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OFFICE CONSOLIDATION 

 

BYLAW C-1087 

 

A Bylaw to Adopt the Northeast Area Structure Plan 

 

(As Amended by Bylaw C-1087-01, C-1087-02, C-1087-04, 

C-1087-05, C-1087-06, C-1087-07, C-1087-09 and C-1087-10) 

 

 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 “Northeast Area Structure Plan” Bylaw. 

 

2. The Northeast Area Structure Plan attached as Appendix “B” is hereby adopted pursuant 

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

 

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

 

 

READ a first time this    10th      day of       March         , 2003. 

 

 

 “W. Ayling” (signed)  

 Mayor 

 

 “J. Ferguson” (signed)  

 City Clerk 

 

READ a second time this    7th    day of      April       , 2003. 

 

READ a third time and finally passed this    7th    day of       April      , 2003. 

 

 

 “W. Ayling” (signed)  

 Mayor 

 

 “A. Cerny” (signed)  

 Acting City Clerk 
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1.0 INTRODUCTION 
 
1.1 Purpose of Plan 
 

The Northeast Area Structure Plan (ASP) has been prepared to provide a 
framework for future development of the northeast section of the City of Grande 
Prairie.  The City initiated the preparation of this Plan as a means of providing a 
proactive and coordinated approach to the planning of this area that is beginning 
to experience development pressure.  It contains a general land use concept that 
is integrated with overall servicing concepts, and serves as a guideline for 
subsequent Outline Plan preparation by individual landowners at the quarter 
section level.  The primary intent of this Plan, in addition to illustrating development 
concepts that are consistent with other statutory plans, is to demonstrate how new 
development will tie-in to the City’s established urban fabric. 
 
The Northeast 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 

 
As shown on Map 1, this ASP applies to eleven quarter sections of land in the 
northeast quadrant of the City. All of the lands in question were annexed into the 
City from the County of Grande Prairie. 
 
The plan area is composed of three distinct sub-areas (see Map 2).  Area 1 
consists of three quarter sections located north of 132 Avenue and west of 84 
Street.  Area 2 consists of a block of four quarters located north-south between 
132 and 116 Avenues, and west-east between 88 and 80 Streets.  Area 3 consists 
of a block of four quarters located in the southerly portion of the Plan area, north-
south between 116 and 100 Avenues and west-east between 88 and 80 Streets. 
 
The Plan area totals approximately 710 ha (1,754 acres) on eighteen separate 
parcels as outlined in Table 1. 
 

(Bylaw C-1087-06 - January 26, 2009) 

 
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. 
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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 
were recently annexed into the City, they are not addressed in the current MDP.  
Upon adoption of this ASP, the MDP will be amended concurrently to reflect the 
land use concept contained in this Plan. 
 

1.3.2 Grande Prairie Intermunicipal Development Plan 
 
An update to the Grande Prairie Intermunicipal Development Plan (IDP) was 
adopted in February 2001.  The subject lands are contained in the “Referral Area” 
of the IDP, but no specific land uses are assigned.  The IDP does, however, identify 
future land uses on adjacent lands with which this ASP is intended to be consistent.  
Specifically, lands north of Area 1 are designated as County Industrial and City 
Industrial Reserve, while lands to the east of Areas 2 and 3 are identified as City 
Residential Reserve.  

 
1.3.3 Existing Area Structure Plans 
 

A portion of the area covered by the Northeast ASP is currently addressed by the 
Crystal Lake Estates ASP, which was adopted in 1982 and amended in 1998.  This 
plan affects the west portion of Area 2 at a conceptual level as illustrated in Map 
3, but was only advisory as this was formerly County land.  This plan provides for 
future residential development and incidental commercial and institutional uses. 
 
Three other ASPs also abut the Plan area; Northgate, to the west of Area 1, Crystal 
Heights to the west of Area 3 and Mountain View to the south of Area 3.  These 
plans provide future land use and servicing patterns for neighbouring lands that 
the Northeast ASP, upon completion, will be consistent with to ensure a smooth 
transition between development areas and/or neighbourhoods. 
 
The Woodgrove Estate, Crystal Landing and West Carriage Lane Outline Plans 
have been prepared to address future development in Area 3. 
 

(Bylaw C-1087-06 - January 26, 2009) 

 
1.3.4 City of Grande Prairie Land Use Bylaw 

 
Most of the land in the Plan area is zoned as “Urban Reserve” under the City’s 
new Land Use Bylaw as illustrated in Map 4.  Two exceptions are the T and E 
Mobile Home Park, which is zoned as “Manufactured Home Community”, and the 
Atco Electric substation, zoned as “Public Service”. 
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1.3.5 Non-Statutory Plans 
 

The City has Master Plans in place for all major forms of infrastructure including 
transportation, parks, sanitary sewer, storm drainage and water distribution.  The 
exception to this is for the west half of 29-71-5-6 (Area 3).  The current master 
plans do not cover this area. 
 

(Bylaw C-1087-06 - January 26, 2009) 

 
2.0 PLAN OBJECTIVES 
 

The Northeast ASP is intended to achieve the following objectives: 
 
1. To provide an overall framework for the future development of the Northeast 

Plan area. 
 

2. To integrate future development with the existing urban fabric and approved 
Plans for adjacent lands. 

 
3. To create a community environment that promotes a high quality of life. 

 
4. To develop residential neighborhoods that will provide for a variety of housing 

opportunities. 
 

5. To identify locations for community service facilities including schools and 
major parks. 

 
6. To provide for future industrial and commercial development at appropriate 

locations. 
 

7. To identify a collector road system that facilitates access between 
neighborhoods, emergency vehicle access, and public transit. 

 
8. To provide a servicing system based on the economical and efficient extension 

of municipal infrastructure and utilities. 
 

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

 
10. To integrate natural features into future urban development where feasible to 

do so. 
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3.0 PLAN AREA 
 

3.1 Topography and Natural Features 
 

As indicated in Map 5, topography and drainage in the Plan area varies 
considerably in each sub-area. 
 

With the exception of its most westerly portion, Area 1 slopes gradually from west 
to east.  The westerly portion of Area 1 slopes to the southwest, eventually draining 
into Crystal Lake.  This portion of the Plan area is mostly cleared of natural 
vegetation, consisting of mainly cropland and fields.  Concentrations of trees in 
Area 1 are confined to three stands of aspen and spruce in the central and easterly 
portions of the area. 
 

Area 2 is divided diagonally by a drainage basin boundary.  Approximately 80 
percent of this area drains gradually to the east, into existing wetland and marsh 
areas in the north-central and easterly portions of the area.  The balance of the 
area drains to the south.  Wetlands throughout the Plan area have been 
preliminarily identified through aerial photo analysis (see Map 5).  More precise 
identification of extent of water bodies will be determined by a Wetland Qualified 
Aquatic Environmental specialist at the Outline Plan Area level. 

(Bylaw C-1087-06 - January 26, 2009) 
 

Area 3 slopes gradually from north to south, and is characterized by two significant 
natural features: a peat bog north of the T and E Mobile Home Park, and a wetland 
immediately north of 100 Avenue. 
 

3.2 Existing Land Use 
 

Agricultural uses are predominant in the Plan area, as Areas 1 and 2 are under 
cultivation.  An established farm site is located at the southwest corner of Area 2.  
Existing development on lands adjacent to Area 1 include the Albinati and McRae 
Industrial Parks to the west.  Crystal Lakes Estates and Lakeland, which are 
building out towards 132 Avenue, abut the south boundary of Area 1 and the west 
boundary of Area 2. 
 

The majority of development in the Plan area has occurred in Area 3, with the T 
and E Mobile Home Park (Trumpeter Village), consisting of approximately 90 units, 
being the most dominant use.  An existing acreage is also located to the north of 
the mobile home park.  Development of Woodgrove Estates, Crystal Landing and 
West Carriage Lane has been approved within the area.  Adjacent to Area 3, 
existing development includes the Ivy Lake Estates neighbourhood and Crystal 
Heights area to the west, and the Swan and Eldoe’s Trailer Courts located to the 
south.  Other features within the area include an electrical substation at the 
intersection of 116 Avenue and 88 Street, and immediately south of the electrical 
substation exists a City (dry) storm pond and a recreational vehicle storage 
compound. 
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A 144 kV transmission line runs from the electric substation along 116 Avenue east 
to 84 Street, and then southerly along the east side of the 84 Street right-of-way.  
There is also a gas distribution line that runs along the length of 88 Street on the 
westerly boundary of the Plan area. 
 

(Bylaw -1087-06 - January 26, 2009) 
 

4.0 PROPOSED DEVELOPMENT CONCEPT 
 

4.1 Introduction 
 

The proposed land use concept for the Northeast area is illustrated in Map 6.  The 
intent of this Plan is to provide a generalized land use plan that will be subjected 
to further refinement through Outline Plan preparation in advance of subdivision. 
 

It is proposed that the Northeast area be developed primarily for commercial and 
industrial uses to the north of 132 Avenue (Area 1), and predominantly low density 
residential use in the balance of the Plan area.  Pockets of medium density 
residential development and manufactured housing are also proposed, but overall 
densities are intended to be consistent with City averages.  Commercial 
development is proposed at strategic locations.  Neighborhood development is 
also supported by school sites and other open space, including neighborhood 
parks, and trail corridors.  Land use summaries are detailed in Tables 2 and 3. 
 

(Bylaw C-1087-06 - January 26, 2009) 
 

4.2 Residential Development 
 

4.2.1 It is the intent of this Area Structure Plan to promote the development of a diversity 
of low density housing types and lot sizes.  Although single-family residential 
development will be the predominant use in Areas 2 and 3, semi-detached and 
multi-family development is also encouraged, and an established mobile home 
park is accommodated.  According to calculations contained in Table 4, a total 
population of approximately 18,713 people may be accommodated in the Plan 
area. 

 

(Bylaw C-1087-06 - January 26, 2009) 
 

4.2.2 It is proposed that medium density residential development, consisting of row 
housing and low-rise apartment complexes, be integrated into Plan area 
neighborhoods at appropriate locations.  Such sites should be located in proximity 
to school sites and neighborhood parks, have access to collector roads, and serve 
as buffers between low density residential areas and potentially incompatible uses.  
Residential densities in areas identified as Medium Density Residential in Map 6 
should average approximately 60 units per net hectare. 

 

(Bylaw C-1087-05 - June 16, 2008) 
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4.2.3 Given some unique development constraints that are specific to Area 3, it is 
proposed that a variety of residential forms and densities be integrated into future 
neighborhood design.  These developments, including such forms as cluster 
housing, triplexes and fourplexes, low density town housing, and "gated" 
communities, may be integrated into approximately 20% of the areas identified as 
Low Density Residential in Map 6 without requiring an amendment to this Plan.  
The specific location of such developments shall be identified through the Outline 
Plan process on the basis of compatibility with neighboring development, and 
integration with and transition to adjacent neighborhoods. 

 
4.2.4 It is intended that the existing mobile home park, located in Area 3, be upgraded 

to meet City standards.  Current zoning permits expansion of this development, 
and a maximum capacity of approximately 280 units is estimated.  Alternatively, 
there may be an opportunity to develop the most easterly portion of the site, 
proposed to be severed by a future collector road, as conventional single or multi-
family residential development. 

 
4.2.5 Public uses such as churches and community halls that are compatible with 

residential development may be incorporated into neighborhoods in the Plan area 
without an amendment to this Plan1.  If such facilities are to develop, it is preferred 
that they be located along collector roadways. 

 
4.2.6 In areas where residential development is located adjacent to commercial sites or 

the electric substation, suitable landscaped buffers and/or screening shall be 
provided. 

 
4.3 Commercial Development 
 
4.3.1 Arterial commercial development is proposed for a portion of Area 1 adjacent to 

132 Avenue west of 92 Street, and at 132 Avenue and 88 Street. 
 
4.3.2 Two neighborhood commercial sites are proposed for the Plan area as indicated 

in Map 6.  These sites are proposed as follows: 
 
 (a) At the intersection of 116 Avenue and 88 Street in the southwest corner of 

Area 2; and 
 
 (b) Adjacent to 84 Street near 108 Avenue in the centre of Area 3. 
 

(Bylaw C-1087-06 - January 26, 2009) 

 
1 Such developments are required to meet the standards of the Public Service (PS) District in the Land Use Bylaw. 
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4.4 Industrial Development 
 
4.4.1 The majority of Area 1 is to be developed for industrial purposes, given the 

presence of existing industrial development to the west and north, and the 
separation from the balance of the Plan area by 132 Avenue.  A combination of 
Industrial Business (light industrial) and General Industrial development is 
proposed, the location of which is intended to optimize opportunities for transition 
between uses. 

 
4.4.2 Industrial Business development is proposed adjacent to 132 Avenue abutting the 

Highway Commercial area in Area 1.  Uses encouraged in these areas are those 
that are typically characteristic of business parks. 
 

4.4.3 The remaining portion of Area 1 (the majority of this area) is proposed for general 
industrial development.  The character of development in this area is anticipated 
to be similar in nature to abutting Industrial Development to the north and west. 

 
4.4.4 As noted in 3.2, an electric substation is located in the northwest portion of Area 

2.  As this facility is located adjacent to future residential development, adequate 
buffering will be required.  In the event that this facility is relocated in the future, 
there may be an opportunity to redevelop the site for commercial purposes subject 
to satisfactory reclamation of the site. 

 
4.5 Parks and Open Space 
 
4.5.1 At the time of subdivision, ten percent (10%) of the developable land shall be 

dedicated as Municipal Reserve (MR) in accordance with the Municipal 
Government Act and the City of Grande Prairie Municipal Development Plan.  
Unless otherwise indicated in this Plan, all Municipal Reserve owing in the Plan 
area is to be dedicated in parcel form (ie. land). 

 

(Bylaw C-1087-06 - January 26, 2009) 

 
4.5.2 At the time of subdivision, land deemed to be unsuitable for development shall be 

dedicated as Environmental Reserve (ER).  In the Plan area, there may be an 
opportunity to dedicate some forested lands adjacent to the proposed storm ponds 
in Area 2 as ER, but this would be the subject of future study through Outline Plan 
preparation. 

 
4.5.3 As indicated in Table 5, it is estimated that the Plan area will ultimately generate 

approximately 3,568 K-9 students.  In order to accommodate these students, three 
centrally located school sites are proposed within the Plan area as follows: 

 

(Bylaw C-1087-06-January 26, 2009 and C-1087-10-January 13, 2020) 
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(a) an elementary (K-8) site of approximately 4.15 ha in size is to be located in 
the northwest portion of Area 2; 

(Bylaw C-1087-10 - January 13, 2020) 
 

(b) a joint elementary - junior (K-9) site of approximately 8 ha is to be located 
in the east central portion of Area 2; 

 
(c) an elementary (K-6) site of approximately 4.5 ha located at the northeast 

corner of Woodgrove in Area 3; and 
 
(d) an elementary (K-6) site of approximately 5.0 ha to be located in the west 

central portion of West Carriage Lane in Area 3. 
 

(Bylaw C-1087-06 - January 26, 2009) 

 
In addition to the above, it is intended that residents in Areas 2 and 3 be served by 
a proposed school site north of Crystal Lake, as well as the Holy Cross and I.V. 
Macklin schools in neighboring Crystal Heights. 

 
(Bylaw C-1087-05 - June 16, 2008) 

 
4.5.4 Neighborhood parks will be distributed at strategic locations throughout each 

residential neighborhood in the Plan area.  The specific number and location will 
be further defined at the time of Outline Plan preparation in accordance with City 
standards, and will be coordinated with school site development where feasible. 

 
4.5.5 As a result of previous subdivision activity, deferred reserve caveats totaling 

approximately 12.5 ha have been registered against the NE 30 and SE 30 in Area 
3.  It is intended that these reserve lands be applied against future school sites 
and neighborhood parks at the time such sites are required. 

 
4.5.6 All MR shall be taken as land unless it can be proven that the acceptance of cash 

in lieu or the deferment of reserve will not hinder the provision of long term 
community recreation needs. 

 
As there are no parks or school sites proposed for in Area 1, the land shall be 
considered for use as a future community facility site.  However, Municipal Reserve 
may be considered in land form adjacent to the storm pond in the southwest corner 
of Area 1 in order to provide a buffer between neighboring developments and the 
Crystal Lake inlet. 
 

(Bylaw C-1087-04 - July 16, 2007) 
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4.5.7 Only those portions of wet ponds that are located above the 1:100 year flood 
contour may be eligible for MR credit.  The question of design and recreational 
usability will be further addressed in the Stormwater Management Design and 
Parks Design Reports.  All lands located within the 1:100 year flood contour of a 
wet pond, including an appropriate access area, will be dedicated as a public utility 
lot. 

(Bylaw C-1087-06 - January 26, 2009) 

 
4.5.8 Municipal Reserve credit will not be granted for stormwater management facilities 

that are located in industrial areas. 
 
4.6 Deleted by Bylaw C-1087-10 - January 13, 2020. 
 
4.6.1 Deleted by Bylaw C-1087-10 - January 13, 2020. 
 
4.6.2 Deleted by Bylaw C-1087-10 - January 13, 2020. 
 
 
5.0 PROPOSED SERVICING CONCEPT 
 
5.1 Transportation Network 
 
5.1.1 General 
 

The proposed transportation network is illustrated in Map 7. 
 
(a) According to the Transportation Master Plan, the Plan Area is served by 

four arterial roadways2 that will be ultimately developed to a four lane 
divided urban standard: 

 
▪ 132 Avenue (currently paved, two lane rural undivided standard); 
▪ 116 Avenue (currently undeveloped east of 92 Street); 
▪ 100 Avenue (currently paved, two lane rural undivided standard); and 
▪ 84 Street (currently undeveloped). 

 
2 This Plan designates 92 Street north of 132 Avenue as a collector roadway.  However, there may be a need to 

classify it as an arterial roadway in the future depending on the amount of development that occurs to the north 
in the County.  Such a change would require a revision to the Transportation Master Plan, which would be 
considered at the time of Outline Plan preparation. 
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In order to ensure that these roads can be developed to their ultimate 
standard, land required to accommodate sufficient right-of-way3 must be 
secured through the subdivision and development process. 

 
(b) With the exception of 116 Avenue, the Transportation Master Plan 

designates all the above arterials as truck routes, and 132 Avenue as a 
dangerous goods route.  Appropriate noise attenuation measures such as 
berming, fencing and landscaping shall be provided in accordance with City 
standards. 

 
(c) Collector road alignments are to generally follow the alignments contained 

in this Plan.  The specific location of collectors and internal roads are the 
responsibility of the individual developer through the preparation of Outline 
Plans and Design Reports. 

 
(d) The public transit system will be extended into the Plan area as population 

growth in the area warrants and must be considered during development 
phasing. 

 
5.1.2 Collector road access to the Plan area is to be provided as follows: 
 

(a) Area 1 via the future 136 Avenue from 96 to 84 Streets; and 132  Avenue 
at 92 and 88 Streets (all directional intersections).  Access to the 
developments adjacent to 132 Avenue may also be facilitated by the 
construction of service roads, as direct access to 132 Avenue will be 
restricted. 

 
(b) Area 2 from 132 Avenue at 88 and 82 Streets; 131 and 122 Avenues into 

Crystal Lake Estates; 84 Street at 126 and 120 Avenues (all directional); 
and 116 Avenue at 88, 86 and 82 Streets. 

 
(c) Area 3 via 116 Avenue at 88 Street, 86 Street, and 80 Street (all directional 

intersections); 84 Street from 100 and 116 Avenues (all directional 
intersections); 112 Avenue into Crystal Heights and 104 Avenue into Ivy 
Lake Estates; Carriage Lane Drive from 100 Avenue (all directional 
intersection); and Landing Drive from 100 Avenue (all directional 
intersection).  In order to ensure access to school sites, and to facilitate 
emergency vehicle, pedestrian and transit access between the Woodgrove 
and Crystal Landing neighbourhoods, a collector road is required to be 
provided through the existing manufactured home park. 

 

(Bylaw C-1087-06 - January 26, 2009) 

 
3 Due to the presence of the power transmission line on the east side of the 84 Street right-of-way, all land required 

for widening between 100 and 116 Avenues must be dedicated on the west side of the road allowance. 
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5.1.3 It is proposed that portions of 88 Street be closed as illustrated in Map 7 and 
replaced with internal collector roads and the proposed 84 Street arterial.  It is 
intended that the surplus right-of-way be integrated with adjacent properties where 
feasible, and otherwise used as a pedestrian and utility corridor. 

 
5.1.4 In order to facilitate the movement of pedestrian and bicycle traffic within and 

between neighborhoods, a number of trails are to be provided in the Plan area.  
Although the specific alignment of trails will be determined through Outline Plan 
preparation, the following general locations are proposed: 

 
(a) adjacent to proposed collector roads, linking school sites, neighborhood 

parks and storm pond sites; and 
 
(b) linkages to the Muskoseepi Park trail system adjacent to Crystal Lake. 

 
In addition, internal trail connections may be provided through neighborhoods 
utilizing public utility lots.  The general alignments are illustrated in Map 7. 

 
5.2 Water Distribution 

 
There are 200 mm water lines located in the adjacent neighbourhoods west of 88 
Street.  In addition, servicing of the area has been facilitated by the 2001 
construction of a 2.25 million-litre reservoir immediately to the west of Area 1. 
 
The proposed water supply and distribution network for the Plan area is illustrated 
in Map 8, and is based on the network requirements indicated in the 2005 Water 
Distribution System Master Plan.  Primary service to the Plan area is provided via 
the extension of existing lines from 88 Street, and future lines in the vicinity of 100, 
116 and 132 Avenues, and 88 Street.  There are currently two existing PRVs 
installed in Area 3.  At this time, Aquatera does not anticipate any more PRVs in 
this area. 

 

(Bylaw C-1087-06 - January 26, 2009) 
 

Internal looping will be accomplished through the installation of an internal network, 
the alignment of which will be identified through Design Reports.  Specific pipe 
sizes are subject to confirmation through detailed engineering design. 

 
5.3 Sanitary Sewer 

 
All existing development in the Plan area is serviced by on-site sewage disposal 
systems, with the exception of the existing mobile home park, which is served by 
the municipal system.  A 375 mm sanitary sewer line is presently located along 88 
Street between 104 and 122 Avenues, and all excess capacity in this line has been 
allocated. 
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5.3.1 New development in the Plan area will be dependent on the extension of the future 
east sanitary trunk as identified in the 2005 Water and Wastewater Master Plan.  
The approximate alignment of the east trunk is illustrated in Map 9.  Any proposals 
to provide the Plan area with sanitary service on an interim basis is advance of 
construction of the east trunk would require approval from the City and Aquatera 
through the Design Report process. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
5.3.2 The majority of Area 1 (see Map 2) will access the future east trunk by gravity.  The 

southwest portion of Area 1 may potentially be served by gravity with a connection 
to existing systems south of 132 Avenue, subject to available capacity.  In the 
event such a connection is not feasible, a lift station may be required to pump to 
the east trunk. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
5.3.3 The westerly half of Area 2 can be served by gravity to the east trunk.  Due to 

unfavorable topography, the east half of Area 2 may require a lift station and force 
main to access the east trunk. 

 
5.3.4 The south-westerly portion of Area 3 is serviced by the 88 Street Trunk Sewer.  

The eastern half of Area 3 may require off-peak pumping to the 88 Street Trunk on 
an interim basis to a temporary lift station4. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
5.3.5 The east half of Area 3 is outside the servicing area for the East Trunk. The ultimate 

servicing scenario for this area will require a long term solution which is to be 
determined through a basin study.  This study would identify the ultimate servicing 
area and the potential servicing design, cost and funding solutions. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
5.4 Stormwater Management 
 

In accordance with the October 2005 Storm Drainage Master Plan, all surface run-
off in the Plan area will be stored in approved storm pond facilities with discharge 
to the City’s storm sewer system being restricted to pre-development flows.  The 
proposed storm water management system is illustrated in Map 10. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
4 This issue will be reviewed in further detail as either part of a Basin Study or Master Plan Update. 
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As previously indicated, the Plan area is divided into two drainage basins by a 
diagonal ridge that bisects Areas 1 and 2 from northwest to the southeast.  The 
lands north of this ridge (most of Areas 1 and 2) drain into a series of marsh areas 
to the east, while lands to the south of this ridge (Area 3) drains to the south.  A 
small portion of Area 1 drains toward Crystal Lake. 
 

5.4.1 The westerly portion of Area 1 is to be drained into a proposed settling pond 
located at the southwest corner adjacent to 132 Avenue, and subsequently 
discharged into the channel feeding Crystal Lake at a controlled rate.  Drainage 
for the balance of Area 1 is to be accommodated by a wetland pond located in an 
existing treed depression at the east end of the area.  The discharge from this pond 
can be directed into the future storm sewer system in Area 2. 

 
5.4.2 Drainage for the majority of Area 2 is to be accommodated in two wetland ponds 

proposed to be located in two existing marsh areas as illustrated in Map 10.  The 
southwest portion of Area 2 will be directed to the storm system in Area 3.  It is 
intended that the existing dry pond located to the south of the electric substation 
be redeveloped for either commercial or residential use at such time as it is no 
longer required. 

 
5.4.3 Two wetland ponds will be developed in existing wetland areas in the west half of 

Area 3: an existing peat bog located in the easterly portion of Woodgrove, and a 
marsh area in the south end of Crystal Landing adjacent to 100 Avenue.  A number 
of wetland areas exist in the east portion of Area 3. A wetlands assessment has 
been completed and compensation has been paid to allow these wetland areas to 
be developed. A linear system of wet ponds will be constructed in this area to 
provide storm water management.  It is intended that the water from these facilities 
be subsequently discharged unto an established wetland and drainage channel to 
the south of 100 Avenue which drains into the Woody Channel system.  It is 
proposed that run-off from the T and E Mobile Home Park be contained on site. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
5.4.4 The exact size, location, and configuration of all storm facilities will be determined 

at the time of detailed engineering design. 
 
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. 
 
All overhead power 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.  The exceptions to this 
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requirement are the 144kV transmission line located adjacent to 116 Avenue and 
84 Street, and a 25kV line located along 88 Street north of 100 Avenue5. 
 
Additional right-of-way will be required along 116 Avenue and 84 Street to 
accommodate overhead power lines.  The specific alignment will be based on the 
location of the existing corridor.  Additional right-of-way will also be required along 
the future collector between 122 and 130 Avenues in Area 2 for a gas transmission 
line. 
 

6.0 IMPLEMENTATION 
 
6.1 Subdivision and Development 
 
6.1.1 In compliance with City 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 11.  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. 

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

and parks shall be prepared by the developer and approved by the City prior to 
rezoning or subdivision proceeding on the subject lands. 

 
6.1.3 The phasing of future development in the Plan area is to be determined by market 

conditions, and the willingness of individual landowners to proceed. 
 
6.2 Plan Amendments 
 
6.2.1 An amendment to this ASP shall be required if, in the opinion of the Approving 

Authority, a proposed Outline Plan results in one or more of the following changes 
to the Plan: 

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

in this Plan; 
▪ a change in size or location of a school site or major park; 
▪ the elimination, reclassification, or significant realignment of proposed arterial 

roads, or the relocation of intersections with major collector roads; and 
▪ significant changes to the location of major utility networks or storm water 

management. 

 
5 This line is to remain overhead until such time as it is relocated by the utility company. 
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6.2.2 In order to ensure that this ASP is consistent with other statutory plans, the 
Municipal Development Plan (MDP) has been amended to incorporate the Plan 
area into the MDP’s Future Land Use Map. 

 
(Bylaw C-1087-06 - January 26, 2009) 

 
It is proposed that this amendment be made concurrently with adoption of this 
ASP. 
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Table 1 - Land Ownership 
 

Legal Description Owner Land Use 

 
SE 1-72-6-6 
SW 6-72-5-6 
SE 6-72-5-6 

NW 29-71-5-6 
SW 29-71-5-6 
NE 30-71-5-6 

Lot B, Plan 1313TR 
Lot C, Plan 772-1559 
Lot D, Plan 912-3048 
Lot E, Plan 992-4777 

Lot F, Block 1, Plan 022-2435 
Part SE 30-71-5-6 
Part SE 30-71-5-6 

NE 31-71-5-6 
SE 31-71-5-6 
NW 32-71-5-6 
SW 32-71-5-6 

 

 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 

Atco Electric 
Private Ownership 

City of Grande Prairie 
Private Ownership 

City of Grande Prairie 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 
Private Ownership 

 
Agriculture 
Agriculture 
Agriculture 
Agriculture 
Agriculture 
Agriculture 

Electric Substation 
Residential 
Storm Pond 
RV Storage 

Wetland 
Manufactured Home Park 

Residential 
Agriculture 
Residential 
Agriculture 
Agriculture 

 

 
(Bylaw C-1087-06-January 26, 2009 and Bylaw C-1087-10-January 13, 2020) 
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Table 2 - Land Use Summary 
 

Land Use Area (ha)6 Percent 

Gross Developable Area 697.06  

Less Existing Road Widening 9.58  

Net Developable Area 687.48 100.0 

Residential 
 Low Density 
 Medium Density 
 Mixed Use 
 Manufactured Housing 

358.57 
323.27 

12.8 
1.7 

22.5 

52.40 
47.02 
21.86 

0.25 
3.27 

Commercial 
 Neighborhood Commercial 
 Arterial Commercial 
 RV Storage 

17.8 
3.4 

13.0 
1.4 

2.59 
0.49 
1.89 
0.20 

Industrial 
 Industrial Business 
 General Industrial 
 Electric Substation 

142.6 
24.0 

115.9 
3.6 

20.74 
3.49 

16.86 
0.52 

Roadways7 
 Arterials 
 Collectors 

53.1 
24.0 
29.1 

7.72 
3.49 
4.23 

Storm Ponds 52.91 7.70 

Municipal Reserve 
 School Sites 
 Neighborhood Parks 
 Other 

71.11 
22.95 
26.16 
22.0 

10.34 
3.34 
3.80 
3.20 

 
(Bylaw C-1087-09-January 13, 2014 and Bylaw C-1087-10-January 13, 2020) 

  

 
6 Areas are approximate only and are subject to confirmation at time of Outline Plan preparation.  Figures do not 

include additional lands potentially available for development as a result of the proposed closure of 88 Street. 
7 Area required for local roads is included in areas for land use categories. 
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Table 3 - Land Use Summary by Sub-Area 
 

Land Use Category Area 1 Area 2 Area 3 Total (ha) 

Gross Developable Area 193.7 246.06 257.3 697.06 

Less Existing Road Widening 0.5 3.28 5.8 9.58 

Net Developable Area 193.2 242.78 251.5 687.48 

Residential 
 Low Density 
 Medium Density 
 Manufactured Housing 

0.0 
0.0 
0.0 
0.0 

191.17 
185.77 

5.4 
0.0 

167.4 
137.5 

7.4 
22.5 

358.57 
323.27 

12.8 
22.5 

Commercial 
 Neighborhood Commercial 
 Arterial Commercial 
 RV Storage 

13.0 
0.0 

13.0 
0.0 

1.4 
1.4 
0.0 
0.0 

3.4 
2.0 
0.0 
1.4 

17.8 
3.4 

13.0 
1.4 

Industrial 
 Industrial Business 
 General Industrial 
 Electric Substation 

139.9 
24.0 

115.9 
0.0 

0.0 
0.0 
0.0 
0.0 

3.6 
0.0 
0.0 
3.6 

143.5 
24.0 

115.9 
3.6 

Roadways8 
 Arterials 
 Collectors 

15.0 
5.6 
9.4 

19.2 
11.8 

7.4 

18.9 
6.6 

12.3 

53.1 
24.0 
29.1 

Storm Ponds 6.0 17.51 29.4 52.91 

Municipal Reserve 
 School Sites 
 Neighborhood Parks 
 Other9 

19.3 
0.0 
0.0 

19.3 

23.01 
13.45 

9.56 
0.0 

28.8 
9.5 

16.6 
2.7 

71.11 
22.95 
26.16 
22.0 

 
(Bylaw C-1087-09-January 13, 2014 and Bylaw C-1087-10-January 13, 2020) 

  

 
8 Refers to area required for road widening or new right-of-way, and does not include existing road allowances. 
9 Refers to cash-in-lieu or other open space such as buffers, linear parks, etc. 
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Table 4 - Population Estimates 
 

Residential Type 
Area 
(ha) 

Density 
(units/ha) 

Total 
Units 

Population 
Density/unit 

Total 
Population 

Population 
Density/ha 

Low Density (Area 2) 185.77 14 2,601 3.2 8,322 44.8 

Low Density (Area 3) 137.5 17 2,337 3.2 7,478 54.4 

Medium Density 12.8 60 768 1.7 1,306 102.0 

Manufactured Housing 22.5 13 281 2.6 731 32.5 

Total 358.57  5,987 2.8 17,839  

 
(Bylaw C-1087-09-January 13, 2014 and Bylaw C-1087-10-January 13, 2020) 

 
 
 
 

Table 5 - Student Generation 
 

Total Students 
Total Public 
Total Catholic 

20.0% of Population 
61.7% of Students 
38.3% of Students 

3,568 
2,201 
1,367 

Public School Students 
Total K-9 
Total 10-12 

 
77% of Students 
23% of Students 

2,201 
1,695 
   506 

Catholic School Students 
Total K-9 
Total 10-12 

 
71.7% of Students 
28.3% of Students 

1,367 
   980 
   387 

 
(Bylaw C-1087-09-January 13, 2014 and Bylaw C-1087-10-January 13, 2020) 
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