilities

Stormwater Management Facilities

School Sites
Roads (20% of GDA)

Net Deveiopable Area

Net Land Uses

Low Density Residential
Medium Density Residential
High Density Residential
Institutional

Commercial

Total

Student Population

Elementary
Junior High
Senior High
Total

MNotes:

1. 3.4 personsfunit for L.D.R., 2.7 persons/unit for M.D.R., 1.8 persons/unit for H.D.R.
. Unit total based on 20 units/net nectare

. Unit total based on 30 units/net hectare

. Unit totaf based on 90 units/net hectare

. Student Generation: (students/unit).

oA W N

Elementary
Junior High
Senior High

Table 1A

Separate
0.08
0.04
0.02

Revised Approved North Central
Area Structure Plan Development Statistics
ha %GDA
393.54
4.00
0.92
1.30
6.23
57.64
1.72
321.73 100.00
18.23 5.67
8.78 273
13.34 4.15
513 1.59
64.34 20.00
211.91 65.87
ha Units  Population
184.60 3692 12553
18.89 567 1530
540 486 875
0.81
2.1
211.91 4745 14958
Public  Separate
1234 380
522 190
617 95
2373 665

04/02/18 205STATS003.xls



Gross Area

less
Future Highway Interchange
Arterial Widening
Sanitary Sewer Trunk RW
Environmental Reserve
The Links Golf Course
Minicipal Focal Point

Gross Developable Area

Open Space / Parks

Drypond Facifities

Stormwater Management Facilities
School Sites

Roads (20% of GDA)

Net Developable Area

Net Land Uses

Low Density Residential
Medium Density Residential
High Density Residential
Institutional

Commercial

Total

Student Population

Elementary
Junior High
Senior High
Total

MNotes:

. Unit tolal based on 20 units/net hectare
. Unit total based on 30 units/net hectare
. Unit total based on 90 units/net heclare
. Student Generation: {studenis/unit).

[S I N I I

Etermentary
Junior High
Senior High

Table 2

North Central Area Structure Plan
Amendment Development Statistics

ha %GDA
393.54
4.00
0.92
1.30
6.23
57.64
1.72
321.73 100.00
18,23 567
8.78 2.73
13.34 4.15
5.13 1.59
64.34 20.00
211.91 65.87
ha Units Populaticn
183.59 3672 12484
19.80 597 1612
5.40 486 875
6.91
211
211.91 4755 14971
Public  Separate
1236 380
523 190
618 95
2377 665

1. 3.4 personsfunit for L.D.R., 2.7 persons/unit for M.D.R., 1.8 persons/unit for H.D.R.

Public Separate
0.26 0.08
0.11 0.04
0.13 0.02

04/02/18 2058TATS002.xls



CITY OF SPRUCE GROVE
BYLAW MNO. C-515-04

NORTH CENTRAL AREA STRUCTURE PLAN
AMENDMENT

Being a Bylaw to amend Bylaw No. C-477-03, the Bylaw that adoptad the North Ceniral
Area Structure Plan, for the City of Spruce Grove, in the Province of Alberta.

Pursuant to Sections 633 and 692 of the Municipal Government Act, R.S.A. 2000, ¢. M-

26, including amendments thereto, the Cauncil of the City of Spruce Grove, DULY .
ASSEMBLED, HEREBY ENACTS as follows:

THAT, the North Central Area Structure Plan be amended, as shown on the map

below:
| = L L%
/ —
B1 MR
0
F4RT OFLGT 3 ¥—
e
SE. 144 SECI0-S3-27-4 :
]
i

HIGH DENSITY
RESIDENTIAL

TO
MEDIUM DENSITY
RESIDENTIAL

CENTURY ROAD

SRroOVE DRIVE

— T T — —

The amendment involves a revision 1o the land use concept, redesignating a portion of
Lot B, Plan 992 6679, in the SE 10-53-27-4, from High Density Residential to Medium
Density Resideantial.

This Bytaw shall take effect on the date of its final reading.

First Reading Carried 23 February 2004
Public Hearing Held 22 March 2004
Second Reading 22 March 2004

Third Reading 22 March 2004

Signed by City of Spruce Grove Mayor and Manager of Administrative Services
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Being a Bylaw to adopt the North Central Area Structure Plan for the City of Spruce
Grove, in the Province of Alberta.

Pursuant to Sections 633 of the Municipal Government Act, S.A. 2000, ¢. M-26.1,
including amendments thereto, the Council of the City of Spruce Grove, DULY
ASSEMBLED HEREBY ENACTS as follows:

1.

The Plan applies {o the entire undeveloped portion of the south and north
quarters of Sections 9 and 10, Township 53, Range 27, West of the
Fourth Meridian.

The North Central Area Structure Plan atiached hereto as Schedule A to
this Bylaw is hereby adopted.

The Plan provides a framework for the development of the Plan area as
described in the text and mapping of Schedule A.

The Plan shall become a guide for the preparation of detailed plans and
subdivision and development agreements.

Development of the subject tands of the Area structure Plan shall conform
to the land uses set cut in the Plan.

This Bylaw shall take effect on the date of its final reading.

First Reading Carried 10 March 2003

Public Hearing Held 26 May 2003

Second Reading Carried 26 May 2003

Public Hearing 14 July 2003

Third Reading Carried 14 July 2003

Signed by City of Spruce Grove Mayor and Manager of Administrative Services



. 2003



The City of Spruce Grove North Central Area Structure Plan
July 2003

EXECUTIVE SUMMARY

Focus Intec, on behalf of the City of Spruce Grove, is pleased to present the
North Central Area Structure Plan. The Plan is a result of input received from the
area landowners, Municipal officials, and affected stakeholders, and represents
‘development parameters and objectives for 393 hectares of land in the northern
portion of the City of Spruce Grove.

The North Central Area Structure Plan provides for a new residential community
and establishes the objectives and principles to guide the location, intensity, and
character of land uses. The Plan also determines the transportation and
circulation pattern, organization and design of the community. More specifically,
the Area Structure Plan (ASP) calls for the development of:

e« A variety of residential densities and dwelling. units comprehensively
planned and integrated with the existing residential development of the
Plan areg;

e A range of convenient commercial land uses to serve the community
and neighborhood needs;

* An interconnected pedestrian trail system that links the major open
space areas within the Plan and those of the surrcunding communities;

*» A hierarchical transportation system to connect the neighborhoods
within the Plan area and those to the south;

» A stormwater management system to control the flow and intensity of
stormwater flows into Atim Creek;

¢ Two new school sites to accommodate the needs of both the Evergreen
and Parkland School Districts;

e The general servicing scheme required to complete the neighborhood,
and

+ An approximate phasing sequence for development,

The Plan is sensitive to the existing developed areas within its boundaries, the
need for a specifically planned stormwater drainage system, and the ensuing
closure of Calahoo Road and alterations to highway access. The goal of the
ASP is to set forth in precise terms the type, location, and intensity of land uses,
but also creates a liveable and attractive community. Although the Plan sets
forth the goals and objectives for development of the area, it is intended to be
inherently flexible in its implementation. Specific details of location, site design,
minor circulation patterns and lot layout, particularly for the higher intensity land
uses, will be the responsibility of the site developer and subject to further review.
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INTRODUCTION AND BACKGROUND

Forward

In co-operation with two of the major landholders within the Plan area
(Melcor Developments Ltd. and Mr. Arlie Jespersen), the City of Spruce
Grove has authorized the preparation of an Area Structure Plan.  All major
landowners were given the opportunity to be involved with the development
of the ASP. The ASP recognizes the planning previously done for the area
and also incorporates current directions, visions and standards, which
resulted in some changes. The subject lands are legally referred to as the N
Y2 and part of the S 12 of Sections 9 and 10, Township 53, Range 27, West of
the 4™ Meridian (see Figure 1). This document is the Area Structure Plan
hereinafter referred to as the North Central Area Structure Plan. The
North Central Area Structure Plan provides a strategic framework for future
subdivision and development in a manner that is compatible and
complementary to existing development within the north central area of the
City of Spruce Grove,

With the build-out of the comprehensive Plan area, the residents of Spruce
Grove will be offered a variety of recreational and commercial amenities
together with a diversity of residential lifestyle choices. The overall
formulation and intent of this document is to ensure the orderly and regulated
implementation of this comprehensive North Central Area Structure Plan.

Background

The Plan area is a culmination of numerous studies, bylaws, and area
structure plans with no cohesive struciure. The City of Spruce Grove
requested the formulation of a comprehensive area structure plan to guide
future development within the Plan area and to ensure orderly and efficient
development of the site.

The interchange and associated ramping requirements for the Highway 16
and Campsite Road intersection will not allow for an additional highway
access at Calahoo Road. Furthermore, the decision to eliminate the
connection of Calahoo Road with Highway 16 called for a revisitation to the
area and conceptual design of a neighborhood that would link to the existing
Spruce Grove community. In addition, the location of the TransAlta Tri-
Leisure Centre will make Campsite Road a more significant thoroughfare and
further justifies the interchange | ocation and need foran all-encompassing
transportation network. As a result, it was deemed necessary to formulate an
area structure plan that would address such transportation issues.
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NORTH CENTRAL
City Boundary AREA STRUCTURE PLAN

1 Area Structure Plan Boundary

Figure 1

Location Plan
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Historical drainage problems in Parkland and Sturgeon Counties along Atim
Creek and west of Big Lake have also resulted in more stringent storage and
outflow requirements from Alberta Environment. The City of Spruce Grove's
stormwater system presently utilizes Atim Creek for drainage purposes, and
the additional development of the North Central ASP involves a modification
to the rate and direction of stormwater flow towards this area, due to the
expected stormwater increases. The main consequence of impacts being
changes fo the stormwater management plans for the areas, resulting in a
complex system of stormwater basin and drainage routes. Details of this are
further examined in Section 6, however the impacts affect the overall land
use concept.

Purpose

The purpose of this document is to:

% Provide a comprehensive document outlining the planning and
design goals for the North Centrai Area Structure Plan;

% Establish the objectives and principles to guide the location,
intensity, and character of the [and uses, and the circulation
pattern;

< Detail the land use and transportation standards that will guide
future development in the Plan area; and

% |dentify an extensive stormwater management system for the Plan
area, in conjunction with the existing drainage from the community
of Spruce Grove and the restrictions of flows to Atim Creek as
imposed by Alberta Environment.

Scope of the Plan

The Area Structure Plan as proposed provides for the orderly staged
development of the Plan area. The Plan will specify land uses, residential
density patterns, park and school requirements and locations, major roadway
alignments, transportation and utility requirements, and staging in
accordance with the provisions of the Municipal Government Act. The
design for the area incorporates municipal requirements, as well as the
desires of private landowners, and the surrounding community of Spruce
Grove. The Plan is intended to establish an overall framework within which
development occurs for the area, in order that consistent and coordinated
development may take piace responsive to the needs and requirements of
the future residents. The Plan is intended to be flexible, thus able to respond
to changing market demands over time.

The Area Structure Plan will provide a sound framework within which the
municipal planning and review agencies may properly and fully evaluate
subsequent detailed subdivision applications.
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1.5 Policy Context

Since 1981 and the adoption of Bylaw 558-87, the “North Annexation Area
Structure Plan”, there have been a number Area Structure Plans and
amendments within the Plan area. It is the objective of the Area Structure
Plan to integrate the existing development with new development intentions,
within the framework of the policies and goals of the current City of Spruce
Grove's Municipal Development Plan, Land Use Bylaw, and relevant studies.

A number of statutory plans and subsequent amendments currently affect the
Plan area. These include the westerly section of the Plan area, which is
governed by the Northwest Area Structure Plan (Bylaw 370-97), and North
Annexation Area Structure Plan (Bylaw 558-87), which has been modified in _
the southwest with the Aspenglen Amendment (Bylaw C97-90). The
southeast corner falls under the Glen Park Amendment (Bylaw 77-89) with a
subsequent amendment in the southwest portion (Bylaw C96-90); and the
central area has been amended (Bylaw 307-96). All of the above plans will
be rescinded with the adoption of the North Central ASP, and are illustrated
in Figure 2,
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2.0 PHYSICAL FEATURES

21

2.2

2.3

General

In the preparation of the North Central Area Structure Plan it was necessary
to examine existing site conditions and inventory active influences, and
identify opportunities and constraints, both natural and man-made. The
identification and evaluation of those factors, including a review of the
development strategy led to the selection and refinement of the concept for
the Plan area.

Location and Urban Context

The lands encompassed within the North Central Area Structure Plan are
depicted graphically in Figure 3. Highway 16 forms the north boundary of
the Plan; while Grove Drive defines the southerly limits. Century Road and

Campsite Road define the east and west
boundaries respectively. These major roadways
intrinsically create an enclosed area that should
be developed in a comprehensive and cohesive
manner. Approximately 400 hectares of land
form the Plan area, wherein over 50% are
presently developed, including an 18-hole golf
course, leaving approximately 180 hectares of

undeveloped lands.

Existing Land Use

The current land uses assigned at present for both developed and
undeveloped areas total approximately 393 hectares and are identified in
Figure 3. This existing composition is critical to the designation of new land
uses within the Plan area, as it affects compatibility, densities, and spatial
relationships between uses and needs. The Plan area is divided into two
sub-areas, the easterly and westerly, which are, for the most part, divided by
the Calahoo Road alignment. A summary of both land use and zoning
patterns are as follows:
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2.3.1 Easterly Sub-Area “A”: Section 10-53-27-W4

These lands form the balance of the North Annexation ASP area including ali
of the Bylaw 307-96 amendment area, and a portion of the Bylaw 77-8%
amendment area. The total area covered is 201.17 hectares, of which 43.33
are presently developed excluding the golf course. These lands have been
developed as a residential community within and around the Links Golf
Course. While the golf course is
substantially developed and mature, | 1 |

_ the residential component is only
22% complete with approximately
100 hectares yet to be developed.
Located in approximately the center
of this ¥ section is future elementary
school/park area serving these and
adjacent communities. A multi-
family site and church are situated at
the south entrance of Fieldstone
Drive.

2.3.2 Westerly Sub-Area “B”: Section 9-53-27-W4

The total area for the westerly sub-area is approximately 190 hectares, of
which 39 hectares are developed (20%), with the remaining 151 hectares
undeveloped. The Aspenglen area, consisting of low-density residential
development, has begun immediately west of the Calahoo Road alignment
and north of Grove Drive. Similarly, the first phases of the Deer Park Estates
have been developed north of and westwards along Grove Drive. In addition
to the single-family residential development, two small convenience
commercial sites have been designated along Grove Drive, as well as a
larger park site at the northwest corner of Grove Drive and Calahoo Road.
The remaining lands forming the majornty of this area are undeveloped
agricultural lands, falling under an Urban Reserve designation.

2.4 Natural Resources

There has been no aggregate or other resource exiraction from within the
Plan area, except for limited sand removal along the northern portion of the
easterly sub-area.
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Historical Resources

Subject to Sections 28(2) and (3) of the Historical Resources Act, the
Province owns all archaeological and paleontological resources.
Municipalities are encouraged to contribute to the preservation of these
resources. As a result, in preparation of the North Annexation Area Structure
Plan Amendment adopted by Bylaw No. 652-82, Settlement Surveys Ltd.
conducted a Historical Resources Inventory and Assessment. This
assessment was performed on the majority of the land within the Plan area
excepting only the Westerly %2 of 9-53-27-W4th., The assessment identified
three potential sites. Their findings indicate that no attempt should be made
for preservation, as each site has shown considerable disturbances and
interference by way of agricultural activities.

Soils

Reid Crowther performed a geotechnical analysis in 1991 and again in 1997.
These studies have indicated that the soils within the Plan area are relatively
stable and suitable for residential development. Near surface groundwater
was found sporadically throughout the northern portion of the Plan area. The
soils contained in the most northerly portion are classified as No. 2 and No. 3
soils. The sautherly and central portions of the Plan area consist of goed
guality soils, with a No. 1 Canada Land Inventory classification. The
proposed phasing of development will ensure the delayed consumption of
agricultural lands.

The surrounding road network and existing deveiopment pockets have
fragmented this area from larger agricultural tracts north of Highway 16. As a
result, the proposed development is not considered to contravene Section
622 of the Municipal Government Act, which encourages municipalities to
limit the fragmentation of agricultural lands and their premature conversion to
other uses.

Vegetation and Natural Features

The vegetation within the Plan area is very limited and consists of a few
scattered wood lots, which are to be preserved as park open space. Two
wood lots are located in the NW ¥ Sec. 9 and NE % Sec. 10 portions of the
Plan area, whereas a mixture of vegetation and trees line both side of Dog
Creek, all of which are to be incorporated into the proposed concept plan.
Only those trees that directly impede
construction of buildings and services may
be removed. Trees of sufficient numbers
and maturity to enhance the appearance of
the development will replace those trees d
that are removed. The majority of the
undeveloped area is under cultivation.
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Topography

The topography and directional drainage of the lands within the Plan area is
illustrated by Figure 4. Generally, the lands within the north 2 of Section 9
drain from the south along a centrally located drainage basin towards the
northeast. The southeast corner of these |\ m
lands, drain westward towards Dog Creek, ! Y
which is a natural drainage channel that é"
3

severs the easterly % of Section 9. This
creek carries the flow of water across
Highway 16 to Atim Creek and onward to the |
Sturgeon River. ;

- '

The northeast ¥4 of Section 9 also contains a small number of hills with
random areas of depression. The topography within this specific area
promotes the collection of stormwater, and in the future could form part of a
stormwater management system for the Plan area.

The remaining lands generally slope from the southwest to the southeast.
small slough or low-lying marshy areas are located intermittently throughout
these lands. The design of the golf course has taken advantage of the
topography of this area, thus offering a challenge to the golf enthusiasts. The
remaining low-lying areas should be utilized as part of a stormwater
management system where possible.

Transportation Facilities

Highway 16 defines the northern boundary of the Plan area and forms part of
the Provincial north/south Trade Corridor. A number of urban arterial
roadways define the remaining plan boundaries ofiering excellent access to
the Provincial transportation network. Campsite road will ultimately link to
Highway 16 with the proposed interchange construction. Similarly, Century
Road will function as a high volume arterial with a linkage to Highway 16.

Grove Drive, forming the southern boundary, is a major arterial handling a
significant amount of east-west traffic and is planned for expansion to four
lanes.

Future collector roads will move traffic throughout the North Central Area
Structure Plan and will provide connection to the adjacent arterials. These
will include King Street, Fairway Drive, Fieldstone Drive, Aspenglen Drive,
Calahoo Road, and Deer Park Drive.
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210 Land Ownership

2.1

The Plan area contains several different landowners as shown in Figure 5,
and on the following table, which outlines the approximate area of all titled
undeveloped lands within the Plan area:

Ownership Legal Description Area {ha)
1 Golf Course — Melcor Development | Lot 3 Plan 842 1833; Lot 57.64
Ltd. 1B Plan 0125154; Lot 2E
Plan 002 3068; Lot 35
B/L8 Plan 892 1650
2. | Melcor Developments Ltd. N.W. Y. 10-53-27-W4 9.33
3. | Melcor Developments Lid. N.E. ¥4 10-53-27-W4 34.08
4. | Broadview Developments Lid. N.W. ¥4 9-53-27-W4 58.61
5. | 309642 Alberia Ltd. N.E. ¥4 9-53-27-W4 59.70
6. | Broadview Developments S.W. ¥ 9-53-27-W4 3.20
7. | Donald and Hugh Dunnigan Biock 1, Plan 4609 RS 2.02
8. | Robert and Barbara Sinclair Block 2, Plan 762 2301 1.99
9. | Melcor Developments Lid. S.E. V. §-53-27-W4 7.29
10 | Robson Developments Ltd. Lot B, Plan 992 6679 29.72
11 | Centennial Acres Ltd. Lot A Pilan 812 3014 4.05
12 | Queen in the Right of the Province Highway 16 Calahoo Rd 1.72
13 | Miscellaneous Developed Properties 119.86
TOTAL 393.54

Surrounding Land Uses

The framework for existing and future development of adjacent lands has
been established within a number of statutory planning documents. The
Grove Meadows Area Structure Plan, as amended, for the area East of
Century Road, identifies schools sites, open space, a range of housing
densities, and commercial sites. Those lands i mmediately south of Grove
Drive were developed while under the original North Annexation Area
Structure Plan (Reid Crowther & Partners Ltd., 1996) and consist of
predominantly low to medium density residenttal development.

The south half of SW %4 8-53-27-4, south of Grove Drive, falls under the
Spruce Woods Area Structure Plan. In addition to low and medium density
single-family housing, a Mobile Home Park has been developed. The lands
to the west and north are undeveloped agricultural lands and will be covered
by the West Spruce Grove ASP.
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3.0 POLICY FACTORS INFLUENCING THE PLAN

The Area Structure Plan provides the overall policy framework for the
development of the area. The recognition of the role and potential bearing of
existing policies and statutory plans has been analyzed and summarized below.

3.1 Land Use Districts

Existing land use zoning within the Plan area is illustrated in Figure 6, and is
mainly composed of urban reserve sites in the north portion of the Plan area
and residential sites to the south. Intermittent convenience commercial sites
can be found along Grove Drive and general recreation areas to the east of
Catahoo Road in the form of The Links Golf Course. This existing zoning
pattern will be integrated into the ASP as effectively and efficiently as
possible. '

3.2 Existing Plans and Policies

Several planning and policy documents affect future land use and
development in the North Central ASP area, the most significant of which is
the City of Spruce Grove Municipal Development Plan. In addition, a number
of studies produced for the City of Spruce Grove and certain changes to the
existing Area Structure Plans — North Annexation and Northwest Area
Structure plans — directly affect the future Plan area.

3.2,1 City of Spruce Grove Municipal Development Plan

The following policies are of relevance to the direction taken by the North
Central Area Structure Plan:

Part Il Land Use Plan and Policies

(2.5) The City will require area structure plans to identify the locations of
significant types of vegetation, including woodlots, hedge rows,
windbreaks, and mature frees, and wherever feasible, propose
methods for their integration into the urban landscape.

(2.6) The City will ensure the integrity of the Water regime through the
protection of aquifers and aquifer recharge areas. Creeks and
rivers will be majntained in as natural a condition as possible to
retain wildlife habitat and to ensure the maintenance of hydrological
functions in the watersheds.
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The City will require area structure plans that specifically address
the future management of those environmental management areas
fdentified in order that these areas remain viable and retain their
environmental and amenity value. A ppropriate b uffering mustbe
provided through area structure plans, subdivision layouts, and in
municipal servicing designs.

(2.10) The City will encourage continued agricultural production on lands

designated for urban development until such lands are required for
urban purposes.

(2.12) The City will plan for optimum rather than maximum use levels of

open space, thereby preveniing over-use and environmental
damage or deterioration.

Neighborhood Development Policies

(3.1)

(3.3)

(3.4)

(3.6)

(3.7)

(4.7)

(4.8)

The City will require area structure plans to demonstrate the use of
community design principles to emphasize the development of
distinct neighborhood identities.

The City will endeavor to ensure that new residential areas are
designed to conserve land and energy.

The City will encourage innovative approaches to the design and
organization of neighborhoods fo meet a variety of housing needs
within individual neighborhoods.

The City will encourage the location of multiple unit housing in
areas adjacent to community facilities, major roads, schools,
recreation and commercial facilities, institutional buildings, or
significant natural amenities.

To encourage neighborhood vitality, to provide focal employment
opportunities, and to promote energy conservation, the City will
consider the Incorporation of compatible non-residential
development in new residential neighborhoods. In addition to
fraditional  local convenience  commercials uses, minor
manufacturing and other such uses, which will not create, undue
negative impacts (e.q. raffic, noise) may be permitted in residential
neighborhoods.

The City will utilize a hierarchy of commercial use classifications to
facilitate their designation, through area structure plans, in locations
appropriate to their function, market area, and the transportation
network.

Area structure plans will be required to designate appropriate
locations for convenience and district commercial facilities.
Generally, such facilities should be located along or at intersections
of major roads, and should be combined with other public facilities
and/or open space features fo serve as a visual and activity focus
within the community.

10
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(6.3)

(6.4)

(6.5)

(6.7)
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Particularly at the neighborhood level, the City will encourage the
development of compact commercial nodes rather than scattered
commercial development.

Development will be designed to respond to the natural landscape.
Only topographical modifications necessary for the construction of
buildings and services may be carried out, so that as much
topographical variation as possible is maintained to enhance the
appearance of the development.

When considering a proposed development, the City may require
that the developer enter into an agreement, whereby only those
trees that directly impede the construction of buildings and services
may be removed. Removed trees are to be replaced by trees of
sufficient number and maturity, to enhance the appearance of the
development at the time it is completed.

Area structure plans, subdivision, and site developments should be
designed to achieve a variety of visual effects, which may be
produced by road alignments, management of enclosed and open
areas, the use of building materials and colors, and the use of
landscaping and architectural styles.

The City will require that particular consideration be given to the
appearance of development at entrances to the City, along major
roads, and at other strategic locations.

Community Services

(2.3)

(2.4)

(2.5)

(2.7)

(2.8)

(2.15)

Neighborhood and subdivision design will ensure that all parks and
leisure areas are easily accessible from the residential areas
served, and that this access is clearly defined and visible to the
public.

The City will ensure that a balanced system of park areas is
provided with appropriate emphasis on neighborhood, district,
Citywide, and special use needs.

The City will require ten percent (10%) of the gross parcel of land
being subdivided as municipal reserve, school reserve, or municipal
and school reserve, less the land required to be provided as
environmental reserve or land subject to an environmental reserve
easement, pursuant to Section 666 of the Municipal Government
Act 1994. The City will consider a combination of land and money
in fieu of reserve land, in limited circumstances only.

To assistin creating distinct n eighborhood i dentities, the City will
encourage the equitable provision of leisure facilities and services,
which vary in type between neighborhoods.

The City will utilize its open space poficies and standards to ensure
that sufficient open space will be provided for residents.

The City will require area structure plans to designate sites for
schools, parks, protective services, and other community service

11
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facilities in such a way as to form a coherent focus for the
community.

(2.17) The City will support comprehensive school and park site design in
new development areas.

(2.18) The City will endeavor to locate elementary school sites, so those
young children do not have to cross major arterial or other barriers.

Servicing Infrastructure

(2.3) The City will apply a general road hierarchy in which the design of
roadways is consistent with their function.

(2.11) The City will endeavor to adequately buffer adjacent land uses from
major roadways. -

(2.12) The City will co-operate with developers and other agencies to
develop a continuous pedestrian and bicycle circulation system,
which links residential areas, schools, commercial facilities, parks,
and leisure facilities. ‘

(2.13) The City will require area structure plans to identify p ublic transit
routes, which provide for the development of an overall transit
network in Spruce Grove.

(2.14) In new residential development areas, the City will encourage the
use of collector roads with residential frontage on both sides. In
such cases, rear lanes will be required to ensure the safe
functioning of the collector road.

{2.16) To minimize congestion, to encourage pedestrian use of local and
collector streets, and to derive the security benefits of dispersed
neighborhood activity, the City will encourage the provision of
multiple pedestrian and vehicular routes within neighborhoods.

Implementation

(1.2) The City will require area structure plan boundaries to create logical
planning units defined by natural features, by planned or e xisting
man-made features, and/or by utility servicing boundaries.
Because they are arbitrary, or minimally related to fand use
planning principles, existing property lines should receive a low
priority as determinants of area structure plan boundaries.

(1.3) In addition to requirements identified elsewhere in this plan, the City
will require, in accordance with its "Area Structure Plan Guideline”
(as revised), the provision of appropriately detailed information on
site conditions in and adjacent to proposed area structure Plfan
areas. This information will include, but not be limited to, major
utility and transportation facilities, historical, archaeological, and/or
paleontological resources, and extractable natural resources.

(1.5) The City will provide formal and informal public involvement
opportunities in the planning and approval processes relating to

12
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physical development and t he p rovision of community services in
the City.

(1.6) The City will direct expansion on the basis of an orderly and
economical staging program, based on the existence of municipal
servicing in order to minimize servicing costs.

(1.7) The City will aftempt to ensure that cornpetition in developed land
markets is maintained by permitting development in more than one
area at a time, but in keeping with Policy 1.6.

3.2.2 City of Spruce Grove Studies.

The North Cen_tral ASP must also implement the standards set by the
following studies prepared on behalf of the City of Spruce Grove in
developing the framework for development and subdivision of the Plan area:

Master Drainage Plan dated December 1399;
Parks and Open Space Master Plan dated January, 2000;
Waterworks System Study up-dated November, 1992, and;

a
b
C
d Sanitary Sewerage Master Plan dated September 1990,

e
e S i

a) Master Drainage Plan

The City of Spruce Grove Master Drainage Plan is the blueprint for the
flooding and drainage issues in the City of Spruce Grove. The Plan,
completed in 1995 by Associated Engineering, identified the general
stormwater management requirements for both outside and within the
Plan area. This study was augmented by Focus following discussions
with Alberta Environment and the City of Spruce Grove. Results of the
Focus evaluation as well as the impacts of the study are discussed in
Section 6.

b) Parks and Open Space Master Plan

Randall Conrad & Associates, on behalf of the City of Spruce Grove,
completed a Parks and Open Space Master Plan in January 2000. The
Plan provided for the overall policy direction for open space opportunities
throughout the City, including future district park locations, ftrail
connections, natural area retention, and the provision of neighborhood
parks. This ASP recognizes the policies and recommendations contained
in the Master Plan, including the provision of a District level park, the
retention of the Dog Creek natural area, the provision of neighborhood
level parks, and the identification of an interconnecting trail network.

13
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The following policies and recommendations from the Parks and Open
Space Master Plan pertain to this ASP with respect to municipal reserve
allocations:

1)

2)

3)

4)

5)

Municipal Reserve — That the taking of cash in lieu of reserve be
used as a means of assembling reserve land in appropriate
locations.

Municipal Reserve Credit for Storm Water Management Public
Utility Lots — That policies be developed that will allow for
consideration in taking municipal reserve credit (part of the
10%) based on the demonstrated amenity and/or recreation
value of public uility lots to the general public.

Municipal Reserve Credit for Trails and Walkways — That
reserve credit not be given for the first 6 m in width of any trail or
walkway that has a circulation function. '

Municipal Reserve Credit for Buffers — That buffers to separate
incompatible land uses be provided on site (i.e. on the individual
lots}) wherever possible. That buffers to separate roads from
adjacent development not receive municipal reserve credit.

Timing of Provision/Development of Sites — That every effort be
made to acquire and develop school/park and open space sites
as early as possible in the neighbourhood development
process.

3.2.3 North Annexation and North West Area Structure Plans

This ASP contemplates several changes to what is shown in the existing
Area Structure Plans -North Annexation and Northwest Area Structure Plans,
with associated amendments. These changes are summarized for reference
purposes only. T he existing Plans will b e rescinded upon adoption of the
Bylaw Tor this ASP.

North West ASP September 1987 and North Annexation Area ASP

1.

Change in Stormwater Management Facility adjacent to
highway and corresponding change in land use (Northwest);

Addition of a central park to accommodate vegetation
conservation and presentation and recognition of Municipal
Reserve credit allowance, in accordance with the Parks and
Open Space Master Plan (Northwest);

14
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10.

11.

12.

13.

14.

July 2003
The addition of a centrally located school site (Northwest
and North Annexation);

The provision of a joint use facility for recreation and
stormwater management facility (North Annexation);

Removal of commercial area, relocation of medium density
and refining of stormwater management facility (North West);

Identification of Dog Creek as environmentally sensitive area
(North Annexation),

Closure of Calahoo Road and consequential redesign of
collector roadway system (North Annexation);

Redesignation of medium density site to institutional;

Refinement of stormwater management system (North
Annexation),

Redesign of internal collector system to minimize
shortcutting through Hilldowns (North Annexation);

Provision for higher density residential development with
appropriate transitional provisions (North Annexation);

Elimination of small central commercial development (North
Annexation);

Recognition of overall planning unit as being defined by
surrounding major roadways (both); and

Provision for Municipal focal point.
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4.0 PLAN OBJECTIVES

The North Central Area Structure Plan provides the overall policy framework and
objectives for the development of the area.

The recognition of the potential role of the development area as an important
segment of the urban fabric of the City of Spruce Grove, leads to the formulation
of a number of objectives that should guide the development of the area. The
area is a combination of commercial, institutional, residential, and recreational
components and will be developed in accordance with the following objectives:

4.1 Overall Objectives:

a) To conserve and optimize the use of the natural environment
through the sensitive integration of development with natural
features. Examples of this include the sensitive integration of
Dog Creek into the NE "4 Section 9-53-27-4 area, the area west
of Calahoo Road.

b) To develop a community that is consistent and compatible within
itself and the adjacent neighborhoods, while being reasonably
self-sufficient in terms of surrounding amenities and open space
opportunities that define its sense of community.

c) To provide effective services to the standards of the City of
Spruce Grove,

d) To offer a partial range of commercial employment opportunities
in close proximity to residential areas, sensitively integrated into
the area through the use of development controls in order to
protect against any adverse visual, aesthetic, health, or other
such impacts.

e) To provide planning flexibility in order to stimulate innovation in
the planning and design of residential areas through the use of
architectural and development controls.

f) To encourage energy efficiency in planning, wherever possible,
with the use of proper site orientation, grading techniques, and
use of vegetation.

g) To allow for continued economically phased development,
consistent with municipal policies and market demands.

16
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4.2 Residential Objectives

a)

b)

c)

To provide the needed residential units in the area as an
additional, affordable housing alternative, in order to create an
attractive residential community that would accommodate
approximately 12,000 people.

To conform to neighborhood planning requirements through the
use of quality urban design principles.

To promote the establishment of a heterogenecus community
and establish a hierarchy of neighborhood and sub-
neighborhood units containing a variety of housing types.

To create sub-neighborhood sectors, which are flexible fo
change at subsequent planning stages, dependent upon area
analysis and market conditions at that time.

4.3 Commercial Objectives

a)

To provide a range of convenience commercial land uses in
order to serve the community and neighborhood needs of the
North Central Area Structure Plan residents.

To promote commercial site locations that will offer opportunities
for compatible commercial uses, at key intersections along
major roadways, to serve as a visual and activity focus for the
community.

4.4  School Objectives

a)

To establish the locations for schools which meet the
requirements of the municipality and the Evergreen and
Parkland School Districts, having due consideration for their
respective regional schoo! needs.

To provide a 3.67 ha (7.5 acres) separate elementary school site
in accordance with the City of Spruce Grove agreement.

To meet the future needs of the Parkland Public School District
through the existing transportation system and schools to the
south and west, while recognizing that censtruction of a public
primary or secondary school within the ASP area is unlikely.

17
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4.5 Open Space/Park Objectives

a)

b)

¢)

d)

f)

To meet the needs of future residents for parks and open space.

To recognize and conserve ravine areas as open space and
recreational opportunities.

To fulfill the statutory requirements of the Municipal Government
Act by providing up to 10% of the area as Municipal Reserve, in
the form of land or money-in-place of land, or a combination
thereof.

To maintain urban park frail linkages as provided for in the Parks
and Open Space Master Plan.

To acknowledge the value that stormwater facilities may have
for recreational use, and consider those lands for municipal
reserve credit in accordance with City Policy and with itlustration
of their use by detailed design. '

To recognize the importance of the trail system, and the
pedestrian and bicycle trail connections throughout the Plan
area.

4.6  Transportation Objectives

a)

b)

To provide safe and convenient access for vehicles and
pedestrians.

To provide an efficient hierarchical circulation system for
automobiles, pedestrians, and bicycles to connect to
surrounding major arterials.

To recognize Highway 16 as a major thoroughfare and provide
adequate access to that facility by way of connections to Grove
Drive, Campsite Road and Century Road.

To recognize the increased importance of Campsite Road,
including the proposed construction of a grade separated
interchange at Highway 16.

To recognize the functional requirements of the grade separated
interchanges at Campsite Road and Century Road, and that
their combined influence will resutt in the closure of the Calahoo
Road access o Highway 16.
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f) To eliminate the potential for shortcutting traffic through
residential neighborhoods by those individuals utilizing the golf
course.

4.7  Utility Objectives

a) To provide an economical servicing system and phasing
sequence based upon the logical extension of municipal
services.

b) To utilize stormwater retention and detention facilities in the plan
as an amenity area wherever possible.

c) To recognize water quality improvement techniques through
systematic stormwater retention and detention ponds prior to
discharge into Atim Creek.

d) To recognize the stormwater dischargé restrictions into Atim
Creek as imposed by Alberta Environment.

e} To maximize the use of stormwater detention facilities by
incorporating recreational uses during dry periods
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5.0 LAND USE CONCEPT

The Concept Plan proposed for the North Central ASP area is illustrated by
Figure 6, itis a general conceptual plan and not a detailed description of the
Plan area. It has evolved fully cognizant of the existing plans and amendments,
and recognizes the nature and composition of the existing development.

The development of the North Central Area Structure Plan will result in several
benefits to the Spruce Grove community, including numerous park and open
spaces that are connected by an extensive pedestrian linkage system, which
further links with existing pathway systems surrounding the Plan area.
Furthermore, the addition of several different residential types focated throughout
the Plan area, and convenience commercial sites located in accessible focat
points within the community, provides for an inclusive design meeting the needs
of present and future residents. These will become amenities for the whole
community and will enhance the overall character of the place making it an
attractive, livable neighborhood.

51 General

Overall, the Concept Plan establishes the framework for development
offering a range of residential uses and densities, supported with strategically
positioned commercial areas and open spaces. More specifically the Plan
provides for:

» The creation of neighborhoods which have individual identities,
yet are interlinked with one another to promote social interaction
(see Figure 7);

« The conservation and enhancement of the City's natural open
space resources through their integration with urban
development;

e The directive to ensure that future stormwater drainage is
adequately planned for the density contemplated for the Plan
area; and

e The proposed land use pattern and development density to be
efficiently and effectively served by a transportation network, in
light of limited highway access, as contemplated by Alberta
Transportation.

20
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The Plan also has regard for the information from supporting studies and
investigations including:

The City’s Municipal Development Plan and existing studies which this
Plan will work in unison, specifically referenced as the Spruce Grove
Transportation Study (July, 2000), Parks and Open Space Master Plan
(January, 2000), Sanitary Sewerage Master Plan (September, 1990) and
Waterworks System Study (November, 1992).

Appendix 1 sets out the Land Use Statistics for the Plan area.
Residential

Four neighborhoods describe future residential development areas in the
Plan area: Deer Park, NE Y Sec.9-53-27-4, The Links, and Hilldowns, (as
depicted in Figure 7). These neighborhoods build upon the existing
residential development, and will continue in a manner that is effective,
efficient, and market driven.

The majority of the land, outside of the Links Golf Course, within the Plan
area is designated for residential development (x196 ha.), and provides for a
range of densities thus offering a choice of accommodation. At full build-out,
the projected population for the ASP area is estimated to be 12,000 persons.
The more densely populated areas will be found around the medium and
high-density sites, which are anticipated to consist of + 900 units. The
concept plan strategically positions medium (maximum 66 units/ha) and high
density (maximum 87 units/ha) residential development adjacent to, or within
close proximity to the collector/arterial roadways, so as fo increase
accessibility to these areas.

The remaining residential units will be of a typical single family nature, in
excess of 3,000 lots covering £ 180 hectares of land. Single-family housing
clusters have been planned to remain connected by means of the pedestrian
circulation system through pedestrian corridor opportunities.  Market
conditions over the duration of the development may result in the need for
flexibility within the Plan, in order to adjust the planned densities and type of
housing product anticipated and permitted.

Commercial

The Plan has identified three commercial sites to serve the neighborhood
needs within the various development areas. The location of the commercial
nodes has been strategically situated at the intersections of collector roads,
so as to promote the economic viability of such a development. The
commercial sites will vary in size up to a maximum of 2 acres/site and will
total approximateiy 2 hectares collectively. It is anticipated that up to 50,000
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sqg. ft. of neighborhood convenience commercial space may eventuaily be
developed in the Plan area.

5.4 Open Space, Reserve Lands and Natural Areas

Municipal Reserve will be provided throughout the Plan area in various
forms, such as neighborhood p arks, linear p arks, walkways, smaller parks
and open spaces, and passive and active recreational opportunities. A
description of what constitutes the various reserve classifications is provided
below. The proposed open space systems are illustrated in Figures 6 and
8.

5.4.1 Municipal Reserve

Municipal Reserve for the Plan area (illustrated in Figure 8) will be provided
in accordance with the policies set out in the Parks and Open Space Master
Plan (POSMP), City Policy and Bylaws/Plans and the provisions of the MGA.
Municipal reserve within the Plan area will be taken as land wherever
possible. Cash-in-lieu will be considered - only in extraordinary
circumstances. The Plan area includes a significant amount of open space
area, as described below.

Major District Park/Joint Use Facility

In general, the requirement of the Plan is to provide a major district park site
in accordance with the provisions of the POSMP, address the drainage
issues in the NE V4 Sec.9-53-27-4 and the southwestern area of the City of
Spruce Grove, and fulfill the requirement of Alberta Environment with regards
to water quality and restricted storm water flows into Atim Creek. The
location of the dry pond corresponded with the district park requirements,
proximity to Dog Creek and converging point within the Plan area, as well as
the existing topographical features of the area, supporied the development
potential for a SWMF. As a dry pond amenity and recreation feature it would
be utilized as play fields under normal circumstances and serve as a storm
water management facility during severe storm. It is anticipated that the dual
use area will be developed as a district tevel park, and that the engineering
design accommodate stormwater detention, in accordance with the principles
set out in Section 6 of this Plan.

The provisions set out in the POSMP requiring a district level park, the
primary open space function of the park as well as its central location and
proximity to a future school site all support the dedication of this area as
Municipal Reserve. Exact credit for the stormwater facility will be determined
through detailed design of the facility, but it may be eligible for full credit with
illustration of its use.
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Trails and Walkways

The POSMP provides for the requirement of an extensive pedestrian linkage
system, and further provides for the dedication of Municipal Reserve land for
primary trail

connections in
excess of 6
meters in width for
a linear parkway.
The Plan
accommodates

these  principles
throughout.  The

following graphic NGNS RIXIEDTRTIE T R
ilustrates the area A o g ———

that could be e bhuniclpal Resore —— L
dedicated for Park Comidor

municipal reserve

beyond . the 6 Walkway / MR Alfocation Cross-Seclion
metre trail. NoTTO SCALE

Municipal Reserve credit for trails and walkways in conjunction with storm
facilities will be based on the lands over the 1:100 year elevations.
Furthermore, the park space that is to be developed around the storm
facilities will be to a level accepfable to the City, including recreational
facilities as required, pathways, and landscaping. Municipal Reserve credit
considered for a portion of a storm water management facilities will be based
on illustration of use with detailed design and applicable City policy.

Fresboand
High WaterLovel

SWMF / MR Allocation Cross-Section

MOT TO SCALE
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Neighborhood Level Parks

In accordance with the provisions of the POSMP all neighborhood level parks
will be at least 2 hectares (5 acres) in size. These park facilities will be
designed with safe access to the open spaces through a multi-way lineal
path system as shown on Figure 6. There are seven neighborhood park
sites and various smaller parks distributed throughout the Plan area of botn
passive and active functions (See Figure 8).

The neighborhood park in Hilldowns, although less than the POSMP policy,
will be constructed in conjunction with the adjacent pond, resulting in a total
open space area of almost 2 ha. Therefore the shortfall in size requirements
recommended in the POSMP policy can be considered satisfactory in this
situation. -

The Links Golf Course

The most obvious concentration of open space area is the Links Golf Course.
Although a privately owned and operated course, the Links offers a
significant view and tranquil scenery, as well as some off-season recreational
uses, During the off-season the Links Golf Course is utilized for cross-
country skiing along the course pathways. Therefore, the provision of
additional reserve lands that would normally be associated with development
has been excused for all of the golf course lands under agreement, unless
the golf course transitions to a different type of development at which time
municipal reserve will be required.

{

I

The remaining gross developable lands within the Links area totals 98.43
hectares resulting in 9.8 hectares of land being required for municipal
reserve dedication. This will be allocated generally in accordance with that
shown in Figures 6 and 8. Any shortfall may be provided as cash-in-lieu of
reserve.

The stormwater management facility in the northeast corner of the NE 10 will
not be cleared of trees and it may be determined that it does not function as
stormwater management for the area. Should this be established, the area
will be eligible for Municipal Reserve credit according to City Policy.
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Buffer Space
A 30 meter wide buffer area will be provided to separate the residential land

uses from Highway 16 within Section 9-53-27-4 of the Plan area and will
consist of approximately 3.65 hectares. The provision of this buffer area is in
accordance with the POSMP recommendation that buffers separate
incompatible land uses and be provided on site wherever possible. Due to
the golf course, no buffer is necessary within Section 10-53-27-4 of the Plan
area. The buffer area will be created as a public utility lot road widening and
walkway and is not available for Municipal Reserve dedication.

5.4.2 Environmental Reserve

Dog Creek is the only Environmental Reserve lands located within the Plan
area. As highlighted in Figure 6, the Environmental Reserve strip area
includes the river channel plus an upland setback of 6 meters in width and
any additional setbacks established by geo-technical analysis adjacent to the
top of bank of the Dog Creek shareline. This area consists of approximately
6.23 hectares. The sketch below is an artists conceptual drawing of Dog
Creek and the Environmental Reserve 6m set back from top of bank.

—J6m setback from
. gtop of hank (ER) .7
_ {

LN

Artist's conceptual drawing of Dog Creek
Environmental Reserve (ER).
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The following Table 1 generally outlines the amount of land that Municipal
Reserve (MR) will be based on for each portion of the Plan area, according
to the various criteria for MR and the proposed concept. The actual
dedication shall be determined at the more detailed development stage.

TABLE 1 — Proposed Municipal Reserve

MR Lands Deer NE % | Aspen {The {The (The Hilldowns
Park Sec.9- | Glen Links) Links) Links)
53-27-4 NwW1/4 NE1/4 SW1/4

Sec.10- Sec.10- Sec.10-
53-27-4 53-27-4 53-27-4

Gross Area 89.05ha | 65.30 37.69ha | 59.09 ha 53.51 43.56 44 34 ha

— ha

Less 4.38ha 344 ha | 279 ha 24.58 ha 1879 ha | 14.26 0.54 ha
Arterial E.R. E.R. Golf Golf ha Arterial
Widening Caurse Course Golf Widening

Course
GDA 8467 ha |61.86 34.90 ha | 34.51 ha 3472ha | 29.20 43.80 ha
ha ha

5.4.3 Natural Areas

Any wetlands or tree/shrub stands in the area and not identified by this
plan shall not be removed until reviewed by the City and approved for
removal. Where possible these shall be incorporated into the detailed
design for the area.
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Schools

School generation statistics were obtained from a recent study undertaken by
Elk Island Public Schools in Strathcona County. Empirical data from this
study found that 0.26 elementary, 0.11 junior high and 0.13 senior high
school students are generated from each low-density residential dwelling
unit. This information is slightly less than that which was previously used in
metropolitan Edmonton, but also correlates with the ever increasing supply of
unused school sites. The study was therefore accepted as being indicative
of the potential student generation in the Plan area.

Analysis of the projected student population within the Plan area revealed
that 1056 public and 325 separate elementary school students, 447 public
and 162 separate junior high school students, and 528 public and 81
separate senior high school students will be generated within the Plan area.
Discussion with the Parkland and Evergreen School Divisions indicate that
sufficient capacity exists for each of them in existing and future school
outside of the Plan area. Notwithstanding that, two school sites have been
allocated for the North Central ASP Plan area. The easternmost school site
has previously been dedicated, is 3.67 hectares in size and has been
allocated as a separate elementary school site for the Evergreen Catholic
School Division.  Although, this site is already registered as Municipal
Reserve, development of a school site is not currently scheduled. A second
site of 1.46 hectares in size has been identified in the western portion of the
Plan area, adjacent to the joint use facility. As the Plan area is expected to
generate over 1000 public elementary school students. [t was considered
prudent to provide for an elementary site that could be utilized as a
neighborhood park, yet could also accommodate an elementary school in the
future, if the need arose. The northwestern school site will satisfy this
requirement.

Institutional

Instifutional uses within the Plan are limited fo the St. Andrews United
Church, which currently exists at the corner of Grove Drive and Field Stone
Drive.  This location minimizes the impact on surrounding streets and
adjacent residential areas, and is therefore a suitable location. No additional
church sites or other institutional uses have been proposed within the Plan
area.
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6.0 SERVICING

Servicing for the Area Structure Plan area will be undertaken in accordance with
the City of Spruce Grove standards and good engineering practices. Logical
extension of services will be undertaken as the market wairants.

6.1  Sanitary Sewerage

Associated Engineering in 1990 completed a master sanitary sewerage
study. This Study operates as a guide to plan future subdivision servicing
concepts, and as such, the guidelines therein will be applied for the future
development of the Plan area. As shown on Figure 9, an existing 660mm
diameter Central Trunk sewer serves to collect sewage from the Plan area
east of Calahoo Road. A 750mm diameter west trunk sewer and an existing
375mm sanitary sewer collects flow from the Aspenglen area and serves to
collect sewage from the Plan area west of Calahoo Road. The small 3756mm
sewer has a limited capacity available, however both trunks have been sized
to provide adequate servicing capacity for the entire Plan area, and each
conveys sewage to the Alberta Capital Region Wastewater Commission
trunk north of Highway 16. Servicing within the subject lands will involve
smaller collection mains connected to the existing trunk sewers.

6.2  Storm Water Drainage

Alberta Environment has restricted storm water flows towards Atim Creek
and is requiring water quality measures be taken. These restrictions have
affected the utility and planning requirements within the North Central Plan
area, as illustrated in Figure 10. The proposed storm pond system
considers the existing infrastructure —
development and lack of storm water storage. T
Increasing infrastructure build-out to the area
would add to existing storage problems, which —
necessitates a comprehensive stormwater
management system to control the rate of flow :
and discharge into Atim Creek. ]

The proposed stormwater management
system for the ASP Plan area would utilize a | # _
combination of wet and dry ponds throughout /
the development area. The general concept
would be to limit discharge within the City limits
to 2.5 I/s/ha, and then utilize facilities north of
Highway 16 to further reduce flows to 1.2

Usiha. N
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It should be noted that the proposed facilities would also provide stormwater
management for existing — e ————r
developments south of Grove Drive, ' '

that were constructed prior to the
requirement of such facilities. The | f——
five Drainage Basins would be i
composed of 14.18 hectares of wet Yo os
ponds and 9.40 hectares of dry -
ponds. The approximate location of |, -
the proposed stormwater e
management facilities and basin | | ' -
boundaries are shown in Figure 10. = x

6.2.1 Basin1

The proposed basin would be approximately 85 hectares in size and includes
lands west of Dog Creek in the NW and SW V4 of Section 9. Stormwater that
flows from this basin would be directed {owards two wet ponds, constructed
in the NW % Section 9-53-27-4. The ponds would be interconnected and
total 6.92 hectares at high water level, with the ability to store a 1:100 year
storm event. Discharge from these ponds would be limited to 2.5 I/s/ha and
directed to a future storm facility, constructed from the excavation of the
Campsite Road/Highway 16 interchange. Detention requirements would be
satisfied in that pond to allow for a decrease in the outflow rate of 1.2 I/s/ha,
in accordance with Alberta Environment guidelines.

6.2.2 Basin 2

Stormwater flows within Basin 2 (approximately 84 ha) would be directed to a
major dry pond facility located in the NE ¥ 9-53-27-4. This facility would be
designed as a dry pond, and constructed to accommodate a severe rainfall
event. Further, it would also be utilized as a District recreation facility in
accordance with the provisions of The Parks and Open Space Master Plan.
As a result of this proposed dual use, 100% of the facility could be credited
for municipal reserve dedication requirements for the area based on detailed
design and City policy. Specific details regarding the total area dedicated {o
municipal reserve are further examined in Section 5.4.

In addition to the drainage resulting from Basin 2, existing and future flows
entering Dog Creek from the area south of Grove Drive, would also be
detained in the joint use facility during severe rainfall events. The principle
design concept for the facility would be to create a series of plateaus for
flooding at incremental storm events, however the details will be further
examined at the time of development.
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Discharge from the dual use/dry pond facility would eventually flow through
Basin 3, and continue eastward along the south side of Highway 16, until
crossing north or alternatively northward across the highway at Calahoo
Road as shown on Figure 10. A second stormwater facility north of Highway
16 would serve to detain the severe event flows, and allow for controlled
discharge at a rate of 1.2 I/s/ha into Atim Creek.

6.2.3 Basin 3

Basin 3 would be one of the smallest basins in the Plan area at
approximately 24 ha. Stormwater flows within Basin 3 would be directed
towards a stormwater retention pond located in the N.E. V4 Section 9-53-27-
4, whereby discharge would be controlled to a rate of 2.5 {/stha. The
retention pond in Basin 3 would also accept stormwater flows from Basin 2,
as well as outside of the Plan area passing through Dog Creek. Flows would
be conveyed through the pond, along the southern ditch of Highway 16, and
would afterwards cross the highway, or could cross the highway at Calahoo
Road as depicted in Figure 10 to the future detention pond on the north side
of the highway. Stormwater detention in this north pond would reduce the
eventual outflow to 1.2 I/s/ha as previously noted.

6.2.4 Basin 4

The proposed basin 4 (approximately 170 ha} would be essentially the Links
golf course, including a limited amount of adjacent residential development.
Stormwater flows would be directed through a series of stormwater detention
and retention ponds, and could discharge through the north highway culvert
at a maximum rate of 2.5 I/s/ha {(as outlined in Figure 10). Comparable to
Basins 2 and 3, the future north detention pond would serve to reduce these
flows to 1.2 I/s/ha for outflow to Atim Creek.

6.2.5 Basin 5

This basin would be located in the southeast corner of the Plan area (Figure
10) and is approximately 30 ha. Stormwater flows would be directed to a
stormwater retention pond within Basin 5, and afterwards on to the
stormwater detention/natural wetland area located in the northwest cormer of
this basin. Offsite flows would be accepted into this detention area/wetland
from the King Street channel. Aithough a culvert exists upstream for this
system, flows entering the Pian area at Grove Drive have the potential to
reach maximums of 22.8 m®/s (estimated to be >70 l/s’ha) Based on
Associated Engineering's Master Drainage Plan, which exceeds the capacity
of the existing system. The wetland/detention pond would serve to mitigate
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these extremes by moderately reducing the flow rate through the golf course,
reduce the volume of stormwater directed to the pond north of the Highway,
and relieve some flooding pressures at the north highway crossing.

The currently designated Municipal Reserve parcel in the northwest corner of
the basin could be graded to accommodate stormwater flows for severe
rainfall events, and would also be utilized as an open space recreational
opportunity during dry weather.

6.3  Water Servicing

Associated Engineering, in 1992, performed a revision to an existing
Waterworks System Study. The water distribution system that services the
Plan area is within the City of Spruce Grove's Zone 2 system, which
comprises the nostherly portion of Spruce Grove. The Zone 2 reservoir site
is situated just south of Grove Drive at Calahoo Road (see Figure 11). A
primary water main, varying in size from 400mm to 600mm diameter, exists
along Grove Drive on the south boundary of the Plan area. A 300mm
diameter loop is provided both west and east of Calahoo Road to service
new developments within the Plan area. Distribution mains will be
constructed in local residential roadways emanating from the 300mm loops.
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7.0 TRANSPORTATION

The overall concept of the North Central Area Structure Plan transportation
system is to connect the east and west sub-areas within the North Central Area
Structure Plan, and to the existing Spruce Grove community south of Grove
Drive. Circulation within and around the Plan area focuses upon both vehicular
and pedestrian traffic. All traffic will be directed west, south, or east, as all future
access to Mighway 16 within the Plan area will be eliminated.

71 Vehicular Access and Circulation

A hierarchical transportation network (as illustrated in Figure 12), based
upon major and minor collectors, and local roads will govern vehicular
access and circulation. The overall premise is to provide safe and
convenient access for vehicles, pedestrians, bicycles, and future pubiic
transit within the neighborhoods of the North Central ASP and surrounding
community.

The City arterial roads outline the North Central ASP, and are composed of
Campsite Road on the west boundary, Century Road on the east boundary,
and Grove Drive which divides the existing build-out for Spruce Grove and
this ASP. This ASP recognizes the one existing and one future freeway
interchanges of Highway 16 (a Provincial Freeway), that are to be located at
the intersections of Century Road and Campsite Road respectively. There
are two major collectors connecting the plan area with Campsite and Century
Raods, one is located to the west connecting Campsite Road to Deerpark
Drive, the second is located in the east side connecting Century Road to
King Street (major collector road).

The concept is founded upen the elimination of the Calahco Road access to
Highway 16. Calahoo Road is presently the physical dividing line between
the easterly and westerly sub-areas, and will be reduced to form a
connection with Deer Park and Longview Drive major collector roads.
Calahoo Road, north of Grove Drive should be considered for renaming in
the future. This transportation network, recognizes the importance of Grove
Drive, as an arterial road that acts as both a dividing line between the Plan
area and Spruce Grove, yet also as an arterial linkage physicailly and
conceptually for new and existing residents.

Extending Longview Drive will direct traffic towards Grove Drive, as will
Fairway Drive (minor collector road), thus circulating traffic throughout the
easterly sub-area. The extension of King Street, and connections to Century
Road and Longview Drive, will provided a collector road through the golf
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course and connect future residential neighborhoods within that sub-area
and to adjacent neighborhoods.

The extension of the Deer Park Drive collector road, to circulate through the
westerly sub-area, including connections to.Campsite Road and Aspenglen
Drive {minor collector road) wilt provide a transportation linkage for the
existing and future residential areas. The movement of vehicular traffic on
these roads is to be directed onto Grove Drive.

7.2 Pedestrian Circulation

The pedestrian circulation system of the North Central Area Structure Plan
has been designed in accordance with the principles of the POSMP and the
City of Spruce Grove. It is designed to meet the needs of future residents,
connect future and existing parkiopen spaces and school sites, as well as
connect the communities north and south of Grove Drive.

The North Central Area Structure Plan provides for convenient access
internally within the Plan area and to adjacent areas through highlighting the
best opportunities to locate pedestrian circulation routes and/or a trail
system, as shown on Figure 12. Some of these links may be a normal
sidewalk where others will be trail and separate trail where the design can be
accommodated. Also, there are two potential pedestrian crossings within the
Links golf course, one to the north adjacent to Highway 16 and the second to
the south between Field Stone Drive and Fairway Drive. It is expected that
the existing pedestrian trail system on the south side of Grove Drive, and the
school sites located in the Plan area, be connected with that which is outlined
in the ASP. Furthermore, a pedestrian circulation trail is also located along
the Highway 16 buffer, which encloses the Plan area to the west, north, and
east. Major connecting trails within developed areas are the responsibility of
the developer.

7.3  Public Transit

Although there is no existing public transit for the Plan area, the design of the
transportation collector system will accommodate a future public transit
system. The Engineering and Public Works standards utilized by the City of
Spruce Grove will determine the requirements for public transit roadways
within the Plan area. Nonetheless, future transit will be restricted to collector
roadways within the Plan area. The internal collectors will serve the needs of
future residents for convenient transit access, and will result in most
residents being within 400 m of the route, once implemented.
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8.0 Community Consultation

8.1  Key Stakeholders

Prior to commencement of the ASP planning process, all of the major lands
owners within the Plan area were contacted. Opportunities to participate in the
development of the Plan were provided to each of them. Melcor Developments
and Arlie Jespersen agreed to p articipate and have p rovided m eaningful input
throughout the plans development. Robson Developments (Hilldowns) and
Broadview Developments (Deer Park) declined participating, but have also
provided input and relevant information at various stages of the plans evolution.

Information sessions were convened with both school boards, whereby the
information obtained identified their lack of need for school sites within the Plan
area.

The Plan was circulated to Parkiand County. They responded with little concern
for the Land Use Concept but have identified some regional issues that are being
addressed.

8.2 General Public

A public meeting was advertised in the local newspaper and held prior to the
finalization of the North Central ASP. Approximately 30 people attended the
meeting and their comments were evaluated in the context of the North Central
ASP.

The comments received were generally positive in nature and supportive of the
design of the ASP, particularly over the retention of existing tree stands and
natural areas. Concern over the location and amount of high-density residential
uses within the eastern portion of the Plan area was addressed in the present
ASP. The tocation of medium and high-density sites are spread throughout the
plan area, and are located along major collectors for easy access. The provision
of three commercial nodes at very accessible locations adjacent to collector
roads was also well received.

Very supportive comments were received for the transportation circulation
system, particularly the closure of Calahoo Road. The addition of a
comprehensive trails and park/open space design was received very well,
particularly the interconnected ftrail system and pedestrian crossings through the
golf course. The community consultation attendees very much approved of the
comprehensive drainage plan for the ASP.
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9.0 IMPLEMENTATION

Pursuant to the provisions of Section 633(1) of the Municipal Government Act,
1995, the City of Spruce Grove Council may adopt this ASP as the North Central
Area Structure Plan. All subdivision and development within the North Central
Area Structure Plan area shall be in accordance with the provisions and policies
of this ASP.

Council may, from time to time, choose to amend this ASP. As part of the
amendment process, the required public hearing process will ensure that the
continued input of the landowners and residents is considered.

9.1 Phasing

It is expected that the Plan area will be developed over the next 10-15 years
as the market demands. Development in the area has aiready commenced,
as shown in the Neighborhood Plan, Figure 7, within the communities of
Deer Park, Aspenglen, The Links, and Hilldowns, and will continue
northward, generally, as outlined in Figure 13, in accordance with market
demands and logical placement and direction of servicing.

9.2 Subdivision and Land Use Reclassification

Subdivision and land use reclassification will be undertaken as partofthe
normal development process in stages as market demands.

35



BMp'0-SV-01-9EZ00V\BUIULBINSEZ00 VN
uels Buibels
€1 ainbiH

[N A

LNINSOTIAIA
ONLLSIXT

!

Se o AvMAHIm

avod

e

0ouamnbog OWACIoABE PasSedti @

Ameplnog A1
AEDUNCE UBId BANINAS BESY
~
f
N T
- " INFWHOTIATA %@
\ 7 ONELSIX3 W.
/7 |

¥

‘GY LISIWYD




The City of Spruce Grove

North Central Area Structure Plan

July 2003
APPENDIX A - Development Statistics
Preliminary Development Statistics
North Central Area Structure Pian
ha %GDA
Gross Area 393.54
less
Future Highway Interchange 4.00
Arterial Widening 0.92
Sanitary Sewer Trunk R/W 1.30
Environmental Reserve 6.23
The Links Golf Course 57.64
Municipal Focal Point 1.72
Gross Developable Area (GDA) 321.73 100.0
Open Space / Parks 18.23 5.67
Drypond Facilities 878 2.73
Stormwater Management Facilities 13.34 415
School Sites 513 1.59
Reads {20% of GDA) 64.34 20.00
Net Developable Area 211.91 65.87
Net Land Uses ha Units Population’
Low Density Residential’ 184.60 3099 10637
Medium Density Residential® 18.89 499 1326
High Density Residential’ 5.40 485 873
Institutional 0.91
Commercial 2.11
Total 211.91 4075 12735
|
Student Population®
Public Separate
Elementary 1060 326
- Junior High 448 163
Senior High 530 82
Total 2038 571
Notes:
1. 3.4 persons/unit for L.D.R., 2.7 perscns/unit for M.D.R., 1.8 persens/unil for H.D.R.
2 Unit total based on 20 units/net hectare,
3 Unit total based on 30 units/net hectare.
4, Unit total based on 20 units/net hectare.
5 Student Generation: {students/unit).
Public Separate
Elementary 0.26 0.08
Junior High 011 0.04
Senior High 0.13 0.02 39.0 ppgcha



