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1.0 Introduction

Initiated by the landowner Cold Lake Properties Development Inc., the purpose of the Northshore
Vista Area Structure Plan (ASP) is to delineate a planning framework to develop 65.02 hectares into a
residential community within the legal jurisdiction of the City of Cold Lake as illustrated in Figure 1 -
Site Location. In accordance with Section 633 of the Municipal Government Act (MGA), the
preparation and submission of the ASP conforms to the general policies stated in the City of Cold Lake

Municipal Development Plan Bylaw #291-LU-07. The ASP describes the following:

e Compliance to the municipal planning framework;

e The sequence of development proposed for the areg;

e Land uses and proposed densities for the area;

e Impact on adjacent land uses;

¢ Internal and external circulation including impact on the surrounding transportation system;

e Assessment of the land’s suitability for the proposed development including consideration for
environmental, historical and cultural aspects;

e Infrastructure services;

e Stormwater management and drainage;

e Municipal and Environmental Reserves; and

e Community services.

1.1 Location

Located in the northwest part of the City of Cold Lake, the Northshore Vista ASP boundary contains
the South East Quarter Section 27-63-2-W4M. The Plan area is bound by English Bay Road (28" Street)
to the east, 1 Avenue (Twp Rd 634) to the south, and the municipal boundary for lands in the
Municipal District of Bonnyville to the north and west. Figure 1 - Site Location illustrates the ASP

location.

1.2 Ownership

The plan area consists of two parcels, each with a different landowner; Cold Lake Properties
Development Inc., are the owners of the southern portion, and TCG Development Inc. own the area in
the northern portion. This is illustrated on Figure 1 - Site Location. The plan has been prepared on

behalf of the registered landowners.
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2.0 Planning Context

The Municipal Government Act (RSA 2000, M-26) (the Act) legislates municipal planning. Section 633
of the Act gives municipalities the power to adopt an ASP as a bylaw. This ASP has been prepared
within the context of the approved statutory plans for the City of Cold Lake, as well as other non-
statutory master planning and servicing documents that provide guidance for future land use and

development initiatives.

2.1 Alberta Land Stewardship Act

Under the authority of the Alberta Land Stewardship Act (ALSA) and the Alberta Land-use Framework
(ALUF), the Province requires that municipal planning including the Municipal Development Plan, be
compliant with the provisions of the Regional Plan. The City of Cold Lake is located within the Lower
Athabasca Regional Plan. This ASP complies with the Municipal Development Plan which has been

approved under the Regional Plan.

2.2 Intermunicipal Development Plan (IDP) Bylaw 346-LUB-08

The ASP abuts the IDP boundary adopted by both the City of Cold Lake and the Municipal District of
Bonnyville as illustrated in the IDP Map 7: Future Land Use Concept. Pursuant to the Act, the IDP

encourages:

“adjoining municipalities to cooperate in the planning of future land uses in the vicinity of
boundaries (fringe areas) respecting the interests of both municipalities and in a manner that does
not inhibit or preclude appropriate long-term use or unduly interfere with the continuation of

existing uses.”
The objectives of the IDP land use concept include:

e to provide a gradual transition from urban to rural land use patterns;

e to protect water courses and natural areas;

e to maintain a reasonable stock of agricultural land;

e to maintain required buffers from landfill areas;

e to consider economic development opportunities as providing for a wider range of usages

and forms of development.
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Referral of this ASP to the Municipal District of Bonnyville will be required for review and comment
prior to adoption by the City of Cold Lake. As illustrated in the IDP Map 7, the future land use to the

north and west of the Northshore Vista ASP is described as agricultural/rural.

2.3 Municipal Development Plan 2007 (MDP) Bylaw 291-LU-07

The City of Cold Lake Municipal Development Plan (MDP) (2007) designates the plan area for low
density residential use. The Northshore Vista ASP is consistent with the land use established in the
MDP Map 2 - Future Land Use Concept. This document has been prepared in accordance with Policy

16.4 of the MDP outlining the requirements for Area Structure Plans.

Among the ASP requirements of the MDP, are environmental management goals aimed to ‘protect
and integrate natural areas in new development and making land use decisions that maintain
environmental quality for future generations. The technical studies completed in preparation of this
plan include a Phase | Environmental Impact Assessment, Limited Environmental Overview and
Wetland Assessment & Impact Report (WAIR), Traffic Impact Assessment, Hydrotechnical Assessment
and a Geotechnical Investigation, which are detailed in the following sections and attached in the
appendices. A review or update of any of the technical studies may be required at the time of

development approval to ensure compliance with regulations current at the time.

2.4 Land Use Bylaw (LUB) 382-LU-10

The Land Use Bylaw 382-LU-10 for the City of Cold Lake controls development of land within its
jurisdiction. The current districting for the south portion of the plan area is Light Industrial and the
north portion is Urban Reserve, illustrated in Figure 2 — Existing Districting. Changes to the land use
districts to be consistent with this ASP will be required through an amendment to the LUB

(redistricting) ahead of development.
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2.4.1  Airport Protection Zone

The plan area is located within the boundaries of the Airport Zoning Index Plan as prescribed by CFB
Cold Lake, which is subject to federal jurisdiction. The Federal Government through Transport Canada
and the Aeronautics Act regulate the operations of an airport, air space and aeronautical operations.
Noise Exposure Forecast (NEF)/Noise Exposure Projection (NEP) contours approved by TC Aviation
are to be used in conjunction with TP 1247 - Aviation - Land Use in the Vicinity of Airports guidelines to
encourage compatible land uses in the vicinity of airports. Local authorities responsible for land use
and zoning of the affected land should use the official contours.1 The ASP boundary is located inside
the Bird Hazard Zone, as illustrated in Schedule B of the Land Use Bylaw 382-LU-10, and the
Department of National Defence (DND) map as referenced in the Hydrotechnical Assessment

prohibiting the use of wet pond stormwater management facilities.

2.4.1.1 Noise Regulations

Although the plan area falls under municipal jurisdiction, the federal government has authority over
noise management and land use regulations related to the operation of airports. Consideration for
CFB Cold Lake as a nearby land use has been made using the Noise Exposure Forecast (NEF) to predict
the degree of community annoyance from aircraft noise and airports. The ASP falls outside the NEF
contours as outlined in Schedule B of the Land Use Bylaw 382-LU-10 Noise Exposure Forecast (NEF)

Contours and poses no land use conflict related to airport activity.

! http://laws-lois.justice.gc.ca/eng/regulations/sor-91-253/FullText.html
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2.5 Public Consultation

The developer held a public Open House at the Lakeland Inn on March 27, 2018 from 5:30 pm to 8:00
pm for adjacent landowners. The Open House was advertised through the local paper for two
consecutive weeks and a letter drafted by the proponent with a covering letter from the City of Cold

Lake was sent to adjacent landowners within a 65-metre radius from the amendment area boundary.

There were 11 adjacent landowners who attended the Open House. The developer’s consultant had
verbal discussions with attendees and received two completed surveys from those attending
regarding the amendment. The main issue raised during the Open House was with respect to the
medium and high-density residential uses proposed for the Plan area. These proposed land uses are
required by the Cold Lake Municipal Development Plan and is considered good planning practice to
ensure a variety of housing options are developed in new neighbourhoods. No revisions were made

to the ASP. No additional comments were received by the developer as a result of the circulation.
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3.0 Development Context

3.1 Topography and Natural Features

Figure 3 - Natural Features and Development Constraints depicts a recent air photo of the site. The
site is undulating with a few pockets of tree stands and an intermittent stream located within the
northeast portion. The dominant landform within the study area is hummocky, low to medium
relief with a limiting slope of 9%. Elevations range from approximately 540 metres (above sea level)
in the southeast portion to 554 metres (above sea level) in the northeast areas as shown in Figure 4 -
Existing Topography. Precipitation is generally absorbed by the site soils and drain to the east toward
the intermittent stream and slough area. Figure 5 - Existing Site Photos provide several images of the

site in its present condition.

3.2 Soil Suitability

A site specific preliminary geotechnical investigation was carried out by AMEC Earth and
Environmental and summarized in a report dated April 2008. A series of 29 boreholes were drilled in
an approximate 130 m by 160 m grid pattern at depths ranging between 6.1 m to 8.1 m below the
existing ground surface. The report summarizes the general subsurface soils conditions consistent
with topsoil underlain by clay till. Sand layers were encountered in only five locations. Groundwater
levels in standpipes installed across the plan area were measured at the completion of drilling.
Groundwater depths ranged from 2.7 metres to below the depth of exploration, which ranged from

6.1 metres to 8.1 metres.

The investigation concludes that the plan area is considered suitable for the proposed development.
Additional recommendations are provided for site specific development, grading, residential
construction, the construction of roadways, the installation of sewer and water systems and the

construction of stormwater management facilities.

The full report is provided in the appending documents which details all the described

recommendations and if any further geotechnical investigations may be required within the plan area.
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Figure 5 - Existing Site Photos
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3.3 Phase | Environmental Site Assessment (ESA)

A Phase | Environmental Site Assessment was conducted by AMEC Earth & Environmental in June
2007. The purpose of the Assessment is to identify potential or actual environmental contamination
that could be associated with the current and past activities in the ASP area, and to determine if

additional investigations are recommended. The full report can be found in the appending documents.
The findings of the Assessment conclude the following:

e Gas well - Recommend undertaking a Phase Il ESA adjacent to the lease to determine the
presence and degree of impacts associated with the produced water. Note: this will not be
required while the gas well remains in production and the 100-metre setback is imposed. This
will need to be addressed when the reclamation of the gas well is initiated. No development
within the 100-meter radius will proceed until the reclamation certification is issued by Alberta
Energy Regulator;

e Former sewage lagoon - Recommend undertaking a Phase Il ESA to determine the presence
and degree of impacts, if any, associated with sewage, at the time of development approval;

e Former landfill to the north of the site — A former landfill is located approximately 250-300
metres to the north. There are no apparent sources of contamination having the potential to
impact the site on neighbouring properties. Alberta Regulation 43/2002 states that a
development permit for a subdivision for school, hospital, food establishment or residential
use shall not be issued if the building will be located within 300 metres of the disposal area of
an operating or non-operating landfill. The ASP designates a 300-metre setback for all such
uses, unless conditions change to grant a variance. Development of Phase VI is only
conceptually illustrated in the event a variance be granted in regard to the setback

requirements for the landfill, and no development of Phase VI shall proceed until such time.

3.4 Environmental Overview and Wetland Assessment & Impact
Report (WAIR)

A WAIR was completed in May 2016, and updated in January 2017, the purpose was to identify and
document important environmental features within the proposed development area, assess potential

impacts resulting from the project and summarize recommended mitigation measures. It also outlines
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potential regulatory requirements and compliance. The WAIR satisfies the requirements of municipal

policies and bylaws, and provincial requirements namely under the Water Act and Public Land Act.

In summary, the Plan area is located in the Boreal Natural Region, Dry Mixedwood Subregion. There is
a mixedwood forest along the northern boundary of the site, as well as several aspen dominated
forests within the study area. The site is dominantly pasture vegetated by hayed upland grasses with
small forested areas. Part of the study looked at wildlife including waterfowl, birds, amphibians, and

fish and aquatic ecosystems.

The WAIR provides an overview of the wetland features characterized during the field reconnaissance.
A wetland is defined as land that is saturated with water for a long enough time period to promote
formation of water altered soils, growth of water tolerant vegetation and various kinds of biological
activity that are adapted to wet environments (Alberta Wetland Classification System, June 2015).
Eleven wetlands were observed on site as well as four constructed dugouts, a well pad and a drainage
pathway. Fourteen potential wetlands were identified through historical air photo analysis. Upon
further analysis, eleven total wetlands were delineated based on the adopted definition and are
summarized in Table 9 Wetland classification - summary (WAIR pg.45). Authorization is required under
the Water Act for disturbance to the wetlands, as per Alberta Wetland Policy, 2013, based on the
relative wetland value category. The Policy focuses on avoidance and minimization of impacts on all
wetlands, regardless of their relative value category. In this case, the developer will be responsible to
provide compensation for the loss of wetland. Under the Public Land Act a Crown claimability request
should be submitted to the Alberta Environment and Parks (AEP) as to whether an authorization under
the Act is required since three wetlands are classified as seasonal. The WAIR further provides
recommendations for the timing of land disturbance and impacts on wildlife, which can be found in

Appendix Il of this ASP.

3.5 Natural Resources and Man-Made Constraints

Preliminary investigations in preparation for this plan indicate that no sour gas facilities are present
within or in the vicinity of the proposed development. This assessment is provided by the Alberta
Energy Regulator (AER) and is available in the appending documents. The plan area includes one active
gas well site owned by Husky Oil Operation Limited, due to the nature of this constraint, design
initiatives depict this area would be a suitable location for future park and open space. The site also

includes an active natural gas pipeline, which extends south from the gas well site and then heads
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west adjacent to the plan’s south boundary. The active gas well site is located within Phase Il of the
development sequence. Phase Il will not proceed while the gas well is operational, due to the 100-
meter development setback radius from a gas well requirement, as per the Subdivision and
Development Regulation. Once abandoned and a reclamation certificate has been issued by AER, the
gas well site radius will be reduced to 30-meters in perpetuity. In the interim, the gas well site
development setback radius of 100-meter will remain. The gas well site, setback and the approximate
location of the pipeline are conceptually illustrated in Figure 6 — Development Concept and Figure 2 -
Natural Features and Development Constraints. The location of the gas well site and required setback

shall be surveyed at the time of subdivision approval.

3.6 Existing and Adjacent Land Use

The ASP is located within the City of Cold Lake municipal boundary and bound by the jurisdiction of
the Municipal District of Bonnyville to the north and west. The plan area is currently undeveloped
predominantly being cultivated for agricultural purposes. Some portions are tree covered and one
active gas well is located in the eastern portion of the plan area. The properties located adjacent to

the plan include industrial, residential, and agricultural land use as follows:

e Pastureland is located to the north;

e Across English Bay Road to the east is a developing residential area;

e Agricultural cropland, existing industrial operation and developing light industrial to the south;
e Pastureland including farmyard, cropland and an oil well to the west.

The ASP is compatible with the existing land uses.

3.7 Historical and Cultural Resources

Based on a referral to Alberta Culture and Tourism, the Historical Resources Management Branch
indicated the site has low potential for archaeological or paleontological resources. Alberta Culture
and Tourism provided approval to proceed under the authority of the Historical Resources Act (the Act)
in a letter dated March 10, 2016 and is provided in the appending documents. Under provisions of the
Act, the standard approval includes terms and conditions that require the reporting and further

compliance should any historic resources be discovered during any land disturbance by developers.
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