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 THE MUNICIPAL COUNCIL OF THE CITY OF GRANDE PRAIRIE, IN THE 

PROVINCE OF ALBERTA, DULY ASSEMBLED, ENACTS AS FOLLOWS: 

 

1. This Bylaw shall be cited as the “Westgate Area Structure Plan” Bylaw. 

 

2. The Westgate Area Structure Plan attached as Schedule “A” is hereby adopted pursuant 

to Section 633 of the Municipal Government Act, RSA 2000, Chapter M-26. 

 

3. This Bylaw shall take effect on the date it is passed. 

 

READ a first time this     24th      day of      September      , 2007. 

 

 “W. Ayling” (signed)  

 MAYOR 

 

 “J. Ferguson” (signed)  

 CITY CLERK 

 

READ a second time this     5th      day of     November       , 2007. 

 

READ a third time and finally passed this      5th      day of      November       , 2007. 

 

 

 “D. Logan” (signed)  

 MAYOR 

 

 “J. Ferguson” (signed)  

 CITY CLERK 
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1. INTRODUCTION 

1.1 Purpose of Plan 

The Westgate Area Structure Plan (ASP) has been prepared to reflect new development policy 

guidelines including the recently adopted City Master Plans for Transportation, Parks, Stormwater 

Management, Sanitary Service and Water Supply. 

The Westgate ASP provides a framework for future development.  The Plan describes a general 

land use concept, road network, servicing infrastructure and staging of development.  The Plan is 

consistent with the planning framework established for adjacent lands, and it demonstrates how 

new development in the study area will tie-in to the City’s existing and future urban fabric. 

The Westgate ASP has been prepared in accordance with Section 633 of the Municipal 

Government Act and Policy 7.2.2 of the City of Grande Prairie Municipal Development Plan. 

1.2 Location 

The ASP area is located in the western portion of the City between the airport and the Gateway 

Regional Centre, north of Highway 43 (Exhibit 1.0).  The existing 116th Street (and future bypass 

route) divides the subject site in half. 

1.3 Plan Area 

The ASP area comprises approximately 129.5 ha (320 acres) on two quarter sections.  The area is 

legally described as: 

 the Southwest Quarter of Section 27, Township 71, Range 6 West of the Sixth Meridian; and 

 the Southeast Quarter of Section 28, Township 72, Range 6 West of the Sixth Meridian. 

2. PLANNING CONTEXT 

There are numerous City plans and policy documents currently which provide a broader policy 

context for ASP preparation. 

2.1 Grande Prairie Municipal Development Plan 

The Municipal Development Plan (MDP) was adopted in 1996 and is the City’s primary land use 

policy document.  Section 638 of the Municipal Government Act requires that all statutory plans be 

consistent with one another.  The MDP designates the majority of the ASP area for mixed industrial 

and commercial development, together with some residential development. 

2.2 West Highway 2 (Gateway) Area Structure Plan 

This ASP, adopted in 1998, provides the development framework for the lands immediately east of 

and adjacent to the subject ASP site.  The general area has been developed as a mixed use 
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regional centre, including uses such as retail, truck stop, hotels, business park, multi-family housing 

and a community park.  The undeveloped park is located adjacent to the northeast portion of the 

subject ASP site, while multi-family residential is adjacent to the east boundary and highway 

commercial uses are adjacent to the south and southeast boundaries. 

2.3 Northwest Area Structure Plan 

This ASP, adopted in 2003, provides the development framework for the undeveloped lands 

immediately north of and adjacent to the subject ASP site.  The Plan designates general industrial 

and industrial business uses north of the west half of the subject ASP site and a mix of 

predominantly residential (medium and low density) and some industrial business uses north of the 

east half of the subject ASP site. 

2.4 Grande Prairie Land Use Bylaw 

The west half of the subject ASP site (Southeast 28) is currently zoned Urban Reserve (UR) as 

illustrated in Exhibit 2.0.  Over one half of this area is affected by the Land Use Bylaw’s Airport 

Vicinity Overlay (AVO), which is based on the 1984 Grande Prairie Airport Vicinity Protection Area 

Regulation. 

A small portion in the northwest corner of Southwest 28 lies between the 30 and 35 NEF (Noise 

Exposure Forecast) where residential and some institutional developments are not permitted.  A 

number of commercial uses are conditionally permitted, subject to acoustic insulation.  There is a 

larger area between the 25 and 30 NEF.  Some residential and institutional uses are conditionally 

permitted there, while there are a few limitations on industrial or commercial development. 

2.5 Non-Statutory Plans 

The City has recently prepared Master Plans for all major forms of infrastructure including 

transportation, sanitary sewer, water supply, stormwater management and parks.  All ASPs and 

subsequent Outline Plans are required to conform to these documents.  More detailed discussion 

relative to the Master Plans is provided in Section 5 (Development Concept) and Section 6 

(Servicing Concept). 

3. SITE ANALYSIS 

3.1 Site Context 

The ASP area is on the west side of the City, between the airport and the Gateway Regional 

Centre.  Adjacent to a major transportation corridor, Highway 43, the general area is characterized 

by predominantly highway commercial uses.  Limited residential development (multi-family) has 

recently occurred near the Gateway Regional Centre. 

116th Street separates the two quarter sections, and provides direct access to Highway 43 (100th 

Avenue).  It is intended to be upgraded to an arterial road in the future.  Highway 43 is a four lane 

divided arterial to access adjacent uses from service roads only. 

The southeast portion of the ASP area has been recently developed for a variety of commercial 

uses, including major big box retail, restaurant and automotive sales and service.  Further similar 

retail uses are expected to be developed in the short term, south of 104th Avenue. 

In addition, a multi-family residential development has been built on the north side of 104th Avenue 

(extended west from the Gateway Regional Centre)  These existing uses, together with the 
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proposed uses in the ASP, will essentially be a western continuation of mixed land uses established 

by the Gateway Regional Centre.  The balance of the subject ASP site, including the west half, is 

either vacant or in agricultural use.  Exhibit 3.0 summarizes existing land use and physical features. 

3.2 Site Characteristics 

The ASP area is virtually level, with a slight elevation gradient of about 3 metres from northwest to 

southeast.  The soils are formed on three to four metres of silty clay from lacustrine materials 

overlying glacial till.  Currently, most of the land is cultivated.  A small treed area is located to the 

west of 116th Street north of Highway 43.  It is the remnant of a former farmstead. 

A geotechnical investigation, including 24 test holes, was undertaken by UMA Engineering Ltd. for 

the entire site in February 1996.  The results are contained within the report “Geotechnical 

Investigation - West Highway 2 ASP Amendment, Grande Prairie, Alberta” prepared by UMA 

Engineering Ltd. in October 1996. 

The report concludes that: 

“Soil and groundwater conditions are considered acceptable for the proposed 

subdivision development.  This investigation has revealed no reasons or problems 

that would prevent the proposed development in the study area.  The soil 

conditions are quite stable for most aspects of geotechnical subdivision design, 

including shallow and deep foundations, underground utilities, roadways, infiltration 

and stormwater pond containment.” 

4. PLAN VISION AND GOALS 

The Westgate ASP provides a framework for expanding the mixed use development pattern 

established by the Gateway Regional Centre to the east.  It includes a mix of light industrial, 

business park, commercial and residential uses.  This will also take into account and integrate with 

light industrial and commercial development to the south and existing commercial development in 

the southeast portion of the Plan area. 

The Plan recognizes the importance of Highway 43 and the future 116th Street arterial as key entry 

points.  They are gateways to the City, for which this ASP promotes high standards of urban design. 

Based on mixed uses, the east half of the study area aims to create a local community.  This 

objective together with a social and physical focal point, will integrate the new community 

seamlessly with the adjacent employment area. 

The goal for the west half of the study area is the creation of an employment area in the form of a 

variety of commercial opportunities suitable for the Highway 43 at 116th Street corridors, together 

with light industrial and business park uses. 

Finally, the goal of the ASP is to allow for logical land use integration with adjacent future 

development areas to the north. 

5. DEVELOPMENT CONCEPT 

5.1 Introduction 

The proposed land use concept for the Westgate area is illustrated in Exhibit 4.0.  The intent of this 

plan is to provide a land use plan to direct Outline Plan preparation and a rezoning in advance of 



 WESTGATE AREA STRUCTURE PLAN 
  

  
The City of Grande Prairie Page 6 

subdivision.  A detailed summary of major land uses and potential population of student generation 

is provided in Appendix A:  Statistical Summaries. 

The Plan area has been divided into two sub-areas which will serve as the basis for two separate 

Outline Plans.  Area 1, west of 116th Street, will be characterized by a mix of light industrial and 

commercial uses.  Area 2, east of 116th Street and north of 104th Avenue, is characterized by 

predominantly residential uses with some commercial uses adjacent to 116th Street.  Residential 

development includes a mix of single-family and multi-family housing.  In general, there are three 

different density areas which transition from west to east with high, medium and low density.  In 

each area there is a mix of different housing types and density, however the overall designation of 

high, medium and low density is maintained.  Residential development, in general, is consistent 

with overall density targets outlined in the Municipal Development Plan.  Open space is centrally 

located in the residential area in order to create a focal point and stronger sense of community. 

Area 1 is developed for a mix of light industrial, business park and highway commercial uses.  

Highway commercial development may include a mix of retail, service and accommodation uses.  

Area 1 also features an open space area around a stormwater facility, located in the westerly 

portion.  Highway commercial development in Area 1, as well as Area 2 is strategically located 

along the existing and proposed major transportation corridors (Highway 43 and 116th Street, 

respectively).  The development of Areas 1 and 2 takes into account the logical integration with 

adjacent existing and future land uses, as well as the existing commercial developments within the 

Plan area. 

The east half of the subject ASP site (Southwest 27) has Arterial Commercial (CA) zoning in place 

for all of the lands south of 104th Avenue, reflecting the proposed land use from the existing 

Westgate ASP.  A portion of the residential lands north of 104th Avenue has been zoned Low 

Density Residential (RL), Medium Density Residential (RM) and Combined Density Residential 

(RC).  This was largely based on an approved plan of subdivision which has since been rescinded.  

However, a small RM site has been subsequently developed.  The northwest portion of Southwest 

7 remains zoned as Urban Reserve. 

5.2 Residential Development 

5.2.1 Residential development comprises approximately 20% of the net developable Plan area.  A 
diversity of housing types and lot sizes is provided.  Low, medium and high density multi-
family housing are the predominant use in Area 2, with some single-family housing provided. 

5.2.2 To reflect a diversity of housing types, multi-family comprises a mix of semi-detached, 
duplex, multi-attached and apartments.  Multi-family residential will average approximately 31 
units per hectare (12 units per acre) for medium density and 63 units per hectare (25 units 
per acre) for high density. 

5.2.3 Higher multi-family housing is designed to provide a transition and buffer between the 
commercial development on 116th Street and the overall residential community. 

Overall, in the residential area, density increases as the development is phased east to west, 
first to capture residual market demand with single detached neighbourhoods, second to 
provide multi-family row housing and apartments to the immediate employment centre, finally 
to complete the community with high density cluster housing that will ease the transition from 
commercial development to the balance of the residential area. 

5.2.4 An overall residential density of approximately 38 units per hectare (15 units per acre) is 
achieved for multi-family and single-family combined. 

5.2.5 In areas where residential development is located adjacent to commercial sites, suitable 

interface treatment is to be provided.  This is to include landscaped buffers, screening, 

setbacks, and/or building orientation. 
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5.2.6 The existing multi-family site within the Plan area, on the north side of 104th Avenue, is 

integrated within the Outline Plan for the undeveloped residential lands in this area.  

5.3 Commercial Land Use 

5.3.1 Commercial land comprises approximately 40% of the net developable Plan area, and is 
located along Highway 43 and 116th Street. 

5.3.2 Land adjacent to the 116th Street corridor is designated for a wide range of arterial 
commercial uses.  Along 116th Street, these include commercial developments on both sides, 
in Areas 1 and 2.  These will provide a logical extension of similar development proposed to 
the immediate north. 

5.3.3 Land adjacent to Highway 43 (in Area 1 and 2) is designated for a wide range of arterial 
(highway) commercial uses.  This will provide a logical extension of similar development 
already occurring in the southeast portion of the Plan area and on the south side of Highway 
43. 

5.3.4 Commercial development on 104th Avenue, in Area 1, is designed to interface with the 
proposed adjacent residential uses on the north side. 

5.3.5 Retail commercial uses are to be developed in the remaining undeveloped highway 
commercial area south of 104th Avenue and east of 116th Street. 

5.3.6 The intersection of 116th Street and Highway 43 is to be considered for commercial use. 

5.3.7 The development of the arterial (highway) commercial uses along 116th Street and Highway 

43 are to reflect market demand for specific uses. 

5.3.8 Existing commercial development, and lands zoned for such, south of 104th Avenue are 

integrated into this Plan. 

5.3.9 Commercial Development along Highway 43 and 116th Street will recognize their inclusion 

within the High Visibility Corridor Overlay (LUB).  This will result in the expectation for 

additional landscaping and architectural considerations. 

5.4 Industrial Land Use 

5.4.1 The majority of Area 1 is for light industrial business uses, comprising approximately 25% of 
the net developable area. 

(Bylaw C-1186-3 - July 16, 2018) 

5.4.2 An approximately even mix of light industrial (i.e., storage) uses and some more intensive, 
business park uses are encouraged.  These will be accommodated through a range of lot 
sizes and densities.  Where appropriate, a higher standard of building and site design should 
be provided.  Business park uses would be expected to provide a transition between the 
commercial uses and the light industrial uses in the central to westerly portion of Area 1. 
Ultimately the mix of light industrial and business park uses will be directed by market 
demand. 

5.4.3 The provision of light industrial uses in Area 1 will be consistent with similar existing and 

proposed land uses to the immediate west and north respectively. 

5.5 Parks and Open Space 

The parks and open space network is illustrated in Exhibit 4.0. 
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5.5.1 At the time of subdivision, a maximum of ten percent (10%) of the developable land shall be 

dedicated as municipal reserve (MR) in accordance with the Municipal Government Act.  The 

municipal reserve dedication of a maximum ten percent (10%) of the developable lands shall 

be dedicated as land for the residential/commercial area north of 104th Avenue and east of 

116th Street.  Cash-in-lieu has already been taken for the commercial lands south of 104th 

Avenue and east of 116th Street.  For the industrial/commercial lands in Area 1, west of 116th 

Street, MR will be provided as either cash-in-lieu, land or as a combination of both. 

5.5.2 Two neighbourhood parks are strategically located in the residential development of Area 2.  
The first is central to the east portion of the residential area of the Plan and is linked with two 
MR pathways to the future Community Park.  As a larger parcel it may provide an additional 
playing field in conjunction with the Community Park.  The second neighbourhood park is 
located in the west portion of the residential area, adjacent to the stormwater pond.  The 
latter park will be designed to reflect its location adjacent to a pond and collector road.  Both 
parks will have road access/frontage, pedestrian access and pathway linkage. 

5.5.3 Deleted by Bylaw C-1186-3 - July 16, 2018. 

5.5.4 Parks spaces and open spaces are linked to the overall trail system.  The primary/secondary 
trail system, as defined in the Parks Master Plan, will utilize the 116th Street corridor, together 
with 104th Avenue and the future north/south collectors in Area 2.  The trail system in Area 2 
also provides linkage opportunities between the neighbourhood park/stormwater ponds and 
the designated Community Park in the adjacent Gateway area. 

5.5.5 As required by the Parks Master Plan, a Secondary Trail connects 116th Street with the 
Community Park, utilizing the sidewalks and open space system.  A second component of 
the secondary trail system utilizes the north/south collector roads, connecting 104th Avenue 
to development areas north of the ASP.  Thirdly, a future trail linkage has been identified 
adjacent to 116th Street, connecting to areas north and south of the ASP.  Finally, a fourth 
component of the trail system utilizes 104th Avenue, connecting to development areas east 
and west of the ASP. 

6. SERVICING CONCEPT 

6.1 Transportation 

The transportation network is illustrated in Exhibit 5.0, and is based on the Transportation Master 
Plan, 116th Street Functional Study and the proposed Northwest Transportation Study. 

6.1.1 116th Street within the Plan area will ultimately be developed to six lanes (from the current 
two lane, paved standard).  Access to adjacent commercial developments, in Areas 1 and 2, 
will be from a north/south service road located behind development on each side of 116th 
Street, with no direct access permitted from 116th Street, except for Lot 1, Block 3, Plan 092-
1877 which may have right in/right out access to 116th Street. 

(Bylaw C-1186-1 - February 9, 2015) 

6.1.2 Major east/west collector road service to Areas 1 and 2 will be provided from an extension of 
the existing portion of 104th Avenue in Area 2.  Full intersection treatment at 116th Street will 
be provided.  In Area 1 the alignment of 104th Avenue will curve north and connect to the 
existing 106th Avenue in the industrial area immediately west of and adjacent to the Plan 
area. 
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6.1.3 An east/west minor collector road in Area 1 will be developed, which provides access to the 
commercial uses on Highway 43, the commercial uses on 116th Street south of 104th Avenue, 
and some of the industrial/business park uses.  It will be connected to both of the north/south 
collectors in Area 1, and to 116th Street between Highway 43 and 104th Avenue.  In the latter 
case, access will be limited right in/right out only.  Where this east/west road connects to the 
collector on the southwest boundary of the Plan area it will be integrated to and spaced 
accordingly from the existing access off Highway 43. 

6.1.4 The existing service road in Area 2 will be extended west and curving slightly north to 
connect to 116th Street.  The intersection will be restricted to right in/right out only.  Where the 
service road connects to 116th Street suitable intersection spacing from 104th Avenue and 
Highway 43 is provided.  There may be potential to designate a portion of the service road 
(immediately east of the 116th Street) as private access. 

6.1.5 A north/south collector road is located in the easterly portion of Area 2, providing a 
connection from 104th Avenue through the Plan area to future residential development on the 
north boundary.  North of the Plan area, this collector will connect to 116th Street, thereby 
impeding local traffic from travelling eastward through Gateway.  A second north/south 
collector road in the westerly portion will also extend north of the Plan area, providing a 
continual buffer between commercial and residential development.  A minor collector road, 
north of 104th Avenue, will connect the two north/south collector roads.  Until such time as 
road connections are developed on the lands to the north temporary turnarounds or 
emergency access as required will be built. Subdivision/development will proceed in a 
manner which will minimize the length of these temporary cul-de-sacs to acceptable design 
standards. 

6.1.6 Area 1 will be serviced by a north/south collector road.  The collector road will be in the 
middle of Area 1.  South of 104th Avenue it will connect to the east/west minor collector road 
generally located between the commercial and industrial/business park uses.  

(Bylaw C-1186-3 - July 16, 2018) 

6.1.7 In the future, provision may be made for the north/south collector in the central portion of 
Area 1 to access Highway 43.  It would be limited to right in/right out.  Such access would 
require support of a traffic study and approval by the road’s authority (Province or City).  This 
access, if approved, would not require an amendment to this Area Structure Plan. 

6.1.8 Access from the Area 1 light industrial lands to the future industrial development immediately 
north of the Plan area is provided by a collector road connection.  Until such time as the road 
connection is developed on the lands to the north, a temporary turnaround or emergency 
access as required will be built.  Subdivision/development will proceed in a manner which will 
minimize the length of this temporary cul-de-sac to acceptable design standards. 

(Bylaw C-1186-3 - July 16, 2018) 

6.1.9 Development of the collector road network in the Plan area conforms to a City policy to 
encourage the need for transit-friendly design. 

6.1.10 Road widening requirements, to be taken at the time of subdivision, along Highway 43 and 

116th Street and 116th Street/collector road intersection requirements is consistent with the 

116th Street Functional Study. 

6.2 Water Distribution 

The proposed water distribution network for the Plan area is illustrated in Exhibit 6.0. 

6.2.1 The proposed water distribution network conforms to the 2005 Water Distribution System 
Master Plan.  Any deviation from the Master Plan must be substantiated through a Design 
Report as part of the Outline Plan process. 
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6.2.2 Based on the Master Plan, water service is provided from two watermains extended north 
from Highway 43 (100th Avenue), one for servicing each section of land, west and east of 
116th Street. 

6.2.3 Each watermain follows the road and/or open space network into the west and east sections. 

6.2.4 Watermain stubs were installed under 116th Street to allow for connection between the east 
and west sections. 

6.2.5 The system is a looped network of mains, to be installed within the subject area on a staged 
basis, as development progresses. 

6.3 Sanitary Sewer 

The proposed sanitary service system is illustrated in Exhibit 7.0. 

6.3.1 The sanitary sewer system is designed in accordance with the 2005 Wastewater Collection 
System Master Plan.  Any deviation from the Master Plan must be substantiated through a 
Design Report as part of the Outline Plan process. 

6.3.2 The east Quarter section will be serviced by the Highway 43 (100th Avenue) sub trunk; while 
the westerly quarter section is to be serviced by the future 116th Street Trunk sewer, as per 
Figure 9.8 in the 2005 Wastewater Collection System Master Plan. 

6.3.3 The 116th Street trunk line will need to be constructed south to the 52nd Avenue sewage 

treatment plant, as per Option #1 or #2 in Figure 8.2 on the 2005 Wastewater Collection 

System Master Plan.  The timing of construction for this trunk line will be based on the timing 

of development. 

6.3.4  An existing crossing has been installed along the service road alignment under 116th Street. 

6.3.5 Due to higher land use densities there may be a requirement for some on-site storage during 

major rainfall events, details of which will be worked out at the Outline Plan stage. 

6.4 Stormwater Management 

The proposed stormwater management system is illustrated in Exhibit 8.0. 

6.4.1 The proposed stormwater management plan will conform to the 2005 Storm Drainage Master 
Plan.  Any deviation from the Master Plan must be substantiated through a Design Report as 
part of the Outline Plan process.  In accordance with the Plan all surface run-off is stored in 
approved storm retention facilities with discharge rates being restricted to pre-development 
flows. 

6.4.2 The lands east of 116th Street utilize a single, centrally located on-site stormwater 
management facility, discharging south into the existing Highway 43 storm line at a controlled 
rate.  This facility is located north of 104th Avenue, within the residential area.  As such, it 
serves as an amenity feature. 

6.4.3 The lands west of 116th Street utilize a single on-site facility located south of 104th Avenue 

and in the westerly portion of Area 1, and will discharge into a future storm line extending 

west along Highway 43 at a controlled rate.  The facility serves as an amenity feature for the 

light industrial/business park and commercial area.  The exact location will be determined at 

the Outline Plan stage. 
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6.4.4 As established in the westerly portion of Area 1, the storm pond shall be located either on the 

east or west side of the north/south collector road.  Although tentatively identified close to the 

west boundary on Exhibit 4.0 and 8.0, a change to the other location option based on outline 

plan determination will not require an amendment to the ASP. 

6.4.5 The pond in the west half will be sized to accommodate stormwater from the adjacent Airport 

Industrial Park. Appropriate compensation for this additional sizing of the pond will be 

negotiated with the City. 

6.4.6 On-site retention of stormwater will be accommodated on individual commercial, industrial 

and multi-family residential sites. 

6.5 Shallow Utilities 

6.5.1 All shallow utilities (natural gas, power, cable and telecommunications) are to be extended 
into the area by individual utility providers as required to service new developments.  Any 
right-of-ways required to accommodate utilities are to be secured at the time of subdivision. 

6.5.2 All overhead power lines located in Plan areas intended for residential or highway 

commercial uses are to be installed underground at the time of development at the 

developer’s expense. 

7. IMPLEMENTATION 

7.1 Phasing Strategy 

7.1.1 The first phase of development has already occurred in the southeast portion of the study 
area.  This is based on the Arterial Commercial zoning established by the framework of the 
1999 ASP. 

7.1.2 It is expected that the remainder of the highway commercial lands south of 104th Avenue will 

be developed in the short-term.  This would also be followed in the short to medium-term by 

the residential development east of 116th Street and north of 104th Avenue.  Commercial 

development in Area 1, as well as the remaining commercial lands north of 104th Avenue and 

east of 116th Street, will likely be developed in the short-term, followed by business park uses 

and light industrial uses in the medium to long-term in Area 1 in the medium-term. 

7.1.3 Phasing of residential, commercial and industrial lands will take into account market 

conditions, together with the provision of roads and servicing. 

7.2 Subdivision and Development 

7.2.1 In compliance with City policy, Outline Plans and Design Reports will be prepared in advance 
of subdivision approval.  Potential Outline Plan areas are identified in Exhibit 9.0.  In the 
process of Outline Plan preparation, developers shall be required to provide for linkages to 
adjacent lands and transition between land uses to the satisfaction of the City, as well as to 
existing developed lands within the ASP area. 

7.2.2 Detailed design reports for transportation, water, sanitary sewer, storm drainage, 

geotechnical and parks shall be prepared by the developer and approved by the City prior to 

rezoning or subdivision proceeding on the subject lands. 
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7.3 Plan Amendments 

7.3.1 An amendment to this ASP shall be required if, in the opinion of the Approving Authority, a 
proposed Outline Plan results in one or more of the following material changes to the Plan: 

 a change in the general land use pattern of an area or site except as provided in this 
Plan; 

 a change in size or location of a school or major park; 

 the elimination, reclassification, or significant realignment of proposed arterial roads, or 
the relocation of intersections with major collector roads;  

 significant changes to the location of major utility networks or stormwater management; 
and 

 significant changes to the overall density for the area covered in this ASP. 
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APPENDIX A 

STATISTICAL SUMMARIES: 

Table 1:  Land Use Summary - Bylaw C-1186-3 (July 16, 2018) 

Table 2:  Population and Student Generation - Bylaw C-1186-2 (March 12, 2018) 
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TABLE 1:  LAND USE SUMMARY 

 
 

LAND USE 
HECTARES 

+/- 
ACRES +/- 

PERCENT 
% 

RESIDENTIAL 25.1 62.0 19.4 

 Low Density 11.9 29.4 9.2 

 Medium Density 11.5 28.4 8.9 

 High Density 1.7   4.2 1.3 

INDUSTRIAL 21.3 52.7 16.5 

INDUSTRIAL BUSINESS 12.1 29.8 9.3 

COMMERCIAL 52.7 130.2 40.7 

ROADWAYS 15.8 39.0 12.2 

 Arterials 4.0 9.9 3.1 

 Collectors 10.1 25.0 7.8 

 Service Roads 1.7 4.2 1.3 

NEIGHBOURHOOD PARKS 2.5 6.2 1.9 

GROSS DEVELOPABLE AREA 129.5 320.0 100.0 

 
(Bylaw C-1186-2-March 12, 2018 and Bylaw C-1186-3-July 16, 2018) 
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TABLE 2:  POPULATION AND STUDENT GENERATION 

 
 

 Total 

Developable Residential Area 25.1 ha 

Low Density 11.9 ha 

Medium Density1 11.5 ha 

High Density 1.72 ha 

Total Residential Units 873 

Low Density (11.9 ha @ 20 upha) 238 

Medium Density (8.5 ha @ 50 upha) 425 

High Density (1.7 ha @ 124 upha) 210 

Total Population2 2,420 

Public School Students 314 

Grades K-9 236 

Grades 10-12 78 

Separate School Students 147 

Grades K-9 116 

Grades 10-12 31 

Total Students3 461 

Grades K-9 352 

Grades 10-12 109 

 
1 Medium Density developable area has been reduced by 3 ha to account for approximate pond size. 
2 Based on 3.5 persons per unit for low density and an average of 2.5 persons per unit for medium/high density. 
3 Based on City student generation, per type of household, assumptions. 

 
(Bylaw C-1186-2 - March 12, 2018) 
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