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CITY OF GRANDE PRAIRIE 
 

BYLAW C-1201 
 

A Bylaw to adopt the 
Bear Creek Highlands Area Structure Plan 

 
 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 “Bear Creek Highlands Area Structure Plan” Bylaw. 
 
2. The Bear Creek Highlands Area Structure Plan attached as Schedule “A” is adopted as the 

area structure plan for the N ½ 33-71-6-W6M and the S ½ 4-72-6-W6M, pursuant to Section 
633 of the Municipal Government Act, RSA 2000, Ch. M-26. 

 
3. This Bylaw shall take effect on the date it is passed. 
 
READ a first time this    15th      day of      December     , 2008. 
 
 “E. Deimert” (signed)  
 Deputy Mayor 
 
 “A. Cerny” (signed)  
 Deputy Legislative Services Manager 
 
READ a second time this    12th    day of       January      , 2009. 
 
READ a third time and finally passed this      12th      day of     January     , 2009. 
 
 “D. Logan” (signed)  
 Mayor 
 
 “J. Ferguson” (signed)  
 Legislative Services Manager 
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1.0 Introduction 

1.1 Purpose of Plan 
The Bear Creek Highlands Area Structure Plan (ASP) has been prepared to provide a framework for the 
future development of land located within the northwest corner of the City of Grande Prairie.  The subject 
land was recently annexed from the County of Grande Prairie No. 1.  The preparation of this Plan has 
been initiated by the owners as a means of providing a proactive and coordinated approach to the 
planning of this area that is beginning to experience development pressure.  This Plan contains a general 
land use concept that is integrated with overall servicing concepts, and serves as a guideline for 
subsequent Outline Plan preparation at a more detailed level.  The primary intent of this Plan, in addition 
to illustrating that the proposed development is consistent with other statutory plans, is to demonstrate 
how new development will tie into the City’s established urban fabric. 
 
The Bear Creek Highlands 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 Plan Area Location and Ownership 
As indicated in Map 1, this Plan applies to four quarter sections of land in the northwest quadrant of the 
City west of 116 Street and bisected by 132 Avenue.  The Plan area totals approximately 261 hectares 
(644 acres) as outlined in Table 1. 
 

Table 1: Plan Area Composition 

Legal Description Owner Area (ha) 
NW 33-71-6-W6M Great Northern Ventures Ltd. 63.6 
NE 33-71-6-W6M Great Northern Ventures Ltd. 63.2 
SW 4-72-6-W6M Great Northern Ventures Ltd. 65.2 
SE 4-72-6-W6M Great Northern Ventures Ltd. 63.9 
Road Plans  4.9 
Total  260.8 

 

1.3 Policy Context 
There are numerous City plans and policy documents currently in force that provide a broader policy 
context for ASP preparation.  These plans, both statutory and non-statutory, are outlined below. 
 

1.3.1 City of Grande Prairie Municipal Development Plan 
The Municipal Development Plan (MDP) was adopted in 1996 and is the City’s primary land use policy 
document.  The Municipal Government Act requires that all statutory plans be consistent with one 
another.  As all the lands in the Plan area have only recently been annexed into the City, they are not 
addressed in the current MDP.  As a result, it is intended the MDP be amended concurrently with ASP 
adoption to reflect the land use concept contained in this Plan. 
 

1.3.2 Area Structure Plans 
Several approved Area Structure Plans abut the Plan area, as illustrated in Map 2.   
 
The Plan area is bounded to the southeast by the Northwest ASP, which provides for future residential, 
commercial and industrial development.  The Hidden Valley, Gateway and Westgate ASPs, located 
further to the south and east, provide for residential, commercial and general industrial development for 
those areas.  An Area Structure Plan is also currently under preparation for lands adjacent to the Plan 
area to the east, north of 132 Avenue.  Planning is also in progress for the lands located immediately 
south of the Plan area, north of the airport. 
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These plans provide future land use and servicing patterns for neighbouring lands.  The Bear Creek 
Highlands ASP will need to ensure a smooth transition with these adjacent areas. 
 
In addition, the Grande Prairie Airport has prepared a non-statutory Master Plan to address future 
development on airport property.  The proposed land use and servicing concepts contained in the Bear 
Creek Highlands ASP have been developed to ensure compatibility with airport operations and 
development opportunities.  
 

1.3.3 City of Grande Prairie Land Use Bylaw 
All of the land located in the Plan area outside the airport is zoned as Urban Reserve (UR) under the 
City’s Land Use Bylaw, as illustrated in Map 3. 
 
In addition, the Plan area is affected by the Land Use Bylaw’s Airport Vicinity Overlay (AVO).  The land 
within the AVO in proximity to the airport is also the subject of zoning caveats, requiring development 
approvals from Transport Canada. 
 
Although located in relatively close proximity to the airport, the Plan area is unaffected by the 25 and 30 
NEF (Noise Exposure Forecast) contours of the airport.  This requires that any residential and institutional 
development be conditionally approved subject to acoustic insulation being provided.  In addition, the 
Plan area is not affected by the Transitional and Non-Precision Approach Surfaces of the airport, so there 
are no restrictions on building height. The NEF contours are illustrated in Map 3. 
 
 

2.0 Plan Objectives 
The Bear Creek Highlands ASP is intended to achieve the following objectives: 
 

a) To provide an overall framework for the future development of the Bear Creek Highlands plan 
area. 

 
b) To integrate future development with the existing urban fabric and approved plans for adjacent 

lands. 
 

c) To develop residential neighbourhoods that will provide for a variety of housing opportunities. 
 

d) To create a sustainable community environment that promotes a high quality of life. 
 

e) To provide for the future development of commercial uses in the Plan area at appropriate 
locations. 

 
f) To identify locations for community service facilities such as schools and major parks. 

 
g) To identify an arterial and major collector road system for general access and public transit. 

 
h) To provide a servicing system based on the economical and efficient extension of municipal 

infrastructure and utilities. 
 

i) To utilize stormwater management facilities, whenever possible, as amenity features. 
 

j) To preserve the integrity of major natural features in the Plan area and provide opportunities to 
integrate these features into future urban development. 
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3.0 Plan Area 

3.1 Existing Conditions 
The Plan area is currently in agricultural use as illustrated in Map 4.  Existing Development is limited to a 
farm site that is located in the southeast corner of the Plan area. 
 
The Plan area is surrounded on all sides by agricultural lands, with the exception of the Bear Creek Golf 
Club located to the east.  The area is bisected by 132 Avenue (Township Road 720) which is a gravel 
road that will ultimately be developed as a four-lane divided arterial roadway.  This road in turn will 
eventually connect to the future Highway 43X bypass to the west.  116 Street, also proposed as a four-
lane divided arterial, bounds the Plan area to the east.  Range Road 64 (future 124 Street), a gravel 
County road, bounds the Plan area to the west, while Township Road 715A (future 124 Avenue) bounds 
the Plan area to the south.  All lands located to the east and southeast are intended for residential 
development in the future. 
 
A high pressure natural gas line (ROW Plan 0320842) is located adjacent to the north boundary of 132 
Avenue and the east boundary of 124 Street south of 132 Avenue.  Any setback issues or other 
limitations associated with this line that may arise will be addressed through the Outline Plan and detailed 
engineering design. 
 

3.2 Topography and Natural Features 
The most significant natural feature present is an oxbow complex in the east half of the Plan area, 
created when a realignment of Bear Creek was carried out in the 1970’s.  The Bear Creek oxbow 
complex is heavily treed and is susceptible to flooding.  A flood plain study1 undertaken in support of this 
Plan identifies the 1:100 year flood plain for the oxbow area as being approximately the 660m elevation, 
and is illustrated in Map 5.  The flood plain is less extensive in the north half of the Plan area, where the 
oxbow area is defined by a 2-3m deep escarpment.  Development encroachment into the flood plain will 
be limited, and will occur only in situations where approved by Alberta Environment and the City of 
Grande Prairie.  In addition, any encroachment will be offset by the strategic construction of engineered 
wetlands to ensure that net flood plain capacity is maintained.  The actual extent of such encroachment 
will be clearly defined at the Outline Plan phase. 
 
In addition to flood plain review, a biophysical assessment2 was also undertaken to review wetland issues 
associated with the Plan area.  The assessment indicated that several wetland areas are present, the 
most significant of which are the oxbow area, and a large node on the south-central boundary of the Plan 
area.  The wetland areas are illustrated on Map 5, and range from Class 1 to 4, with Class 4 being the 
highest level of importance.  The disturbance of wetlands will generally be limited to those identified as 
Class 1 and 2 in the assessment3 , and will be the subject to the payment of compensation in accordance 
with Alberta Environment guidelines.  As with flood plain encroachment, the actual extent of wetland 
disturbance will be more clearly identified in the applicable Outline Plan. 
 
In addition to flood plain review, a biophysical assessment was also undertaken to review wetland issues 
associated with the Plan area.  The assessment indicated that several wetland areas are present, the 
most significant of which are the oxbow area, and a large node on the south-central boundary of the Plan 
area.  The wetland areas are illustrated on Map 5, and range from Class 1 to 4, with Class 4 being the 
highest level of importance.  The disturbance of wetlands will generally be limited to those identified as 
Class 1 and 2 in the assessment, and will be the subject to the payment of compensation in accordance 
with Alberta Environment guidelines.  As with flood plain encroachment, the actual extent of wetland 
disturbance will be more clearly identified in the applicable Outline Plan. 
 
The Plan area slopes gradually from northwest to southeast, with an average grade of approximately 1-
                                                      
1 Northwest Hydraulics Consultants.  Bear River Floodplain Assessment (Draft), June 2007. 
2 Spencer Environmental Management Services Ltd.  Bear Creek Highlands ASP Biophysical Assessment, June 2008. 
3 The exceptions are two small Class 3 sites located at the north end and the northeast corner of the Plan area.  The northeast site 

will be incorporated into a future commercial site, but will be limited to a parking area as it is located within the 1:100 year flood 
plain.  The north site will be developed for residential purposes. 
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1.5% from the northeast corner to the edge of the Bear Creek oxbow complex.  As illustrated in Map 5, 
slope in Neighbourhood One (NE and NW 33-71-06 W6M) is somewhat less than Neighbourhood Two 
(SW and SE 4-72-06 W6M).   
 
The most distinctive natural vegetation in the Plan area is located within the oxbow complex and the 
south-central wetland. 
 
 

4.0 Proposed Development Concept 

4.1 Introduction 
The proposed land use concept for the Bear Creek Highlands area is illustrated in Map 6.  The intent of 
this plan is to provide a generalized land use plan that will be subject to further refinement through Outline 
Plan preparation in advance of rezoning and subdivision.  For the purpose of facilitating discussion in this 
Plan, the Plan area has been divided into two parts consisting of Neighbourhood 1, comprising all lands 
to the south of 132 Avenue, and Neighbourhood 2 being the north half of the area. 
 
Residential development is the predominant use in the Plan area, providing a logical extension of similar 
development proposed for adjacent lands to the southeast and east.  Pockets of multiple family 
development are also proposed in proximity to future school sites and important intersections, which also 
serve as transitional use adjacent to a proposed commercial site.  Neighbourhood development is also 
supported by a comprehensive open space network, including trail corridors and connections to Bear 
Creek and adjacent oxbow complex.  A detailed summary of land uses is provided in Table 2. 
 

Table 2: Land Use Summary4 

Land Use Neighbourhood 1 Neighbourhood 2 Total Percent 
 ha ac ha ac ha ac - 
Gross Developable Area 126.1 311.5 128.6 317.8 254.7 629.4 - 
Less Environmental Reserve 39.2 96.8 19.1 47.2 58.3 144.1 - 
Less Existing ROW5 2.5 6.1 4.2 10.4 6.7 16.6 - 
Net Developable Area 84.4 208.5 105.3 260.2 189.7 468.7 100.0 
Residential 
 Low Density 
 Medium Density 

43.4 
34.5 
8.9 

107.2
85.2 
22.0 

57.6
52.1 
5.5 

142.3
128.7 
13.6 

101.0 
86.6 
14.4 

249.5 
213.9 
35.6 

53.2
45.6 
7.6 

Commercial - - 9.1 22.5 9.1 22.5 4.8 
Town Centre (Mixed Use)  - - 4.6 11.4 4.6 11.4 2.4 
Roadways 
 Arterials6 
 Collectors and Locals 

22.0 
2.3 
19.7 

54.4
5.7 
48.7 

20.7
0.8 
19.9 

51.2
2.0 
49.2 

42.7 
3.1 
39.6 

105.6 
7.7 
97.9 

22.5
1.6 
20.9 

Utilities 
 Storm Ponds 
 Misc. Utilities 

7.6 
5.6 
2.0 

18.7
13.8 
4.9

5.7
5.2 
0.5 

14.0
12.8 
1.2 

13.3 
10.8 
2.5 

32.7 
26.6 
6.1 

7.0
5.7 
1.3

Municipal Reserve 
 School Sites 
 Other 

11.4 
8.0 
3.4 

28.2
19.8 
8.4 

7.6 
0.0 
7.6 

18.8
0.0 
18.8 

19.0 
8.0 
11.0 

47.0 
19.8 
27.2 

10.0
4.2 
5.8 

 

4.2 Residential Development 
It is the intent of this Area Structure Plan to promote the development of a diversity of housing types and 
lot sizes.  Low density residential development, consisting of primarily of single family residential 
development, and to a lesser extent semi-detached housing, will be the predominant use.  Multi-family 

                                                      
4 Areas are approximate only and are subject to confirmation at time of Outline Plan preparation. 
5 Includes rights-of-way for 124 Avenue and widening of 116 Street that have been dedicated as of December 2007, as well as 

right-of-way for high pressure gas line. 
6 Includes land required for future widening of 132 Avenue and 124 Street. Does not include existing road allowances. 
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development is also proposed at strategic locations.  A total population of approximately 7,285 people 
can be accommodated in the Plan area at full build-out, with approximately 1,350 of those being of school 
age as illustrated in Table 3 below. 
 

Table 3: Population and Student Generation 

 Total 
Developable Residential Area 
 Low Density 
 Medium Density 
 Mixed Use 

105.6 ha 
86.6 ha 
14.4 ha 
4.6 ha 

Total Residential Units 
 Low Density (86.6 ha @ 20 u/net ha) 
 Medium Density (14.4 ha @ 60 u/net ha) 
 Mixed Use (4.6 ha @ 35 u/net ha) 

2,757 
1,732 
864 
161 

Total Population 
 Low Density (1,732 units @ 3.2 ppu) 
 Medium Density (864 units @ 1.7 ppu) 
 Mixed Use (161 units @ 1.7 ppu) 

7,285 
5,542 
1,469 
274 

Total Students 1,348 
Public School Students 
 Grades K-9 
 Grades 10-12 

836 
650 
186 

Catholic School Students 
 Grades K-8 
 Grades 9-12 

512 
369 
143 

 
Notes: Density of 20 u/net ha excludes schools, MR, arterial roads, etc. in calculation of net area 
 Total Students7  = 18.5% of Total Population (185 students/1,000 population) 
 Public School Students = 62% of Total Students 
 Catholic School Students = 38% of Total Students 
 Public K-9 Students = 77.8% of Total Public Students 
 Catholic K-8 Students = 72% of Total Catholic Students 

 
It is proposed that Multi-Family residential development, consisting of row/town housing and low-rise 
apartment complexes, be integrated into the Plan area neighbourhoods at appropriate locations.  Such 
sites are to be located in proximity to school sites and neighbourhood parks where the greater amenity 
and infrastructure capacity can afford to sustain higher densities.   
 
Residential densities in areas identified as Medium Density Residential in Map 6 are assumed to yield a 
maximum of 60 units per net hectare.  Actual densities will be refined further in the applicable Outline 
Plans for individual neighbourhoods, and will be dependent on the zoning of specific sites. 
 
Public uses such as churches and community halls that are compatible with residential development may 
be incorporated into Neighbourhoods in the Plan area without an amendment to this Plan.  If such 
facilities are to develop, it is preferred that they be located along collector roadways. 
 
In areas where residential development is located adjacent to commercial sites, suitable landscaped 
buffers and/or screening shall be provided. 
 

4.3 Commercial Development 
Approximately 5% of the Plan area is to be developed for arterial commercial purposes, which includes 
such uses as restaurants, gas stations, and retail uses. These land-uses will be mainly concentrated on a 
single site of approximately 9 ha in size. The site located at the east end of Neighbourhood 2 adjacent to 
116 Street, will have collector access at the future 137 Avenue, as well as right-in/right-out access from 
116 Street. 

                                                      
7 Based on school enrolments as of September, 2008, assuming City population of 52,000. 
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It is recognized that a portion of the commercial site is located within the 1:100 year flood plain of Bear 
Creek as discussed in Section 3.2.  As a result, no buildings will be constructed in the area identified as 
flood plain unless constructed at an elevation that exceeds the 1:100 year flood line. 
 

4.4 Town Centre 
In order to develop a community focal point for the Bear Creek Highlands neighbourhoods, a Town 
Centre of approximately 4.6 ha in size is proposed at intersection of 132 Avenue and the future 120 
Street, in the south-central portion of Neighbourhood 2.  
 
The Town Centre area is intended to provide a mixed use environment for residents that includes an 
integrated complex of street-level commercial development, multi-family residential uses, community 
facilities and open space.  It is intended that the Mixed Use zoning provisions of the City’s Land Use 
Bylaw will apply to this area.  A more detailed review of densities and uses will be determined through 
Outline Plan preparation. 
 

4.5 Parks and Open Space 
The development concept for the Bear Creek Highlands places significant emphasis on access to 
neighbourhood open space, access to and preservation of natural areas, and facilitates off-street internal 
pedestrian connectivity. The development concept will also provide connections between the city 
sidewalks and the off-street pedestrian bike trails to provide a network of accesses to parks, greenbelts, 
natural areas, etc.  The key to the proposed open space plan, which will be further refined in individual 
neighbourhood Outline Plans, is to optimize accessibility to open space for both neighbourhood residents 
and the general public.  The open space concept for the Plan area is illustrated in Map 7. 
 
At the time of subdivision, ten percent (10%) of the developable land (gross area less environmental 
reserve) shall be dedicated as municipal reserve (MR) in accordance with the Municipal Government Act.   
 
At the time of subdivision, land deemed to be unsuitable for development and of significant ecological 
value shall be dedicated as environmental reserve (ER).  In Bear Creek Highlands, such lands include the 
Bear Creek oxbow complex and its associated 1:100 year flood plain, and the large marsh area on the 
south-central portion of the Plan area.  The specific extent of environmental reserve dedication will be 
determined by more detailed evaluation at the time of Outline Plan preparation, but preliminary review 
has determined the affected area to be approximately 58.4 ha in total. 
 
The Bear Creek Highlands is to be served by a joint school site located in Neighbourhood 1.  The site is 
proposed to accommodate two elementary-junior high schools on a site of approximately 8 ha in size.  
Based on the student generation forecasts provided in Table 3 and school design capacities as outlined 
in Table 4 below, the schools needs of the Plan area population are sufficiently served this joint site at full 
build-out: 
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Table 4: Estimate of School Capacity 

Public School K-9 Students 
K-9 School Design Capacity 
Percent of Design Capacity 

650 
800 

81.3% 
Separate School K-8 Students 
K-8 School Design Capacity 
Percent of Design Capacity 

369 
450 

82.0% 
 
Although overall municipal reserve dedication in the Plan area meets the maximum of 10% as permitted 
under the Act, Neighbourhood 1 is over-dedicated in the amount of 3 ha as a direct result of 
accommodating the joint school site, while Neighbourhood 2 is under-dedicated by that same amount.  In 
order to ensure that the developer of Neighbourhood 1 is compensated for this over-dedication, the 
developer of Neighbourhood 2 shall pay the required cash-in-lieu to the developer of Neighbourhood 1 
prior to Outline Plan approval for Neighbourhood 2.  A caveat to this effect shall be registered against the 
titles of the lands in Neighbourhood 2 in order to secure this arrangement. 
 
Neighbourhood parks will be distributed at strategic locations throughout the Plan area.  The specific 
number and location will be further defined at the time of Outline Plan preparation and will be equipped in 
accordance with City design guidelines.  Parks will also be designed and situated with the intent of 
maximizing opportunities for pedestrian access and connectivity. 
 
Where possible, Municipal Reserve will be allocated adjacent to preserved natural areas and stormwater 
ponds in order to facilitate public access to these areas. 
 
 

5.0 Proposed Engineering Concept 

5.1 Transportation Network 
It is proposed that the Plan Area be served by three arterial roadways as illustrated on Map 8 as follows: 
 

 116 Street, bounding the Plan area to the east, is currently developed to a two-lane paved rural 
standard, and provides a direct connection to Highway 43X to the north; 

 
 132 Avenue, which bisects the centre of the Plan area, is currently developed to a two-lane 

graveled rural standard, and will eventually provide a direct connection west to Highway 43X; and 
 

 124 Street (Range Road 64) north of 132 Avenue, is currently developed to a two-lane gravel 
rural standard. 

 
The Transportation Master Plan indicates that 116 Street and 132 Avenue are to be ultimately developed 
to a four-lane divided urban standard8 .  In order to ensure that these roads can be developed to their 
ultimate standard, land required to accommodate sufficient right-of-way must be secured through the 
subdivision process. 
 
Access to all arterial roads shall be limited to approved intersection locations as illustrated in this Plan. 
 
The Transportation Master Plan designates both 116 Street and 132 Avenue as truck routes and 
dangerous goods routes.  Where residential development abuts arterial roadways, appropriate noise 
attenuation measures such as berming, fencing and landscaping shall be provided in accordance with 
City guidelines. 
 
Major collector road access to the Plan area is affected considerably by geographic constraints created 

                                                      
8 124 Street is not identified in the Transportation Master Plan as it was not located within City limits at the time of Master Plan 

preparation.  Future arterial status is assumed based on conventional 1 mile spacing from 116 Street. 
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by the presence of the oxbow complex, as well as optimal placement of stormwater ponds.  A description 
of collector locations is provided below and is illustrated in Map 8: 
 

 Collector access from 116 Street is limited to a single location situated approximately 550m north 
of 132 Avenue at 137 Avenue.  This location provides for design efficiencies as it allows for 
development to occur on both sides of this roadway, and provides direct collector access to the 
proposed commercial site.  In addition, it provides an opportunity for consistent spacing from the 
next available access point which is located on the adjacent quarter section, north of Bear Creek 
which crosses 116 Street at a point close to the north boundary of the Plan area. 

 
 Collector access to 132 Avenue is limited to 120 and 122 Streets, which meets minimum 400m 

spacing of the intersections in accordance with City design guidelines.  Neighbourhood 2 is to be 
served at both locations, while access to Neighbourhood 1 is limited to 122 Street.  Only one 
access from Neighbourhood 1 to 132 Avenue is required due to low projected traffic volumes. 
The 122 Street access is preferred in order to minimize shortcutting through the neighbourhood. 
Also, the 120 Street location conflicts with the optimal location and configuration of a major 
stormwater pond. 

 
 124 Avenue between 116 and 124 Streets along the south boundary of the Plan area to at least 

120 Street.  Access into Neighbourhood 1 is proposed at 120 Street.  West of 120 Street, 124 
Avenue is not required to serve the Plan area, but may be required to serve other developments; 
and 

 
 124 Street south of 132 Avenue, with access to Neighbourhood 1 at 128 Avenue. 

 
Specific collector road alignments are to generally follow the alignments contained in this Plan, and are 
loosely based on a modified grid system.  Confirmation of the specific location and alignment of collectors 
will be provided through the preparation of Outline Plans and supporting Transportation Design Reports. 
 
The public transit system will be extended into the Plan area as population growth and development 
activity warrants.  Roads available for future transit routes are to be identified in Outline Plans. 
 
In order to facilitate the movement of pedestrian and bicycle traffic within and between neighbourhoods, 
as well as reduce the potential for pedestrian/vehicle conflict, a number of trails are to be provided in the 
Plan area.  Although the specific alignment of trails will be determined through Outline Plan and Parks 
Design Report preparation, the following general locations are proposed: 
 

 adjacent to arterial roads; 
 

 internal corridors, including the drainage channel located in Neighbourhood 1,  linking school 
sites,  neighbourhood parks, and stormwater ponds;  

 
 linkages to the Bear Creek oxbow complex, which in turn will ultimately tie to the proposed North 

Bear Creek trail system and the Muskoseepi Park corridor. 
 
In addition, internal trail connections may be provided through neighbourhoods utilizing linear 
neighbourhood parks and public utility lots.  The general alignments are illustrated in Map 6. 
 

5.2 Water Distribution 
At present there is no municipal water service in the Plan area.  Existing developments are served by 
private wells. 
 
The proposed water supply and distribution network for the Plan area is illustrated in Map 9.  The 
servicing of the Plan area was not contemplated in the 2005 Water Distribution System Master Plan.  As 
a result, the provision of water service is dependent on the extension of water distribution lines from 
existing developments in the City. 
 
As noted in Map 9, water servicing for the Plan area involves the extension of new water lines along 132 
Avenue from 102 Street to the east (Zone 3), and from Westgate to the south along 116 Street (Zone 1).  
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As this strategy involves the crossing of pressure zones, a pressure reducing valve (PRV) will be 
required.  This PRV will allow flows from both zones to the Plan area thereby providing two feeds to the 
development, while maintaining the isolation of the pressure zones.  Upgrades to the existing water 
network along 132 Avenue east of 102 Street may be necessary to obtain fire flows within Bear Creek 
Highlands. 
 
Internal looping will be accomplished through the installation of an internal network to provide domestic 
flows and adequate fire protection. The specific alignment of the internal water servicing infrastructure will 
be identified through Design Reports.  Specific pipe sizes are subject to confirmation through future 
detailed engineering design. 
 

5.3 Sanitary Sewer 
The servicing of the Plan area was not contemplated in the 2005 City of Grande Prairie Wastewater 
Collection System Master Plan. Present development in the Plan area is serviced by on-site sewage 
disposal systems. 
 
The Bear Creek Highlands development will be serviced by an on-site sanitary system connecting into a 
lift station located in the southeast corner of the plan area.  The force main from the lift station will 
ultimately discharge to the 116 Street Trunk at 116 Avenue.  The 116 Street Trunk is being constructed in 
stages and will not be extended to 116 Avenue for several years.  As a result, interim servicing for Bear 
Creek Highlands will be provided by extending the forcemain further south along 116 Street and 
terminating in the vicinity of 68 Avenue.  The lift station and force main will also be sized to accommodate 
surrounding developments as dictated by a 2008 addendum to the 2005 City of Grande Prairie 
Wastewater Master Plan.  The proposed sanitary servicing is illustrated on Map 10.   
 

5.4 Stormwater Management 
The Plan area is located within the Bear Creek drainage basin immediately northwest of the City’s 
Northwest Storm Drainage Basin Study area.  The Plan area includes an existing watercourse that drain 
approximately 14 quarter sections of land to the west, including Hughes Lake and a wetland due north of 
the Grande Prairie Municipal Airport.  Runoff from the Plan area and the watercourse drain to the oxbow 
complex along the east boundary of the Plan area north and south of 132 Avenue. 
 
The stormwater management concept for the Plan area will follow the principles established in the City’s 
Stormwater Management Master Plan and the Northwest Storm Drainage Basin Study.  A brief drainage 
basin study report will be prepared for the annexation lands west of 116 Street and north of the 120 
Avenue (Northwest Storm Drainage Basin study boundary) in support of the Stormwater Management 
Design Report prepared in support of subsequent Outline Plans. 
 
The proposed stormwater management system will consist of a minor (piped) system to convey frequent 
storm events (up to 1:5 year events), a major (overland) system (up to 1:100 year events), a SWMF, and 
an outfall to the Bear Creek oxbow complex.   
 
The SWM wet ponds will provide treatment to stormwater runoff prior to discharge to the oxbow complex.  
Post-development runoff will be discharged at pre-development rates as outlined in the City’s Stormwater 
Management Master Plan.   
 
The proposed stormwater management system is illustrated in Map 11. 
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5.5 Shallow Utilities 
All shallow utilities (natural gas, power, cable, telephone) are to be extended into the Plan area by the 
individual franchise holders as required to service new developments.  Any rights-of-way that may be 
required to accommodate utilities are to be secured at the time of subdivision. 
 
Development setbacks and other building restrictions that may result due to the presence of the high 
pressure gas line adjacent to 132 Avenue and 124 Street will be addressed in the respective Outline 
Plans and through detailed engineering design. 
 
All overhead lines that are located in those parts of the Plan area designated for residential or related 
uses, as well as those located in arterial commercial areas, are to be installed underground at the time of 
development. 
 
 

6.0 Implementation 

6.1 Subdivision and Development 
In compliance with Municipal policy, Outline Plans and detailed Design Reports will be prepared by 
individual landowners in advance of subdivision approval.  Potential Outline Plan areas are identified in 
Map 12.  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. 
 
Detailed design reports for transportation, water, sanitary sewer, storm drainage, geotechnical, 
biophysical, flood study, and parks shall be prepared by the developer and approved by the City prior to 
Outline Plan approval, rezoning or subdivision. 
 
The phasing of future development in the Plan area is to be determined by market conditions.  Generally, 
the development of the area will commence in the southeast portion of Neighbourhood 1 and proceed to 
the west and northwest as conditions warrant. 
 

6.2 Plan Amendments 
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 changes to the Plan: 
 

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

b) a change in location of a school site or major park; 
 

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

 
d) significant changes to the location of major utility networks or stormwater management facilities. 

 
The land use areas and population densities estimated in this Plan are approximate and subject to 
refinement through individual Outline Plans. 
 
In order to ensure consistency between this ASP and the Municipal Development Plan (MDP), an 
amendment to the MDP incorporating the Plan area into the MDP’s Future Land Use Map will be 
required.  It is proposed that this amendment be processed concurrently with this ASP. 
 


























	1.0 Introduction
	1.1 Purpose of Plan
	1.2 Plan Area Location and Ownership
	1.3 Policy Context
	1.3.1 City of Grande Prairie Municipal Development Plan
	1.3.2 Area Structure Plans
	1.3.3 City of Grande Prairie Land Use Bylaw


	2.0 Plan Objectives
	3.0 Plan Area
	3.1 Existing Conditions
	3.2 Topography and Natural Features

	4.0 Proposed Development Concept
	4.1 Introduction
	4.2 Residential Development
	4.3 Commercial Development
	4.4 Town Centre
	4.5 Parks and Open Space

	5.0 Proposed Engineering Concept
	5.1 Transportation Network
	5.2 Water Distribution
	5.3 Sanitary Sewer
	5.4 Stormwater Management
	5.5 Shallow Utilities

	6.0 Implementation
	6.1 Subdivision and Development
	6.2 Plan Amendments

	Maps
	Map 1 Location
	Map 2 Plan Context
	Map 3 Zoning & Regulation
	Map 4 Existing Conditions
	Map 5 Physical Characteristics
	Map 6 Development Concept
	Map 7 Open Space
	Map 8 Transportation
	Map 9 Water System (Conceptual)
	Map 10 Sanitary System (Conceptual)
	Map 11 Stormwater Management (Conceptual)
	Map 12 Outline Plan Areas

	Tables
	Table 1 Plan Area Composition
	Table 2 Land Use Summary
	Table 3 Population and Student Generation
	Table 4 Estimate of School Capacity


