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1.0
1.1

INTRODUCTION
BACKGROUND

This Concept Plan provides a framework for the subdivision and development of
approximately 54.3 hectares (134 acres) of land, located at SW ¼ Section 14-41-28W4. An 88 lot residential development is proposed for the area, as well as a proposed
re-zoning to Residential Lake Area District (R-RLA). The lands are located just off the
eastern shore of Gull Lake, and are within the boundaries of Lacombe County and the
Gull Lake Management Plan policy area. The Concept Plan has been prepared on
behalf of Wilson’s Beach Estates JV, in care of Kirk Miller. The lands in question will
be named Wilson’s Beach Estates henceforth and will be referred to as such in the text
of this document.
1.2

PURPOSE

The purpose of this document is to provide a non-statutory framework to act as a
general guideline for the development of this site. This plan will address planning
issues in a comprehensive manner, in order to effectively coordinate infrastructure and
circulation design in conjunction with the spatial organization of land uses to prepare
the project for development.

The Concept Plan has been developed to provide a

guideline for responsible lakeside development within the Gull Lake area, and in
accordance with the Gull Lake Management Plan. Specifically, this Concept Plan has
been carefully developed to ensure that important environmental features within the
area have been incorporated into the design from the beginning of the conceptual plan
development process, thus providing a sustainable foundation for the development of
the site.
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The developer has chosen to explore a ‘green’ and ecologically sensitive approach to
the Wilson’s Beach Estates residential development, by incorporating the ideas of
environmental sustainability in an economic manner. This concept plan is tailored to
illustrate how the proposed Wilson’s Beach Estates will produce a well designed and
easily manageable community. A community that is both highly desirable/marketable,
yet ecologically responsible.
1.3

POLICY CONTEXT

Lacombe County requires that a Concept Plan be completed in support of a zoning
application for any multi-lot residential subdivision, which will provide the framework for
the subsequent subdivision and development of the property. Generally, the Concept
Plan must describe the land uses proposed for the property, the staging of the
development, the sizes of the lots proposed, and the location of proposed roads and
other utility infrastructure.

As such, this Concept Plan has been prepared as per

Lacombe County’s Concept Plan requirements, and will review each required topic in
further detail.
1.4

REGIONAL CONTEXT

The Wilson’s Beach Estates plan area, in a regional context, is shown on Figure 1.
Specifically, the plan area is located east of Wilson’s Beach, and is within Lacombe
County. The site is situated approximately 100 metres east of Gull Lake. It is also
within the boundaries of the Gull Lake Management Plan (2000 update). The
surrounding lands include: Plan N1314P Block X, a 33 lot subdivision, and Gull Lake to
the west, NW ¼ Section 11-41-28-4 to the south, SE ¼ Section 14-41-28-4 to the east,
and the NW ¼ Section 14-41-28-4 to the north. The Town of Lacombe is located
approximately 15 km east of the proposed development site, and the Gull Lake
Summer Village is located approximately 6 km to the south. The current land use of
this ¼ Section and most of the surrounding lands is agricultural.
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1.5

EXISTING SITUATION

1.5.1

Natural Features

.1

Gull Lake

The most significant natural feature to consider is Gull Lake, to the west of the plan
area. According to the Biophysical Assessment (Ecomark Ltd., 2008), Gull Lake is a
2

shallow, mesotrophic lake, with moderate nutrient levels. The Lake is 80.6 km in size,
and has a depth of approximately 8 metres.
.2

Wilson’s Creek

Wilson’s Creek flows through the northern portion of the plan area.

It flows west

through the property towards Gull Lake. Wilson’s Creek is a seasonal channel which is
fed from a wetland to the north east of the subject property. The creek depth ranges
from 0.2 to 0.7 metres, and the bank width ranges from 0.70 to 1.5 metres.
.3

Temporary Class II Wetlands

According to the biophysical investigation (Ecomark Ltd., 2008), wetlands were
identified near the eastern and southern boundary of the plan area.

These were

identified as Temporary Class II Wetlands, which typically only maintain surface water
for a few weeks after snowmelt and occasionally for several days following heavy
rainstorms.

For further information, please refer to the Biophysical Assessment located in
Appendix F.
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1.5.2

Topography and Vegetation

According to the Biophysical Assessment of the subject property (Ecomark Ltd., 2008),
the plan area is flat to gently undulating with minor variations in elevation throughout
the property.

The property slopes towards Wilson’s Creek, which runs east-west

through the site; ultimately, drainage flows west towards Gull Lake. The study also
identified 45 degree slopes along the forested riparian areas of the banks of Wilson’s
Creek in the northwest portion of the site.
The vegetative features of the Wilson’s Beach Estates plan area are described as
follows:
•

The cultivated agricultural areas contain bare soil and sparse weedy vegetation

•

A hedgerow sits between the agricultural land and the temporary wetlands to
the south.

•

There is a mixed wood forest along the western portion of the subject property
bordering Range Road 28-2, containing mainly trembling aspen, with scattered
white spruce and balsam poplar.

•

The dominant vegetation within the temporary wetlands includes fine-stemmed
grasses, rushes, and sedges of low stature.

•

Wilson’s Creek contains some mature forested riparian vegetation such as
balsam poplar, willow, and red-osier dogwood.

•

The creek channel contains forested vegetation, grasses, and sedges at the
central and eastern potions of the property.

Please refer to Figures 2 and 3.
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1.5.3

Soils

Parkland Geotechnical Inc. completed a Geotechnical Investigation of the Wilson’s
Beach Estates plan area (January 2008). The soil profile consists of topsoil, fine sand
and silt deposits with interbedded silty clay layers overlying clay till, which is considered
typical for the area. The topsoil thickness varies between 200 and 500 mm. At the
time of the investigation, the moisture content of the sand and silt layer was 10-20 %,
and the sand deposits were non plastic. The silty clay layer was found, at a depth
ranging from 1.3 to 1.6 m and the clay till layer ranged in depth from 3.2 to 5.4 m below
grade. Groundwater tables measure between 0.9 and 3.0 m below grade.

For further information, please refer to the Geotechnical Investigation located in
Appendix D.

1.5.4

Existing and Surrounding Land Use/Zoning

Currently, the land use of the subject property is cultivated agricultural land,
interspersed with areas of temporary wetlands and woods. A farmyard currently exists
on the western portion of the subject property. Gull Lake and Wilson’s Beach exist
west of the subject property. Included in this area is a 33 lot residential subdivision and
a campground.

The remainder of the surrounding land uses in the area are primarily

agricultural in nature. The land is currently zoned Agricultural District (A).
1.5.5

•

Existing Transportation Features

Township Road 41-2 bounds the plan area to the south. The east leg from
Highway 792 is a two lane gravel road, while the west leg from Highway 792 to
the site is a two lane paved roadway.

•

Range Road 28-2 bounds the site to the west, and is a two lane cold mix oil
surface.

•

Highway 792 (Lincoln Road) is approximately 0.8 km east of the proposed
development site. It is a two lane paved roadway.

Please refer to Figure 4 for an overview of Existing Transportation Features.
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1.5.6

Existing Utilities

.1

Water and Sanitary Sewage

There are no water or sanitary sewage connections within the plan area. There are,
however, two water wells located on the farmyard in the northwest portion of the
subject property.
The existing farmyard on the property contains a septic field. There were no visual or
odour indications of field failure at the time of the Phase I ESA inspection (EXH
Engineering Services Ltd., 2007).
.2

Stormwater Management

Stormwater within the plan area currently drains towards Wilson’s Creek, ultimately
proceeding west towards Gull Lake, via overland flow and the natural topography.
Wilson’s Creek acts as the primary storm water runoff routing channel for the area
lands.
.3

Gas and Power Lines

There are three gas line ROWs extending through the site. A north-south ROW runs
through the eastern portion of the plan area, and is registered to Keyspan Energy
Canada Inc. The second gas line ROW runs east-west at the southern edge of the
site, and is registered to ATCO. The third gas line ROW, a continuation of the second
line, runs north-south through the western portion of the plan area and is registered to
ATCO.

A high pressure gas regulating station is situated near the southwest corner of the
farmhouse on the subject property.

Adjacent and surrounding lands have access to natural gas, telephone, and power
transmission lines.
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Please refer to Figure 5 for an overview of the pipeline locations.

.4

Oil/Gas Well

There is one active gas well site, located in the north-east area of the property. The
well site is registered to EXORO Energy Inc.

2.0

IMPLICATIONS FOR FUTURE LAND USE
Significant implications, in regard to opportunities and constraints to future land use
and development in the plan area, result from the area’s existing conditions, relevant
plans and policies, and public input obtained through the communications process.
The most significant implications are as follows:

2.1

NATURAL FEATURES IMPLICATIONS

2.1.1

Gull Lake

The presence of Gull Lake to the west of the plan area has implications for how the site
can be developed.

•

A Wastewater Management system will be developed in a way to reduce the
negative impact on Gull Lake. The developer is researching alternative, lowimpact systems that will ensure that most of the nitrates and phosphates be
removed from the effluent, as to protect the environmental integrity of Gull
Lake (please see Section 5.2.2).

•

Development will have to be conducted in a way that protects the natural
features and watershed of Gull Lake. For further information please refer to
the Biophysical Assessment (Appendix F), Phase I ESA (Appendix E), and
Stormwater Management Study (Appendix C).
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•

A stormwater management plan has been developed to minimize or eliminate
the effects of the development on the Gull Lake watershed. Please refer to
Section 5 for corresponding details of the Stormwater Management Plan.

2.1.2

•

Wilson’s Creek

Wilson’s Creek, which runs east-west through the site, represents both a
development constraint and enhancement.

The developer will provide 30

metres of Environmental Reserve on either side of the creek to protect the
valuable riparian areas and maintain biodiversity within the site.
•

Because Wilson’s Creek has the potential to support fish during high flows,
authorization from Fisheries and Oceans Canada will be required before
development can occur.

•

Wilson’s Creek is regulated under the Public Lands Act, therefore any
modification to shorelines or riparian areas will require authorization from
Alberta Sustainable Resource Development.

2.1.3

•

Temporary Class II Wetlands

Approval must be obtained from Alberta Environment concerning the
Temporary Class II Wetlands on the property before development can occur.

•

Wetland compensation will have to be paid to Ducks Unlimited by the
developer for any temporary wetlands that cannot be incorporated into the
conceptual design. However, wetlands on the southern border of the site plan
will be preserved. Proposed detention ponds may replace wetlands disrupted
by development, otherwise compensation will be paid to Ducks Unlimited.
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2.2

TOPOGRAPHY AND VEGETATION IMPLICATIONS

•

A stormwater management plan has been designed to complement the natural
topography of the land.

•

The conceptual design will work with the existing vegetative features on site. A
significant amount of vegetation will remain in the south western portion of the
plan area, in addition to the preserved vegetation within the 62 m
Environmental Reserve proposed along Wilson’s Creek.

2.3

SOILS IMPLICATIONS

•

Development will occur in accordance with the recommendations put forward
by the Geotechnical Investigation (Parkland Geotechnical Ltd., 2008),
determining the suitability of the proposed site for development. Due to high
seasonal precipitation in the summer of 2007, groundwater levels were
considered to be at or above the seasonal average at the time of the
Geotechnical Report.

Structural engineers will take this into consideration

during the housing design process.

The details of the Geotechnical

Investigation are found in Section 5.3.4 of this Concept Plan and in Appendix
D.
2.4

ZONING AND EXISTING LAND USE IMPLICATIONS

•

It is proposed that the current zoning of the plan area, pending approval of this
Concept Plan, will be redesignated from Agricultural District (A) to Residential
Lake Area District (R-RLA).

•

The plan allows for the connection of neighbouring parcels of land to Wilson’s
Beach Estates, should future development occur in these areas.

This is

achieved by way of road allowances to the north and east, as well as an
integrated trail system which has the potential to connect with any future
development to the north and east.
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2.5

UTILITIES IMPLICATIONS

•

The subdivision will be serviced by a communal water system, which will be to
the satisfaction of Lacombe County and Alberta Environment.

•

Lacombe County requires that Wastewater treatment be performed by a
communal system. The developer is researching which systems are possible.
Alberta Environment is requiring that most of the nitrates and phosphates be
removed from the effluent.

This has caused the developer to search for

alternate systems for consideration by the County and the Province.
•

The development has the potential to connect with the existing overland power
lines in the area, which have sufficient capacity for this development.

•

The two water wells on the property should be decommissioned prior to
development.

Two new water wells will be drilled to accommodate the

proposed development, via a communal water system.
2.6

NATURAL RESOURCE IMPLICATIONS

•

The three gas pipeline ROWs extending through the proposed development
will be accommodated within the conceptual plan and necessary development
setbacks will be adhered to.

Any land use over the right of ways will be

discussed with the pipeline licensee to ensure the pipeline integrity will not be
compromised. As well, the Energy Utilities Board’s (EUB) guidelines will be
consulted before work around the pipelines commences.
•

Concerning the active gas well on site, the minimum recommend setback
radius of 100 m is provided around the well head, in accordance with EUB
standards. The lot layout of the development accommodates this well site, and
no permanently occupied structures will be placed within the setback area.
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3.0

POLICY FACTORS
It is necessary to examine the relevant policy documents that will affect the Wilson’s
Beach Estates plan area before finalizing specific development plans. The lands are
within Lacombe County, and the plan area is subject to County Policy documents.

3.1

MUNICIPAL DEVELOPMENT PLAN

The Lacombe County Municipal Development Plan, approved August 28, 2007,
outlines the direction for future development for the county. Lacombe County’s goals
and objectives in terms of residential development are outlined as follows:
4.0

Residential Development

The overall growth management goals for residential development in the
County include the following factors:
•

To allow for a broad range of housing opportunities in the County that
provide for settlement patterns that are economically, socially, and
environmentally sustainable

•

Encourage compact and higher density forms of housing in appropriate
locations

•

Promote environmentally sound development

•

Provide for a range of residential uses, in locations close to amenity,
service, and employment centres.

3.2

LAND USE BYLAW

The plan area is currently zoned Agricultural District (A). It is anticipated that the land
will be redesignated in accordance with the provisions of this Concept Plan and the
Lacombe County Land Use Bylaw.

The Residential Lake Area District (R-RLA)

guidelines concerning minimum site area are met (see Table 1 for a listing of lot sizes).
Floor area, development setbacks, servicing, and building height will be adhered to in
the future housing designs.
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3.3

LAKESHORE MANAGEMENT – GULL LAKE MANAGEMENT PLAN (2000)

The proposed Wilson's Beach Estates development falls within the Lacombe County
Lakeshore Policy Area, therefore policies contained within the Gull Lake Management
Plan will guide the development of the plan area.
According to the Gull Lake Management Plan, a portion of the site is ideally located for
private residential development. A conceptual line runs through a portion of the plan
area, classifying the site as both within the Private Residential and Residual Watershed
designation areas, according to the GLMP. This land use designation within the GLMP
is currently under review by Lacombe County.

Because of the site’s proximity to Gull

Lake, specific environmental reports have been completed which address water
quality, ground water supply and quality, wildlife habitat, and other environmental
concerns deemed necessary for the area.

It will be ensured that the proposed

development will have minimal negative impact on Gull Lake, to the extent possible.
Please refer to Appendices C, E, F, and I for further details.

4.0

PLAN STRATEGY

4.1

DEVELOPMENT GOALS AND OBJECTIVES

The Wilson’s Beach Estates Conceptual Site Plan reflects the following key objectives
of the Wilson’s Beach Estates Concept Plan:

•

To provide the opportunity to fully realize the development potential of the plan
area, by producing a sustainable and ecologically sensitive residential
development. (Please see Section 4.3 for further detail).

•

To develop the plan area in such a way as to protect the environmentally
sensitive features of Gull Lake and Wilson’s Creek.

(See Section 4.3,

Appendices E and F).
•

To develop a conceptual plan based foremost on the preservation of these
natural features through the dedication of Environmental Reserve lands. (See
Section 4.3.1)
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•

To explore environmentally sustainable alternatives for all aspects of the
development. (See Section 4.3 – Sustainable Design Alternatives).

•

To create a trail system that provides movement within the development,
efficient access to Gull Lake, and recreational opportunities for the Wilson’s
Beach Estates community.

•

To protect the integrity of all roads and associated intersections affected by the
Wilson’s Beach Estates development, to the satisfaction of Lacombe County.
(See Appendix B).

•

To create an efficient looped roadway system, providing two main access
points into the site.

•

To utilize significant environmental features for landscaping and storm water
management, to the extent possible. (See Appendix C).

4.2

FUTURE LAND USE CONCEPT

The future land use of the Wilson’s Beach Estates development will follow the land
uses displayed in Figure 11. The Conceptual Site Plan reflects the findings of all
relevant background studies, existing site conditions, and the recognition of the
implications derived from the Public Open House (Refer to separate correspondence
from the JV in care of Kirk Miller). Specifically, the Conceptual Site Plan responds to
the following critical factors:

•

Lacombe County’s existing statutory plans, with particular emphasis on the
Municipal Development Plan. As reflected in the Conceptual Site Plan, it is
shown that the site was developed to complement the Goals and objectives of
Section 4.0 of the Lacombe County MDP.

•

Existing conditions such as natural features, current land uses, utility right of
ways, and gas well setbacks, which result both in opportunities and constraints
for future land use;

•

Existing and proposed transportation features (See Appendix B).

The following sections will outline how these concerns were addressed while developing the
Conceptual Site Plan.
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4.3

DEVELOPMENT STRATEGY

The overall foundation of the Conceptual Site Plan development was to create a
green/environmentally sustainable community, while simultaneously taking advantage
of lakeside living opportunities, and enhancing the existing natural features of the site.
When examining the proposed site, many considerations were taken into account to
assist in developing a comprehensive and effective design. These major factors are
described as follows:
4.3.1

Environmental Reserve

The first factor taken into consideration is Wilson’s Creek, which runs east-west
through the north-central portion of the plan area.

An Environmental Reserve,

adhering with Lacombe County Standards, will be dedicated 30 m from the ‘top of
bank’ on either side of the Creek to protect the natural riparian areas. The Biophysical
Study (Ecomark Ltd., 2008) determined the width of the creek channel to range from
0.70-1.5 metres.

The proposed Environmental Reserve setback will surpass this,

dedicating 62 m along Wilson’s Creek.

This area of Environmental Reserve will

provide residents with adequate opportunities to both access and appreciate the
natural features of the Wilson’s Beach Estates area.
4.3.2

Loop Road System

A loop road was then envisioned to provide two points of access into the development.
This roadway enhances transportation convenience for residents, and provides for two
means of emergency vehicle access. This roadway was designed to provide efficient
access to each lot within the Wilson’s Beach Estates development.

Wilson’s Beach Estates will be accessed primarily from Hwy 792 (Lincoln Road) and
Township Road 41-2. Two access points of the looped roadway extend north from
Township Road 41-2.

One secondary “safety valve” access will be provided from

Range Road 28-2 into the Wilson’s Beach Estates development, at the north-west
quadrant of the site.

Page 14 of 23

The local roadways will have the 20.12 m right-of-way required by the Lacombe County
Road and Infrastructure Standards Manual. Additionally, there will be an almost 6
metre Municipal Reserve on each side of the ROW for trails and rows of trees to
separate the trails from the road. Please refer to Figures 10 and 11 for a cross section
of the proposed road allowance.

In addition, two road allowances have been dedicated for future connectivity to
adjacent quarters of land. The first parcel is situated in the northwest corner of the site,
and the second in the northeast portion of the site. Through the dedication of these
road allowances, the local roadway will have the potential to connect to the two
adjacent quarters of land, should they be developed at a future point of time.
4.3.3

Trail System

An extensive and efficient trail network is an important component of Wilson’s Beach
Estates. The proposed trail system takes into account current and anticipated future
development areas, ultimately connecting to a potential County-wide trail system. This
diverse pedestrian trail system runs along both sides of the looped roadway system,
boarders the plan area, extends the length of both sides of the Environmental Reserve
lands, and links the proposed open spaces with the remainder of the development as
well as Wilson’s Beach to the west.

Wilson’s Beach Estates will provide the opportunity for residents to gain access to Gull
Lake by use of four existing access points, which extend from Range Road 28-2 and
Township Road 41-2. The Wilson’s Beach Estates internal pedestrian trail system will
align with these existing access points. The first access, situated in the northwest
corner of the site, follows the Wilson’s beach access road. The second is located at
the south western corner of the site along Township Road 41-2, and the remaining two
access points consist of public paths extending through the sub-division to the west of
the site, towards Gull Lake.
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These pedestrian trails will be dedicated to Municipal Reserve, and the majority will be
6 metres in width. A wider Municipal Reserve dedication has been given to the area
along the southern property line, as determined by a gas pipeline ROW, and several
Temporary Class II Wetlands, which will remain undisturbed. Additionally, 8 m trails
have been provided to access two of the four SWMFs, for maintenance purposes.
Lacombe County requires that 10% of the Gross Developable Area be allocated to
Municipal Reserve. Municipal Reserve within the Wilson’s Beach Estates development
exceeds this requirement, totalling approximately 16.1% of the GDA.

Overall, the proposed trail system creates multiple opportunities for residents to access
green space, thus actively encouraging walking throughout the development.
4.3.4

Open Space

To accommodate a reduction of lot size from 1 ¼ acres to ¾ acres, 10% of the GDA
must be dedicated to open space. Wilson’s Beach Estates will allocate approximately
15.1% of the GDA to open space, which is concentrated in a v-shaped parcel in the
central portion of the plan area.

There is an existing gas well on the proposed site; therefore open space will be
provided within the minimum 100 m setback from the well head.

No permanently

occupied structures will be located within this setback area.
4.3.5

Low Density Residential

Once the above factors were addressed and incorporated into the conceptual design,
the appropriate residential designation was determined, and integrated into the plan.
The proposed development will consist of single family detached dwelling units. The
site will contain 88 residential lots.

The average lot area for the Wilson’s Beach

Estates development is 0.80 acres, or 0.32 hectares. The minimum lot size is 0.75
acres (Figure 11 and Table 1).
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According to Section 7.10 of the Lacombe County Land Use Bylaw No. 1056/07, a
decrease of 0.02 ha (0.05 acres) in lot size may be permitted for every additional 1% of
the gross developable land which is provided as open space to the extent that no lot
shall be smaller than 0.30 ha (0.75 acres) in size.

The developer has chosen to

provide additional open space in return for these reduced lot sizes.

By providing this higher density, the developer is able to preserve significant natural
features and provide further open space, while encouraging outdoor activity throughout
the site.
Sustainable Design Alternatives
A variety of sustainability options are being explored within the Wilson’s Beach
residential development.

However, the developer cannot commit to using these

alternatives until they are shown to be economical, marketable, and maintainable.
Several of these ideas include, but are not limited to:

•

The use of environmental easements on the land titles within the forested area
in the south western portion of the site. This will restrict the removal of
vegetation on selected lots, and therefore protect mature trees and sensitive
local environments in the area.

•

Geothermal energy usage.

•

The use of solar panels, which will provide a clean source of energy and
ultimately reduce the developments carbon footprint.

•

Solariums situated on the southward facing sides of the houses, ensuring more
efficient use of energy and natural resources.
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•

Utilizing architectural controls on housing.

•

Offsetting the locations of the houses.

•

Utilizing environmentally sensitive sewage treatment options.

5.0

SUPPORTING DOCUMENTS

5.1

TRANSPORTATION AND ACCESS

A.D. Williams Engineering Inc. completed a Traffic Impact Assessment to examine any
effects the proposed subdivision would have on the surrounding roadways and
infrastructure. Three intersections were examined to determine the impact of existing
and future development traffic over the next 25 years.

The following are the key

findings of the TIA:

•

Highway 792 & Township Road 41-2:
The intersection of Highway 792 and Township Road 41-2 is currently
classified as a Type II to Type III intersection. By the required 25 year full
build-out (2033), as per the Alberta Infrastructure and Transportation TIA
Assessment Guideline manual, the north and south legs will require upgrading
to Type IV intersections. The south leg of the intersection will require a left turn
lane, while the west leg will require a right turn lane by the year 2022. The
Wilson’s Beach Estates development generates 705 additional vehicles per
day at this intersection. Illumination is therefore triggered by the background
traffic levels, which will be generated in 24 years or the year 2032.

•

Range Road 28-2 & Township Road 41-2:
The intersection of Range Road 28-2 & Township Road 41-2 is currently a
Type II intersection, and will remain this way by full build-out in 2033. No
intersection improvements are recommended at this intersection.

Lacombe County has indicated a requirement to widen the right of way (ROW) along
Township Road 41-2 by 10 metres. This would involve a 5 metre ROW dedication on
the southern boundary of the subdivision. The other 5 metres will be from the owner of
the property to the south of Township Road 41-2. Since development west of Range
Road 28-2 does not allow an even distribution of the ROW requirement, a 10 metre
ROW dedication will be allocated on the west boundary of the subdivision.
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Please refer to Appendix B for further information regarding the results of the Traffic
Impact Assessment.
5.2

FUTURE UTILITY SYSTEMS

5.2.1

Water Supply

The water supply, treatment, and distribution network will be a communal system,
consisting of a treated communal groundwater well system. Water will be provided to
individual lots within the subdivision through a looped distribution main. The system
will be maintained and operated by the project’s Homeowners’ Association. Please
refer to the Phase I Water Study located in Appendices I and G.
5.2.2

Sewage Treatment and Disposal

Lacombe County requires that Wastewater treatment be performed by a communal
system. The developer is researching which systems are viable for the plan area.
Alberta Environment is requiring that most of the nitrates and phosphates be removed
from the affluent.

The developer is therefore searching for alternate systems for

consideration by the County and the Province. Please refer to Appendix G.

5.2.3

Stormwater Management

Wilson’s Creek acts as the primary storm water runoff routing channel for the area
lands.

Stormwater runoff for Wilson’s Beach Estates will be managed using an

overland drainage system.

The goal is to incorporate as much of the existing

topography and natural features as possible into the Stormwater Management Plan;
therefore the proposed site plan has been developed to minimize the grading
earthworks required during construction.
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Stormwater runoff will be managed through the use of roadway ditches, culverts, open
space, drainage swales, and four storm water management facilities (SWMFs).
Property line swales located along the northern and eastern back of lots will be
required in order to divert the existing offsite drainage to its original outlet location of
Wilson’s Creek. The SWMFs will be situated in close proximity to the existing seasonal
creek, and will be designed as dry detention ponds. Please refer to Appendix C for
further information regarding stormwater management within the plan area.
5.2.4

Shallow Utilities

There are currently natural gas, telephone, and power transmission lines servicing
adjacent lands in the area. These services have sufficient reserve capacity to supply
Wilson’s Beach Estates without being increased. ATCO Gas, Fortis Alberta, and Telus
will be providing utilities to the proposed subdivision. All utilities will be provided to
each lot through the use of shallow utility trenching and conduits contained within the
appropriate right-of-ways. For further information, please refer to the Servicing Study
located in Appendix G.

5.3

ENVIRONMENTAL CONSIDERATIONS

5.3.1

Phase 1 Environmental Site Assessment

A Phase I Environmental Site Assessment was completed by EXH Engineering
Services Ltd (2007). The major findings are summarizes below:
•

The creek running through the property may require protection as per federal
and provincial standards. This will occur.

•

Setback distances from the well site should be considered during the planning
stages of development, which has occurred.

•

The two water wells located in the farmyard of the site should be
decommissioned prior to development of the area.
decommissioned prior to development.
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They will be

5.3.2

Biophysical Assessment

A Biophysical Assessment was completed by Ecomark Ltd. (2008), which examines
the environmental integrity of the subject property. It concludes that the two most
valuable vegetative features on the property are the riparian area along Wilson’s Creek
and the Temporary Class II wetlands.

The major conservation recommendations

include:
•

Providing Environmental Reserve or Environmental Reserve Easement within
a minimum setback of 15 metres from the Top of Bank of Wilson’s Creek, to
protect the riparian areas and floodplains along the creek. Wilson’s Beach
Estates will provide a minimum setback of 30 metres from the top of bank, on
either side of Wilson’s Creek.

•

Forested riparian vegetation near the creek should be maintained to enhance
water quality, provide wildlife habitat, and maintain biodiversity. This forested
vegetation will remain.

•

Naturalized stormwater ponds should be incorporated to resemble naturally
occurring wetlands. The developer will work with Alberta Environment in an
attempt to achieve this. If not possible in some areas, compensation will be
paid to Ducks Unlimited.

5.3.3

Historical Resources Impact Assessment

An application was made to the Culture and Community Spirit Office of the Alberta
Historic Resources Management Branch (Alberta Tourism, Parks, Recreation, and
Culture). It was concluded that a Historic Resources Impact Assessment will not be
required for the Wilson’s Beach Estates plan area.

For a copy of the Historical

Resources Impact Assessment letter, please refer to Appendix J.

Page 21 of 23

5.3.4

Geotechnical Report

It was concluded by the Geotechnical investigation that the subsurface conditions are
considered suitable for the proposed residential development.

The foundation

conditions at the site were considered to be fair to good. This implies that conventional
footings will be capable of supporting typical residential housing foundation loads with
bearing capacities in the order of at least 100 kPa. For further information regarding
the Geotechnical conditions of the proposed site, please refer to Appendix D.

6.0

PLAN IMPLIMENTATION

6.1

PLAN AMENDMENTS

A Bylaw amendment will be required to amend the zoning of the subject parcel from
Agricultural District (A) to Residential Lake Area District (R-RLA), pending approval of
this Concept Plan. A rezoning application and applicable fees will be submitted to
County Council before First Reading of the Concept Plan.
6.2

DEVELOPMENT PHASING

Development will progress in the manner illustrated in Figure 8 – Development
Phasing. The proposed development phasing, however, is subject to change based on
market conditions, future demand, and the timing of services.
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6.3

SUMMARY

The Wilson’s Beach residential development will provide its residents an opportunity to
enjoy the many recreational, scenic, and environmental opportunities provided by its
existing and proposed natural features, as well as its proximity to Gull Lake. Sound
planning practices ensure that the development conserves as much of the natural
environment as possible, and that sufficient green space is provided to create
recreational opportunities for the residents. The transportation network, as well as the
interconnected pedestrian trail network, provide ample opportunity for efficient
pedestrian and vehicular movement within the proposed development.

Various

sustainability alternatives are being explored to make the Wilson’s Beach Estate’s
residential development as ‘green’ and environmentally sensitive as possible, and to
ultimately create a community where development and conservation can occur
simultaneously.
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Table 1
Wilson's Beach Estates
LAND AREA CALCULATIONS
9/26/2008

Land function

Area in Sq. meters. Area in Sq. feet

Area in
acres

Gross area of the site

544,058.5300

5,854,069.7828 134.39

Road Dedications
Road Right of Way
Public Utility Lots
Enviromental Reserve
Total

7,171.9120
49,376.7230
15,973.9900
60,497.8730
133,020.4980

77,169.7731
531,293.5395
171,880.1324
650,957.1135
1,431,300.5585

Gross developable Land = Gross area of
the site - ( Road dedication + Roads + Public
Utility Lots + Enviromental Reserve)

411,038.0320

4,422,769.2243 101.53

1.77
12.20
3.95
14.94
32.86

Reqd Municipal Reserve (10%)
Municipal Reserve in Schematic Design

41,103.8032
62,709.7540

442,276.9224
674,756.9530

10.15
15.49

Open Space Requirement (10%)
Open Space in SD

41,103.8032
62,877.7830

442,276.9224
676,564.9451

10.15
15.53

3,439.6170
3,548.8860
3,128.6040
3,070.7330
3,149.7340
3,077.2310
3,041.0070
3,033.9710
3,038.3850
3,038.3850
3,038.3850
3,038.3850
3,035.9680
3,041.2300
3,038.7840
3,033.5580
3,042.0490
3,039.3500
3,035.1330
3,032.2030
3,045.7200
3,035.0920
3,041.1170
3,051.0800
3,036.5530
3,037.6520
3,036.1700

37,010.2789
38,186.0134
33,663.7790
33,041.0871
33,891.1378
33,111.0056
32,721.2353
32,645.5280
32,693.0226
32,693.0226
32,693.0226
32,693.0226
32,667.0157
32,723.6348
32,697.3158
32,641.0841
32,732.4472
32,703.4060
32,658.0311
32,626.5043
32,771.9472
32,657.5899
32,722.4189
32,829.6208
32,673.3103
32,685.1355
32,669.1892

0.85
0.88
0.77
0.76
0.78
0.76
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75

LOT 1
LOT 2
LOT 3
LOT 4
LOT 5
LOT 6
LOT 7
LOT 8
LOT 9
LOT 10
LOT 11
LOT 12
LOT 13
LOT 14
LOT 15
LOT 16
LOT 17
LOT 18
LOT 19
LOT 20
LOT 21
LOT 22
LOT 23
LOT 24
LOT 25
LOT 26
LOT 27

LOT 28
LOT 29
LOT 30
LOT 31
LOT 32
LOT 33
LOT 34
LOT 35
LOT 36
LOT 37
LOT 38
LOT 39
LOT 40
LOT 41
LOT 42
LOT 43
LOT 44
LOT 45
LOT 46
LOT 47
LOT 48
LOT 49
LOT 50
LOT 51
LOT 52
LOT 53
LOT 54
LOT 55
LOT 56
LOT 57
LOT 58
LOT 59
LOT 60
LOT 61
LOT 62
LOT 63
LOT 64
LOT 65
LOT 66
LOT 67
LOT 68
LOT 69
LOT 70
LOT 71
LOT 72
LOT 73
LOT 74
LOT 75
LOT 76
LOT 77
LOT 78
LOT 79

3,046.5490
3,045.0000
3,045.0000
3,045.0000
3,045.0000
3,045.0000
3,043.7210
3,043.6810
3,043.9760
3,044.2720
3,044.5670
3,044.8630
3,045.0080
3,071.5090
3,151.1770
3,086.5550
5,517.8660
4,865.1100
4,500.6510
3,169.9690
3,218.2520
3,218.2490
3,218.2460
3,218.2430
3,218.2440
3,218.2370
3,218.2340
3,218.2310
3,218.2880
3,218.2440
3,218.2080
3,218.2080
3,218.2080
3,218.2080
3,218.2080
4,646.2090
4,054.9580
3,765.4680
4,156.6760
3,383.1610
3,129.1500
3,157.2460
3,709.0130
3,039.2080
3,069.7840
3,077.5380
3,150.8740
3,211.1370
3,107.6550
3,122.0240
3,215.4830
3,345.5080

32,780.8672
32,764.2000
32,764.2000
32,764.2000
32,764.2000
32,764.2000
32,750.4380
32,750.0076
32,753.1818
32,756.3667
32,759.5409
32,762.7259
32,764.2861
33,049.4368
33,906.6645
33,211.3318
59,372.2382
52,348.5836
48,427.0048
34,108.8664
34,628.3915
34,628.3592
34,628.3270
34,628.2947
34,628.3054
34,628.2301
34,628.1978
34,628.1656
34,628.7789
34,628.3054
34,627.9181
34,627.9181
34,627.9181
34,627.9181
34,627.9181
49,993.2088
43,631.3481
40,516.4357
44,725.8338
36,402.8124
33,669.6540
33,971.9670
39,908.9799
32,701.8781
33,030.8758
33,114.3089
33,903.4042
34,551.8341
33,438.3678
33,592.9782
34,598.5971
35,997.6661

0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.75
0.76
0.78
0.76
1.36
1.20
1.11
0.78
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
0.79
1.15
1.00
0.93
1.03
0.84
0.77
0.78
0.92
0.75
0.76
0.76
0.78
0.79
0.77
0.77
0.79
0.83

LOT 80
LOT 81
LOT 82
LOT 83
LOT 84
LOT 85
LOT 86
LOT 87
LOT 88
TOTAL

3,544.5570
3,162.8610
3,260.5440
3,057.9240
3,037.0980
3,187.6720
3,064.6770
3,129.0010
3,134.3530
285,362.7430

38,139.4333
34,032.3844
35,083.4534
32,903.2622
32,679.1745
34,299.3507
32,975.9245
33,668.0508
33,725.6383
3,070,503.1147

0.88
0.78
0.81
0.76
0.75
0.79
0.76
0.77
0.77
70.49

APPENDIX A

LAND TITLE CERTIFICATE

S
LINC
0012 239 661

SHORT LEGAL
4;28;41;14;SW

TITLE NUMBER
072 310 859

LEGAL DESCRIPTION
ALL THAT PORTION OF THE SOUTH WEST QUARTER OF SECTION FOURTEEN (14)
TOWNSHIP FORTY ONE (41)
RANGE TWENTY EIGHT (28)
WEST OF THE FOURTH MERIDIAN
NOT COVERED BY ANY OF THE WATERS OF GULL LAKE AS SHOWN ON A PLAN OF SURVEY
OF THE SAID TOWNSHIP SIGNED AT OTTAWA ON THE 19TH DAY OF JANUARY A.D.
1897 CONTAINING 60.7 HECTARES (150 ACRES) MORE OR LESS
EXCEPTING THEREOUT: (A) 0.975 HECTARES (2.41 ACRES) MORE OR LESS AS
SHOWN ON SUBDIVISION PLAN 1314P
(B) 1.36 HECTARES (3.36 ACRES) MORE OR LESS FOR ROAD AS SHOWN ON
ROAD PLAN 1083T
(C) 9.72 HECTARES (24.03 ACRES) MORE OR LESS SUBDIVIDED UNDER PLAN
5600MC
(D) 0.975 HECTARES (2.41 ACRES) MORE OR LESS, ALL THAT PORTION LYING
WITHIN THE LIMITS OF PLAN OF SUBDIVISION BY J.C. HORN, 1ST AUGUST 1974 AND
REGISTERED AS PLAN 5254TR
EXCEPTING THEREOUT ALL MINES AND MINERALS
ESTATE: FEE SIMPLE
MUNICIPALITY: LACOMBE COUNTY
REFERENCE NUMBER: 892 337 934
-------------------------------------------------------------------------------REGISTERED OWNER(S)
REGISTRATION
DATE(DMY) DOCUMENT TYPE
VALUE
CONSIDERATION
-------------------------------------------------------------------------------072 310 859

29/05/2007 TRANSFER OF LAND

OWNERS
1300382 ALBERTA LTD..
OF R.R. 3, SITE 1, BOX 14
LACOMBE
ALBERTA T4L 2N3

( CONTINUED )

$850,000

$850,000

-------------------------------------------------------------------------------ENCUMBRANCES, LIENS & INTERESTS
PAGE
2
REGISTRATION
# 072 310 859
NUMBER
DATE (D/M/Y)
PARTICULARS
-------------------------------------------------------------------------------7026VC

06/01/1975 CAVEAT
RE : DEFERRED RESERVE
CAVEATOR - RED DEER REGIONAL PLANNING COMMISSION.

752 176 474

03/12/1975 UTILITY RIGHT OF WAY
GRANTEE - ATCO GAS AND PIPELINES LTD..
10035-105 ST
EDMONTON
ALBERTA T5J2V6
(DATA UPDATED BY: TRANSFER OF UTILITY RIGHT
OF WAY 012021992)

912 277 022

09/10/1991 UTILITY RIGHT OF WAY
GRANTEE - FORTISALBERTA INC..
320 - 17 AVENUE S.W.
CALGARY
ALBERTA T2S2Y1
AS TO PORTION OR PLAN:PORTION
(DATA UPDATED BY: TRANSFER OF UTILITY RIGHT
OF WAY 002299932)
(DATA UPDATED BY: CHANGE OF NAME 052026780)

952 048 976

23/02/1995 UTILITY RIGHT OF WAY
GRANTEE - PENGROWTH CORPORATION.
2900,111-5TH AVENUE SW
CALGARY
ALBERTA T2P3Y6
(DATA UPDATED BY: CHANGE OF NAME 042186308)
(DATA UPDATED BY: TRANSFER OF UTILITY RIGHT
OF WAY 042562308)

952 296 165

03/11/1995 CAVEAT
RE : RIGHT OF WAY AGREEMENT
CAVEATOR - KEYSPAN ENERGY CANADA INC..
C/O KEYSPAN ENERGY CANADA PARTNERSHIP
1700 400 3RD AVE SW
CALGARY
ALBERTA T2P4H2
AGENT - NOEL SMYTH
(DATA UPDATED BY: CHANGE OF ADDRESS 962340519)
(DATA UPDATED BY: TRANSFER OF CAVEAT
022173267)
(DATA UPDATED BY: TRANSFER OF CAVEAT
022363644)

052 001 867

04/01/2005 CAVEAT

( CONTINUED )

-------------------------------------------------------------------------------ENCUMBRANCES, LIENS & INTERESTS
PAGE
3
REGISTRATION
# 072 310 859
NUMBER
DATE (D/M/Y)
PARTICULARS
-------------------------------------------------------------------------------RE : AMENDING AGREEMENT
CAVEATOR - EXORO ENERGY INC..
630, 999 - 8TH STREET SW
CALGARY
ALBERTA T2R1J5
(DATA UPDATED BY: TRANSFER OF CAVEAT
072290329)
072 310 860

29/05/2007 MORTGAGE
MORTGAGEE - FARM CREDIT CANADA.
SUITE #1200, 10250-101 ST
EDMONTON
ALBERTA T5J3P4
ORIGINAL PRINCIPAL AMOUNT: $600,000

072 561 052

17/09/2007 CAVEAT
RE : LEASE INTEREST UNDER 20 ACRES
CAVEATOR - EXORO ENERGY INC..
630, 999 - 8TH STREET SW
CALGARY
ALBERTA T2R1J5
AGENT - SHARON BITZ

072 607 716

11/10/2007 AMENDING AGREEMENT
AMOUNT: $1,000,000
AFFECTS INSTRUMENT:

072310860

TOTAL INSTRUMENTS: 009

THE REGISTRAR OF TITLES CERTIFIES THIS TO BE AN ACCURATE
REPRODUCTION OF THE CERTIFICATE OF TITLE REPRESENTED
HEREIN THIS 5 DAY OF NOVEMBER, 2008 AT 08:18 A.M.
ORDER NUMBER:12683326
CUSTOMER FILE NUMBER: 15713.00

*END OF CERTIFICATE*
_______________________________________________________________________
THIS ELECTRONICALLY TRANSMITTED LAND TITLES PRODUCT IS INTENDED FOR THE
SOLE USE OF THE ORIGINAL PURCHASER, AND NONE OTHER, SUBJECT TO WHAT IS
( CONTINUED )

PAGE
SET OUT IN THE PARAGRAPH BELOW.
THE ABOVE PROVISIONS DO NOT PROHIBIT THE ORIGINAL PURCHASER FROM
INCLUDING THIS UNMODIFIED PRODUCT IN ANY REPORT, OPINION, APPRAISAL OR
OTHER ADVICE PREPARED BY THE ORIGINAL PURCHASER AS PART OF THE ORIGINAL
PURCHASER APPLYING PROFESSIONAL, CONSULTING OR TECHNICAL EXPERTISE FOR
THE BENEFIT OF CLIENT(S).
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