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CITY OF GRANDE PRAIRIE 
 

OFFICE CONSOLIDATION 
 

BYLAW C-807 
 

A Bylaw to enact the 
Northgate Area Structure Plan 

 
(As Amended by Bylaw C-807A) 

 
 WHEREAS Section 64 of the Planning Act, 1980, and amendments thereto, provides that 
Council may, by Bylaw, 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 Bylaw; 
 
 NOW THEREFORE, THE MUNICIPAL COUNCIL OF THE CITY OF GRANDE 
PRAIRIE, IN THE PROVINCE OF ALBERTA, DULY ASSEMBLED, ENACTS AS 
FOLLOWS: 
 
1. That this Bylaw be cited as “Northgate Area Structure Plan” Bylaw. 
 
2. That the Area Structure Plan attached hereto is designed for the orderly and economic 

development of the area legally described as SE ½ 2-72-6-W6M and SW ¼ 1-72-6-W6M.  
Northgate Area Structure Plan is bounded by: 

 - on the north; the City limits, 
 - on the south; 132 Avenue, 
 - on the east; the City limits, 
 - on the west; the City limits, 
 The study area encompasses a total of 130 gross hectares (ha); and is hereby adopted as the Area 

Structure Plan Bylaw of the Northgate Area of the City of Grande Prairie. 
 
3. This bylaw shall take effect on the date of its final passing thereof. 
 
READ a first time this      23rd      day of      April      , 1984, A.D. 
 
 “E.J. Blais” (signed)  
 MAYOR 
 
 “L.M. Saunders” (signed)  
 CITY CLERK 
 
READ a second time this     14th      day of      January         , 1985, A.D. 
 
READ a third time and finally passed this     14th      day of       January        , 1985, A.D. 
 
 “E.J. Blais” (signed)  
 MAYOR 
 
 “L.M. Saunders” (signed)  
 CITY CLERK 
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1.0 INTRODUCTION 
 
1.1 Preamble 
 
 Rapid growth of the City and County of Grande Prairie in recent years and the 

expected continuation of this trend have created strong pressures for development of 
land for residential and industrial purposes.  The task of the two municipalities has 
been to accommodate this development in a comprehensive, planned and orderly 
manner and in a fashion which is compatible with the long-term goals and objectives 
of each municipality. 

 
 The Northgate Area Structure Plan study area was identified as one part of a 

comprehensive planning process which the City and County jointly agreed to 
undertake.  The planning process resulted in the adoption of the City and County 
Joint General Municipal Plan (1982) and a sister document to this Area Structure 
Plan, the County of Grande Prairie, and Highway No. 2 North Area Structure Plan. 

 
 Although the timing of expansion into the subject lands is uncertain due to servicing 

constraints, it is important that the future developability of the area be established 
now in order to ensure compatibility between land use and subdivision design of the 
study area and the County rural industrial park proposed on the northern boundary of 
the City.  It is also important that the City's long-term growth objectives in this sector 
be strongly reaffirmed in order to provide the County proposed rural industrial park 
with a secure future compatible and complementary with development in the City. 

 
1.2 Purpose of the Area Structure Plan 
 
 Preparation of an Area Structure Plan for the area was initiated by Council in May 

1981 with completion scheduled for the end of 1983.  It was requested at that time 
that a comprehensive planning framework could be established for lands adjacent 
Highway No. 2 North and at the interface between City and County development.  
Although the Area Structure Plan will establish the City's long-term objectives and 
design policies for the study area, development of the lands will be conditional upon 
the provision of utility and transportation systems. 

 
 The purpose of the Area Structure Plan is fourfold: 
 

1. To identify the most suitable land uses for the study area. 
 

2. To provide a framework for the future land use development and subdivision 
design of the area and to ensure that review of any proposals and subsequent 
development can be conducted on the basis of approved policies and guidelines. 

 
3. To provide the City of Grande Prairie and the private sector with a clear 

understanding of Council's intent regarding land use, subdivision design and 
development phasing within the study area. 

 
4. To reaffirm the City's long-term growth objectives in this sector of the municipality. 



 Northgate Area Structure Plan 
  
 

The City of Grande Prairie  Page 4
  

1.3 Document Format 
 
 The document comprises four sections: 
 
 Section 1.0 provides the background rationale and basis for preparation of the Plan, 

general location and extent of the study area, and general statements on how the 
document should be implemented and interpreted. 

 
 Section 2.0 presents a summary of the background analysis which was conducted 

over the study area, thereby providing an understanding of the context for the Plan 
policies and recommendations. 

 
 Section 3.0 contains detailed planning recommendations for the study area. 
 
 Section 4.0 contains the implementation strategy. 
 
 Sections 1.0, 3.0 and 4.0 will be adopted as Schedule A to the Area Structure Plan 

Bylaw.  Section 2.0 and Appendix 'A' will serve as technical background to the Area 
Structure Plan Schedule and Bylaw. 

 
1.4 Regional Setting 
 
 As illustrated in Figure 1, the subject lands are the two most northerly quarter 

sections in the City of Grande Prairie and the study area encompasses approximately 
130 gross ha (320 acres) of land.  Bisecting the study area is Highway No. 2 North.  
In addition to being one of the major regional traffic routes and serving the large 
agricultural hinterland north-west of the City, Highway No. 2 also forms part of the 
City's arterial road system.  The road connects with Highway No. 34, the major route 
to Edmonton, 2.4 kilometers north of the City limits. 

 
 The Canadian National Railway mainline (formerly Northern Alberta Railways) lies 

east of Highway No. 2 and runs north south throughout the length of the study area.  
This rail line connects south to Edmonton and north-west to British Columbia, thereby 
providing the opportunity for rail access to major urban centers. 

 
 A county rural industrial park lies directly north of the City boundary and eventually 

development there will be contiguous with that in the City.  Therefore, it will be 
necessary to ensure that development within the City and the County will be both 
compatible and complementary to each other. 

 
 The study area's southern boundary is 132 Avenue, which will eventually form part of 

the City's arterial road system as indicated in the City General Municipal Plan.  In 
future, 132 Avenue will link with 108 Street to the west and extend eastward to 
connect with the East Perimeter Ring Road. 
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 The study area is bounded on both the east and west by the City boundaries.  The 
Joint General Municipal Plan has generally designated the lands to the east for urban 
industrial reserve and the lands to the west for urban residential reserve. 

 
1.5 Legal Description of Study Area 
 
 The following lands, shown on Figure 2, are included in the study area: 
 

• SE ¼ 2-72-6-W6M  65 gross ha± (160 acres) 
 

• SW ¼ 1-72-6-W6M  65 gross ha± (160 acres) 
 
  TOTAL 130 gross ha ± (320 acres) 
 
1.6 Plan Interpretation 
 
 Realization of the Area Structure Plan's objectives is dependent upon correct 

interpretation of the various parts.  The substances of this document is the overall 
development plan, policies, design guidelines and standards relating to the proposed 
land uses and urban activities and can be considered to be an outline of Council's 
position toward future development in the study area.  Nevertheless, it is not 
Council's intention to establish in the Plan precise limits, boundaries, dates, locations 
or quantities which are flexible to change.  Minor variations to the stated figures, land 
use boundaries, phasing sequence, and stated standards may be acceptable 
provided the general intent is maintained. 

 
 At the same time, the Area Structure Plan has been prepared within the policy 

framework established by senior documents affecting the area i.e. the Planning Act, 
1980, as amended, the Regional Plan, the City of Grande Prairie General Municipal 
Plan, and the County and City of Grande Prairie Joint General Municipal Plan, 1982.  
Therefore, in addition to policy requirements established in this Plan, subdivision and 
development applications will continue to be reviewed in the context of policies, plans 
and recommendations of the senior planning documents.  In order to provide the 
reader with a basis for review of the Plan, an explanation of the major terms is found 
in Section 1.9. 

 
1.7 Plan Review and Amendment 
 
 Monitoring of the progress of the Plan's implementation may identify the need for 

amendments from time to time.  Where such an amendment is contemplated, Council 
will first review the effects to identify any possible conflicts with the overall objectives 
contained in this document as well as the County and City of Grande Prairie Join 
General Municipal Plan and other senior planning documents.  Council will also 
circulate proposed amendments which may have an impact on the County's 
proposed rural industrial park to the County Council for their consideration and 
comment. 
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1.8 Methodology 
 
 This document was prepared in accordance with the requirements of the Planning 

Act, 1980.  Data was collected from City and Regional Planning Commission records, 
site investigations, air photographs and contour mapping.  A technical review 
committee with staff representatives from the City, County, Alberta Transportation 
and the Peace River Regional Planning Commission oversaw the preparation of the 
Plan, which was undertaken by planning consultants. 

 
1.9 Plan Status 
 
 This Plan is to be considered as Tier II Area Structure Plan under City policy. 
 
 
2.0 DEVELOPMENT OPPORTUNITIES AND CONSTRAINTS 
 
2.1 Physical Landscape 
 
2.1.1. Topography and Natural Drainage 
 
 As illustrated in Figure 3 the lands in the study area slope gently towards the south 

and the maximum gradient is 2.6%.  The difference in elevation between the high 
point and low point is 22.5 meters (73.8 feet).  The high point is located in the 
northeast corner of the study area and the low point is in the south-west corner. 

 
 West of Highway No. 2, the lands drain towards the south-west.  Areas east of the 

highway between the highway and railway drain to the south and the lands east of 
the railway drain to the southeast.  There are several small low-lying areas and areas 
of standing water east of the railway tracks in close proximity to 132 Avenue.  In 
general, however, the lands appear to be well drained. 

 
2.1.2 Treed Areas 
 
 There are numerous small stands of trees which are located mainly in the northern 

portion of the study area.  The two largest are adjacent farm homesteads and are 
approximately 1 ha (2.5 acres) and 2.8 ha (7 acres) in size.  The tree stands are 
mainly deciduous although coniferous trees are found in some areas. 

 
2.2 Existing Land Use and Ownership 
 
2.2.1 Existing Development and Zoning 
 
 Figure 4 illustrates the study area's existing land use pattern and zoning.  In general, 

the lands in the south are developed for industrial purposes, particularly east of the 
highway.  Areas to the north are still in agricultural use except for the speedway 
located in the northeastern corner. 
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Lands adjacent to Highway No. 2 in the south are currently designated as "Industrial 
Highway (M-4) District" in the City's Land Use Bylaw.  West of the highway there is a 
farm implement dealership and a 2.25 gross ha (5.5 acres) vacant parcel has been 
subdivided in the southeast corner.  East of the highway is a service station and a 
mobile home sales and storage office. 

 
 North of 132 Avenue and east of Highway No. 2 and the "Industrial - Highway 

District" approximately 14 gross ha (35 acres) have been designated as "Industrial-
Medium (M2) District".  These lands have been developed with a variety of medium 
industrial uses except for lands east of 97 Street which are vacant. 

 
 There are two farmsteads, one on either side of the highway.  Farming is still carried 

out on the majority of the lands, although there is a speedway located in the 
northeast corner of the study area. 

 
 The City of Grande Prairie General Municipal Plan designates the lands east of the 

railway as an industrial expansion area.  However, lands west of the railway are 
designated as urban reserve areas because of servicing constraints.  The County 
and City Joint General Municipal Plan designates the lands east of Highway No. 2 for 
urban industrial purposes and the lands west of Highway No. 2 mainly for residential 
purposes with land adjacent the Highway being designated for urban industrial 
purposes.  Lands north of the City boundary are designated for rural industrial park 
development in the Joint General Municipal Plan. 

 
 In addition to the existing land use activities, a number of transportation related 

activities run through the study area.  Highway No. 2 and 132 Avenue have been 
mentioned previously.  The Canadian National Railway mainline to Grande Prairie 
runs north south through the study area east of Highway No. 2.  East of the railway, 
again running north south, is found a power line.  West of Highway No. 2 a major gas 
line runs north south. 

 
2.2.2 Existing Land Ownership 
 
 Figure 5 and Table 1 outline the current land ownership of major vacant parcels in 

the study area. 
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TABLE 1 

 
LAND OWNERSHIP 

MAJOR VACANT PARCELS 
 

Location 
(Refer to 
Figure 5) 

 
 

Land Owner(s) 
  

1. 208958 Developments Ltd. 
2. 208958 Developments Lid. 
3. Husky Oil 
4. Husky Oil 
5. Underworld Holdings - Sutherland 
6. Albinati, L 

 
 
2.2.3 Existing Utility Services 
 
 Figure 6 illustrates existing sewer and water lines which presently service the study 

area.  Lands west of Highway No. 2 do not have municipal services.  East of Highway 
No. 2 water and sewer lines extend approximately 192 meters north along 98 Street 
and 99 Street.  An 8" water line extends along 132 Avenue from Highway No. 2 
approximately 700 feet east of the railway tracks.  An 8" sanitary sewer extends 
along 132 Avenue the same distance.  Storm drainage ditches accommodate storm 
water run-off.  (Refer to CP-ENG-19, January 7, 1980.) 

 
2.3 Opportunities and Constraints - Summary 
 
 An assessment of the study area's existing land uses, ownership pattern, physical 

landscape and transportation facilities indicates that no major constraints exist to 
prevent the eventual use of the study area for a range of urban activities.  However, 
from a utility standpoint there is no spare capacity in existing lines to accommodate 
additional development in the structure plan area.  It is anticipated that the area will 
be serviced through the trunk line system required to service the Northridge area and 
through the east perimeter servicing plan. 

 
 No topographic limitations exist and constraints associated with natural drainage 

have been largely overcome.  It is expected that design and development solutions 
can be identified which will allow these areas to be incorporated into a development 
scheme for the study area. 
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 Tree coverage is limited and as such serves to provide a visual amenity to an 
otherwise open landscape.  Therefore, it should be viewed as a development 
opportunity providing the larger areas be incorporated, where feasible, into a future 
development scheme.  Therefore, the more important tree stands should be 
incorporated into future subdivisions in the form of municipal reserve. 

 
 Existing developments, subdivided vacant parcels, and roadways do not represent 

significant constraints to development of the study area.  However, further 
subdivision of the area, as well as proposed land uses must recognize the existing 
non-agricultural land use pattern through its successful incorporation into any 
development scheme prepared.  In this sense the existing activities are not so much 
a development constraint but a design limitation. 

 
 Similarly, the existing major roadways, railway line, gas line, and power line will affect 

design of the area rather than prevent development from occurring.  Access to 
Highway No. 2 and 132 Avenue will be limited and determined by policies to be 
covered in a transportation plan currently being prepared for the area.  Also, the 
number of crossings of the railway line and gas line will be restricted due to safety 
considerations. 

 
 
3.0 THE AREA STRUCTURE PLAN 
 
3.1 Preamble 
 
 The study area has the capability to support a variety of land uses due to its location 

relative to major transportation routes, existing land uses and development, and the 
physical features of the land. However, a major consideration in developing the lands 
will be the cost of servicing. This situation adds a significant degree of uncertainty 
regarding the timing of the development of the lands. Inevitably, the lands will not be 
developed before their value can offset the relatively high cost of servicing.  This 
situation adds a significant degree of uncertainty regarding the timing of the 
development of the lands.  Inevitably, the lands will not be developed before their 
value can offset the relatively high cost of servicing and this is dependent upon a 
number of factors including the long-term health of the regional economy and the 
demand for land for residential and industrial purposes.  In the long term, however, 
the lands will be developed.  The uncertainty in the timing but inevitability of 
development are justifiable cause for preparation now of a specific land use planning 
document for the area at this time. The Area Structure Plan will enable the City of 
control development pressures in the study area and avoid premature development.  
The Plan will also be instrumental in ensuring that the development objectives of the 
city and the County are compatible and can both be achieved with a minimum of 
difficulty. 
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3.2 Goal 
 
 To prepare an Area Structure Plan for the study area, as illustrated in Figure 2, which 

will accommodate demand for urban land in a manner which is flexible and sensitive 
to changing market demands but which also provided the necessary guidance to 
achieve a high standard of development that is responsive to existing conditions and 
plans for both the study area and surrounding lands. 

 
3.3 Objectives 
 

a) to promote orderly development of the study area; 
 

b) to encourage the efficient use of the study area's land resource; 
 

c) to ensure a high quality of development is achieved; 
 

d) to encourage development of the study area in a manner which is compatible 
with the complimentary to the development of the County of Grande Prairie's 
proposed rural industrial park and existing industrial use in the City South of 132 
Avenue; and 

 
e) to ensure that development in the study area does not predate installation of 

municipal services. 
 
3.4 Proposed Land Uses 
 
3.4.1 Introduction 
 
 Figure 7 presents the conceptual future Land use Plan.  The following sections 

explain the rationale for the future land use plan and outline the development 
strategy for each of the land uses. 

 
3.4.2 Highway Industrial 
 
 Lands on either side of Highway No. 2. encompassing some 28.6 gross ha (70.6 

acres), have been designated for highway industrial purposes.  The purpose of this 
area is to provide land for quasi-commercial/industrial uses which require large areas 
for storage or showrooms and the benefits of the highway exposure.  Typical 
developments include automotive dealerships, service stations, motels and drive-in 
restaurants.  Access to the highway will be via service roads.  Direct access from 
individual lots to the highway will not be permitted.  Development of these lands for 
highway-industrial purposes represents a continuation of the type of land use found 
on lands adjacent Highway No. 2 south of the study area.  Lands to the north, lying 
outside the City boundary, will be developed as a rural industrial park. 
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A high standard of landscaping and visual aesthetics will be required for lands 
designated for highway-industrial purposes, particularly for those parcels directly 
adjacent the highway, Highway No. 2 is one of the major entrances into the City of 
Grande Prairie and it is, therefore, important that a positive image of the City be 
reinforced in this location. 

 
3.4.3 Light-Medium Industrial 
 
 Approximately 48 gross ha (118 acres) have been designated for light-medium 

industrial purposes east of the highway industrial area.  Areas designated for medium 
industrial uses have potential rail access and encompass some 31.6 gross ha (78 
acres).  Lands adjacent the northern City boundary are also designated for medium 
industrial purposes due to the potential for rail access and to provide a transition from 
urban industrial development and the future rural industrial park development directly 
to the north. 

 
 Typical medium industrial uses could include warehousing outside storage, 

contractors shops, and trucking firms.  Parcel sizes will likely range from a minimum 
of 2322 m2 (25,000 ft2) to approximately 10,000 m2 (107,643 ft.2). 

 
 Land designated for light industrial uses are located in the interior of the industrial 

area and do not have the potential for rail access. The purpose of the light industrial 
area is to provide services to the employees of the industrial  district and the rural 
industrial park to the north and to allow a wide range of industrial activities to occur in 
this sector of the City. Typical light industrial uses would include professional, 
financial and support services, personal service shops, private clubs, and indoor 
recreational facilities. Parcel sizes would likely range from a minimum of 2322 m2 
(25,000 ft.2) to approximately 5,000 m2 (53,821 ft.2). 

 
3.4.4 Highway-Commercial 
 
 Approximately 20.4 gross ha (50.4 acres) adjacent to 132 Avenue has been 

tentatively designated for highway commercial purposes. The purpose of this district 
is primarily to serve businesses which depend on the traveling public and which 
require direct exposure to the major road system.  Typical uses would include hotels, 
motels and restaurants. 

 
 The highway commercial district is conditional upon the development of the 132 

Avenue as the Highway No. 2 bypass.  It is expected that this will occur by the time 
the city reaches 50,000 population. 



 Northgate Area Structure Plan 
  
 

The City of Grande Prairie  Page 12
  

3.4.5 Residential 
 
 Approximately 31 gross ha (76.5 acres) west of the gas pipeline easement have been 

designate for residential purposes. These lands were identified in the City and 
County Joint General Municipal Plan as the future residential due to the south-facing 
slopes and the proposed residential land uses south of 132 Avenue, which make the 
lands north of 132 Avenue very suitable for housing. 

 
 A multi-family site is suggested in the south-west corner of the area of study. The 

remainder of the lands can be detached and semi-detached forms of housing. Overall 
average density of the residential development would range from 40 to 50 persons 
per hectare. 

 
3.4.6 Municipal/School Reserve 
 
 Both the City General Municipal Plan and the City and County Joint General 

Municipal Plan encourage that reserve owing as a result of subdivision be dedicated 
in land form except in special circumstances.  Therefore, reserve owing as a result of 
subdivision of lands within the study area will be dedicated in land form as municipal 
or municipal/school reserve. 

 
 Dedication of reserve lands in the areas designated for industrial purposes east of 

Highway No. 2 may be used for the purpose of providing open space and amenities 
for employees in the industrial area if required.  Playing fields and ice rinks can be 
developed on the larger municipal reserve lots and other reserve lands can be 
utilized to supplement landscaped areas of the developed lots. 

 
 West of Highway No. 2 provision should be made for an elementary school for 

students in the residential portion of the study area which will in the long-term service 
students from the lands west of the study area. Approximately 3.2 ha (8 acres) 
should be dedicated as municipal/school reserve; the remainder of reserve owing can 
be dedicated for tot lots, playgrounds, and walkways distributed throughout the 
residential area and as walkways and buffer areas in the highway-industrial-
commercial areas. As a general rule, reserve areas should also be located to 
preserve the larger tree stands identified in the study area. Generally, the provision of 
open space should be consistent with the long term policies of the Parks and 
Recreation Department. 

 
3.4.7 Transportation 
 
 Figure 8 outlines the transportation system designed to serve the Northgate area. 

The system identifies only the major internal circulation network and the points of 
connection to surrounding roadways and future development areas, particularly to 
the County rural industrial park and future City expansions areas north and west. 
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 The system shown is conceptual only. It is intended at this time only to show how the 
area could be serviced with internal streets in relation to the situation presented by 
the existing major roadways as represented by Highway No. 2, 132 Avenue, and their 
intersection. 

 
 The north-west bypass road will be moved from 116 Avenue to 132 Avenue, by a 

50,000 population level. Highway No. 2 intersection/interchange right-of-way 
requirements will be designed to meet the transportation bylaw requirements. 
Regardless of the final location of the roadways, the system will generally consist of 
the following classifications. 

 
 The design standards indicated are intended as guidelines only.  Actual right-of-way 

requirements and final alignments for all roads will be determined at the subdivision 
design stage in consultation with the City Engineering and Approving Authority. 

 
 a) Local Residential Streets 
 
  Local streets in the designated residential areas will be designed to 

accommodate the lowest level of traffic movement. The major functions are to 
provide for movement of residential traffic to the system of residential collector 
roads and to provide direct access to individual lots. Roadway right-of-ways will 
typically be in the range of 15-20 meters depending on the subdivision design 
being proposed. 

 
 b) Collectors 
 
  i) Residential Minor 
 
   These roads are intended to take traffic from the residential streets and 

channel it to the major collector road system. Direct access to individual 
lots will be permitted but will be considered somewhat secondary to that of 
traffic circulation. Right-of-ways should be 19 meters. 

 
  ii) Residential Primary 
 
   These roads will be four lane divided streets functioning largely as major 

collectors. Residential frontage will be permitted although this function will 
clearly be secondary to the provision of relatively uninterrupted traffic flows 
from minor collectors to the arterial system. Right-of-ways should be 32.5 
meters in order to provide four moving lanes plus a parking lane on both 
sides of the road. 
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  iii) Industrial 
 
   This classification is intended to carry traffic from the industrial streets to 

the arterial roads. Frontage and direct access but no parking will be 
enforced. These roads will, in certain instances, function as service roads 
to carry traffic from arterials to adjacent lots. In order to accommodate 
anticipated heavier traffic flows and through movements, right-of-ways will 
be 25 meters. 

 
 c) Arterials and Ring Roads 
 
  The primary and only function of these roads is to carry heavy traffic flows from 

origin to destination points within and outside the City of Grande Prairie. 
Minimum disruption to this function should be enforced by not permitting any 
direct access to adjacent lots. Access to lots along arterials will be via an 
internal service road system. Minimum right-of-ways for this classification will be 
35 meters. Highway No. 2 and 132 Avenue will form part of the City's future ring 
road system. Minimum right-of-ways for these roads will be 40 meters. 

 
 d) Circulation Concept 
 
  i) The system shown in Figure 8 is intended to represent the transportation 

concept for the study area rather than identifying specific alignments for the 
roadways. The following principals shall, however, be adopted in design of 
the final road network. 

 
  ii) No crossing of the Canadian National Railway tracks will be permitted 

unless authorized by that company. 
 
  iii) Industrial and residential collector roadways must be capable of extension 

into adjacent areas of similar land use. 
 
  iv) The roadway system should clearly discourage the intrusion of 

commercial/industrial traffic into residential areas. 
 
  v) Internal roads should efficiently carry traffic by means of a clearly defined 

hierarchy of streets. 
 
  vi) No direct access from arterial roadways will be permitted. Access will be by 

means of an approved service road system. 
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3.4.8 Servicing and Utilities 
 
 a) “Soft” Services 
 
  As previously mentioned in section 3.4.7, when the residential area has been 

developed, an elementary school will be needed and provision for a site has 
been made through the municipal/school reserve dedication. Junior high and 
senior high school students will have to attend schools located within the 
Northridge area if this area precedes the comprehensive development of land 
north of 132 Avenue. 

 
  Plans to expand social and protection services such as health and library 

services, fire and police protection should take into account the needs of the 
population which will eventually reside in this section of the City. 

 
 b) “Hard” Services 
 
  Design criteria for water consumption and domestic sewage generation have 

been adopted form the “Water System Evaluation Study Report” produced by 
Stanley Associates Engineering Ltd. adopted by Council June 1982. 

 
 c) Water Supply 
 
  The development of this area is not expected for some time due to servicing 

constraints. The design of water systems for the area should therefore take into 
account the maximum levels as indicated in the S.A.E.L. Report of 1982. Design 
population for the City of 87,300 should be considered. However, it may be 
more practical in the interim to provide for standards of a population of 40,500. 
This would mean a water supply of 745 l/sec1 should be provided to the area for 
domestic, industrial and fire protection purposes. 

 
  The timing to provide this service is very long term as a major network of 

systems would have to be extended in order to provide a proper distribution 
system to meet the design criteria. The hydraulic grade line setting of the 
pressure release valve in the zone 2 pump house area will be modified to 
provide adequate service pressure and fire flow protection for the ultimate 
system for the extremities of the service area which would include the areas 
under the Area Structure plan. This would require the additional piping in the 
zone 2 system in order to allow the proper transfer of water. 

 
 
 
  
1 City of Grande Prairie Water System Evaluation Report 1982, Pg. 2.11 
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 d) Domestic Sewage2 
 
  Residential dry weather: 454 litres/cap/day (100gcd) 
  Medium-heavy industrial: 6 700 litres/hec/day (596 gad) 
  Highway Commercial: 17 000 litres/hec/day (1500 gad) 
  Infiltration: 5 600 liters/hec/day (500 gad) 
 
  Sewage flows are to be calculated on the units above plus the appropriate 

peaking factors in the SAEL Report, October 1982. 
 
  Major truck systems are required for both the West Truck Sewer Relief, Central 

Truck Sewer Relief, and the East Truck Sewer.  A portion of the Area Structure 
Plan in question has an existing service area served by the West Collection 
System.  All areas east of the CNR tracks will be serviced into a future east 
trunk system.  The remaining areas of the proposed Area Structure Plan would 
be serviced by an expanded west trunk sewer system with the appropriate 
major trunk relief provided along 68 Avenue from 100 Street to 108 Street, and 
along the Wapiti Road from 68 Avenue to 100 Avenue.  In addition, trunk 
sewers would be provided along the highway bypass to serve the Northridge 
Area and ultimately extend into areas considered for this Area Structure Plan.  
Until trunk services are provided, there is no sewer capabilities to service 
beyond the areas currently serviced at present. 

 
  To develop sanitary sewers east of the CNR tracks requires a major trunk sewer 

relief system extending from a point at the City limits on 100 Street eastward for 
one and half miles along the City limits, then northwards along the City limits for 
two miles to the mid point of Section 19-71-6-6.  Further trunk systems would 
extend through the Macklin Meadows area and around the east side of Crystal 
Lake. 

 
 e) Storm Sewers 
 
  Because of topographic considerations, similar comments apply to storm 

sewers as do to sanitary sewers with the CNR tracks as the dividing line.  
Servicing to the east does appear feasible for a small portion of that area which 
drains into Crystal Lake.  Servicing through the City centre is not warranted 
since the Bear Creek lies to the west.  The prudent option appears to be to wait 
for the development of the northwest corner of the City and direct storm sewage 
through trunks in that area to the Bear Creek.  It is not recommended that 
intense development in the area occur until a major trunk storm system is 
installed along the highway bypass. 

 
  
2 City of Grande Prairie Sewage Collection System Analysis, October 1982, Pg. 2.3 

and 2.4 
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3.5 Policies 
 
 a) Development of the lands in the study area will comply with the general design 

and land use designations established in the Conceptual Future Land Use Plan, 
Figure 7. 

 
 b) Development of the lands in the study area will occur in phases in accordance 

with the sequence illustrated in the Phasing Plan, Figure 9.  The timing and the 
sequence of development will be dependent upon the availability of municipal 
services. 

 
 c) Development of lands in the study area designated Urban Reserve (UR) in the 

Land Use Bylaw will not be permitted until municipal services are available.  The 
City will consider new uses and the expansion of existing uses in the M-2 and 
M-4 districts provided all district requirements can be met. 

 
 d) Reserve as a result of subdivision shall be dedicated in land form in locations 

which satisfy the intent established in Section 3.4.6. 
 
 e) The City land developers should enter into negotiations with Canadian National 

ways to provide rail access to lands adjacent the railway. 
 
 f) Only those industries which would utilize rail access should be permitted to 

locate on parcels which have the potential for rail access. 
 
 g) Lands dedicated for industrial purposes should provide services which will meet 

the needs of the employees of the industrial area and the proposed rural 
industrial park to the north of the City. 

 
 h) Development of the industrial and highway commercial lands and particularly 

lands adjacent to Highway No. 2 and 132 Avenue shall have a high standard 
visual appearance which should be reflected in the quality of landscaping and 
the quality and appearance of building sidings.  The following standards will 
apply with respect to landscaping of the lots: 

 
  Where a landscaped area is required, it shall be provided in accordance with a 

landscape plan and in conformity with the guidelines outlined in Appendix 'A'. 
 
 i) A hierarchy of roads shall be established with local streets, major and minor 

collectors, service roads and arterials/highways forming the hierarchy.  The road 
system should be designed in accordance with the transportation bylaw (Refer 
to Figure 8) and the guidelines established in Section 3.4.7. 
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 j) The subdivision design and siting of buildings on lots on lands designated for 
residential purpose should take account elements of the natural environment 
order to create an energy efficient development.  Elements which should be 
taken into account include sun angles and shadowing, wind direction, natural 
buffers such as tree stands and slope of the land.  Residential design shall also 
reflect the guidelines established in Section 3.4.5. 

 
 k) Open space requirements in the Area shall be provided in accordance with the 

Parks and Recreation Master Plan and the General Municipal Plan. 
 
 l) The right of way requirements for the intersection of 100 street and 132 Avenue 

shall be in accordance with the Continuous Corridor Report for the City of 
Grande Prairie. 

 
 m) In accordance with City policy all buildings over 600 m2 or 3 stories in height 

shall be sprinkled. 
 
4.0 IMPLEMENTATION 
 
 Successful implementation of the Area Structure Plan depends upon the 

establishment of a clear cut implementative strategy and willingness between the 
private sector and the City to cooperate to achieve the goals and objectives 
established in this Plan.  The following sections outline the implementation strategy. 

 
4.1 General Municipal Plan 
 
 The City of Grande Prairie General Municipal Plan should probably be amended to 

reflect the changes as a result of the Northgate Area Structure Plan.  Exhibits 
illustrating roads and utility systems should be updated.  In addition, there may be 
some text changes.  All changes to the General Plan should be done after the Area 
Structure Plan is approved. 

 
4.2 Land Use Bylaw 
 
 The City of Grande Prairie Land Use Bylaw will be amended as is required for lands 

on which imminent development is proposed.  Amendments to the Land Use Bylaw 
should be in conformity with the Conceptual Future Land Use Plan, Figure 7.  
Proposed amendments to the Land Use Bylaw which do not conform with the land 
use policies established in the Area Structure Plan should not be approved unless 
the Area Structure Plan is first amended to reflect a change in policy. 
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4.3 Phasing 
 
 Phasing of development is dependent upon the availability of municipal services and 

the demand for land for specific land uses.  Since the City's existing water and sewer 
systems are already at capacity, development of lands in the study area will not be 
able to proceed until upgrading of municipal service capacities has taken place.  
Once this has occurred, development may proceed in the study area as illustrated in 
Figure 10. 

 
 Phase 1 includes lands adjacent to Highway No. 2 east of the pipeline right-of-way 

west of the railway.  This phase recognizes the existing serviced development in the 
study area and anticipates the demand for development adjacent the highway.  Most 
of the land in Phase 1 is proposed for highway-industrial uses although some lands 
adjacent the railway would be developed for medium-industrial purposes. 

 
 Phase 2 will accommodate development of the remainder of the lands adjacent 132 

Avenue and Highway No. 2.  Most of the lands will be developed for light, medium 
and highway industrial uses; however Phase 2 would also provide for highway-
commercial development adjacent to the future ring road. 

 
 Phase 3 will provide for residential development.  However, lands within this phase 

logically form part of a larger development area which includes lands to the west 
which are presently outside the City limits.  Therefore, the development of lands in 
Phase 3 is not feasible until lands to the west can be incorporated into the 
development area; for this reason, Phase 3 is envisioned as a long term development 
area.  If the configuration of the proposed interchange at 132 Avenue and Highway 
No. 2 cannot be finalized, or if there is a major change in the servicing program 
Council may wish to modify the phasing sequence. 
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APPENDIX 'A' - LANDSCAPING GUIDELINES 
 
i) All areas of a site not covered by buildings, parking, approved storage areas or 

vehicular maneuvering areas shall be landscaped. 
 
ii) Landscaped areas may include any or all of the following: 
 

- soft landscaping (grass, tree and shrub planting); 
- hard landscaping (brick work, wood decking); and 
- grassed earth berming. 

 
iii) Except for City boulevards, trees shall be planted at an overall minimum ratio of one 

tree for every 50 square metres of landscaped area provided. 
 
iv) The quality and extent of the landscaping established on site shall be the minimum 

standard to be maintained on the site for the life of the development.  Adequate 
means of irrigating and maintaining the landscaped area shall be provided. 

 
v) The landscape plan provided shall contain the following information: 
 

a) all physical feature, existing or proposed, including shrubs, trees, flower beds, 
berm contours, walls, fences, outdoor furniture, and decorative paving; 

 
b) shrubs and trees, whether existing or proposed, labeled by their common names, 

botanical name and size; 
 

c) all plant material distinguishing between exiting and proposed, and indicating 
those trees to be removed as a result of the proposed construction; and 

 
d) any other information requested by the Municipality. 

 
vi) Soft landscaping shall be provided as follows: 
 

a) all plant materials shall be of a species capable of healthy growth in the City of 
Grande Prairie with respect to the Alberta Horticultural Guide (Alberta Agriculture) 
and shall conform to the standards of the Canadian Nursery Trades Association 
for the nursery stock. 

 
b) The mixture of trees at the time of planting shall be equivalent to a minimum of 

50% larger trees; 
 

c) the minimum size for smaller deciduous trees shall be 50 millimetres caliper and 
for the larger deciduous, 85 millimetres caliper; 

 
d) the minimum size for smaller coniferous trees shall be a height of two metres and 

for larger coniferous trees, three metres; 
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e) coniferous trees shall comprise a minimum proportion of 1/3 of all trees planted; 
 

f) shrubs shall be a minimum height or spread of 600 millimetres at the time of 
planting; 

 
g) tree planting should be located around the site having regard to potential visual 

impact.  Where space permits, trees should also be planted in groups.  Shrubs 
should be planted to complement tree planting and to provide visual amenity to 
areas not suited to trees, e.g. entry drives, parking lots; 

 
h) landscaped areas shall constitute a minimum of 10% of the site; 

 
i) on lots abutting a Highway No. 2 service road, where there is one, or backing onto 

Highway No. 2 where there is no service road, a minimum of 50% and a maximum 
of 75% of the total landscaped area and planting shall be located along the 
property facing Highway No. 2 ; and 

 
j) on all lots not backing or fronting onto Highway No. 2, a minimum of 50% and 

maximum of 75% of the landscaped area and planting shall be located along the 
lot frontage. 

 
vii) Earth berming will be encouraged on lots facing or backing onto Highway No. 2 and 

132 Avenue particularly along the property facing these two roadways reinforce the 
amenity provided by the tree planting and to further reduce the visual impact of the 
development. 

 
viii) In addition to landscaping requirements, the City will also require additional fence 

screening or berming of open storage areas to reduce the visual impact on adjacent 
properties. 

 
ix) In general, proposed landscaping shown on the required landscaping plan must show 

that the intended planting and/or screening will maintain a high standard of visual 
amenity for adjacent properties and, if applicable, from Highway No. 2 and 132 
Avenue. 
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