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CITY OF GRANDE PRAIRIE 
 

OFFICE CONSOLIDATION 
 

BY-LAW C-766 
 

A By-law to enact the 
Northeast (Crystal Lake Estates) Area Structure Plan 

 
(As Amended by By-law C-766A, C-766B 

C-766C, C-766D, C-766E and C-766F) 
 
 Whereas Section 62 of The Planning Act, 1977 and amendments thereto; provides that Council, by By-
law, adopt an Area Structure Plan; and 
 
 Whereas the Council of the City of Grande Prairie has duly authorized the preparation of an Area 
Structure Plan; and 
 
 Whereas the Council of the City of Grande Prairie deems it advisable to adopt such a By-law; 
 
 NOW THEREFORE, THE COUNCIL OF THE CITY OF GRANDE PRAIRIE, IN THE 
PROVINCE OF ALBERTA, DULY ASSEMBLED, HEREBY ENACT AS FOLLOWS: 
 
1. That this By-law be cited as “Northeast (Crystal Lake Estates) Area Structure Plan” By-law. 
 
2. That the Area Structure Plan attached hereto is designed for the orderly and economic development of 

the area legally described as the East ½ of Section 36-71-6-W6th and all of Section 31-71-5-W6th. 
 
3. This By-law shall take effect on the date of its final passing thereof. 
 
READ a first time this    12th     day of       July       , A.D., 1982. 
 
 “H.E. Impey” (signed)  
 Mayor 
 
 “J. Burke” (signed)  
 City Manager 
 
READ a second time this     20th    day of     September      , A.D., 1982. 
 
READ a third time and finally passed this     20th     day of      September    , A.D., 1982. 
 
 “H.E. Impey” (signed)  
 Mayor 
 
 “L.M. Saunders” (signed)  
 City Clerk 
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1.0 INTRODUCTION 
 
1.1 Purpose 
 

The purpose of this report is to support an amendment to the Northeast Area 
Structure Plan (ASP) for Crystal Lake Estates, Bylaw C-766.  Generally, the 
amendment proposes to modify land use patterns and circulation systems for 
much of the ASP area in order to facilitate orderly and economically viable and 
more aesthetically pleasing development of these lands. 

 
1.2 Location and Area Structure Plan 
 

The amendment area is located within the region of the City of Grande Prairie 
and includes a portion of the north east quarter of Section 36, Township 71, 
Range 6 W6M and all of the north west quarter of Section 31, Township 71, 
Range 5 W6M. 
 
The amendment area covers all the remaining land within the original Area 
Structure Plan.  It comprises approximately 84 ha (206 ac) of land which is 
within the present city boundaries. 

 
1.3 Background 
 

Bylaw C-766, the Northeast Area Structure Plan, was adopted on September 
20, 1982.  The approved ASP established several neighbourhood commercial 
nodes, school/park sites and residential development surrounding the existing 
Crystal Lake in the northeast region of the City of Grande Prairie. 
 
Development has proceeded south and southeast of the lake, in the area 
defined as Stage 1 in the approved ASP. 
 
A system of internal collector roads was proposed which “loop” around the lake 
and further extend east, to the lands outside the municipal boundary of the City 
of Grande Prairie. 
 
A large school/park site for a public elementary and a separate elementary 
school were identified adjacent to the lake on the north side, as well as a public 
elementary school/park site in the eastern region of the plan, outside of the 
municipal boundary of the City. 
 
Small stages of development have occurred east and southeast of the lake, 
consisting primarily of single detached housing in small cul-de-sacs, bays and 
several long crescents.  This staged development has resulted in a 

 
The City of Grande Prairie Page 3 



 Crystal Lake Estates Area Structure Plan 
  
 

____________________________________________________________________ 

neighbourhood design, which has deviated from the original ASP, and 
established Crystal Lake Drive as the minor north/south residential collector link 
for the east side of the plan.  This development pattern has ultimately effected 
the potential incorporation of the existing 88 Street for a large portion of the plan 
in this plan. 
 
This factor, combined with an increasing demand for more efficient 
neighbourhood design, has led to redesign of the site, which is presented in the 
amendment. 

 
1.4 Statutory Compliance 
 

1.4.1 Municipal Government Act 
 

The proposed amendment has been prepared within the statutory context of 
Part 17 of the Municipal Government Act (S.A. 1994, M-21-1), Section 
633(2)(a).  The MGA provides that an Area Structure Plan must describe: 

 
o the sequence of development proposed for an area; 
o the land uses proposed for the area, either generally or with respect to 

specific parts of the area; 
o the density of population proposed for the area, either generally or with 

respect to specific part of the area; and 
o the general location of major transportation routes and public utilities. 

 
1.4.2. Municipal Development Plan 

 
The development proposed for the amendment area complies with the spirit 
and the intent of the City of Grande Prairie Municipal Development Plan (MDP) 
Bylaw C-939.  The land has been designated for residential development in the 
Growth Strategy and Future Land Use Map contained within the City’s 
Municipal Development Plan. 
 
Several specific policies of the MDP are particularly relevant to this amendment 
and have been considered in its preparation.  Such policies include the 
following, stated in Chapter Three, Section 3.3 of the MDP. 
 

“The City should encourage the private sector to provide housing that is 
innovative and affordable and that is targeted to special groups such as 
disabled persons, mature adults and seniors.”  (Section 3.3.3); 
 
“The City shall encourage moderate increase in densities of existing or 
new neighbourhood by adopting programs to encourage innovative 
housing techniques and subdivision designs.  Such programs shall 
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consider concepts like planned unit developments, cluster housing and 
zero lot lines.” (Section 3.3.5); and 
 
“Where possible, higher density housing should be designed and located 
to provide transitional areas (i.e.: parks, schools, roads, churches, 
shopping areas, recreational area, etc.) from single family residential 
area.  Area Structure Plans should be used to achieve this policy. 
(Section 3.3.7). 
 

The plan for the amendment area complies with these policies as well as the 
general intent and purpose of the Municipal Development Plan.  The 
amendment proposes a wide range of housing types and innovative subdivision 
design which is contiguous with residential development in Crystal Lake Estates 
and includes open space linkages within its open space system. 

 
2.0 SITE ANALYSIS 
 
2.1 Land Ownership 
 

Crystal Lake Estates Inc. owns all of the developable land within the 
amendment boundary. 

 
2.2 Physical Environment 
 

The amendment area is well suited for urban development in terms of soils, 
slopes and overall drainage conditions.  The topography of the amendment 
area is gently undulating with a natural drainage split approximately halfway 
between the north shore of the land and 132 Avenue.  Land south of this minor 
ridge drain south into the wet land reserve and Crystal Lake and southeast into 
the existing catchment system, while lands to the north of this feature drain 
north and northeast. 

 
2.3 Current Land Use – Site and Surroundings 
 

The amendment area is generally under agriculture production.  The site is in 
close proximity to existing residential neighbourhoods to the southeast and 
southwest.  A large wet land reserve lies immediately west and southwest of the 
amendment area, while Crystal Lake provides much of the southern boundary 
of the amendment area. 
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3.0 PROPOSED AMENDMENT 
 
3.1 Land Use Concept 
 

The land use concept for the amendment area is shown in the attached figure, 
while development statistics for the amendment area are presented in Table 3-
1. 
 
The land uses will be predominantly single detached residential of varying 
densities and lot sites.  Several medium density sites have been located in the 
amendment area and one high-density residential site has also been identified.  
Generally, development densities for single detached housing will decrease, 
from north to south, through three distinct residential land use types.  Two large 
and three small Municipal Reserve parcels will provide two school sites, 
neighbourhood parks, walkways, connections and buffers between adjacent 
land uses.  The vegetation and trees along the north and northeast shoreline of 
Crystal Lake will be preserved and will be included in the Environmental and 
Municipal Reserve strip around the lake. 

 
3.2 Residential Land Use Bylaw 
 

Residential development will be of a form and density that is complementary to 
the existing housing within the approved ASP.  Low-density single detached 
housing will occur adjacent to the lake, northeast, north and northwest.  
Development will be in accordance with the regulations and requirements of the 
residential zoning districts. 

(Bylaw C-766 - October 2, 2000) 
 

The residential area immediately adjacent to the lake, on the north and 
northeast shores will be large lot, estate type with lot width in the range of 16 m 
to 20 m.  Development in this area will be focused along a lakeshore type local 
road, with lots backing onto the north and east side of Crystal Lake.  Cul-de-
sacs and crescents will extend away from the lake, providing integration with 
“regular lot” housing, while also providing pedestrian access to the lake 
amenity.  Approximately 15% of the low-density residential housing within the 
amendment area will be estate type development.  Public access to the lake in 
this area will be provided with walkways and lakeshore strip parks. 

 
The majority of residential housing will be on standard residential lots with lot 
widths in the range of 13 m to 15.5 m focused in the north, north-central and 
eastern areas of the plan.  Crescent, cul-de-sac and housing fronting collector 
roads constitute the urban design for this type of housing.  Walkways and two 
large school sites will provide a mixture of pedestrian linkages and community 
amenity features. 

 
The City of Grande Prairie Page 6 



 Crystal Lake Estates Area Structure Plan 
  
 

____________________________________________________________________ 

 
A further area of single detached development, at slightly higher densities, will 
be located in the northwest region of the Plan.  This housing will be located 
adjacent to the wetland reserve.  Northwest of the future extension of 94 Street 
/ Lakeland Drive, and extend north to 132 Avenue.  These lots will have a lot 
width in the range of 10.4 m and 12.2 m. 
 
Changing buyer profiles and consumer demographics will require the developer 
to supply the market with housing forms which are both affordable and 
innovative.  Site specific criteria will dictate design parameters that are 
achievable through the development regulations of the City of Grande Prairie 
Land Use Bylaw. 
 
Two medium density residential sites have been located adjacent to 132 
Avenue, across from each other at 92 Street.  The sites are each approximately 
1.0 ha in size.  A third medium density residential site has been located on the 
southwest corner of the intersection at 132 Avenue and 88 Street.  All of these 
sites have been situated to ensure access to transportation routes and local 
transit, close to parks and act as transitionary land uses to the lower density 
development. 
 
One high density residential site has been located at the southeast corner of the 
intersection at 132 Avenue and 92 Street. 
 
The amendment provides for approximately 3.4 ha of medium density 
residential development and 0.3 ha of high density residential development.  
This accounts for approximately 5% of land allocated for residential 
development within the Plan, and approximately 10% of the future population 
will live in the medium and high density residential sites. 
 
Where residential development is adjacent to the future arterial roadways and 
other noise generators such as the Alberta Power’s substation, necessary noise 
attenuation features will be provided at the developer’s expense.  
 
The overall concept is based on the premise that the development will comprise 
a wide range of housing types and tenures, fostering and encouraging a 
neighbourhood of diverse characteristics. 
 
The projected population within the area will be in the range of 3,300 to 4,200 
persons representing 40 to 50 persons per hectare densities (18 to 20 persons 
per acre). 

 
3.3 Commercial 
 

The plan provides for a neighbourhood commercial site of approximately 0.4 ha 
that is located at the intersection of 132 Avenue and 92 Street.  It is envisioned 
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 that this site could accommodate a variety of convenience or neighbourhood 
type commercial uses. 

 
3.4 Transportation Pattern 
 

The major element of the transportation pattern will be the internal residential 
collector road which will traverse the north region of the Plan, from east to west 
instead of its original alignment connecting onto 132 Avenue.  The collector will 
provide access to all residential clusters, and promote intra-neighbourhood 
vehicle movement rather than inter-neighbourhood traffic coming into the Plan 
area.  A future realignment of the 88 Street collector eastward outside the 
municipal boundary of the City has been shown in order to facilitate the 
extension of existing development on the eastern perimeter of the Plan. The 
internal local collector in this area has, for the most part, made the present 
alignment of 88 Street redundant, at least through the central part of the 
amendment area.  It is envisioned that Crystal Lake Drive will extend north, 
ultimately connecting into Lakeland Drive. 
 
In total, there will be two access points from the north (132 Avenue) into the 
amendment area:  92 Street, which is envisioned as the major neighbourhood 
entry and 88 Street, which will also serve the neighbourhood to the east, when 
development occurs. 
 
Rear lanes are proposed for the residential areas in the extreme northwest 
region of the Plan area, northwest of 94 Street / Lakeland Drive.  All lots 
backing onto the wet land reserve and 132 Avenue will be the exception in this 
instance. 
 
Bus routes serving the area will follow the collector roadways.  The developer 
as required facilitating efficient transit routing as each stage of development 
proceeds would provide appropriate bus turnaround. 

 
3.5 Parks and Open Space 
 

Overall, the amendment area provides a variety of park sites and pedestrian 
linkages.  These elements have been designed to allow residents to enjoy 
recreational areas and utilize a pedestrian system, conveniently and safely from 
any part of the amendment area. 
 
Two school / park sites are proposed in the amendment area - one in the 
central region of the Plan, south of Lakeland Drive and the other in the north 
eastern region, south of Lakeland Drive and east of Crystal Lake Drive.  The 
central site will be home to the neighbourhood public elementary school, while 
the northeast site has space for a separate elementary school and public 
elementary school. 
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A series of small parks and walkways complete the open space system of the 
neighbourhood.  A continuous trail system will be provided by the developer 
linking parks, school sites / neighbourhood parks and allow public access to the 
Municipal Reserve area adjacent to the lake.  The trail system will connect to 
trails coming out of other neighbourhood areas.  Pedestrian lighting will be 
provided as required. 
 
A 6 m wide strip of Environmental Reserve will be provided abutting the high 
water mark of Crystal Lake along the lake shore.  A 10 m wide Municipal 
Reserve strip will be provided abutting the Environmental Reserve strip.  The 
Municipal Reserve strip will contain a trail to be provided by the Developer.  The 
Developer will provide two viewing areas overlooking the lake as identified on 
the Land Use Plan.  The City will develop a trail along 94 Street from the 
entrance into the Lakeland subdivision south to connect with the existing trails 
on the west side of Crystal Lake. 

 
3.6 Municipal Reserve 
 

The park and open space system provides for approximately 8.87 ha (21.92 ac) 
of Municipal Reserve dedication.  This amount comprises approximately 10.6% 
of the gross developable area within the amendment boundary.  The under-
dedicated portion of reserves deferred from the previous developments 
(Gorman quarter) will also be included here. 

 
3.7 Major Utilities and Development Staging 
 

The Servicing Concept Map shows the major trunk lines of sanitary sewer, 
water and storm management system.  Front street servicing will be used for all 
local lines and the street right of way widths will be wide enough to 
accommodate municipal and private utilities.  Other necessary utility easements 
will also be provided.  All services will be designed in accordance with the 
applicable master plan. 

 
3.7.1 Sanitary Sewer 

 
The amendment area will be connected to the existing system in the SW 31.  
This generally follows the existing topography.  There will be two main branches 
to the system – one paralleling 88 Street and serving the northeast portion of 
the basin and one following the north perimeter of Crystal Lake serving the 
northwest portion of the basin.  This system will be an extension of the 88 
Street and 92 Street sanitary sewer lines. 
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3.7.2 Water 

 
The main water supply for the area will be the water transmission main 
extended along Crystal Lake Drive in the east, with looping connections to 
existing mains to the west at points north and south of Lakeland Drive. 

 
3.7.3 Storm Water Management 

 
The area will be divided into three major basins: 
 
Southeast – draining to the existing storm sewer within the SW 31.  This will 
utilize the storm sewer on the west side of 88 Street and the existing retention 
pond on the east side of 88 Street.   
 
Northeast – draining to an off-site retention facility east of 88 Street and 
discharging at a pre-development rate of natural drainage courses. 
 
Northwest – draining to Crystal Lake.  While there would be no retention prior to 
discharging into the lake, silt and sediment control will be a feature of the storm 
sewage systems in order to maintain the quality of the lake water.  There is an 
existing overland drainage course to the northeast, which acts as an overflow in 
the spring during times of high water levels in Crystal Lake.  This overflow will 
be incorporated into the storm sewage system upon development of the area in 
order to control lake levels. 

 
3.7.4 Other Services 

 
Other essential services, such as natural gas, electrical power and cable TV are 
available for extension into the future development as may be required.  The 
Alberta Power line easement along the east side of 88 Street will be preserved 
and should there be any changes to this alignment, the developer will be 
responsible financially.  Overhead power lines will be relocated underground as 
development proceeds as a developer responsibility. 

 
3.8 Implementation 
 

The developments in the area will be implemented by many stages of 
subdivision.  Prior to approval of the first subdivision in this amendment area, 
design reports for transportation (vehicular, noise attenuation, transit and 
pedestrian), sanitary sewer, water and storm drainage will be submitted to and 
approved by the City.  The design reports are to include a geo-technical report 
to substantiate the proposed design, the location and size of park areas and 
consideration of any off-site improvement, such as the Ivy Lake Bypass, 
needed to support the development of the amendment area. 
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All subdivision applications abutting Crystal Lake will include a surveyed plan 
illustrating the location of the mature vegetation along the lakeshore and the 
proposed Environmental Reserve strip. 

 
3.9 Staging 
 

The future patterns of development will advance northward, from both the east 
and west, ultimately converging in the central area of the amendment area.  
The first stage of small lot single family residential development will occur in the 
northwest part whereas the standard single family residential development will 
occur in the southeast part, immediately north of the Stage 6 development that 
is presently under construction. 
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Table 1 

Land Use Statistics 
2002 Amendment 

 
Gross Area* 83.70 ha 206.79 ac 100.00% 
Low Density Residential 49.50 ha 122.30 ac  59.14% 
Medium Density Residential   2.28 ha   5.63 ac    2.72% 
High Density Residential   0.41 ha   1.00 ac    0.49% 
Commercial   0.41 ha   1.00 ac    0.49% 
Municipal / School Reserves**   8.87 ha  21.92 ac  10.60% 
P.E. School and Park   4.24 ha  10.48 ac  
Lakefront Park (strip)   0.53. ha   1.31 ac  
Parks and Walkways   4.10 ha  10.13 ac  
Roads and PUL 22.23 ha  54.92 ac  26.56% 
Arterial (Road widening)   0.63 ha   1.56 ac  
Collector   5.25 ha 12.97 ac  
Local Road 12.91 ha 31.90 ac  
Lane  1.04 ha   2.57 ac  
PUL  0.10 ha   0.24 ac  
Storm Management Facilities  2.30 ha   5.68 ac  

 
 *Gross area does not include the 6 m wide lakefront Environmental Reserve 
 
 **Municipal reserve required for dedication: 
  10% of GDA (83.70 ha) 8.37 ha 
  Deferred from Gorman quarter 0.50 ha 
  Total 8.87 ha 

(Bylaw C-766E - December 4, 2002) 

 
The City of Grande Prairie Page 12 



 Crystal Lake Estates Area Structure Plan 
  
 

____________________________________________________________________ 

Table 2 
Land Use Statistics 

 
Comparison Between Bylaw C-766C dated August 4, 1998 

and 
Proposed 2002 Amendment 

 
 Bylaw C-766C 

August 4, 1998 
2001 Amendment Notes 

Gross Area* 83.70 ha 100.00% 83.70 ha 100.00% No change 
Low Density Residential 51.43 ha 61.45% 49.50 ha 59.14% -1.93 ha 
Medium Density Residential 3.39 ha 8.38% 2.28 ha 2.72% -1.11 ha 
High Density Residential 0.30 ha 0.36% 0.41 ha 0.49% +0.11 ha 
Commercial 0.41 ha 0.49% 0.41 ha 0.49% No change 
Municipal Reserves** 8.87 ha 10.60% 8.87 ha 10.60% No change 
P.E. School and Park 4.45 ha  4.24 ha  -0.21 ha 
SE School and Park 1.95 ha  0.00 ha  -1.95 ha 
Lakefront Park (strip) 0.53. ha  0.53 ha  No change 
Parks and Walkways 1.94 ha  4.10 ha  +2.16 ha 
Roads and PUL 19.30 ha 23.06% 22.23 ha 26.56% +2.93 ha 
Arterial (Road widening) 0.00 ha  0.63 ha  +0.63 ha 
Collector 5.25 ha  5.25 ha  No change 
Local Road 12.91 ha  12.91 ha  No change 
Lane 1.04 ha  1.04 ha  No change 
PUL 0.10 ha  0.10 ha  No change 
Storm Management 
Facilities 

0.00 ha  2.30 ha  +2.30 ha 
 
 
 
*Gross area does not include the 6 m wide lakefront Environmental Reserve 
 
**Municipal reserve required for dedication: 
 10% of GDA (83.70 ha) 8.37 ha 
 Deferred from Gorman quarter 0.50 ha 
 Total 8.87 ha 

(Bylaw C-766E - December 4, 2002) 
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4.0 AMENDMENT SUMMARY 

 
The amendment will provide a comprehensive re-design which provides a range 
of housing types, an accessible open space system, a convenient circulation 
system and effective integration with surrounding development. 
 
The amendment is a response to changing market conditions, community 
needs and more detailed transportation and land use planning by the 
landowner.  The relocation of the proposed school sites will facilitate increased 
housing opportunities at varying densities and housing types.  Initially, the local 
street pattern will be modified to provide a variety of development options, with 
lot sizes complementary to the previously developed lands within the Crystal 
Lake Estates ASP area. 
 
This amendment will facilitate orderly extension of the existing Crystal Lake 
neighbourhood.  It will be developed to a density that is compatible with the 
existing neighbourhood. 
 
The proposed amendment will comply with relevant municipal statutory plans 
and will provide a quality living environment for this area of Grande Prairie. 
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CRYSTAL LAKE ESTATES 

NORTH EAST AREA STRUCTURE PLAN 
Bylaw C-766B February 2, 1998 

 
The proposed amendment covers the remaining part of Block B, Plan 922-2680 
and a portion of the NW ¼ of section 31-71-5 W6M within the Crystal Lake 
Estates North East Area Structure Plan (ASP).  The purpose of the amendment 
is to realign the collector road (Crystal Lake Drive) in this area and to relocate 
the Municipal Reserve parcel to the north and west.  As well, services will be 
located within the road right of way, as previously developed in Phases 3 and 4, 
eliminating the need for public utility lots at the rear of properties. 
 
The following descriptions detail each aspect of the amendment.  (An 
Amendment Plan is included showing the proposed changes and the phasing of 
development). 
 
TRANSPORTATION 
 
The collector road – Crystal Lake Drive – is realigned to continue north into the 
Clark quarter (north west quarter of section 31-71-5 W6M).  A minor collector 
road will be added between Crystal Lake Drive and 88 Street, approximately 
150 meters south of the quarter, at the same location as the previous 
intersection of Crystal Lake Drive and 88 Street. 
 
The revised alignment of Crystal Lake Drive will collect traffic between the lake 
and 88 Street continuing into the north area of the ASP.  Access to 88 Street 
will instead be provided by way of a minor collector eliminating the continuous 
shortcut from 88 Street through Crystal Lake Estates to 92 Street.  Both the 
continuation of Crystal Lake Drive and the minor collector (122 Avenue) will  be 
designed to the City of Grande Prairie standards. 
 
A temporary bus turnaround will be provided immediately north of the 
intersection of Crystal Lake Drive and 122 Avenue when Phase 5 is developed.  
When Phase 6 is developed, the temporary bus turnaround will be relocated to 
the north end of the portion of Crystal Lake Drive that extends through Phase 6. 
 
MUNICIPAL RESERVE 
 
The Municipal Reserve parcel east of Crystal Lake Drive in the amendment 
area will be relocated to the west side and immediately north of the Gorman 
quarter (south east quarter of section 31-71-5 W6M).  This location (adjacent to 
Crystal Lake Drive) is more accessible and visible, and provides an area of 
open space within the amendment area that when included with Chandelier 
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Park, is no father than 250 meters from any residential lot.  Sidewalks will be 
provided to connect all areas within the proposed amendment to either 
Chandelier Park or the relocated Municipal Reserve parcel.  The Municipal 
Reserve will be deferred and added to the 10% Municipal Reserve to be 
dedicated when the NW 31-71-5 W6M is subdivided. 
 
STREET SERVICING 
 
All servicing within the amendment area will be provided within the road right of 
way.  As previously developed in Phases 3 and 4, all public utility lots at the rear 
of properties will be eliminated. 
 
The water, sanitary and storm sewer services for Phases 5 through 8 will meet 
the City of Grande Prairie’s design and construction standards and will be 
consistent with the design reports as approved by the Engineering Department. 
 
PHASING 
 
Phasing within the amendment area (shown on the Amendment Plan) will be 
developed in conjunction with the logical and economical extension of roads 
and services. 
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