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SOUTH  COALDALE 
AREA  STRUCTURE  PLAN  1999 

(SW 11-9-20-W4) 

1.0   INTRODUCTION 

1.1 PURPOSE 
An area structure plan is a planning tool used by municipalities pursuant to section 633 of 
the Municipal Government Act, Statutes of Alberta, 1994, Chapter M-26.1, as amended, in 
conjunction with a municipal development plan and land use bylaw to regulate subdivision 
and development in an area. 
 
The South Coaldale Area Structure Plan, 1999, refers to lands contained within the  
SW 11-9-20-W4 which were annexed into the Town of Coaldale in 1984 (see Map 1).  This 
area structure plan will delineate a road network, lot layout, and utility corridors as developed 
by the residents as well as a sequence of development implementation process.  The 
purpose of the plan is not to force or require subdivision and development, but rather to 
provide guidelines for the residents to follow if and when they decide to develop their lands. 

1.2 PROCESS 
The Oldman River Intermunicipal Service Agency (ORISA), MPE Engineering, the Town of 
Coaldale and the residents have been conducting meetings for the past several years 
regarding the suitability of the previous area structure plan done for this area, the allowable 
density of development, drainage and servicing concerns.  The final lot layout, road and 
utility networks were conceived by the residents themselves with minor technical alterations 
by the town, MPE Engineering and ORISA staff. 
 
Once the completed area structure plan is approved by the residents, another public hearing 
held and given three readings and adopted by council, decisions on subdivision proposals 
and development may be made by the appropriate bodies.  Council should consider this plan 
and other plans as part of the long-range planning process and review and monitor the plan 
in the future.  If the plan no longer continues to achieve the desires of council and the 
residents, then amendments should be made. 

1.3 GOALS 
This area structure plan will seek to accomplish the following: 

(a) to provide council, the Subdivision Authority and the Development Authority with 
sufficient information to make planning decisions which will lead to the orderly, 
economic and aesthetic subdivision and development of the subject lands; 

(b) to inform land owners and interested parties of the process involved and the 
commitments expected of them when endeavouring to subdivide and/or develop; 

(c) to provide a design which integrates land uses with the requirements for transportation 
patterns and other utilities across the entire plan area. 
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2.0   DESIGN  CONSIDERATIONS 

2.1 EXISTING  LAND  USE 
Residential land uses account for the majority of development within the plan area.  At the 
present time there are 35 land owners, resulting in a fairly fragmented land base.  Parcel 
sizes vary from one-third of an acre to 12.6 acres in size, most of the larger parcels being 
long and narrow in shape.  Some cultivation and flood irrigation does occur on the larger 
parcels as well as the keeping of horses.  Two intensive livestock operations are located on 
the northerly boundary of the plan area: Coaldale Egg Farm and a cattle feedlot (see Map 2). 
 
Existing building sites are also shown on Map 2.  These sites have been accommodated in 
the lot layout developed by the residents. 

2.2 ROAD  NETWORK 
Presently the residents of the area are served by 17th Street and 30th Avenue which act as 
major collectors routing traffic west onto Secondary Highway 845 or north across the canal.  
The area is somewhat constrained due to only having two access points to the greater road 
network of the town.  Sometime in the future it may be feasible to extend 30th Avenue to the 
east or 13th Avenue to the south, which would improve the flow of traffic. 

2.3 UTILITIES 
The residents in the area are provided with municipal sanitary sewer service but not water 
service.  The majority of land owners use cisterns and haul their drinking water.  In addition, 
there are several water reservoirs and/or dugouts that provide a supply of water for fire 
fighting purposes.  The provision of municipal services has been a large obstacle in the 
development of land in the area since the adoption of the previous area structure plan in 
1984. 
 
The residents are also supplied with natural gas by Canadian Western Natural Gas 
Company, telephone service from Telus and electricity by TransAlta Utilities.  Usually utility 
companies require the developers to pay for line relocation, expansion and additional 
hookups. 

2.4 IRRIGATION  CANALS 
Many of the canals and drains are covered by a blanket or statutory easement which does 
not specify the location on a given parcel of land.  As subdivision takes place on land with 
canals and drains it would be preferable to have a separate right-of-way registered for the 
irrigation work or relocate it to an existing right-of-way.  The land owner and St. Mary River 
Irrigation District will need to work cooperatively in this regard.  In addition, when canals or 
drains are no longer required they should be regraded and consolidated with adjacent 
property where feasible. 
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2.5 DRAINAGE 
Presently the SW 11-9-20-W4 is drained over land by existing ditches, culverts, drains and 
canals.  The area is also fairly flat and problems with ponding or flooding could occur in 
instances of heavy spring run-off, heavy rainfall, when irrigation water is applied 
indiscriminately or when a combination of the three occurs. 
 
This area structure plan will increase the density of the development considerably from the 
present scenario and measures must be in place to deal effectively with the drainage. 
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3.0   DESIGN  SCHEME 

3.1 TYPE  OF  DEVELOPMENT 
The predominant land use for the plan area will be single family residential.  Consultations 
with the residents of the area have indicated this is the most favourable.  There will be some 
greenspace in selected areas based on the individual land owners acceptability and lot 
design of their parcels.  Preliminary land use districts are listed in Appendix 1.  If acceptable 
to council and the residents, these districts which detail minimum parcel sizes, development 
setbacks, permitted and discretionary uses and other design standards will be included in 
the Town of Coaldale’s land use bylaw. 

3.2 PROPOSED  LOT  LAYOUT 
As shown on Map 3, an outline plan of the area has been designed by the residents with 
slight technical modifications by staff members of the Town of Coaldale, MPE Engineering 
and the Oldman River Intermunicipal Service Agency.  The layout takes into account the 
development which is already in place. 
 
The lot sizes are larger than the typical size found in most urban municipalities as they vary 
in size from 0.2 acres to over an acre.  There are several factors that have necessitated the 
larger size. 
 
1. Extensive investigation has revealed the sanitary sewer line capacity in this area is 

much less than what was estimated in the previous South Coaldale Area Structure Plan 
in 1984.  As a result, the density of development has been decreased. 

 
2. There can be a problem with ponding of water in this localized area in certain 

circumstances.  As there is not a storm sewer system to tie the proposed lots into and 
drainage must be accommodated over land, the larger lot sizes will allow more 
absorption of the water and less problems with ponding than if lots were smaller and 
there was less bare land due to coverage by buildings, driveways, patios, etc.  In 
addition, an overall grading plan for the entire plan area will need to be completed and 
will be included in this area structure plan as Appendix 2.  Where problems with 
drainage may occur, an overall grading plan will ensure all development is protected to 
a certain degree and will not cause hardships for neighbouring land. 

3.3 PROPOSED  ROAD  NETWORK  AND  UTILITY  CORRIDORS 
The road pattern as developed by the residents has tried to share costs between neighbours 
and lends itself to the natural slope of the land in a northeasterly direction.  The long, narrow 
shape of many of the parcels has necessitated the long cul-de-sacs as delineated in Map 3.  
The roadways are 66 feet wide in order to accommodate two driving lanes, parking on one 
side with areas on both sides of the roads to accommodate drainage.  There is one parcel 
that is planned to be developed as a bareland condominium where the roads are slightly 
narrower as they will be maintained by the condominium association.  The Town of Coaldale 
will need to develop standards for the roadways and drainage courses which will be included 
in this document as Appendix 3.  In addition, two 20-foot wide utility rights-of-way have been 
added to facilitate the drainage in an easterly direction. 
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The location of utility services will preferably be in the road rights-of-way, however, 
discussions between the land owners and the utility companies as to their requirements will 
need to be held prior to subdivision occurring.  As well, the existing water reservoir for fire 
fighting purposes can be discontinued if a water line is developed through the plan area.  
The reservoir will be filled in and collapsed into the adjacent land owners’ parcels.  Fire 
hydrants will be dispersed throughout the plan area where necessary and located on the 
road rights-of-way. 
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4.0   SEQUENCE  OF  DEVELOPMENT 

4.1 GENERAL  OVERVIEW 
Once an area structure plan is in place detailing the density and types of development 
allowed, there is a three-stage process to begin developing a parcel of land. 

4.2 RECLASSIFICATION  OF  LAND 

4.2.1 Process 
All of the land eligible to be subdivided within the plan area is designated as Urban 
Reserve in the Town of Coaldale’s Land Use Bylaw No. 390-P-06-98.  It will remain 
as Urban Reserve until the land owner requests a change from the town to one of the 
two country residential districts included in Appendix 1.  Land owners will also need 
to work with their neighbours in terms of when to initiate development due to the 
fragmentation of land that now exists. 
 
The process for reclassification as outlined in the Municipal Government Act, 1994, 
provides for advertising of the proposal and holding a public hearing where affected 
land owners may comment on the proposal.  Council will make the final decision to 
redesignate a parcel and there is no appeal of this decision. 
 
Slight deviations in the proposal in terms of the lot layout, road network and utility 
corridors may be allowed at the time of redesignation, provided they are acceptable 
to council.  In the case of the two intensive livestock operations, additional 
information regarding environmental and health issues may be required by council 
before rendering a decision. 

 
4.2.2 Policies 

1. Proposals for reclassification of lands from Urban Reserve to Country 
Residential 1 or 2 shall follow the process outlined in the Municipal Government 
Act, 1994. 

2. The wishes of one land owner to redesignate their lands shall not force an 
adjacent land owner to do the same if the adjacent land owner is not interested 
in development. 

3. If council is acceptable, slight deviations in the lot layout, road network or utility 
corridors for a particular proposal may occur at the time of redesignation and will 
be reflected in the Town of Coaldale’s land use bylaw. 

4.3 SUBDIVISION  OF  LAND 

4.3.1 Process 
After a parcel of land is redesignated as Country Residential 1 or 2, the land owner 
may apply for subdivision of the parcel into separate titles.  The land owner or 
developer will have certain costs to consider associated with the subdivision process.  
These include: 

1. Subdivision application fees, survey costs and registration costs. 
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2. Provision of municipal reserve by way of land or cash in lieu of land in an 
amount not exceeding 10% of the acreage of the parcel being subdivided or 
10% of the per acre value of the parcel being subdivided. 

3. An off-site levy that will be pro-rated on an acreage basis that includes costs for 
the water and sewer system infrastructure required and the engineering and 
planning costs associated with the preparation of this area structure plan.* 

4. Construction of internal roadways of the subdivision to town specifications as 
contained in Appendix 3 and accesses to the proposed lots. 

5. Hookup costs for water and sewer for each lot to the main lines. 

6. Street lighting. 

7. Preparation of a grading plan for the proposed subdivision which will be in 
keeping with the overall grading plan for the plan area as contained in Appendix 
2. 

8. Provision of additional utility services such as natural gas, electricity, telephone 
and cable to each lot. 

In addition, it is at the subdivision stage that architectural controls would be 
registered on each of the proposed lots if the land owner or developer is interested in 
conformity of development within his subdivision in regards to fencing, building 
materials, square footage of buildings, etc. 

 
4.3.2 Policies 

1. This area structure plan is to be used as a guideline for subdivision when a land 
owner decides that it is to his advantage to subdivide. 

2. Costs of deep and shallow services shall be borne by the persons owning and 
developing land in the plan area. 

3. As a condition of subdivision approval, the land owner shall enter into a 
development agreement within the Town of Coaldale. 

4.4 DEVELOPMENT  OF  LAND 

4.4.1 Process 
Once a subdivision has been approved, conditions met and separate titles issued, 
the land owner can apply to the Town of Coaldale for a development permit to 
construct a single family dwelling or accessory use as listed in either of the two 
Country Residential districts in Appendix 1 and contained in the Town of Coaldale’s 
land use bylaw. 
 
The land owner will be required to submit an application form, a fee, a site plan 
showing the location of the building on the lot, building plans and a grading plan in 
keeping with the overall grading plan for the plan area as contained in Appendix 2.  In 
addition, the land owner should be aware of the location of underground services 
before any excavation work is commenced. 

 

                                                      
* NOTE:  This was agreed to by the south Coaldale land owners at the April 28, 1999 meeting. 
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4.4.2 Policies 
1. This area structure plan is to be used as a guideline for development in 

conjunction with the land use bylaw when a development permit has been 
applied for. 
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COUNTRY  RESIDENTIAL  1  –  CR-1 
 
 
1. PURPOSE: To establish a residential large lot district and to ensure that any development 

will proceed in an orderly and economical manner. 
 

2. PERMITTED  USES DISCRETIONARY  USES 
Buildings accessory to a residential use 
Garage accessory to a single family 

dwelling 
Single family dwellings 

Home occupations 
Moved-in buildings 
Utilities 
 

3. MINIMUM  LOT  SIZE 
0.4 acres (0.16 ha). 

4. MINIMUM  YARD  DIMENSIONS 
 Front Side Rear 

Use m ft. m ft. m ft. 

Principal use 12.2 40 4.6 15 7.6 25 
Accessory buildings — — 4.6 15 4.6 15 

5. MAXIMUM  SITE  COVERAGE 
Principal use  –  35 percent. 
Accessory buildings  –  10 percent. 

6. MAXIMUM  HEIGHT  OF  ACCESSORY  BUILDINGS 
No accessory structure shall exceed 4.6 m (15 ft.) in height. 

7. DEVELOPMENT  STANDARDS  –  See Schedule 4. 

8. MOVED-IN  BUILDINGS  –  See Schedule 7. 

9. HOME  OCCUPATIONS  –  See Schedule 9. 

10. LANDSCAPING  AND  SCREENING  –  See Schedule 11. 
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COUNTRY  RESIDENTIAL  2  –  CR-2 
 
 
1. PURPOSE: To establish a residential large lot district to ensure that any development will 

proceed in an orderly and economical manner. 
 

2. PERMITTED  USES DISCRETIONARY  USES 
Buildings accessory to a residential use 
Garage accessory to a single family 

dwelling 
Single family dwellings 

Home occupations 
Utilities 
 

3. MINIMUM  LOT  SIZE 
0.2 acres (0.08 ha). 

4. MINIMUM  YARD  DIMENSIONS 
 Front Side Rear 

Use m ft. m ft. m ft. 

Principal use 7.6 25 3.0 10 6.1 20 
Accessory buildings — — 1.5 5 1.5 5 

5. MAXIMUM  SITE  COVERAGE 
Principal use  –  35 percent. 
Accessory buildings  –  10 percent. 

6. MAXIMUM  HEIGHT  OF  ACCESSORY  BUILDINGS 
No accessory structure shall exceed 4.6 m (15 ft.) in height. 

7. DEVELOPMENT  STANDARDS  –  See Schedule 4. 

8. HOME  OCCUPATIONS  –  See Schedule 9. 

9. LANDSCAPING  AND  SCREENING  –  See Schedule 11. 
 
 
 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX  2 

GRADING  PLAN 



 





 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX  3 

ROAD  STANDARDS 



 












































































