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PREFACE
The Northwest Sector Area Structure Plan is a planning document prepared for adoption by City
Council under provisions of the Municipal Government Act, 2000, M-26. The document consists
of the area structure plan that is adopted by bylaw. The area structure plan establishes the
conceptual framework for more detailed planning to follow.
This statutory plan repeals the existing one adopted by bylaw in 1980 as well as amendments
thereto.
UMA Engineering Ltd. provided assistance in preparing the servicing component of the Plan in
association with City staff. The City of Brooks acknowledges the work of UMA Engineering Ltd.
in the preparation of this plan.
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EXECUTIVE SUMMARY
The Northwest Area Structure Plan (ASP) provides a policy framework to support the existing
development in the northwest sector and to ensure the orderly development of those portions of
the Plan Area that are undeveloped. The purpose is also to ensure the effective integration of
existing with future development. The Northwest Sector Area Structure Plan repeals an earlier
statutory plan for the northwest sector.
This Plan envisions that the northwest sector will develop primarily as single-family residential
with multi-family residential located along either arterial or collector roadways or as a buffer
between non-compatible land uses. A commercial node is established which encompasses the
area north of the Cassils Centre Mall to Upland Boulevard. Neighborhood commercial is
situated at key intersections in the Plan Area and is kept to a minimum to reduce the likelihood
of non-compatible development adjacent to each other. A school site is centrally located within
the Plan Area. The Marshall Drain is largely maintained as an open area providing storm water
management capacity as well as a corridor for pedestrian traffic within and through the Plan
Area.
The Plan contains several policies pertaining to development. These policies are designed to
address issues that have occurred in the past with other developments within the community.
They serve also to provide guidelines to either subdivision or development proposals within this
area of the community.
The Plan is designed to be flexible and allow innovative housing or subdivision design. By
doing so, it is hoped that the municipality can address a wider range of housing design within
the northwest sector than that constructed to date. Individual development cells may be better
defined at the outline plan/land use amendment stage along with density, internal traffic
circulation patterns and servicing.
The planning process included a community consultation process that featured individual
meetings with landowners, circulation to adjacent landowners and referral agencies, an open
house, individual mailings and a public hearing so that as much public input could be included
as possible.
Community concerns and issues addressed in this statutory plan include: (1) provision for
ensuring environmentally sensitive corridors are protected from adjacent development; (2) road
network that reflects future growth in the northwest sector and transportation corridors for eastwest traffic; (3) respecting the minimum distance separation from existing confined feeding
operations to reduce the likelihood of negative impacts on potential development; (4) providing
for future open space that respects the natural habitat found within parts of the Plan Area; (5)
provision for a housing mix that satisfies current as well as future market demands; and (6)
identifying a commercial node that serves both the community and regional interests.
The area structure plan complies with the policies of the municipality’s development guidelines
and planning documents.
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1.

INTRODUCTION

1.01

Purpose

The purpose of this area structure plan is to provide a policy framework to support the existing
development in the northwest sector and to ensure orderly subdivision and development within
those areas of the Plan Area that are currently vacant. This Plan replaces the area structure
plan adopted in 1980 as “The Northwest Sector Area Structure Plan”. Factors influencing the
creation of an updated area structure plan include: (1) the original plan is based upon 25 year
old assumptions and forecasts, (2) the municipality has experienced population growth and
demographic changes, (3) the community’s housing preferences and needs have changed, and
(4) there is a need to address land use designations in the 1980 plan that impede urban
development. This area structure plan is intended to address current and future community
needs and preferences and to ensure a continuous supply of land for urban development.
This area structure plan outlines, in general, the future pattern of subdivision and development
by defining: (1) Land use types, size and location, (2) The transportation network, (3) The
servicing requirements, (4) The general location of community facilities, (5) The sequencing of
development, and (6) Other planning or development issues specific to the Plan Area.
This area structure plan has been prepared in conformity with Section 633 of the Municipal
Government Act.

1.02

Proposed Changes

The following summarizes the changes between the 1980 plan and this one. This Plan:
(a) Identifies 12th Street West and 15th Avenue West as boundary roads that connect to
major roadways;
(b) Identifies a centralized commercial area within the Plan Area for the development of
stand-alone “big-box” retail stores or commercial centers;
(c) Creates a road network and pathway system that directs pedestrian access to major
commercial areas, residential subdivisions and Neighborhood parks;
(d) Ensures the Marshall Drain is recognized and protected as an environmentally sensitive
wildlife corridor and protected from encroachment by adjacent development;
(e) Establishes planning principles and policies for the location of multi-family residential
development and ensures a proper interface between this type of development and
existing or proposed development;
(f) Contemplates neighborhood staging that reflects the 2003 Growth Study as well as
current engineering and planning standards in regards to the provision of logical and
economical extension of services.
(g) Recognizes and designates land uses within the minimum separation distance setback.
(h) Identifies areas for storm water detention ponds within the Plan Area to ensure that
water quality in the Marshall Drain is maintained and post-development flows are equal
to, or lesser than, pre-development flows.
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2.

PLANNING CONTEXT

2.01

SITE FEATURES

(a) Natural Environment
The Plan Area generally consists of native and cultivated grasses along with mature trees within
developed and undeveloped areas.
The Marshall Drain meanders through the southern half of the Plan Area before exiting along its
western boundary. The drain was constructed in the 1970s. The Eastern Irrigation District
(EID) owns the Marshall Drain but the City has responsibility for it through an agreement with
the EID. This drain receives irrigation and storm water runoff from surrounding lands both within
and outside the Plan Area. It is also a part of the EID’s works which means it plays a role in
approving the use of the Marshall Drain. This includes the quality parameters for water
discharged into it.
The slope of the land is generally flat. A slough occupies a portion of the northwest corner of the
Plan Area. This slough experienced both wet and dry periods during Plan preparation. The bed
and shore of the slough is Crown owned pursuant to the Public Lands Act. The water table is
generally high throughout the Plan Area.
The Plan Area contains some environmentally significant areas. The Marshall Drain is deemed
to be environmentally significant because of its riverine habitat. A mature grove of trees occurs
northeast of the drain within Plan 0310155, Block 1, Lot 2. Mature trees are also found in other
parts of the Plan Area, most notably around some of the older residential lots located along
Cassils Road West.

(b) Existing Development
The Plan Area has experienced significant residential and commercial development since an
area structure plan was adopted in 1980. Several new residential neighborhoods have
developed in the Plan Area since plan adoption. The majority of commercial development
occurs along the periphery of the Plan Area.
Several large parcels were either not subdivided or only partially subdivided at the time of Plan
preparation. The largest residential development is located in the northeast corner of the Plan
Area within the Uplands subdivision. This area has been developing since the 1970’s and is
almost fully built out. Residential development also occurs either in proximity to Cassils Road
West or the southwest corner of the Plan Area around 8th Street West and the Prairie Meadows
subdivision.
A major commercial node at the intersection of Fairview Avenue and 3rd Street West began to
develop during Plan preparation. Wal-Mart constructed and occupied a building in this area prior
to the completion of this Plan. Given the development history of this retailer, it is anticipated that
the surrounding area will likely experience development in the future. The areas adjacent to this
commercial site were vacant at the time of Plan preparation. The Cassils Mall was being
redeveloped during the preparation of this Plan so that it will continue to be a major commercial
node for the community when completed.
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The EID has rights-of-ways in the Plan Area with facilities at relatively shallow depth. ARC
Resources Ltd. owns and operates two well sites as well as pipeline rights-of-ways within the
Plan Area. These are generally located within the NW ¼ and SE ¼ Sec. 5-19-14-4.
The total area encompassed within the Plan Area is approximately 263.70 ha (651.34 acres). 1
Approximately 72 ha (178 acres) had been developed, or were being developed, at the time of
Plan preparation. The majority of land within the Plan Area is privately owned.
Table 1 illustrates existing land uses found within the Plan Area by area and percentage.
TABLE 1. EXISTING LAND USES IN THE PLAN AREA.
Type of Land Use

Gross Area

%

Ha

Acres

Residential

46.50

114.89

18

Commercial

30.60

75.60

12

Institutional

2.59

6.40

1

School Site & Open Space

5.50

13.58

2

147.98

366.66

56

30.55

75.51

11

263.70

651.34

100

Vacant Land
Roadways
TOTAL

Notes: Institutional includes a detention pond [0.48 ha (1.21 acres)] legally identified as Plan
0211274, Block 11, 36 PUL within the NE ¼ Sec. 5-19-14-4.
School site and open space includes a portion of Marshall Drain included as a PUL
within Plan 9011911, Block 1, 12 and 13 PUL.
Roadways include lanes, road rights-of-ways and the west half of 2nd Street West and
all of 12th Street West.
The amount of vacant land presents significant opportunities for future growth of the community.

(c) Site Location and Access
The Plan Area is located in the northwest sector of the community (Map 1). The Plan Area is
bounded by 2nd Street West, Cassils Road West, 12th Street West, and the existing municipal
boundary on the north side of the community.
Access to the Plan Area is provided from 2nd Street West, Cassils Road West, 12th Street West
and 15th Street West.

1

The total area includes the west half of 2nd Street West and the right-of-way for 12th Street West. Total
titled area is approximately 259 ha (640 acres).
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(d) Land Ownership
A majority of lands within the Plan Area have experienced subdivision since adoption of the
1980 Plan. The major land holdings [greater than 4.0 ha (10 acres)] are shown in Table Two
below and Map 2. Smaller sized parcels were undeveloped at the time of Plan preparation that
had the potential for development in the future. The land holdings shown in Table Two,
however, represent the largest sized lands with the potential for development or redevelopment.
TABLE 2. MAJOR LAND HOLDINGS IN THE PLAN AREA.
Name of Landowner

Legal Description

Gross Area
Ha

2.02

Acres

D.V. (Butch) Martin Farming Inc.

NW 5-19-14-W4M

64.75

160

Lakeside Farm Industries Ltd.

Pts. SW & SE 5-19-14-4

54.64

135

Arthur & Audrey Rushka

Pt. SW 5-19-14-W4M

8.09

20

Canada Safeway Limited

Plan 7710278, Blk 2, Lot 2

5.25

13

COMPLIANCE WITH PROVINCIAL AND MUNICIPAL POLICIES

This Plan provides the linkage between the more general or broader-based planning documents
and subdivision plans or development proposals that will be submitted by developers or
landowners. The Municipal Government Act, the Land Use Policies (O/I 522/96) and the
Subdivision and Development Regulation (AR 43/2002) apply to the preparation of this area
structure plan. The legislative requirements have been satisfied in the preparation of this
statutory plan.
The Municipal Development Plan specifies a portion of the Plan Area as a Special Policy Area.
The northwesterly portion of the Plan Area was designated in this manner to ensure that future
development is compatible with adjacent land uses in the County of Newell No. 4. The County
adopted the North of the Town of Brooks Area Structure Plan during plan preparation. That
plan encompasses lands immediately to the north of the Plan Area. Agriculture is to be the
primary land use for lands north of the Plan Area. The proposed use identified in this Plan
within that portion designated as a Special Policy Area under the Municipal Development Plan
should act as a buffer between residential uses to the south and agricultural activities to the
north.
Additional policies within the Municipal Development Plan related to residential and commercial
land uses as well as open space were also reviewed in the preparation of this Plan.
The Plan Area is governed by the 1980 plan. This plan has experienced minor site-specific
amendments; most notably in 2001 to accommodate proposed “big box retail” development
along 3rd Street West. Given the historical trends of the community, as well as emerging
residential and commercial development trends experienced in this area of the community,
Council felt that this plan warranted an extensive review. This was needed to ensure the area
structure plan was current to these trends and complied with the Municipal Development Plan.
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The Land Use Bylaw (LUB) identifies that the Plan Area contains several land uses including;
(a) Direct Control District (DC);
(b) Residential Single Detached Dwelling District (R-1);
(c) Residential Single Detached Dwelling Small Lot District (R-1A);
(d) Residential Low Density District (R-2);
(e) Residential Low Density Multi-Unit District (R-2A),
(f) Residential High Density Multi-Unit District (R-3);
(g) Residential Narrow Lot Single Detached District (R-7);
(h) General Commercial District (C-2);
(i)

Highway Commercial District (C-4);

(j) Public & Quasi-Public Service District (P-1); and
(k) Public Park and Open Space District (P-2) (Map 3)
Other documents reviewed in the preparation of this Plan include:
(a) The Cassils Road Small Holdings Development Concept (1985),
(b) The Town of Brooks Transportation Study (1991),
(c) The Town of Brooks Storm Sewer Drainage Study (1991),
(d) The Town of Brooks Water and Wastewater Systems Evaluation (2000),
(e) The Master Plan for Parks, Recreation and Culture (2000),
(f) The Town’s Census (2000),
(g) Access Management Study – Cassils Road from Highway 1 to 12th Street West (2003),
(h) The Brooks Growth Study (2003),
(i)

The North of the Town of Brooks Area Structure Plan (2004), and

(j) The Newell-Brooks Intermunicipal Development Plan (2004).

2.03

PLANNING CONSTRAINTS

A number of constraints were identified for the Plan Area (Map 4). These include:
(a) Multiple landowners;
(b) High water table in portions of it;
(c) Environmentally sensitive lands along the Marshall Drain;
(d) Existing transportation network limits ability to have direct east-west or north-south
transportation corridors;
(e) Topography affects the design of sewage and surface drainage facilities;
(f) Well sites both within and outside Plan Area limit development potential of some lands;
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(g) Access to 2nd Street West and Cassils Road West subject to approval by the Provincial
Authority until ownership transferred to the municipality;
(h) Limited potential for proper intersection treatment along Cassils Road West from Plan
Area. Limited opportunity for access to a through road, mostly T-intersections
constructed to date;
(i)

Limited availability of infrastructure tie-ins to service interior of Plan Area;

(j) Location and depth of the EID’s facilities influence development potential of portions of
the Plan Area.

2.04

PLANNING PROCESS

Preparation of this area structure plan included consultation with area landowners, adjacent
landowners, stakeholders, as well as referral agencies. Through 2002 to 2006, Council and
Administration met with landowners and others to identify preferred land uses.

2.05

PLAN APPROVAL

Direction for the preparation of this area structure plan was provided by Section 13.6(c) of the
Municipal Development Plan. The Northwest Sector Area Structure Plan was given three
readings by Council and a public hearing in accordance with Provincial legislation.
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3.

THE DEVELOPMENT CONCEPT

3.01

VISION OF THE COMMUNITY

The vision of this area structure plan is to create diverse Neighborhoods where the built
environment respects the natural and there is a balance between residential, commercial and
institutional uses with an appropriate range of amenities within a short distance from each
residence.

3.02

DEVELOPMENT OBJECTIVES

The objectives of this Plan include:
(a) To ensure that development in the Plan Area provides for a mix of residential types, in
various ranges of affordability with related supporting amenities.
(b) To create a cohesive community with a distinct identity.
(c) To develop a vital and attractive commercial centre to not only meet the shopping needs
of residents of the Plan Area but also the general community.
(d) To allow for the logical redevelopment of the small-lot holdings area.
(e) To provide for a site sufficiently sized to accommodate a school.
(f) To protect environmentally sensitive areas.
(g) To encourage walking and cycling within and between Neighborhoods as an alternative
mode of travel, particularly for shorter, internal trips.
(h) To ensure that the transition between different land uses is addressed through specific
policies to ensure that it is compatible or can be mitigated through various means.
(i)

3.03

To provide an open space system with opportunities for trail linkages to the larger
community.

DEVELOPMENT CONCEPT

The land use concept map (Map 5) provides for residential development in the form of single
family detached and multi-family dwelling units in most of the Plan Area. Major commercial
areas have been identified in the east of the Plan Area between 3rd Street West and 2nd Street
West and in the vicinity of Cassils Centre Mall.
A site has been identified for school facilities near the middle of the Plan. This site has been
sized to accommodate school facilities anticipated with growth in this area of the community.
The site also provides for a centralized focus point that allows easy access from all areas of the
community. This feature is expected to promote and facilitate community integration. The Plan
also establishes approximate alignments for pathways that link this area to the larger
community. By following natural features, such as the Marshall Drain, scenic qualities are
added to the personal experience for those utilizing this pathway. A setback up to 13 metres in
width is proposed from the top of slope of the Marshall Drain to ensure that potential flooding
from this watercourse does not affect adjacent developed areas and to ensure its integrity.
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An open space/natural area has been identified in the northwest corner of the Plan Area
surrounding a slough found in this area. This corner is contained within the existing minimum
distance separation (MDS) setback from the Lakeside and the Martin confined feeding
operations located within the County of Newell. It is anticipated that this area may remain in its
natural state with a walkway encircling the slough or continue to be utilized for agriculture. The
Provincial Authority identified a requirement of a minimum 10 m wide environmental reserve
buffer around this feature thereby limiting the development potential of this land. A business
park is identified within the MDS that provides an alternative location for businesses interested
in a proximate location to the Jo-Ann Trucking Road and the TransCanada Highway.
Provision is made to recognize an auction market located northwest of the Plan Area in the
County of Newell. This facility is approximately 1148 m from the northwest boundary of the Plan
Area. It is expected that urban development within the NW ¼ Sec. 5-19-14-4 will be located an
even greater distance than 1148 m. Policies are included in this document to ensure this facility
will be protected from urban development within the Plan Area.
Three storm water management ponds are identified within the Plan Area. The first of these
was completed as this Plan was being prepared and is intended to service a portion of the
Uplands subdivision. The second is a slough in the northwest corner of the Plan Area. The
third is to be located within the SW ¼ Sec. 5-19-14-4 and consists of a 63,000-m3 facility
encompassing a part of the Marshall Drain. This facility has the potential to be a major
recreational feature if developed in a way that complements the existing natural habitat found
within this area of the water course.
An arterial roadway extends southward from Upland Boulevard connecting to 11th Street West
and is expected to provide the main access to the Plan Area. Fifteenth Avenue West extends
westward from 2nd Street West and serves as an arterial roadway connection to 12th Street West
along a part of the northern boundary of the Plan Area. The construction of these roadways will
be dependent on availability of funding as well as demand. The alignment of the 15th Avenue
West roadway will be dependent on negotiations with landowners, the County of Newell and the
municipality.
A connection from Cassils Road to 9th Avenue West and Upland Boulevard is contemplated by
this Plan. Two options were identified as part of the background work on this Plan. Each of
these alignments presents challenges that will need to be resolved prior to obtaining road rightof-way. Local roads have not been shown but would most likely be identified at the outline
plan/land-use amendment stage. Their locations must be to the satisfaction of the municipality.

3.04

DENSITY

The total residential net developable area encompassed within this sector is approximately 106
ha (247 acres). The projected unit and population densities are anticipated to range from 17 –
24 upnha (7 to 10 upna) (1726 - 2444 dwelling units) for a gross population of 4,662 – 6,599
(based on 2.7 persons per dwelling unit). This area and estimated population potential may be
affected by modifications to developable land areas resulting from soil stability or serviceability
studies, as well as by changing demographic trends, family and household structures, and
housing markets. Consequently, these figures represent anticipated populations and may be
adjusted depending upon the results of detailed engineering studies done at the outline plan
stage as well as by future urban development trends.
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3.05

PHASING

Development in the area will be restricted by the availability of infrastructure as well as market
demand. Individual development phases are shown in Map 6. This phasing follows the pattern
identified in the 2003 Growth Study. The next phase of residential development was occurring
as the Plan was being prepared. The north eastern part of the Plan Area adjacent to existing
residential development was subdivided and development began in 2004. Commercial
development is likely to occur west of 3rd Street West as services are extended into this area.
Redevelopment and infill of existing commercial properties along 2nd Street West will likely occur
in the future.
The phasing of development within this Plan should be approved only where there are
contiguous roads and utilities. The cost of extending infrastructure into undeveloped lands shall
be the responsibility of the developer.

3.06

LAND USE POLICIES

(a) Residential Development
The predominant form of housing in the Plan Area will be detached single-family dwellings.
Multi-family housing will be encouraged in appropriate locations in order to achieve a mix of
housing types throughout the Plan Area.
(i) Objectives
To provide for a variety of housing options taking into consideration differences in age, family
size and income.
To ensure that new residential development provides an attractive environment with appropriate
parking, landscaping and amenities.
To provide a proper interface between residential and non-residential uses through the use of
building and/or site design.
To ensure that new residential development provides easy access to existing social, cultural
and economic facilities within the larger community.
(ii) Policies
Creative site planning and design that responds to the context of the site and natural features
will be encouraged.
An outline plan may be required as part of the review process to consider land use redesignations or subdivision applications or development applications involving parcels where
deemed appropriate by the municipality.
Residential development within the Plan Area should contain a variety of housing types catering
to different lifestyles, age groups, income groups and household types.
The overall density of residential development should not exceed 17 to 24 upnha (7 to 10
upnac). Specific sites within the Plan Area may be developed at densities above or below this
range. The distribution of density for each subdivision will be established through the outline
plan process.
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Multi-family development should be located adjacent to major collector roads and in close
proximity to community facilities or commercial land uses.
Design guidelines may be applied to all forms of residential development. Multi-family dwellings
in particular should provide for the following:
(i) External design, character and appearance of the building must ensure the
architectural integrity of the site and surrounding development. Site design will ensure
proper access/egress to major roadways.
(ii) Buffering or screening may be required along the edge of the property for development
that has the potential to create land use conflicts with existing or potential residential
areas.
(iii) Development adjacent to major collectors will reflect appropriate design being in highly
visible locations. Design will ensure amenity space is provided for each dwelling unit
and is sensitive to existing or proposed development. Building orientation should be
directed to the street in order to increase social interaction and safety.
(iv) Each dwelling unit should be designed with consideration of privacy, territoriality,
individuality and access to sunlight for habitable rooms and private amenity spaces.
Residential development should be phased to ensure that development does not exceed the
infrastructure capability of the Plan Area.
Residential development adjacent to commercial land uses will ensure proper orientation and
screening to minimize potential conflict between them.
Mixed uses that permit residential units constructed over commercial are allowed in
Neighborhood commercial sites.
Dwelling units in proximity to the well sites within or outside the Plan Area will not be permitted
to encroach onto the 100 metre set back requirement unless a variance is granted by the
Provincial Authority and the well-site operator.
Only single-family residential will be permitted between commercially designated property within
Plan 0211509, Block 1, Lot 1 and Upland Boulevard. This should ensure that a buffer is
maintained between this commercial area and the single-family residences north of Upland
Boulevard and reflect existing land uses in this area.
Manufactured home communities may be considered in the Plan Area as an appropriate use
subject to the regulations of the Land Use Bylaw.

(b) Commercial Development
Table three illustrates the relative balance contemplated by this Plan between existing and
proposed general commercial development within the Plan Area. City Council determined in
2001 that a node of commercial development would be appropriate in the northwest sector in
order to ensure that there was a suitable supply of land for this type of development in the
future. Commercial development outside of the northwest sector is not likely to be similar to that
contemplated for the Plan Area.
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TABLE 3.

EXISTING AND PROPOSED COMMERCIAL ACREAGE IN THE PLAN AREA.

Type of Land Use

Existing
Ha

General Commercial

Acres

Proposed
Ha

Acres

Plan Area Total
Ha

Acres

24.76

61.17

22.29

55.07

46.39

114.62

Commercial Retail Units

6.38

15.77

1.18

2.92

7.68

18.97

Neighborhood Commercial

0.00

0.00

0.81

2.00

0.81

2.00

Business Park

0.00

0.00

10.10

24.96

10.10

24.96

31.14

76.94

34.38

84.95

65.52

161.89

Total

This Plan introduces neighborhood commercial and business park uses as new components to
the commercial sector for this area of the community. Each of these uses addresses needs not
identified in the 1980 plan.
Approximately 66 ha (162 acres) of land will be available for commercial development in this
area of the community as the Plan Area is built out. It is anticipated that this should provide a
sufficient commercial land base to serve community needs until well into the future.
Commercial development is to include the following: (1) Central Commercial Business Area; (2)
Gateway Commercial; (3) Commercial Nodes; and (4) Neighborhood Commercial. The
commercial areas are shown in Map 7. The Central Commercial Business District identified in
the Municipal Development Plan overlaps some of the areas identified above. This Plan refines
this district into specific commercial areas only for the purpose of this document. The
designation is to remain the same in the Municipal Development Plan. Each of the commercial
areas serves distinct economic sectors of the community or region. This section outlines
policies to be applied to each type.
(i) Objectives
To guide new commercial development in the Plan Area to suitable locations and ensure proper
redevelopment of existing sites.
To provide development guidelines for future large retail establishments known as “big-box”
retail outlets and/or commercial centres.
To ensure that the opportunity for local commercial land use is available within the Plan Area.
To encourage a high standard of design and minimize the impact of commercial land uses to
adjacent residential areas.
To provide for mixed uses that permit residential units constructed over commercial units.
(ii) Policies
The Municipal Development Plan identifies that 2nd Street West is one of the key entrances to
the municipality and that adjacent commercial development is to be supported as a Central
Commercial Business District. The Municipal Development Plan also identified that 2nd Street
West is to be upgraded as a visually appealing entry point into the community. In essence, that
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statutory plan sought to ensure that the land adjacent to this important roadway was maintained
as a critical commercial element of the community. This Plan, therefore, must be cognizant of
this designation and ensure that it continues to be one of the dominant commercial areas within
the community.

(c) Central Commercial Business
The Central Commercial Business Area will be emphasized as the dominant commercial area
for the Plan Area. Other forms of commercial activity may be developed elsewhere within the
Plan Area that serves to complement those businesses on 2nd Street West.
Businesses locating within the Central Commercial Business Area will generally provide, but not
be limited to, those services catering to the traveling motorist, automotive or related services as
well as personal services and specialty retail and food services.
Second Street West between Cassils Road and 15th Avenue W. will be the focus of the
municipality’s Central Commercial Business Area and will be reinforced as a key entryway into
the community.
Second Street West within the Plan Area will be enhanced through landscaping and emphasis
upon a high quality of design for all new development and redevelopment of existing buildings.
Second Street West within the Plan Area will be designed and developed as a pedestrianfriendly corridor. Parking lots, where possible, will be buffered from adjacent sidewalks or, in
the absence of sidewalks, adjacent streets. Parking at the side or rear is preferable. Where
parking occurs at the front of the property, landscape treatments that address the area between
the curb and the property line will be encouraged and follow municipal guidelines and/or
regulations.
Commercial parking lots will be landscaped to the satisfaction of the municipality to ensure the
following:
(i) Large parking lots are divided into smaller more attractive areas;
(ii) Parking areas are buffered from adjacent uses;
(iii) Outdoor pedestrian oriented areas are buffered from parking lots.
Mixed-use development that contains residential dwellings over commercial/retail uses will be
encouraged in the Central Commercial Business Area.
Buildings within the Central Commercial Business Area should have a high quality design,
should support an attractive, safe and interesting pedestrian environment, and should respect
and enhance the importance of 2nd Street West as an integral link to the TransCanada Highway
and areas north of the community.
Building facades should provide visual interest, e.g., through choice of materials, through
detailed articulation or varied setbacks. Individual facades should provide highly visible views of
the interior of buildings to promote Crime Prevention Through Environmental Design.
In order to ensure a compatible transition between the commercial area and adjacent residential
uses adjacent to this area, landscaped buffers (e.g., trees, shrubs or fences, etc.) shall be
provided in a manner that satisfies the municipality’s guidelines on the residential/commercial
interface.
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Vehicular access as well as parking and loading areas should be located in a manner so as to
minimize the impact of parking and driveways on the pedestrian environment and adjacent
residential properties.

(d) Gateway Commercial Area
The predominant use of land within the Gateway Commercial Area will be commercial uses,
primarily retail and those uses serving the travelling motorist including, but not limited to,
accommodation, food services and automotive sales and service. Multi-family residential above
commercial and institutional uses may also be permitted within the Gateway Commercial Area
where determined by the municipality to be complementary to and compatible with the
commercial development.
Building design within the area designated as the Gateway Commercial Area will be consistent
with a pedestrian scale.
Development will incorporate appropriate uses and designs that promote a sense of hospitality
and arrival because it serves as a gateway to each municipality.
The municipality will adopt a landscape enhancement and management master plan that
includes this area of the 2nd Street West corridor. This plan will provide for the enhancement of
the sense of arrival into the community for visitor and resident alike.
Redevelopment and infill of vacant properties in the Gateway Commercial Area will be
encouraged. Where redevelopment or development occurs, the developer will be encouraged
to review site and building design, compatibility with existing development and the importance of
the area as a gateway to the community. Landscaping of boulevards adjacent to a property
shall be to a higher standard than that normally required elsewhere for commercial properties in
the municipality.

(e) Commercial Nodes
The predominant land use within commercial nodes will be commercial uses, primarily retail and
personal service uses including food services, located either within the Cassils Centre Mall
redevelopment site, as stand-alone “big-box” retail stores or other commercial retail units.
The development of a commercial node will be encouraged at the Cassils Centre Mall
redevelopment site and in the area as shown in Map 7. The following guidelines apply to this
type of development:
(i) Building floor area must not exceed 14,000 m2 (151,000 ft2) for individual “big box”
retail stores and 23,225 m2 (250,000 ft2) for a commercial centre.
(ii) Car parking should not be the dominant feature of a development site. Preference will
be given to parking areas located either to the side or behind proposed buildings.
Where parking occurs in the front of the building, appropriate landscaping from the
curb to the property line must be followed in accordance with the municipality’s
guidelines on landscaping of non-residential properties. Where possible, interiorlandscaping treatments will be encouraged to break the parking lot into smaller areas.
(iii) All areas of a site not covered by buildings or parking areas will be landscaped.
(iv) Signs must be architecturally integrated with their surroundings in terms of size, shape,
colour, texture, and lighting so that they are complementary to the overall design of the
building and are not in visual competition with other signs in the area.
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(v) Windows and other openings or overhangs should be incorporated in a façade abutting
a public street.
(vi) Smaller retail stores that are part of a larger principal building should have display
windows and separate outside entrances where no internal access is provided.
(vii) Each principal building will have a clearly defined, highly visible customer entrance with
features such as canopies, arcades, arches, wing walls and integrated planters.
(viii) Predominant exterior building materials should be of high quality. The use of high
intensity colors, black or fluorescent colors is to be discouraged.
(ix) Loading docks, trash collection, outdoor storage and similar facilities and functions
should be incorporated into the overall design of the building and the landscaping so
that the visual and acoustic impacts of these functions are fully contained and out of
view from adjacent residential properties and public streets.
(x) Internal pedestrian walkways must be provided through individual sites in order to
ensure pedestrian safety. They shall be distinguished from driving surfaces through the
use of painted marks, special pavers or other means to enhance pedestrian safety.
A commercial node outside of this area will ensure the following:
(i) Provide for a compatible interface treatment with adjacent development;
(ii) Avoid the inter-mixing of commercial and residential traffic on internal roads within a
residential area;
(iii) Contain a visually appealing site design and landscaping treatment particularly when
visible from roads with higher volumes of traffic;
(iv) Be suitably integrated with other residential, institutional, recreational and public uses
within or adjacent to the site, and
(v) Connect to local and regional pathways, and be conveniently and directly accessible to
pedestrians both within and adjacent to the site.
Where a commercial node is located adjacent to environmentally sensitive land, the building
and site design will provide for the following:
(i) Ensure a suitable number and location of well-defined pedestrian connections which
accommodate access through the site to the regional pathway system within the area;
(ii) A high quality landscaping treatment backing onto the environmentally sensitive land
adjacent to the site;
(iii) A compatible interface between the development and the environmentally sensitive
lands that includes the avoidance of extensive parking lots adjacent to sensitive lands,
where possible;
(iv) An emphasis on smaller footprints and higher percentage of landscaping coverage
than normally found in commercial development elsewhere in the community.
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(f) Neighborhood Commercial
Only those Neighborhood commercial uses that are compatible and appropriate adjacent to
residential areas will be permitted. Neighborhood commercial development adjacent to
residential areas must be adequately screened or separated by a landscaped buffer strip that is
to the satisfaction of the municipality.
Two Neighborhood commercial sites are identified within the Plan Area. If additional sites are
desired, an amendment to this Plan will be required. Furthermore, such sites must be located to
the satisfaction of Council. In reviewing a request for a Neighborhood commercial site other
than those identified in the Plan, Council will consider that the development does not:
(i) Compromise the road capacity of the Neighborhood;
(ii) Be suitably and efficiently served by the off-site road network;
(iii) Be adequately serviced with municipal utilities;
(iv) Be compatible with adjacent development;
(v) Not compromise the viability or structure of the Neighborhood in which it is to be
located.
Mixed use development that contains residential units over commercial/retail uses will be
permitted within neighborhood commercial sites.
Pedestrian linkages from nearby residential areas should be incorporated, where possible, into
Neighborhood commercial site planning.
Neighborhood commercial developments that support residential uses will be encouraged
where such activities do not disrupt the character of the Neighborhood and where:
(i) The development is located at the corner of collector roadways;
(ii) Pedestrian access from the residential community is encouraged;
(iii) The development is buffered from adjacent residential uses;
(iv) Uses are restricted to convenience commercial, personal services and support offices
to home based businesses;
(v) Parking does not dominate the character of the development and is landscaped to
reduce visual impact.

(g) Residential-Commercial Interface
The Plan Area experiences areas where residential and commercial land uses have the
potential to conflict with one another. This is particularly true in the commercial node areas as
well as Neighborhood commercial. As a result, the following policies apply to the residentialcommercial interface within the Plan:
(i) Commercial sites adjacent to residential areas shall not affect the quiet enjoyment of
residential Neighborhoods and will provide adequate screening, such as fences and
landscape plantings, to screen uses.
(ii) Commercial buildings will be designed and sited to prevent intrusive sightlines into
adjacent residential areas.
(iii) Setbacks will be increased for commercial development adjacent to residential uses so
that screened parking areas can be provided within the setback.
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(iv) Mechanical appurtenances located on the exterior of commercial buildings adjacent to
residential uses shall be screened from view.
(v) Access to and egress from commercial developments located adjacent to residential
areas will be designed to minimize traffic impact on adjacent residential areas.
(vi) Building materials used in commercial developments adjacent to residential areas shall
be aesthetically pleasing and complement the character of the adjacent residential
area.
(vii) Expanses of flat, windowless walls shall not be permitted in commercial developments
facing adjacent residential areas.
(viii) Large retail businesses requiring expansive parking and large building footprints shall
be encouraged to locate west of 3rd Street West, east of 7th Street West, south of
Upland Boulevard and north of Cassils Road.
(ix) Larger buildings should be divided into smaller masses to reduce bulk and create
visual variety by breaking up the building footprint, offsetting walls, shifting rooflines to
vary height and articulating building elevations.
(x) Pedestrian linkages from nearby residential areas should be incorporated, where
possible, into commercial site planning.

3.07

BUSINESS PARK

A business park is contemplated along the western edge of the Plan Area within the NW ¼ Sec.
5-19-14-4. This is intended to allow for office development that may complement residential
development in this area of the community. Experience in other Alberta communities is that
changes are occurring in the manner in which industrial land uses occur within them. There is a
direction away from heavy industrial activities to modern “clean” industry supported by a highly
skilled and well-trained workforce. The municipality already has an extensive industrial park
located in the southern portion of the community. As a result, the business park will be oriented
to businesses that require larger-sized parcels with proximate access to the Jo-Ann Trucking
Road and the TransCanada Highway.

(a) Objectives
To provide for land of suitable size to accommodate uses requiring both large areas for outside
storage and office facilities in well designed buildings on sites with significant landscaping.

(b) Policies
The business park is intended to be a unique commercial area for businesses that inherently
require both large outside storage and significant-sized office buildings. All other forms of office
commercial shall be directed into existing commercial areas either within the Plan Area or the
general community. Businesses requiring large storage areas in modest or engineered
buildings shall be directed to the industrial park.
Businesses within the business park may include wholesaling, light industrial, secondary
manufacturing, business services, research and development, and communications and utilities
activities.
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The Town will develop design guidelines for the business park that indicates the quality of
buildings and landscaping and addresses parking, access and other site development
considerations prior to development occurring within this area of the Plan.
Prior to development, a business park site plan shall be prepared to the satisfaction of the
municipality that addresses lot configuration, access, relationship to adjacent land uses,
pedestrian access, landscaping and parking.
Where possible, the building’s configuration should be designed to assist in sound attenuation
to protect adjacent residential areas or 12th Street West.
Business park development shall be of a high quality and shall not create land use conflicts
including but not limited to conflicts related to smoke, noise, vibration, dust, odour or potential
environmental contamination during the normal course of operations.
Business park development shall occur in an orderly manner that recognizes the importance of
12th Street West and 15th Avenue as arterial roadways and land uses to the west in the County
of Newell.
Access to the Business Park shall only be provided from 15th Avenue West. No direct access
shall be permitted from 12th Street West.

3.08 INSTITUTIONAL AND OPEN SPACE SYSTEM
The Plan Area incorporates important natural features that are integrated into a network of
active and passive recreational areas including an urban trail system that connects the
northwest sector to the larger community. Natural open spaces, institutional uses and
proposed park areas are identified within Map 8.
A school site, combined with recreational facilities and open space has been identified at the
center of the community. This feature is expected to increase social interaction and sense of
community by maintaining a centralized focus point where residents from the Plan Area can
gather. The school site is anticipated to be a joint-use facility whereby recreational facilities are
shared with separate school buildings. This site is sized to accommodate different school
configurations.
The open space system comprises the following major elements: (1) Neighborhood parks, (2)
community parks, and (3) linear pathways. All will be designed to complement each other and
meet the requirements of the Master Plan for Parks, Recreation and Culture adopted in 2000.
The Plan contemplates that the number, type and size of park spaces in the northwest sector
will be diverse, and recognizes anticipated local needs and expectations. Because their
function is primarily for public activity, parkland is distributed and located to provide all residents
with easy access to park space. The community open space system is also intended to foster
connections to other local and regional park spaces.
The Marshall Drain represents a significant opportunity to provide open space throughout the S
½ Sec. 5-19-14-4 and be able to tie together different areas of the Plan Area. The Marshall
Drain will be identified as a public utility lot (PUL) consistent with its present designation in the
Prairie Meadows subdivision.
Some lands within the NW ¼ Sec. 5-19-14-4 that have been identified as municipal reserve in
Map 8 may not necessarily be designated as such at the outline plan or subdivision plan stage.
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The amount of municipal reserve may change in this area of the Plan if parts of the lands are
utilized as a school site. Map 8 identifies that approximately 9.4 ha (23.24 acres) is to be
dedicated either as municipal reserve, environmental reserve or school reserve within the NW ¼
Sec. 5-19-14-W4. The maximum permissible amount for reserve dedication is ten percent of
the land area which means that approximately 6.48 ha (16 acres) may be dedicated as reserve
land. If a school site is required in the future, other reserve land identified in Map 8 of this Plan
will not be designated.
There are two existing church sites within the Plan Area. No new church sites are identified
within Map 5. Instead, these may be identified at the outline plan stage when Neighborhood
development is better defined than at the area structure plan level.
The Plan does not provide a site for an emergency service facility. It is anticipated that an
existing site will continue to be used until a new facility is constructed elsewhere in the
community. Police services and other community services are provided from the existing
facilities elsewhere in the municipality.
The minimum distance separation from confined feeding operations outside of the Plan Area
identified earlier results in an area of approximately 20 ha (49 acres) that is not developable as
residential until these operations terminate, relocate or a change of regulations occurs. A
natural open space area has been identified in the Plan surrounding a slough found in this area.
Leaving the area in its natural form allows it to be utilized for agricultural purposes until
circumstances allow it to be developed as open space. Much of the native grassland in this
area has been disturbed by cultivation or grazing. The area could, however, be reclaimed over
a period of years as part of an ongoing habitat enhancement program. By keeping this area as
open space, it may serve as a buffer from urban development to non-residential uses in the
County.
An auction market is located within the County of Newell to the north of the Plan Area. Although
it is unlikely to be a possible source of nuisance odours, it is important to ensure that this use is
buffered from residential development within the Plan Area. It is felt this can be achieved by
maintaining a suitable distance from this facility to residential development.

(a) Objectives
To protect and enhance the natural features of the Plan Area.
To guide the location of parks and open space as well as schools and recreation and cultural
facilities.
To ensure that the policies included in the Master Plan for Parks, Recreation and Culture are
met.
To provide a variety of active and passive open space, from formal parks to natural areas.
To encourage phasing of recreational facilities so that project costs are minimized and facilities
are well used.
To meet future open space and school needs though appropriate reserve dedication.
To protect the minimum distance separation of the confined feeding operations in the County of
Newell that affects the northwest corner of this Plan by ensuring that the land use within this
area continues as agricultural or is developed into a natural open space park. Policies
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3.6.5.2.17 to 3.6.5.2.23 are applicable to the minimum distance separation setback within the
NW ¼ Sec. 5-19-14-4.

(b) Policies
The municipality will encourage development of an integrated hierarchy of active and passive
parks and recreation facilities to be provided in order to meet the diverse needs of the residents
in the Plan Area and of the community. This hierarchy of parks will include municipal reserve
parkland and natural environmental reserve areas. Where feasible, the system of parks will be
linked to a community-wide pathway system.
The open space provided within the Plan Area shall meet all municipal supply, design and
maintenance standards. All areas undergoing subdivision are required to provide municipal
reserve in accordance with the Municipal Government Act, the Municipal Development Plan and
municipal policy.
Parks and open space should be distributed throughout the Plan Area in order to maximize
resident accessibility to public park space.
Park spaces should reflect and reinforce the character of the surrounding area and
accommodate the anticipated activity and intensity of use. For example, a feature park or
square may be designed to include hard surfacing or decorative paving, trees, and seating
areas; whereas a Neighborhood park could be designed to include grass fields, play equipment,
landscaped areas and seating.
The configuration and design of parks and open space should respect and reinforce the views
and linkages to streets and other public spaces. Public spaces should be visible, safe and
designed to reduce the potential impact of recreational activity on adjacent residents.
Public parks and open space components of the Plan should be located, sized and configured
to create spaces that are functional, safe and flexible.
All parks and open space should be properly zoned at the time of subdivision to reflect their use
as open space.
The municipality will encourage development of a linear pathway system which links major open
space elements of this sector and provides linkages to adjacent areas. The development of a
pathway system will be contingent upon budgetary approvals from Council and annual priorities.
The municipality shall ensure pedestrian access to permanent water bodies and natural
drainage features is incorporated into subdivision plans or development adjacent to such
features.
The Marshall Drain will be utilized as a major natural feature in the Plan Area.
A Public Utility Lot will be established along the length of the Marshall Drain with a width of
approximately 24 m depending upon the drainage channel in order to protect the surrounding
ecosystem and create, at the same time, a recreational area for the enjoyment of all residents.
The municipality will ensure that the integrity of the Marshall Drain is maintained by providing a
buffer between land uses and the drainage channel as well as appropriate land uses in
proximity to this watercourse.
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The municipality will ensure that emergency vehicle access will be maintained within natural
areas.
The municipality will ensure that neighborhood and community parks are a maximum of 400
metres from a residence as indicated in the Master Plan for Parks, Recreation and Culture.
These sites will generally be located as shown in Map 8. The actual location of a park may vary
and will be better defined at the outline plan stage.
Neighborhood and community parks provided by developers as a result of subdivision will not
require upgrades or improvements from the municipality and will be to the satisfaction of the
Parks and Recreation Department.
A school site is to be provided as a joint use site. The amount of area provided allows for
flexibility in the type of schools that may be required in the future for the Plan Area. This site will
be developed as warranted by demand and utilization rates and as funds become available to
the school systems. The Plan contemplates that the school site is sized to accommodate
various age groups. Approximately 10.29 ha (25.42 acres) have been designated in the Plan as
a joint use site.
Land within the northwest corner of the Plan Area around the slough will be designated as open
space/natural area due to the MDS from the confined feeding operations within the County of
Newell. The land within this area may continue to be used for agriculture until such time as the
municipality determines, in cooperation with the landowner, that open space is appropriate for
this area. If a change occurs in the MDS, the use of this area should be reviewed.
Land included in the open space/natural area will be integrated into the Plan Area’s park and
pathway system.
The land covered by the MDS created by the confined feeding operation within the SW ¼ and
SE ¼ Sec. 8-19-14-4 will remain in its existing state within the NW ¼ Sec. 5-19-14-4 until such
time as the MDS changes. The area designated as residential within this Plan will be so
designated once the MDS no longer applies to this area.
The land covered by the MDS distance within the NE ¼ Sec. 5-19-14-4 created by the confined
feeding operation within the SW ¼ and SE ¼ Sec. 8-19-14-4 will be permitted to continue to be
developed as residential since this area had already been extensively developed by the time of
Plan preparation. Any residential development within the MDS will be advised by the landowner
that nuisance odours may be created from time to time by the confined feeding operation.
As a condition of issuing a development permit or subdivision approval within the NW ¼ Sec. 519-14-4 that is affected by the MDS, an applicant will be responsible for providing a statement
outlining the potential impact of their proposal on adjacent agricultural operations in accordance
with provincial legislation.
If land use changes within the open space/natural area to another use, the applicant/landowner
will be responsible for preparing an amendment to this plan and an outline plan as part of the
redesignation or development permit review process that demonstrates to the municipality’s
satisfaction the suitability of the land for the use or development.
A ten metre (10 m) wide environmental reserve buffer will be maintained around the slough
within the NW ¼ Sec. 5-19-14-4 as required by the Provincial Authority.
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If a school site is included within the NW ¼ Sec. 5-19-14-W4, the reserve dedication in this
quarter will be reviewed to ensure that the amount permitted under the Municipal Government
Act and Municipal Development Plan is provided. This Plan does not need to be amended if
municipal reserve dedication is altered at the outline plan or subdivision plan stage.

(c) Small-Lot Holdings Area
There is a small-lot holdings area created by subdivisions from 1949 to 1953 located in a portion
of the Plan. Map 9 identifies this area. Parcels in this area have generally remained the same
size since their original subdivision from the quarter section. Some parcels have been further
subdivided into smaller sizes. Parcels adjacent to Cassils Road West and 8th Street West have
generally been developed as single-family residential. Parcels fronting onto the Frazer Avenue
right-of-way have remained vacant since their original subdivision with the exception of a church
site that fronts onto 8th Street West.
The former Southeast Alberta Regional Planning Commission reviewed this area in 1985. 2 The
Planning Commission identified three development options that could be considered for this
area. In general, it was found that a preferred option was one in which the properties fronting
onto Frazer Avenue were subdivided into smaller single-family residential lots while those on
Cassils Road remained as presently configured 3 . The municipality did not adopt the 1985
concept plan. It does, however, provide a basis for a future outline plan.
(i) Objectives
To provide for a comprehensive development plan for the area that recognizes the existing and
future development of the area.
To maintain the existing street pattern for the area and ensure any potential development may
access it in a safe manner.
To provide for servicing of the area in a cost-efficient manner that recognizes the existing
limitations identified in this Plan.
To allow for flexibility in future subdivisions in the small-lot holdings area.
(ii) Policies
The predominant use of land within the small-lot holdings area shall be low-density residential
development unless as otherwise indicated in this Plan.
Resubdivision of lots within the small-lot holdings area should only occur in accordance with the
adoption of an outline plan prepared for the area that demonstrates that the resubdivision or
redevelopment will occur in a logical and comprehensively planned manner.
An outline plan prepared for the small-lot holdings area should provide for reasonable
resubdivision or redevelopment options for each parcel within that plan area.
Resubdivision should only occur when servicing is available to the area. Servicing will be the
responsibility of the developer/applicant to the satisfaction of the municipality.

2

Southeast Alberta Regional Planning Commission, 1985, Cassils Road Small Holdings Development
Concept, Prepared for the Town of Brooks by the Southeast Alberta Regional Planning Commission.
3
Ibid, Page 13.
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Development in the small-lot holdings area should not affect the operation of Cassils Road as
an arterial roadway. Properties fronting onto Cassils Road shall remain but the number of direct
access points should not increase.
In developing this area for residential use, the mature stands of trees should be preserved and
incorporated in the subdivision design wherever possible.
Park space within the small-lot holdings area is deemed not to be necessary as this is to be
provided elsewhere within the Northwest Sector. Small ornamental or reserve strips may be
considered as part of any consideration for municipal reserve requirements within the small-lot
holdings area. Where municipal reserve is required, the guidelines outlined in the Municipal
Government Act, Municipal Development Plan or related policy will be followed.
Direct access onto Frazer Avenue will be limited to one or two intersections for any
resubdivision and development of Plan 2342 GO, Blocks L, M, N and O and Plan 9310257, Lot
1.
Development west of 11th Street West will be subject to the following policies:
(i) Development within this area shall be designed in a manner that limits the number of
dwelling units per parcel to no more than twenty-five. Where a higher density is
proposed, the developer shall be responsible for making improvements to downstream
infrastructure in order to accommodate it.
(ii) Residential development adjacent to 11th Street West will be designed in recognition
that this is a major collector road and traffic will increase as other areas to the north are
developed in the Plan Area.
(iii) Residential development adjacent to 11th Street West will limit access and egress to
this roadway in order to ensure proper traffic movements along this roadway and safe
turning movements. All access/egress shall be to the satisfaction of the municipality.
(iv) Residential development design shall be done in a manner that complements existing
development adjacent to Prairie Meadows Close. As a result, only low-density
residential development such as duplexes, town homes, row housing or other similar
form of residential development shall be permitted. Apartment buildings with greater
than four units will not be permitted west of 11th Street West between Cassils Road and
Frazer Avenue.
(v) Residential development west of 11th Street West shall ensure that amenity space is
provided for each dwelling that provides sufficient recreational space for each
development.
(vi) Individual designs for each residential development will be encouraged along the west
side of 11th Street West. By doing so, an integrated community will be developed with
consideration given to residential design.
(vii) Single-family residential zoning will be maintained within Plan 2342 GO, Lot K. Should
the landowners consider development of this property as other than single-family
residential, they will be encouraged to consider multi-family residential development
that is similar to that found on the east side of 11th Street West. Access to the property
will be to the satisfaction of the municipality.
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3.09 COMMUNITY SERVICES
Community services will be provided as follows:

(a) Schools & Playfields
There is an existing 2.51 ha (6.2 acre) parcel designated as school reserve. Additional school
reserve will need to be accumulated in the area identified as a joint use site for the provision of
schools and open space.
Neighborhood parks have been identified for each residential development cell. The location of
parks within individual development cells will be determined at the subdivision stage.

(b) Police Services
Police services will be provided by the existing facility elsewhere in the community.

(c) Fire Protection and Emergency Medical Services
Fire and emergency medical services are to be provided from existing facilities elsewhere in the
community.

(d) Public Health Services
Health services are available from existing facilities elsewhere in the community.
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4.

SERVICING THE PLAN

4.01

Water

Water distribution mains exist in the Plan Area generally along the peripheral road network and
existing subdivisions (Map 10). Distribution lines occur within 8th Street West, 11th Street W, 3rd
Street W and the Uplands subdivision that could service undeveloped areas of the Plan north
and west of existing development. The existing water distribution lines within the Plan Area
generally range in diameter from 150 mm to 250 mm. Servicing of new development cells will
require the extension of these lines.
An analysis of the existing water distribution system and modelling of the water-servicing
network was undertaken by UMA Engineering Ltd. as part of the preparation of this Plan.
This analysis showed that water could be supplied to the Plan Area from existing water supply
facilities located elsewhere in the municipality up to a population threshold of 4,900. This is the
population threshold identified in the 2003 Growth Study. 4 The population for the Plan Area was
estimated to be approximately 1613 people at the time of Plan preparation. This is extrapolated
from the 2000 Municipal Census and residential development in this area from 2000 to 2005.
This means that there is significant growth available within the northwest sector before the
population threshold is achieved.
The analysis identified that no improvements are required to the existing distribution system to
service the Growth Study population of 4,900 people in the Plan Area other than the
improvements identified in that study.
UMA Engineering Ltd. identified that improvements to the water distribution system will be
required beyond the population threshold in order to service the expected built-out population of
8,600 anticipated in the northwest sector. 5 The type of improvements required will very much
be dependent on population within the Plan Area.
Appendix two has additional information related to water supply and expected population level.
(a) Policies
All water mains will be designed and constructed to municipal standards. Minimum pipe size
shall be 150 mm.
A distribution pipe network analysis will be conducted at the outline plan/land use amendment
stage to confirm the size, routing and adequacy of the network to deliver peak domestic and fire
flows.
Development phasing will provide looping of the water mains to existing systems to ensure that
no more than 75 units are connected to a single feed on a temporary basis and no more than 40
units on a permanent basis.

4

Brooks Growth Study, 2003, Prepared by UMA Engineering Ltd on behalf of the Town of Brooks.
UMA Engineering Ltd. calculated total population based on 33 people/ha. Population calculations made
for this Plan are based on net developable ha for residential lands and do not include other land uses.
Based on net developable hectares for residential land use, the density will be 47 to 67 people/ha.

5
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Water conservation practices are encouraged in the design of developments in the Plan Area,
including the use of low flow household fixtures, retention and reuse of rainwater, and
connection to a raw water irrigation system.
All connections to the water system will be metered as a means to provide for equitable billing,
to monitor water consumption and to encourage water conservation.
Subject to the municipality or a developer providing a raw water irrigation pumping system and
pipe network in the Plan Area, development should endeavour to connect to such a system for
irrigation of lawn, park and boulevard spaces as a means of conserving treated water
consumption.
The municipality will undertake additional studies to review the requirements for water supply in
the Plan Area before the population exceeds 4600 people.
Utility rights-of-way and easements shall be provided, to accommodate municipal utilities as
determined necessary.
Water supply to the Plan Area will initially be supplied by extending existing distribution mains to
new development areas.
The alignment and capacity of water distribution mains and water feeder mains should be as
shown in Map 10 unless otherwise determined by the municipality to be different based upon
utility servicing studies and analyses.

4.02

Sanitary Sewer

The sanitary sewer system is generally located along the periphery of the Plan Area except for
those areas that have been developed (Map 11). These mains are generally between 200 mm
to 250 mm in diameter.
UMA Engineering Ltd. identified that it will be necessary to construct two lift stations within the Plan
Area to provide adequate servicing of sanitary sewer. It was also identified that additional
improvements will be necessary to the municipality’s collection system to provide capacity for the
sewage flows from the Plan Area. 6
These improvements will be staged depending upon where and when growth occurs in the Plan
Area or elsewhere in the community. These improvements are based on a population within the
Plan Area of 4600.
UMA Engineering Ltd. also reviewed the west Brooks sewage collection system in 1995 in a
study entitled “Town of Brooks Westbrook Sanitary Collection System” 7 . Further analysis in
2001 by municipal administration found that the Westbrook sanitary sewer system can
accommodate additional lands along 11th Street West that could accommodate duplex lot
6

UMA Engineering Ltd. identified that the following improvements are needed: (1) Upgrading Eastbrook
lift station and force main, (2) Upsizing the existing 600 mm gravity main to 900 mm between 7th Street
East and the “old” lagoon site, (3) Upsizing the 675 mm gravity trunk main to 1050 mm between the “old”
lagoon site and the main lift station, (4) Constructing force mains from a proposed lift station in the Plan
Area to the sanitary sewer trunk mains in Cassils Road and the Uplands subdivision.
7
Town of Brooks Westbrook Sanitary Sewer Collection System, 1995, Prepared by UMA Engineering
Ltd. on behalf of the Town of Brooks.
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development 8 . The implication of these reviews is that those lots adjacent to 11th Street West
could accommodate residential development to a maximum of twenty-five dwelling units per
parcel with no additional improvements required to the collection system. Improvements are
required above this limit.
Additional studies to determine the requirements for upgrading the sanitary sewer system in the
Plan Area beyond a population of 4600 people will be required in the future.

(a) Policies
All sanitary sewers and sewage facilities are to be designed and constructed to municipal
standards, minimum sanitary sewer main size shall be 200 mm.
At the outline plan/land use amendment stage, the sanitary sewage flows must be calculated
and the sewage collection mains sized to accommodate the anticipated flows. The engineering
assessment must also verify availability of capacity in the existing system including gravity
mains, existing lift stations and force main to the main lift station.
The municipality will undertake additional studies to review the requirements for the sanitary
sewer system in the Plan Area before the population is expected to exceed 4600 people.
Sanitary sewers are to be extended from existing mains.
Development beyond the twenty-five dwelling units per parcel in the 11th Street West portion of
the Plan Area will result in the developer being responsible for costs associated with
improvements to the sanitary sewer collection system to the satisfaction of the municipality.

4.03

Storm Water Management

Storm water systems in Alberta are designed to utilize both the minor (piped) system and the
overland (major) system effectively. This combined system is designed using Local Authority
Guidelines and Alberta Environment Guidelines. For this stage of design, it is sufficient to
provide approximate sizes for any storm water facilities and to provide allowable discharge rates
from future development.
The northwest sector discharges into the Marshall Drain. The total catchment of the Marshall
Drain is approximately 260 ha (642 acres) at an impermeability rate of 60% (Map 12).
The preferred design method is the unit discharge method. For the Plan Area it is proposed that
(1) Residential areas should discharge at 50 l/s/ha, (2) Commercial, retail and other areas
should discharge at 70 l/s/ha. The storm pond should have 63,000 m3 of storage capacity
[maximum area is estimated to be 4 ha (10 acres)].
It is recommended that storm water for all future development should not spill onto adjacent
areas for up to a 1:100 year storm.
The Marshall Drain comprises part of the EID’s works and this agency is responsible for
approving the use of the Marshall Drain, including the quality parameters, for water discharged
into it.

8

West Side Sanitary Sewer System Capacities Relating to Proposed Duplex Development on 11th Street
West, June 2001, Prepared by Engineering and Property Services.
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The use of reserve land for storm water management facilities will be discouraged by the
municipality. Where a storm water pond is contemplated as part of a development, such a
facility will be located on a public utility lot and will not be credited as part of the municipal
reserve requirements or as environmental reserve. Notwithstanding this, an engineered storm
water wetland may be permitted at the discretion of the municipality as part of the contemplated
open space within the Plan Area subject to the policies of this Plan or others.
(a) Policies
All storm water management facilities will be designed and constructed to municipal standards.
At the outline plan/land use amendment stage, the capacity of existing storm water facilities
must be confirmed and conceptual design of proposed storm water management facilities must
be provided.
A storm water management plan must be prepared for each development cell and in
accordance with municipal policies. Each storm water management plan will be circulated to
the County of Newell No. 4 and the Eastern Irrigation District for review and comment.
Post-development storm run-off rates will not exceed pre-development rates.
The use of Best Management Practices for storm water quality will be followed.
The municipality will encourage the use of a raw water irrigation system. If the storm water
detention ponds are utilized as part of the delivery system, the municipality will ensure that the
quality of water is maintained to an irrigation quality standard.
Whenever a storm water pond is required, the developer will be encouraged to develop it as an
attractive feature within Neighborhoods. Storm water management facilities should be located
on Public Utility Lots adjacent to municipal reserve parcels wherever possible, and shall
compliment the public open space concept for the area. The municipality at the outline plan or
subdivision design stage will review the design and operation of these facilities.
Storm water management facilities should be designed, constructed and operated in a
sustainable manner that reflects the natural semi-arid climate of southeast Alberta. To this end,
hybrid ponds incorporating storage and wetland-type treatment components are viewed as the
most sustainable facilities, with characteristics similar to natural prairie sloughs.
The cost of alterations to the EID’s facilities will be the responsibility of the developer.
Ten separate storm catchment areas exist within the Plan Area. Subcatchment areas labelled
5, 6, 8 and 9 service largely undeveloped areas of the Plan Area. The majority of storm water
run-off is directed to the Marshall Drain. The municipality will endeavour to ensure the water
quality of the Marshall Drain will not deteriorate with the increased storm water flow into it.

4.04

Transportation

The proposed road network is shown in Map 13. UMA Engineering Ltd. reviewed the existing
and proposed road networks as part of the preparation of this Plan 9 . UMA Engineering
9

UMA Engineering identified the following road network to service the Plan Area: (1) The extension of
15th Avenue West to the south of the slough in the northwest corner of the Plan Area to its intersection
with 12th Street West, (2) The extension of Frazer Avenue between 3rd Street West and 12th Street West,
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recommended consideration should be given to 11th Street West and Option “B” from north of
Frazer Avenue to Cassils Road be constructed to a four lane divided standard. This would
accommodate expected vehicle trips at full build out of the Plan Area. The right-of-way for
Option “B” may have to be protected to a width of 30 m to accommodate four lanes of traffic
plus a median and boulevard treatment. This right-of-way may be less if an additional northsouth connection can be provided elsewhere in the Plan Area (Option “A”).
Providing for a four lane divided standard on 11th Street West will be difficult due to existing
development found adjacent to this street. Most, if not all, future road widening will be required
along the west side of 11th Street West and this should be provided for in future subdivisions in
this area. A four lane undivided roadway may be provided from Cassils Road to Frazer Avenue
within a 20 m to 24 m right-of-way. This right-of-way should be protected in future subdivisions
along this area of 11th Street West.
Signalization of intersections may be required at the following locations:
(a) Cassils Road and 11th Street Wet;
(b) Cassils Road and the north-south connector roadway (Option “B”);
(c) Frazer Avenue at 11th Street West and the north-south connector roadway (Option “B”)
It is not expected that these intersections will need signalization until well into the future. In the
very long term, it is possible that signalized intersections may also be required at 9th Avenue
West at the intersections of 11th Street West and the north-south connector roadway (Option
“B”).
Connecting roadways between Cassils Road and Upland Boulevard were identified in the Plan
preparation and are shown as Options “A” and “B” in Map 13. Option “A” was under discussion
at the time of Plan preparation due to a proposed redevelopment of the Cassils Centre Mall site
and is further discussed below.
The alignment of Option “B” is subject to negotiations with individual landowners. The
alignment will need to be defined and constructed as development occurs in this part of the Plan
Area. No preferred alignment was selected in order to allow future Councils flexibility in
determining the most suitable one. Future planning should endeavour to protect potential
alignments until a right-of-way is defined.

(d) Extension of 3rd Street West to Cassils Road
At the time of Plan preparation there was discussion of the possible redevelopment of the
Cassils Centre Mall. Part of that discussion included the possibility of the extension of 3rd Street
West through the site to connect to 4th Street West at Cassils Road. Provision is included in this
Plan in the event that an extension occurs in the future. Should an extension of 3rd Street to

(3) The extension of 9th Avenue West between 3rd Street West and 12th Street West, (4) A loop road
connecting 11th Street West, Upland Boulevard and a north-south connector to Cassils Road identified as
Option B in Map 13, and (5) A connector street between Uplands and the new 15th Avenue West
alignment. All of these roadways should be constructed to a collector standard with the exception of 15th
Avenue West which should be constructed to an arterial standard.
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Cassils Road (to form the north leg of the 4th Street/Cassils Road intersection – Figure 13)
become a reality, the following improvements would not be required;
(i) Construction of 11th Street West in Area A to a four lane divided standard, and
(ii) Traffic signal at 11th Street West and Frazer Avenue.
The extension of 3rd Street West to Cassils Road from north of Frazer Avenue to Cassils Road
should be constructed to a four lane divided standard. Construction of the four-lane, all turn
intersection at Cassils Road and 3rd Street West may require modification of the Alberta
Street/Cassils Road intersection to “in/out” only.

(e) Policies
The extension of existing major and collector standard roads into the Plan Area are to occur in
conjunction with the phasing of development.
Roadway alignments are to be chosen which balance the need to have an efficient
transportation network and minimize the impact on the Marshall Drain and other natural features
as well as environmentally significant areas. Where roads are proposed across the Marshall
Drain, a detailed design shall be submitted to the municipality that demonstrates how the
disturbance to the drain is to be minimized.
No frontage residential driveways should be permitted to connect directly to collector roadways.
Intersections with cross-streets should be spaced a minimum of 120 m apart with a desirable
spacing of 250 m between centre lines.
If the north-south connector roadway (Option “B”) is required in the future, it will be constructed
to a four lane divided standard from Cassils Road to north of Frazer Avenue to accommodate
anticipated traffic volumes in this part of the Plan Area.
Eleventh Street West may be constructed to a four lane undivided standard, if required. The
municipality will undertake as part of its review of the transportation network an analysis of 11th
Street West to determine the width of roadway required between Cassils Road and Frazer
Avenue to accommodate future traffic patterns.
The road rights-of-ways shall be protected for north-south connector roadway (Option “B”) and
11th Street West from Cassils Road to Frazer Avenue in order to ensure proper traffic
movements in the future can be accommodated.
The extension of 3rd Street West to Cassils Road from north of Frazer Avenue to Cassils Road
should be constructed to a four lane divided standard or to the satisfaction of the municipality.
The extension of Uplands Boulevard to its intersection with 9th Avenue West and the north-south
connector roadway (Option “B”) between 9th Avenue and Uplands Boulevard should be
constructed to an 11 m wide collector standard.
The municipality will ensure that roadways are signalized when traffic volumes warrant this
application.

4.05

Shallow Utilities

Natural gas, electricity and telephone lines are located within the Plan Area and may be
extended to service future development cells as required.
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(a) Policies
All shallow utilities shall be designed and submitted to the municipality for review and approval
prior to commencement of construction.
All work on shallow utilities involving excavation will require an excavation permit from the
municipality.
Installation of utilities must be coordinated to ensure the sequence of construction follows
installation of deep utilities and finished grades are established.
Wherever possible, the provision of franchise utilities in residential areas shall be underground.
The developer will be responsible for all costs associated with the provision of franchise
services to a proposed development, including any engineering studies that may be required.
The extension of franchise utilities into new development cells should form a logical and
economical expansion of these systems.

4.06

Gas Well Sites & Pipeline Rights-of-Ways

Well sites and pipeline rights-of-ways influence the development potential of the Plan Area.
The EID has facilities within the Plan Area that are located at a shallow depth. Road crossings
and development adjacent to these facilities may negatively affect them. It is important,
therefore, that at the outline plan stage these facilities are reviewed and provision made to
protect them to the satisfaction of the EID. Provision should be made at the time of subdivision
application to ensure appropriate setbacks can be maintained from EID facilities through the use
of utility rights-of-ways or other appropriate means.
Well sites and associated facilities also influence development within the Plan Area. The AEUB
has identified that the minimum recommended setback from a wellhead to an occupied structure
or its equivalent (as defined in “permanent dwelling”), or a “public facility”, is 100 metres.
Setback relaxations may be requested by the landowner but must be approved by the AEUB
and be acceptable to the well’s licensee.
Policies are outlined below to guide development adjacent to EID works or well sites.

(a) Policies
The EID’s facilities and well sites will be reviewed and provision made for appropriate setbacks
when an outline plan is prepared for a development cell. The setbacks and means of protecting
the EID’s facilities will be to the satisfaction of this agency through the circulation review process
of an outline plan, subdivision plan and/or development approval.
Development around the EID’s facilities will ensure a minimum number of crossings and will be
designed to protect them before, during and after construction occurs in areas where these
facilities are found. Most facilities in the Plan Area are located at a shallow depth and require
caution when excavating in proximity to them.
The surface of the EID’s rights-of-ways will be finished to the satisfaction of this agency and
cross fences are not permitted within them unless authorized by this agency.

PRINT DATE:
05/07/2007

PAGE 30

NORTHWEST SECTOR
AREA STRUCTURE PLAN
CIRCULATION COPY

No development will be permitted to encroach onto the rights-of-ways of the EID, or others, in
the Plan Area unless as otherwise permitted by the individual owner.
Setbacks from well sites will meet or exceed the minimum distance required as outlined by the
Provincial Authority unless relaxed by it and the well operator.
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5.

IMPLEMENTING THE PLAN

5.01

PHASING OF DEVELOPMENT

Subject to Section 5.2, the phasing of development in the Plan Area, through the outline
plan/land use amendment approval process, should occur in a contiguous manner. Where noncontiguous development occurs, and where permanent access is not reasonable in the shortterm, interim access may be considered until such time as permanent access can be provided.
Where non-contiguous development occurs, this may only be permitted provided that: (1)
Roadway and utilities can be extended to the area at the cost of the developer, (2) The
development “fits” into the overall land use plan context of this Plan, and (3) The developer
provides an on-site park to serve the immediate resident population if the site is greater than
400 m from an existing one or the municipality deems it appropriate.

5.02

COMPREHENSIVE PLANNING

In order to meet the goals and objectives established in this Plan, all proposed development
should be reviewed based on a comprehensive planning framework.
Individual development cells will require an outline plan be prepared by the developer that
comprises an entire Neighborhood. Where this is not possible, the developer may be required
to demonstrate through a conceptual design of residual areas, that these areas can be
developed in a logical and comprehensive manner. An outline plan will show how density and
housing mix requirements relate in each of the development cells.

5.03

SPECIAL LAND USE REGULATIONS

Subject to future amendments to the Land Use Bylaw that will have the same effect, all or part
of the Plan Area zoned at the time this Plan was prepared, as Direct Control District (DC), or
some other similar zone, will be amended to a more appropriate district prior to subdivision or
development occurring.
If an amendment is required to the Municipal Development Plan, the municipality will undertake
to amend the Municipal Development Plan within two (2) years of adoption of this Plan.

5.04

INTERMUNICIPAL REFERRALS

For the Plan Area, the City will refer to the County of Newell No. 4 the items identified within the
Brooks/Newell Intermunicipal Development Plan.

5.05

PLAN MONITORING

In order to ensure that new development trends as well as Council priorities are effectively met
within the provisions established in this Plan, regular reviews of this document should be
conducted. A comprehensive review should be conducted between five to ten years after
adoption or sooner if warranted
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6.

SUMMARY

This area structure plan fulfils the requirements of Section 633(1) of the Municipal Government
Act by defining the sequence of development for the northwest sector, major land uses within
the Neighborhoods, the density of population for the community and the general location of
major transportation routes and public utilities.
The area structure plan updates one adopted in 1980 and addresses current planning issues
within this sector of the municipality. The northwest sector has evolved over the years to be a
major commercial centre for the community as well as experiencing growth in the residential
sector. Continued growth is forecast for this area of the community that includes developing
new areas as well as infilling others. The Plan Area has been designed to meet a variety of
residential uses and densities to meet the current and future housing needs of the municipality.
The area structure plan is designed to be flexible and allow innovative housing or subdivision
design. By doing so, it is hoped that the municipality can address a wider range of housing
design within the northwest sector than that constructed to date. Individual development cells
may be better defined at the outline plan/land use amendment stage along with density, internal
traffic circulation patterns and servicing.
The planning process included a community consultation process that featured individual
meetings with landowners, circulation to adjacent landowners and referral agencies, open
houses, individual mailings and a public hearing so that as much public input could be included
in this area structure plan as possible.
Community concerns and issues addressed in this area structure plan include: (1) provision for
ensuring environmentally sensitive corridors are protected from adjacent development; (2) a
road network that reflects future growth in the Plan Area and transportation corridors for eastwest traffic; (3) respecting the minimum distance separation setback from existing confined
feeding operations to reduce the likelihood of negative impacts on potential development; (4)
providing for future open space that respects the natural habitat found within parts of the Plan
Area; (5) provision for a housing mix that satisfies current as well as future market demands;
and (6) identifying a commercial node that serves both the community and regional interests.
This area structure plan complies with the policies of the municipality’s development guidelines
and planning documents.
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7.

PLAN AREA

The Plan Area is located within the Southeast Sector of the community bounded on the east by
the Medicine Hat College and the County of Newell No. 4, on the west by McNabb Street and
7th Street East, on the north by Cassils Road and the Trans Canada Highway and on the south
by the Old #1 Highway. Located in this area are the following:
(a) Meadowbrook Greens
(b) Meadow Lake Estates
(c) Brooks Golf Course
(d) Kinsmen Rodeo Park
(e) Medicine Hat College
(f) Fortis Alberta’s building
(g) Ron & Terrie Hager’s residence
(h) Harold & Linda Ward’s residence
(i)

Laura Fleury’s residence

(j) Gilbert Deremiens’ residence
(k) Town-owned land
The Plan Area is approximately 413.75 ha (1022.36 acres).

7.02

EXISTING USES & CONDITIONS

Existing development consists of: Meadowbrook Greens (2.34 ha : 5.79 acres), Meadow Lake
Estates (3.89 ha : 9.62 acres), Medicine Hat College (25.92 ha : 64.04 acres), EnCana
Corporation (3.27 ha : 8.08 acres), Greystone Pointe (4.30 ha 10.62 ac) and private land
holdings. The Town of Brooks is the largest landowner (158 ha : 390 acres). The majority of
the Plan Area is currently vacant.
The Brooks Golf Course and the Kinsmen Rodeo Park occupy a significant area within the
Southeast Sector. The Town also has a lift station and other related infrastructure including a
detention pond for storm water runoff. The overflow sewage lagoons are located on a parcel of
land along the southern boundary of the Plan Area. There are several rights-of-ways that
occupy the Plan Area that are publicly or privately owned.

7.03

TOPOGRAPHY

The Plan Area has a gentle slope from west to east with some undulation in the former. The
site is generally quite level with low, wet areas in the vicinity of the former sewage lagoons and
One Tree Creek. Several small sloughs and Meadow Lake are situated in the west half of the
Plan Area.

7.04

ENVIRONMENTALLY SIGNIFICANT AREAS
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The Plan Area contains some environmentally significant areas. This includes the lands around
Meadow Lake, the slough within the SE 33-18-14-W4M as well as the riverine areas along One
Tree Creek. These areas are deemed to be environmentally sensitive for the following reasons:
(a) Uniqueness of the physical form of the meandering creek surrounded on both sides by
low-lying prairie lands.
(b) Marshland at the south end of Meadow Lake creates a riverine habitat for migrating
waterfowl.
(c) Lands adjacent to Meadow Lake and the slough within SE 33-18-14-W4M act as a
transition from a riverine environment to prairie.
Native grasslands as well as disturbed cultivated lands can be found in other locations of the
Plan Area. These areas are deemed to be non-environmentally sensitive. There is a cluster of
mature trees located south of Meadow Lake. These are the only mature trees within the Plan
Area with the exception of those found within the Brooks Golf Course. The planning
implications of these environmentally sensitive areas is that they can provide habitat for wildlife
within the Plan Area and it is important that they remain as intact as possible.

7.05

POLICIES & STUDIES AFFECTING THE PLAN

(a) Provincial & Municipal Policies
The following is an overview of the legislative and policy framework that applies to the Plan.

(b) Municipal Government Act
The Municipal Government Act, RSA 2000, M-26, sets out the requirements for an Area
Structure Plan in Section 633(2) as follows:
“An Area Structure Plan must describe
 the sequence of development proposed for the area,
 the land uses proposed for the area, either generally or with respect to specific
parts of the area;
 the density of population proposed for the area either generally or with respect to
specific parts of the area, and
 the general location of major transportation routes and public utilities, and
may contain any other matters that council considers necessary.”

(c) Subdivision and Development Regulation (AR 43/2002)
The Subdivision and Development Regulation (AR 43/2002) governs the Plan. In Part 2 of the
Regulation, restrictions around sewage lagoons are described. The overflow sewage lagoons
within the Southeast Sector have not been officially closed and are considered inactive.
According to the Regulation, an approving authority must not approve a development or
subdivision application for a school, hospital, food establishment, or residence within 300 m of
the working area of an operating or non-operating wastewater treatment site. This legislation
will limit these types of uses in the southeast corner of the Plan Area until such time as the
facility is closed and reclaimed.
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The well site within the Plan Area is also subject to the Subdivision and Development
Regulation. No dwelling unit is permitted within 100 m of the well site. In order to be located
closer than this distance, the well site operator and the AEUB will need to give approval.

(d) Land Use Policies (Order in Council 522/96)
The Land Use Polices adopted by the Provincial Government sets out the planning philosophy
that municipalities are to follow when undertaking land use planning. Each municipality is
expected to incorporate the Land Use Policies into its documents and planning practices.
Section 622(3) of the Municipal Government Act requires that municipal statutory plans, land
use bylaws, and planning decisions and actions be consistent with the Land Use Policies.

(e) The Municipal Development Plan (2001)
A municipal development plan (MDP) is a general statement of a municipality’s broad objectives
respecting the form and character of existing and proposed land use and servicing
requirements. The Town’s MDP was adopted in 2001.
The Long Range Land Use Concept Map in the MDP identifies several land uses within the
Southeast Sector including residential, commercial business park, institutional, recreational, and
natural open spaces.
Policies from the MDP that are applicable to the Plan include the following:
Residential
Policy 7.4.3.1(a)

Competition will be encouraged in the development and sale of housing
so that consumer’s choice and competitive pricing is promoted.

Policy 7.4.3.1(b)

Creative site planning and design that responds to the context of the site
and natural features will be encouraged.

Policy 7.4.3.1(c)

New Neighborhoods will provide an adequate supply of multiple dwelling
housing (possibly including garden apartments and ground-oriented
townhouses) and a mix of dwelling units, including single-detached, small
lot single-detached, duplex and semi-detached units.

Policy 7.4.3.1(h)

Design guidelines will be applied to all multiple family dwellings and small
lot single detached, duplex and semi-detached units.

Policy 7.4.3.1(i)

Buffering will be required for new developments that create land use
conflicts with existing residential areas.

Policy 7.4.3.1(j)

Large lot residential development will be encouraged to be integrated with
other residential development in new residential areas.

Policy 7.4.3.1(k)

Large lot residential subdivisions will be considered in areas designated
for residential use.

Policy 7.4.3.4(a)

The Southeast Sector shall be primarily a single detached residential
Neighborhood as designated in the Southeast Area Structure Plan.

Policy 7.4.3.4(b)

Multi-family and small lot residential developments in the Southeast
Sector shall adhere to Design Guidelines established by Council.
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Policy 7.4.3.4(c)

Manufactured home communities may be considered in the Southeast
Sector as an appropriate use subject to other governing policies
contained in this Plan.

Commercial
Policy 7.5.3.1(c)

Highway Commercial development will be promoted as an important
element of the Town’s long term commercial development strategy.

Policy 7.4.3.1(f)

Commercial sites adjacent to residential areas shall not affect the quiet
enjoyment of residential neighborhoods and will provide adequate
screening, such as fences and landscape planting to screen uses.

Policy 7.5.3.3(a)

Neighborhood commercial developments that support residential uses will
be encouraged where such activities do not disrupt the character of the
Neighborhood and where:
 The development is located at the corner of collector roads;
 Pedestrian access from the residential community is encouraged;
 The development is buffered and screened from adjacent residential
uses;
 Uses are restricted to convenience commercial, personal services,
and support offices to home based businesses;
 Parking does not dominate the character of the development and is
landscaped to reduce visual impact.

Policy 7.5.3.4(a)

A highway commercial area will be encouraged along the Trans Canada
Highway.

Policy 7.5.3.4(b)

Automobile and associated services oriented to the traveling public will be
encouraged in highway commercial areas which will be distinct from the
Central Commercial Business District.

Policy 7.5.3.4(c)

A high standard of site and building design is desired along the Trans
Canada Highway to reinforce Brooks as a pleasant and desirable place to
live and visit.

Parks and Open Space
Policy 7.7.3(b)

Provision of public access to permanent water bodies and natural
drainage features will be incorporated into subdivision plans for
development adjacent to water courses.

Policy 7.7.3(d)

An integrated hierarchy of active and passive parks and recreation
facilities will be provided in order to meet the diverse needs of the Town
of Brooks’ population. This hierarchy of parks will include municipal
reserve park land and natural environmental reserve areas. Where
feasible, the system of parks will be linked to a town-wide pathway
system.
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Policy 7.7.3(e)

Significant natural features and sensitive environmental areas will be
preserved, where feasible.

Policy 7.7.4(e)

Wherever possible, the Town will work with school authorities to integrate
recreational and school infrastructure.

Policy 7.7.5(c)

Where possible, developers of lands adjacent to water bodies should
incorporate public pathways along the water bodies; connecting such
pathways to the community pathway system.

Policy 7.7.5(d)

Where feasible, grade separated crossings should be considered when
pathways intersect with major transportation systems.

Policy 7.7.5(e)

Except within parks, major and minor pedestrian paths and bicycle routes
shall be located along or be visible from streets and linked to local
destinations.
Bicycle parking facilities should be provided at key
locations.

Transportation
Policy 8.3.1(b)

Acknowledging its status as a major centre along transportation routes
otherwise managed and maintained by the County of Newell No. 4 and
the Province of Alberta, the Town will endeavor to ensure that Town
transportation systems intersecting with or continuing to or from such
routes are designed and developed in a manner complementary there
with.

Policy 8.3.1(c)

In the event the Town shall consider it necessary or advisable to
advocate the development of major bypass routes or other major
transportation facilities extending beyond the boundaries of the Town,
then the Town will, in the course of any such proposal, consult with the
County of Newell on issues of concern to the County, generally, and on
particular issues raised by County stakeholders through the facilities of
the County.

Policy 8.3.2(h)

A new access to the industrial lands south of the CPR Mainline will be
constructed in the future to reduce truck traffic through residential areas
and to provide a more direct route to the Trans Canada Highway as
financial ability and priorities permit.

(f) Newell-Brooks Intermunicipal Development Plan (Draft)
The County of Newell and the Town of Brooks negotiated extensively for several years to adopt
an Intermunicipal Development Plan. The intent of the Intermunicipal Development Plan was to
provide a policy framework that considered the objectives of both municipalities for development
and subdivision within the urban fringe area surrounding the Town. The Southeast Sector Area
Structure Plan is located in an area designated as an Urban Area Structure Plan. There were
limited applicable policies within this draft statutory plan that apply to this area structure plan.
Most important of these policies are the following related to development and transportation:
Policy 3.3.6
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Plan Area to provide for the appropriate development of future highway
commercial uses.
Policy 3.3.7

Commercial and industrial development adjacent to primary or secondary
highways should be planned and developed to a higher standard relative
to other industrial and commercial areas within the Plan Area.
Consideration is to be given to the following:
 Access to and from the Highway;
 Visual screening of outdoor storage areas;
 Landscaping;
 Architectural appearance of buildings; and
 Dust control in parking and storage areas.

Policy 3.4.3

The Town of Brooks and the County of Newell No. 4 will cooperate to
ensure that the future road development and alignments within the Plan
area are not compromised through development adjacent to the rights-ofway of these roads identified in Policy 3.4.2.

Policy 3.4.4

When development in one municipality will require access to a road
located in the other municipality, the municipality that is making the
decision on the development permit will circulate the application to the
other municipality for comment and a written response. The developer
will be required to obtain approval for access to the road from the
municipality in whose jurisdiction the road is located, prior to commencing
the development.

(g) Land Use Bylaw No. 91/06
The Land Use Bylaw (LUB) identifies that the Plan Area contains several land uses including;
(1) Direct Control District (DC); (2) Special Light Industrial District (M-1); (3) Direct Control
Residential District (DC-R); (4) Residential Mobile Home District (R-4); (5) Public & Quasi-Public
Service
The LUB was being reviewed during the same time as preparation on this Plan occurred. It is
likely that some of the land use districts may change as a result of that review. Subject land
parcels will have to be redesignated to the appropriate land use districts when the municipality
receives a subdivision application.

(h) Town of Brooks Transportation Study (1991)
This report by UMA Engineering Ltd. identified transportation planning strategies and
infrastructure requirements for population thresholds of 15,000 and 20,000 people.

(i) Town of Brooks Storm Sewer Drainage Study (1991)
This report forms the basis of a storm water management plan for the Town. Design
parameters and rainfall intensity-duration curves were developed. Proposed facilities for the
Southeast Sector included two retention ponds with a total capacity of 63,000 m3 each having a
pump station to discharge water into One Tree Creek at a rate of 150 l/sec.
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(j) Southeast Infrastructure Construction Servicing Report (1995)
This report presented the servicing requirements for the 1995 Southeast Sector Area Structure
Plan. The water distribution system can be expanded with a network of 150 mm to 300 mm
diameter mains that are networked to the existing 300 mm main along 2nd Avenue and the 250
mm main along Cassils Road. The water distribution system was identified to require an
additional treated water reservoir and pumping station once the Town’s population reached
11,500. A site was identified in the Southeast Sector Area Structure Plan for this facility.
Proposed sanitary sewer requirements involve gravity collection sewers that drain into two lift
stations, with force mains to the Town’s main (Horticultural) lift station. The system also collects
sewage from the Parkland lift station and a future lift station to service developments located
north of Cassils Road. Proposed storm water management included the need for two storm
water detention ponds, and a network of gravity storm sewers.
Subsequent to this report, infrastructure has been constructed in the Southeast Sector. It
includes the first of the two required sewage lift stations plus a gravity trunk sewer that collects
sewage from the Parkland lift station located north of Cassils Road. A storm water
management pond was constructed along with a storm sewer along 2nd Avenue East. This
pond services primarily lands located north of 2nd Avenue East.

(k) Town of Brooks Water and Wastewater Systems Evaluation (2000)
This report was prepared by Reid Crowther and evaluated the existing water and wastewater
system and identified upgrades to meet existing and future needs to a population threshold of
16,000. Of significance is that the need for a new pump station and reservoir in the Southeast
Sector was not identified. The report does identify an expansion of treated water storage and
high lift pump upgrades at the existing water treatment plant.

(l) Master Plan for Parks, Recreation, and Culture (2000)
The Town of Brooks reviewed its parks, recreation, and cultural services in 1999 - 2000. The
intent was to prepare a planning document that provided the basis for decision-making by
approving authorities over the next decade. A master plan was adopted in 2000. Several
recommendations provide a context for the Plan.
 The Town should identify and secure a large site suitable for long-term development
as a high level athletic park. A good candidate for this initiative would be the college
owned site adjacent to the local college campus. Although not very central and
easily accessible, it is a large site relatively suitable for development.
 Development of first phases of the athletic park should include two full-sized soccer
pitches.
 All updates of the General Municipal Plan and Area Structure Plans should seek
ways of creating connections to existing trails and extensions of the trail system so
that residents can get to the system from all areas of the Town and can use loops of
the system of various lengths for leisure and fitness purposes. Specifically, a
perimeter loop should be developed as the most cost effective long term element of
the overall system.
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 Seek ways of consolidating Neighborhood play areas such that there will be fewer
but higher quality play parks in the future, while maintaining a standard where almost
all residents have access to a play area within 400 m of their residence.

(m) Brooks Growth Study (2002)
The Town of Brooks Growth Study was undertaken to ensure that future growth of the Town is
planned in an orderly and efficient manner. The study provided a long-term growth strategy to
guide the community by addressing growth requirements both inside and outside of it. The
Growth Study built upon the Town of Brooks Municipal Development Plan (MDP), which sets
out the policy and physical framework for land development within the community, including the
provision of land use designation and identifying community objectives. In general, this study
identified the Plan Area as a preferred area for residential development in the community.
This report did not identify a need for a new reservoir and booster station in the Southeast
Sector, instead echoing the findings of the Reid Crowther report for expanded treated water
storage and pumping upgrades at the water treatment plant. The Meadowbrook Lift Station was
identified as requiring a pumping upgrade in the future.

7.06

MUNICIPAL AND FRANCHISE INFRASTRUCTURE

(a) Water
A number of water distribution mains exist in the area. At the north end, Meadow Lake Estates
and serviced by a 250 mm water main from Cassils Road and 200 mm mains within the
subdivision. A 300 mm main runs along 2nd Avenue to the Medicine Hat College. Sixteenth
Street East residential lots are serviced off the 2nd Avenue main to the south, a 150 mm water
main follows the Brooks Golf Course’s road and continues to the southeast to service the
Horticulture Centre. This line is looped to the 300 mm main on 2nd Avenue via a 100 mm line
that parallels the main gravity sewer line from Town. The EnCana Corporation’s building is
serviced via a 200 mm waterline connected to the 300 mm main.

(b) Sanitary Sewer
The major sanitary sewer infrastructure necessary for servicing most of the Southeast Sector
was constructed in 1998 and 1999. It consists of the following:
(i) Meadow Brook sewage Lift Station with a firm capacity of 44.2 l/sec. Sewage is
pumped via force main to the main (Horticultural) Lift Station.
(ii) A 375 mm sanitary trunk main along 4th Avenue from 16th Street West to Meadow
Brook lift station.
(iii) A 300 mm sanitary trunk main from Cassils Road connecting to the 375 mm main at
17th Street East. This main transports sewage from the Parkland Lift Station catchment
area.
(iv) Current peak flows at Meadow Brook Lift Station are estimated to be 22.5
l/sec.

(c) Storm Sewer
Major storm water management infrastructure for the Southeast Sector was constructed in
1998. It consists of a storm water detention pond located south of EnCana Corporation property
and north of 2nd Avenue. The pond is designed to accommodate all storm water runoff north of
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2nd Avenue in the Southeast Sector. It includes a settling basin for improving water quality
before being pumped at a maximum discharge rate of 150 l/sec into One Tree Creek. A 675
mm storm sewer exists along 2nd Avenue from the detention pond to Meadow Brook Drive.

(d) Shallow Utilities
Natural gas, electricity and telephone lines are located within the Plan Area and may be
extended to service future development cells as required.

7.07

COMMUNITY SERVICES

Community services will be provided as follows:

(a) Schools & Playfields
Provision has been made for school sites within the Plan Area. At the time of Plan preparation
both school divisions indicated a possible need for a school site within the Southeast Sector.
There was no definite time period when either school division may require a site within the Plan
Area. This will be dependent on enrollment and funding allocation from individual school boards
and the Provincial Government. The proposed sites allow for the use of facilities within the
municipality’s proposed regional athletic park.
Neighborhood parks have been identified for each residential development cell. The amount of
municipal reserve for each development cell is identified within Map 6. The location of parks
within individual development cells will be determined at the Outline Plan/Land Use Amendment
stage.

(b) Police Services
Police services will be provided by the existing facility at the intersection of 4th Street West and
3rd Avenue West.

(c) Fire Protection and Emergency Medical Services
Fire protection will be provided from the existing facility at Centre Street and 1st Avenue West
until such time as the proposed site in the Southeast Sector is developed. Emergency medical
services are provided from Brooks Hospital until such time as this location changes. The 9-1-1
Service is also provided from the Brooks Hospital.

(d) Public Health Services
Health services are available from the Brooks Hospital as well as private clinics located
elsewhere in the community.
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TABLE 3.

EXISTING AND PROPOSED COMMERCIAL ACREAGE IN THE PLAN AREA.

Type of Land Use

Existing
Ha

General Commercial

Acres

Proposed
Ha

Acres

Plan Area Total
Ha

Acres

24.76

61.17

22.29

55.07

46.39

114.62

Commercial Retail Units

6.38

15.77

1.18

2.92

7.68

18.97

Neighborhood Commercial

0.00

0.00

0.81

2.00

0.81

2.00

Business Park

0.00

0.00

10.10

24.96

10.10

24.96

31.14

76.94

34.38

84.95

65.52

161.89

Total

DENSITY CALCULATION
Single Family Residential
Gross Developable Area
146.97 acres
- Circulation (20% GDA)
29.39 acres
-10% Municipal Reserve
14.70 acres
Net Developable Area 102.88 acres
Population
102.88 acres x 6 du/ac =
102.88 acres x 8 du/ac =

617.28 du x 2.7 ppu = 1667 persons
823.04 du x 2.7 ppu = 2222 persons

Multi-Family Residential
Gross Developable Area
-Circulation (10% GDA)
- 10% Municipal Reserve
Net Developable Area
Population
28.44 acres x 18 du/ac =
28.44 acres x 36 du/ac =

35.56 acres
3.56 acres
3.56acres
28.44 acres

511.92 du x 2.7 ppu = 1382 persons
1023.84 du x 2.7 ppu = 2764 persons

Existing Multi-lot Development
Westbrook Subdivision:
Single Family Residential: 77 dus x 2.7 ppu = 208 persons
Multi-family Residential: 81 dus x 2.7 ppu = 219 persons
Total Population: 427 persons
Uplands Subdivision
Single Family Residential: 365 dus x 2.7 ppu = 986 persons
Multi-family Residential: 74 dus x 2.7 ppu = 200 persons
Total Population: 1186 persons
Notes:
Dus = dwelling unit
Ppu = persons per unit

TABLE 4. NUMBER OF DWELLING UNITS AND PERSONS PROPOSED WITHIN THE NORTHWEST
SECTOR.
Type of Dwelling Unit
Number of
Number of
Net Developable Area
Dwelling
Persons
(Acres)
Units
Single Family
617 - 823
1667 - 2222
102.88
Multi-Family
512 - 1024
1382 - 2764
28.44
Existing Multi-lot
597
1613
115.67
Development
Total
1726 - 2444
4662 - 6599
246.99
Density:
6.98 – 9.90 dwelling units/net developable area (acres)
17.27 – 24.45 dwelling units/net developable area (hectares)
TABLE 5. AREA STRUCTURE PLAN STATISTICS.
Land Use
Area
HA
Residential
73.90
Commercial
38.5
Institutional
13.68
Open Space/ Recreational
20.51
Roads
41.76
Existing Development
71.72
Development Constrictions
3.63
Total
263.70

Percentage
ACRES
182.53
95.08
33.79
50.67
103.15
177.15
8.97
651.34

28
15
5
8
16
27
1
100%

Notes:
Institutional includes church sites and the joint use site.
Commercial land use category includes Business Park.
Development constrictions includes the detention pond and well site setback requirements.
Some rounding has occurred to achieve 100%.
5 January 2005

APPENDIX 2
ADDITIONAL NOTES ON SERVICING

BRIEFING NOTE ON REINHOLD SCHUETT PROPERTY
•
•

•

•

•

•

•

Staff acknowledges that discussions on property in the fall the landowner indicated that he
wanted 7th Street to be maintained along the eastern boundary of the property.
Staff reviewed street configuration with Engineering staff as well as transportation consultant
to determine best fit for servicing the Northwest Sector. After considerable discussion and
debate it was determined that the proposed location is a better fit for the Northwest Sector
than the original alignment. Staff is fully aware of the impact this decision has on the
landowner’s property.
The land use map is conceptual and subject to change. It was felt that the most appropriate
land use from a planning perspective was multi-family on the east side of the roadway
because of the existing commercial and multi-family on this side and single-family on the
west side. The intent of the open house is to solicit input from landowners and the general
public so that the plan may be enhanced and finalized.
The landowner provided evidence that consideration was for some type of residential in this
area. The proposed plan keeps the residential designation but may align it differently than
the landowner’s idea. The alignment, however, is in keeping with professional planning
experience and direction.
Staff has provided a land use concept map so that discussion may be initiated. It is not
meant to be the end of discussion, only the beginning. There is still considerable work to be
done on the Northwest Sector ASP, this will include the public open house as well as
meetings with individual landowners if required. The landowner may approach the
community with thoughts on how he wishes to see his property develop since this is the time
for public input.
Earlier decisions by the municipality as to where traffic corridors should be located do need
to be considered when contemplating where they should be in this planning exercise. The
proposed alignment allows for a through intersection as opposed to a t-intersection. There
is only one true intersection on Cassils Road and that is 11th Street West. It is appreciated
that earlier thoughts were for a t-intersection at this location. The thinking has changed in
the intervening years and shows in this conceptual plan.
There is no proposal for changing the zoning of this property. This may be done when the
landowner feels that it is justified. Until that time, it will be maintained as DC – Direct Control
District. The area structure plan is the statutory document by which a municipality may
determine the land use planning for a community or area. We note that the area is presently
designated as low density residential under the 1980 area structure plan. The majority of
the parcel will continue as this designation except for that area where it is felt that multifamily is more appropriate.

UMA Engineering Ltd. calculated total population based on 33 people/ha. Total area in Plan
Area is 259 ha (640 acres) excluding land devoted to 2nd Street West and Cassils Road West.
The total area also includes lands devoted to business park, commercial and other nonresidential uses such as institutional and open space as well as roads and lanes. The previous
1984 General Municipal Development Plan identified that there was a population potential of
7188 people based on 479.2 acres available for residential development and 15 people/acre.
This figure did not include the existing residential development and included lands now
excluded by Lakeside’s MDS. The Municipal Development Plan Background Study prepared in
1998 by Planning Staff identified 300 acres of available vacant land suitable for residential
development. This was also identified in the 2001 Municipal Development Plan. It was
anticipated in the 1998 study that the historical pattern of between 12 to 13 people per gross
acre would occur in the northwest sector. Based on this, the 1998 study identified an additional
3600 to 3900 people could be accommodated in the northwest sector for a total population of
between 4500 to 4800. The 2001 Municipal Development Plan identified 6 du/gross
developable acre with 2.7 persons/du as being the basis for calculating future population
growth. Based on this 2001 statutory plan, the amount of additional population to be expected
within the northwest sector is approximately 4860 for a total population of 5800 in this sector.
Both of these estimates are well below the figure provided by UMA Engineering Ltd. Total net
area for residential uses, including existing residential, is _____ ha or ____ acres. Based on
this amount, a revised population figure can be calculated as shown in Appendix ___.
UMA Engineering Ltd. did note, however, that in order to service the ultimate population in the
northwest sector, and assuming similar growth in all other areas in Town, beyond the ultimate
Growth Study population of 23,900 people, and assuming that a treated water storage reservoir
is constructed in the northwest sector, no additional improvements to the distribution system in
the Plan Area would be required other then perhaps improvements to the raw water supply, the
water treatment plant, treated water storage and distribution system in other areas of Town.
If no treated water storage is provided in the Plan Area, UMA Engineering Ltd. advised that all
demands including fire flows and peak day demands would need to be supplied from the water
treatment plant through the distribution system. This is based on several assumptions made by
UMA Engineering Ltd.: (1) Growth occurs in the Plan Area to the ultimate population of 8600
people; (2) Growth occurs as well in other areas of Town but total population does not exceed
23,900; (3) All treated water storage and distribution pumping is to be provided at the water
treatment plant. If this occurs, than one of the existing railway crossings may need to be
upgraded or an additional crossing required for all demands, including fire flows and peak hourly
flows. UMA Engineering Ltd. suggested that the most westerly crossing could be upgraded to a
400 mm pipe and the existing 300 mm and 250 mm trunk mains could be upgraded or twinned
with a separate 300 mm main from the crossing along the Town’s western boundary.
UMA Engineering Ltd. noted that it was highly unlikely that growth will occur only in the Plan
Area, and, therefore, prior to the total population exceeding the Growth Study horizon of 23,900
people (4,900 people in the Plan Area), the water supply and distribution system should be
reviewed. Additional modelling would be required for growth beyond the 23,900 people
threshold.
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UMA Engineering Ltd. noted in its review that in order to service the ultimate population in the
northwest sector, and assuming similar growth in all other areas in the City, beyond the ultimate
Growth Study population of 23,900 people, and assuming that a treated water storage reservoir
is constructed in the northwest sector, no additional improvements to the distribution system in
the Plan Area would be required other then perhaps improvements to the raw water supply, the
water treatment plant, treated water storage and distribution system in other areas of the City.
If no treated water storage is provided in the Plan Area, UMA Engineering Ltd. advised that all
demands including fire flows and peak day demands would need to be supplied from the water
treatment plant through the distribution system. This is based on several assumptions made by
UMA Engineering Ltd.: (1) Growth occurs in the Plan Area to the ultimate population of 8600
people; (2) Growth occurs as well in other areas of Town but total population does not exceed
23,900; (3) All treated water storage and distribution pumping is to be provided at the water
treatment plant. If this occurs, than one of the existing railway crossings may need to be
upgraded or an additional crossing required for all demands, including fire flows and peak hourly
flows. UMA Engineering Ltd. suggested that the most westerly crossing could be upgraded to a
400 mm pipe and the existing 300 mm and 250 mm trunk mains could be upgraded or twinned
with a separate 300 mm main along the Town’s western boundary.
UMA Engineering Ltd. noted that it was highly unlikely that growth will occur only in the Plan
Area, and, therefore, prior to the total population exceeding the Growth Study horizon of 23,900
people (4,900 people in the Plan Area), the water supply and distribution system should be
reviewed. Additional modelling would be required for growth beyond the 23,900 people
threshold.
Total area in Plan Area is identified as being 259 ha (640 acres) excluding land devoted to 2nd
Street West and Cassils Road West. The total area also includes lands devoted to business
park, commercial and other non-residential uses such as institutional and open space as well as
roads and lanes. The previous 1984 General Municipal Development Plan identified that there
was a population potential of 7188 people based on 479.2 acres available for residential
development and 15 people/acre. This figure did not include the existing residential
development and included lands now excluded by the Minimum Distance Separation of the
confined feeding operation in the County of Newell. The Municipal Development Plan
Background Study prepared in 1998 by the Town identified 300 acres of available vacant land
suitable for residential development.
This was also identified in the 2001 Municipal
Development Plan. It was anticipated in the 1998 study that the historical pattern of between 12
to 13 people per gross acre (30 to 31 people per gross hectare) would occur in the northwest
sector. Based on these figures, the 1998 study identified an additional 3,600 to 3,900 people
could be accommodated in the northwest sector for a total population of between 4,500 to
4,800. The 2001 Municipal Development Plan identified 6 du/gross developable acre with 2.7
persons/du as being the basis for calculating future population growth. Based on this 2001
statutory plan, the amount of additional population to be expected within the northwest sector is
approximately 4,860 for a total population of approximately 6,437 in this sector. Both of these
estimates are below the figure provided by UMA Engineering Ltd. Total net developable area
for residential uses, including existing residential, is 100 ha or 247 acres. Based on this
amount, a revised population figure can be calculated as shown in Appendix 1.
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