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West Coaldale
Area Structure Plan 2003
(NW 10−9−20−W4M)
1.0
1.1

INTRODUCTION
Background
There have been ongoing discussions between the Town of Coaldale and individual
landowners since 1996 regarding the preparation an Area Structure Plan to provide
guidelines for further and future development of an underdeveloped area located in west
Coaldale. UMA Engineering, on behalf of a landowner, in 1996 proposed a plan based
primarily on single-family residential parcels (R-1A) with a small centrally located commercial
hub. At that time, the proposed design scheme was not adopted.
Another attempt was made in 1998 when Plains West Planning Services Ltd. reviewed the
original preliminary design on behalf of the Town and recommended changes to the
proposal. The amended proposal attempted to address many of the basic goals the Town
identified in its General Municipal Plan as well as other engineering and planning
documents. As well, that design concept was not adopted.
Again in late 2001, a number of landowners indicated to the Town that they were interested
in developing the area and asked Council to resume the process to develop an Area
Structure Plan. As a result, Council requested their planning advisors, the Oldman River
Intermunicipal Service Agency (ORISA), in consultation with MPE Engineering, to proceed
with preparing a plan for the area. The resulting Area Structure Plan will provide the
framework for future development of this area.

1.2 Location
The West Coaldale Area Structure Plan 2003, refers to lands contained within the
NW 10-9-20-W4, which lies west of 25 Street, south of Highway 3, north of the golf course,
and east of 30 Street (see Diagram 1). Within the plan boundary, the area is approximately
98.80 acres (39.98 ha).
Most of the land within the plan area is presently designated as Urban Reserve (UR) with
one lot being designated as Institutional/Recreation (I/R). There are eight (8) registered
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parcels that comprise the delineated plan area, five (5) Urban Reserve parcels which all
have dwellings on them, one (1) Institutional/Recreation parcel that houses the Canadian
Reformed Church, and two (2) registered roadways owned by the Town of Coaldale.

WEST COALDALE
AREA STRUCTURE PLAN (NW¼ 10-9-20-W4)

Diagram 1
AFFECTED PLAN AREA
Plan Boundary
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1.3

Purpose and Intent of Plan
An Area Structure Plan is a planning document used to regulate future subdivision and
development in a specified area. More specifically, this Area Structure Plan is a means to
set the stage and outline the guidelines for the residential, commercial and institutional
growth and development. Development in the western portion of Coaldale presents the
Town with many opportunities to change and improve the community as well as encourage
economic growth within the Town.
This Area Structure Plan will address a number of issues including:
• land uses and area designations,
• provision of a wide range of housing types,
• storm water drainage management,
• utility corridors and municipal servicing,
• future lot sizes and design layout,
• roads and transportation patterns,
• future school site location,
• 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
set out guidelines for landowners and developers to follow if and when they decide to
develop their lands. The plan also provides some reasonable certainty to interested parties
as to what type of future development will be allowed in specified areas. Therefore, new lots
should be designed in order to serve the needs of a range of residential housing and a
variety of highway commercial uses.

1.4

Legislative Requirments
An Area Structure Plan is a planning tool adopted by municipalities pursuant to section 633
of the Municipal Government Act Revised Statutes of Alberta 2000, Chapter M-26 (MGA).
An Area Structure Plan is used in conjunction with both the Municipal Development Plan and
Land Use Bylaw to facilitate subdivision and development in a specific area. In conforming
to the legislation, an Area Structure Plan must:
• describe the sequence of development proposed for the area,
• the land uses proposed for the area,
• the density of the proposed area,
• and the general location of transportation routes and public utilities.
It may also address any other matters Council deems necessary. An Area Structure Plan
must also be consistent with other statutory documents, such as the Municipal Development
Plan.
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The Municipal Government Act also authorizes a notification and circulation process
pursuant to section 636, which states that while preparing a statutory plan, a municipality
must provide a means for any person who may be affected by the plan to make suggestions.

1.5 Process
The Oldman River Intermunicipal Service Agency (ORISA), MPE Engineering, the Town of
Coaldale and the land owners participated in several meetings over the past year to discuss
designing a suitable Area Structure Plan for this area which addresses development,
drainage and servicing concerns.
Before the detailed design process began, opinions were obtained from a questionnaire that
was distributed to all the stakeholders involved to find out what they would like to see
happen in the area in the future. ORISA staff, in consultation with the Town and MPE
Engineering, took the ideas and suggestions from the landowners and designed the final lot
layout, road network, and location of storm water management areas by attempting to
incorporate them into a feasible design plan. Significant amendments were made to the
previous design proposals, resulting in a design scheme that is felt to be more feasible and
best meets the needs of the Town and the landowners.
Once the landowners endorse the completed Area Structure Plan, the plan is forwarded to
Town Council for first reading. Before the Area Structure Plan is adopted, a mandatory
public hearing must be advertised and held. Once adopted, the appropriate bodies will then
use the plan to make decisions on subdivision proposals and development. 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 landowners, then amendments should be made.

1.6 Goals
This Area Structure Plan will seek to accomplish the following:
(a) to accomplish orderly and contiguous land development;
(b) to provide land owners with a comprehensive plan that will set the guidelines for
appropriate land use and facilitate the orderly, economic and practical development and
subdivision of the subject lands;
(c) to enhance storm water drainage control through efficient and economical storm water
management and containment practices;
(d) to provide for a comprehensive range of residential, institutional and highway
commercial land uses;
(e) 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;
4
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(f)

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

(g) to provide a design which integrates land uses with the requirements for transportation
patterns and other utilities across the entire plan area;
(h) to address many of the basic goals of the Town identified in its community growth
objectives, Municipal Development Plan and other engineering and planning
documents.
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Area Structure Plan

PREVIOUS DESIGN PROPOSALS

2.0 PREVIOUS DESIGN PROPOSALS − REVIEW
2.1 1996 Design Propsoal
In 1996, UMA on behalf of one of the landowners proposed a design concept that was
primarily single-family residential (R-1A) parcels with a small centrally-located commercial
hub (see Diagram 2). At that time, the Town did not proceed with the formal preparation and
adoption of an Area Structure Plan.

Diagram 2

1996 Proposal

2.2 1998 Design Propsoal
In 1998, Plains West Planning Services Ltd., MPE Engineering Ltd. and Town of Coaldale
Planner/ Development Officer reviewed the initial design at the request of Town Council.
Although comprehensive in many ways, the review found the proposed 1996 concept design
fell short of municipal expectations and failed to address many of the basic goals identified
by the Town in its General Municipal Plan.
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Overall, the recommendation by Plains West Planning Services was to develop a new
design concept (see Diagram 3) that included:
• a mixture of residential types (single family, multi family, seniors housing),
• a strip of highway commercial use located on the northern portion of the area
adjacent to Highway 3,
• the addition of a school site, and
• a plan that will provide adequate on-site storm water storage to conform to the
recommendations of the 1994 Town of Coaldale Storm Water Flood Control Project
for the proposed “West Detention Pond”.

Diagram 3
1998 Proposal
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DESIGN CONSIDERATIONS

3.0

DESIGN CONSIDERATIONS

The design concept presented in this plan has incorporated a wide range of planning and
community considerations during its modification and finalization.

3.1

Existing Land Use
The lands proposed to be included in the plan area are situated in West Coaldale – west of
25 Street, south of Highway 3, north of the golf course, and east of 30 Street (see diagram
below). The total land area to be included in the plan boundary is approximately 98.80
acres (39.19 ha) and presently consists of eight (8) registered parcels (two titles are for
roads). Parcels sizes are generally large and range from 17.0 (6.88 ha) to 22.5 (9.11 ha)
acres in size.
Urban Reserve UR
Institutional / Recreation I/R

According to the Town’s present Land Use Bylaw, the land in the study area is zoned either
one of two land use districts. Approximately 94.23 acres (38.13 ha) of the total area is
designated as Urban Reserve – UR. The Canadian Reformed Church property is
approximately 4.57 acres (1.85 ha) in size and is the only lot designated as
Institutional/Recreational – I/R.
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A good portion of the land is presently undeveloped, possibly due to the large parcel sizes.
Current development includes a commercial tree nursery and four dwellings. In addition to
the nursery, the landowners’ home is located on the parcel adjacent to Highway 3 and 30
Street. This plan will attempt to accommodate their existing operation, as they have
indicated they may remain at this location for a number of years. Two additional dwellings
are located in the western portion of the study area adjacent to 30 Street and one along
Highway 3 east of the Church.

3.2 Potential Land Uses
As the plan area is over 98 acres and is largely undeveloped, this presents the opportunity
to create a comprehensive land use plan that caters to a wide variety of community needs.
The area is also uniquely located between the golf course property and the highway. This
will allow for a wide range of land uses to be encouraged and also “fit” with the existing
layout, including the considerations of mixed residential use south and in proximity of the
golf course, commercial adjacent to the highway and various public and institutional uses.
This type of plan will give the Town of Coaldale an opportunity to create an interesting and
desirable neighbourhood for the community. It will also enable the Town to achieve a
number of economic, community and long range planning goals.

3.3 Landowners’ Input
Overall, it appears the majority of affected landowners generally agreed with the overall
1998-design concept and proposed land uses. However, as a result of the questionnaire/
survey responses and a number of meetings with Town officials and engineering and
planning advisors, a few common comments or concerns were identified:
• dissatisfaction with the detention pond sited in one large space on one property and
the general feeling was it should be spread out among the land owners along the
collector road;
• landowners who own parcels of land slated for highway commercial felt the area
should have a larger designated distance from the highway (larger parcel sizes);
• concern was expressed with safe access off the highway into this area and that 23
Avenue and 24 Street may require some sort of controlled intersection;
• dissatisfaction with the proposed buffer strip to the golf course, which was viewed as
too wide and the general statement it should be scaled back;
• the church expressed interest in having the south portion of their parcel designated
to accommodate multi-family development;
• the nursery indicated they may continue to operate at this location for some time but
they did not want to impede development, therefore the service road was adjusted
to work around their tree farm and built-up commercial area.

10
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3.4 Road Network
The area is currently somewhat constrained, as it has no through roads granting access.
Presently the landowners of the area are limited to gain access by either 24 and 25 Streets
to the east and 30 Street to the west. The north portion of the lots front onto Highway 3, with
a service road partially built from 25 Street, west to the church property. The parcels are
land locked from the south as they are directly north of the boundary of Land-O-Lakes Golf
Course. The transportation issues with respect to the residential and highway commercial
sites in addition to Highway 3 access needs to be assessed.
Proper consideration needs to been given to addressing transportation concerns and
facilitating efficient traffic flow. When this area is developed, it would be logical to extend 23
Avenue from the east to the west, to meet 30 Street. When future development occurs, this
would upgrade 23 Avenue to become a major east/west collector road south of Highway 3.
It would help improve the overall flow of traffic for the area while taking the pressure off of 25
Street and 24 Street leading to the golf course. A local road should also be developed on
the east side of the church property, to circulate traffic from the north highway commercial
area, south to the 23 Avenue main collector.

3.5 Storm Water Management
Storm water drainage has been identified as a problem in this area in various storm water
management studies. Presently the NW 10-9-20-W4 is drained over land and flows from
west to east. Storm water run-off also enters the area from land in the County of Lethbridge,
situated to the west, which also must be dealt with. Storm water management is a major
design consideration as historic flood events affecting Coaldale have been costly for the
Town and its citizens. Increased development activity on the site will have a corresponding
impact on surface runoff. Developed building sites including roof areas, driveways and
paved roadways will all speed up the rate at which storm water will leave individual sites and
combine with runoff from adjacent sites. This Area Structure Plan will increase the density
of the development considerably from the present, largely undeveloped scenario, and
methods must be in place to deal effectively with the drainage situation.

3.6 School Site
The requirement for a school site in the area has been discussed with Palliser Regional
Schools, the local school authority, and they have indicated they would like a school site
reserved for a new facility for children in kindergarten through grade 4. The closing of John
Davidson School in 2002 and the uncertainty of future development in south Coaldale have
resulted in this west area being viewed as a more desirable site to locate a future school. It
would also allow for more efficient bussing of students in Coaldale by using 23 Avenue as
the main collector road. The school site will have to be examined in terms of sizing criteria,
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siting with two street frontages and utilizing the open space (sports field) as part of the storm
water management as has been successfully done at other schools, such as R.I. Baker.

3.7 Utilities
A water line off of 30 Street provides water to two existing dwellings, but they have no
sanitary sewer service. The provision and cost of providing municipal services has been a
large obstacle in the development of land in the area in the past. Prior to any development,
there will need to be a separate sewer trunk line installed from the northeast corner of the
plan area, north across the highway, and underneath the railway tracks over to 18 Avenue
on the north side of the tracks. The Town of Coaldale engineering studies have shown that
the existing sewer services for the built up area of the Town are incapable of handling further
high-density residential development loading. The provision of treated water service and
water lines will also have to be addressed. Deep utilities will have to be examined and are
discussed in more detail in the next section.
The few existing developments are supplied with natural gas by ATCO Ltd., telephone
service from Telus and electricity by Aquila Networks. However, these shallow utility
services will all have to undergo major expansions and upgrades to provide sufficient
services to the higher density development. Usually utility companies require the developers
to pay for line relocation, expansion and additional hookups.

12
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4.0

DESIGN SCHEME

The original 1998-design concept plan has been modified to incorporate the necessary design
considerations identified in the previous section. As shown on Map 2, the final land use
designations, lot layouts, road networks, green space, and storm water management pond areas
were designed based on earlier concept plans and suggestions from the landowners themselves.
The Oldman River Intermunicipal Service Agency staff, in consultation with the Town and MPE
Engineering, then created the final conceptual design.
The following were design criteria that were used in the development of the design scheme.
• The storm water detention areas will be spread over three landowners’ properties, from
west to east, with the majority of the pond area located next to the golf course, in the
southwest corner, south of the main collector road (23 Avenue).
• Palliser Schools has requested a school site in this west Coaldale area, and have
indicated that it should be approximately 10 to 12 acres in size. They did not have a
concern with utilizing the sport field as a storm water detention pond area, as has been
done in the past at R.I. Baker School. The school district indicates that a site located as
close to the intersection of 23 Avenue and 24 Street would be ideal for traffic flow from a
school perspective.
• Landowners do not have to relinquish additional land for the school site and detention
pond areas as anything over a 10 percent reserve dedication would be purchased from the
owners by the Town of Coaldale.
• Utilization of as much of the open space as possible to absorb, detain and conduct storm
water management will require very deliberate subdivision design and engineering. The
suggested revised design proposal has few rear lanes, which means there is likely to be
more open area to absorb storm water and less hard surface to generate more run-off.
• The landscaped buffer along the western edge of the plan area is also designed to help
handle overland flow from the County as part of a comprehensive storm water
management system.
• The west residential low-density lot area has been altered due to the expansion of the
highway commercial area in the north. This has been accomplished by eliminating some
of the cul-de-sacs from the earlier design resulting in a more linear street and lot design
layout.
• Highway 3 access at the 25 Street intersection requires improvement, and must be
assessed via a traffic impact assessment and an access management review. Traffic to
Land-O-Lakes Golf Course would likely eventually be routed to the new extension of 23
Avenue which would be a main collector road (75 ft. wide).
• If there is to be future development, there will have to be a separate sewer trunk line
installed from the northeast corner across the highway and underneath the railway tracks
over to 18 Avenue on the north side of the tracks. (The existing sewer service and the
built-up area of the Town of Coaldale are incapable of handling further high-density
residential development loading.) The Town will proceed with the installation of the trunk
sewer when warranted by pending development.
West Coaldale Area Structure Plan 2003
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4.1

Type Of Development
The predominant land use for the plan area will be a mix of residential (low density, multifamily, seniors housing), highway commercial and public/institutional use. There will be
some green space in selected areas sited largely in conjunction with the storm water
detention pond areas, the school site and in proximity to the golf course. The land use
districts applied will be as per the Town’s current land use districts as found in the Land Use
Bylaw. These districts will stipulate and regulate the minimum parcel sizes, development
setbacks, permitted and discretionary uses and other design standards, that will be applied
to this area.

4.1.1

Housing Type

The conceptual design illustrates a layout capable of providing for a wide variety of housing
types to cater to all residents. Land ownership patterns, existing land use, population
growth, household composition, service connection availability, interest rates, employment
opportunities and housing trends all influence the type and pace of residential development.
A mixture of residential uses including low density, multi-family, and seniors housing will all
be provided for in this plan.
Multi−family
Multi-family housing will be centrally located in close approximation to the church, school
and major collector road (23 Avenue). A portion will be sited west of the central detention
pond area, and another portion will be to the north of the pond on the south side of the
church property.
• The site on the church property is approximately 1.5 acres (0.64 ha) in size and is
large enough to accommodate an apartment-type housing development.
• The R-2 site west of the central detention pond is approximately 0.89 acres (0.36
ha) in size (or 38,770 sq. ft).
Multi-family housing units consisting of duplexes, townhouses and apartment buildings
would be permitted on both parcels. The standards of the Land Use Bylaw Multi-Family R-2
district will apply.
Seniors Housing
It is anticipated that the Town will experience a growing seniors population and housing sites
should be provided to cater to this demographic group. A larger land parcel approximately
7.8 acres (3.16 ha) in size has been identified in the southeast corner of the plan area to
accommodate seniors housing. This parcel has frontage onto both 24 Street and onto the
proposed 23 Avenue extension. A parcel this size should allow flexibility for a developer in a
design proposal. The north end of this proposed parcel (frontage on 23 Avenue) may also
be suitable for a row of low-density semi-detached dwellings. This may be desirable to act
as a buffer strip to the school site located to the north.

14
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If over time it is determined that the southeast portion identified for seniors housing is not
needed for this use, the land owner may request Council to consider amending the plan to
allow low-density residential. (The diagrams in Appendix 3 illustrate some possible design
layout options). In this event, Council shall hold a public hearing and amend the Area
Structure Plan bylaw as per the requirements of the Municipal Government Act.
Low−Density Residential
Low-density residential development will primarily be located to the west and south areas
and will include semi-detached and isolated duplex dwellings. Housing development would
be designated as Residential R-1A, with minimum lot sizes of 15.2 m (50 ft.) by 33.5 m (110
ft.). Using the R-1A standards would result in approximately 140-150 low-density dwelling
units being constructed in the West Coaldale plan area. Based on the 2001 Statistics
Canada Census information of 2.8 persons per household, this means that low-density
housing would accommodate 420 additional residents. Other residential design features
that should be noted include:
• The conceptual design illustrates lot depths of 35 (115 ft.) to 37 (121 ft.) metres.
The design is drawn to scale but has not been surveyed, thus some flexibility can be
afforded as the area is subdivided. Developers will be responsible for providing a
survey at the time of subdivision that generally conforms to the conceptual design.
• If in the future, economic or market and housing trends change in regards to lot
sizes, the plan may be amended with the approval of Council after following due
process.

• If a row of residential lots is developed on 23 Avenue, north of the seniors housing,

this may be a prime area to increase density and develop smaller lot sizes, such as
the Residential Small Lot R-1B or R-1C size, which enables lots 12.2 m (40 ft.) and
10.0 m (33 ft.) in width (see Appendix 3).

4.1.2 Highway Commercial Development
The Town’s Municipal Development Plan and various other municipal documents identify the
importance of providing more commercial land within the Town, especially highway
commercial. The development of a new phased highway commercial area will also be
important in terms of elimination of existing constraints to new development and servicing
availability. This area may be the first portion of the plan area to be developed, as it is the
most readily serviceable. This dedicated area of highway commercial use helps accomplish
a number of overlapping municipal objectives including:
• preventing the creation of further residential properties backing on Highway 3, and
helping to buffer residential areas proposed for the south;
• creating additionally needed commercial areas adjacent to the highway;
• help strengthening the Town's visual image along the highway.
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This design has increased the amount of land dedicated to highway commercial
development. In the suggested design proposal:
• An approximately 220-meter (720-ft.) deep (property line between Lots 1 and 2,
Plan 6048JK) highway commercial "block" is proposed along Highway 3, between
25 Street and the east side of the church. This will allow for the multi-use
commercial “hub” type of development that is popular today.
• The existing nursery land parcel of 17.01 acres (6.88 ha) adjacent to Highway 3 was
also dedicated to highway commercial use. This will allow Coaldale Nurseries to
remain operating at the site until such time they decide to relocate. Other
developers would then be able to utilize the large parcel for some other highway
commercial use.
In regards to development standards for highway commercial development:
• The development authority may permit more than one commercial building on a
parcel if it is part of a planned multi-use commercial hub site. The developer will be
responsible for servicing and costs, in conjunction with the Town of Coaldale and
any of the shallow utility companies requirements, in regards to servicing such a
site.
• The Town of Coaldale’s Land Use Bylaw setbacks and minimum lot sizes shall
apply as the standards of development. (Although an approval and permit from
Alberta Transportation is required for development adjacent to a highway,
Transportation has indicated that they will normally let the Town’s regular setbacks
apply, as stipulated in the Highway Commercial - HC district of the Land Use
Bylaw.)
• Developers will be required to provide landscaping and screening (berms, trees,
etc.) at the east end of highway commercial development (adjacent to 25 Street) to
provide visual screening to existing residences. This should be planned in
consultation with the development authority of the Town of Coaldale.

4.1.3 School Site
Palliser Regional Schools, the local public school authority, have indicated they would like a
school site reserved for a new facility for children in kindergarten through grade 4. From
meetings with the school authority, they have requested a site with frontage onto two streets.
The Area Structure Plan design has kept the school at its previously proposed location, at
the intersection of 24 Street and 23 Avenue.
• The school site is approximately 11.41 acres (4.62 ha) in total size, with 6.05 acres
(2.45 ha) for the building site and 5.36 acres (2.17 ha) dedicated to a Public Utility
Lot for storm water detention that will be used by the school for a sports field.
Palliser has agreed to utilize the storm water detention area as a sports field as has
been successfully done at other schools in Coaldale.
• The parcel should be large enough so that the school is constructed on the north
portion of the parcel, adjacent to 24 Street. This would enable the south side of the
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school to have an off-street bus and passenger loading area, and therefore, a
school speed zone may not be required on 23 Avenue.
• The landowner whose land is identified for the school location does not have to
“give up” all the land. A compensation plan approved by the Town of Coaldale will
compensate the owner in some manner for any acreage that is determined to be
greater than the school or municipal reserve dedication they are required to provide.
If, for some reason in the future, the school authority informs the Town of Coaldale that it is
no longer developing a school at this site, this land would then be an ideal location for some
other public and institutional use, such as a church or community facility.

4.1.4 Parks and Open Space
The 10 percent municipal reserve requirement as either land, cash in lieu, or a combination
of the two will be provided at the time of subdivision. This plan will largely utilize the storm
water management areas for open space and park area. Park and recreation design
features for this plan area include:
• The detention area west of the school building site will be used for the school field
and will be able to accommodate a soccer pitch, backstop for softball, etc., as has
been done successfully at other schools in Coaldale.
• The middle detention pond area (south of church property) will also be “dry” and
may be utilized as a park or playground site.
• A walkway/pedestrian pathway is proposed to be developed from the southwest
detention pond area, south of the residences along the golf course, and then
connect east to 24 Street and north to the school site. The buffer strip/walkway
adjacent to the golf course and seniors housing is proposed to be 15 m (49 ft) wide.
These buffer areas will take advantage of vistas across the golf course and augment
the walkway system.
• A green space should also be developed at the north end of the school site, to
buffer the existing residence from the school (approximately 8 m wide). A walkway
should be developed on this strip, from 24 Street over towards 25 Street and the
commercial properties.
• A municipal reserve strip, approximately 10 metres (33 ft.) wide, is also proposed at
the north end of the low-density residential development in the west. This is to act
as a buffer for the residences backing onto the commercial Service Road that
connects to 30 Street.
A desirable option is to develop the west detention pond as a pond and park amenity area.
Water could be kept in the pond year round, with a row of residential lots backing onto it
from 23 Avenue. A walkway with features such as benches, lighting, landscaping, etc.,
could be developed along the north side of the pond, creating a local scenic attraction.
These landscaping and amenity features have become popular selling housing
developments in most major centres. This would be a very attractive feature adjacent to
Land-O-Lakes golf course.
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4.2 Storm Water Drainage and Pond Location
Storm water management is a major design consideration and a system must be in place to
ensure that proper drainage of surface water and run-off water is adequately handled. In
2001, the Town of Coaldale completed the installation of a storm sewer trunk line to a point
just south of the most southerly projection of 25 Street on the Andres property (Plan 6048
JK, Lot 2). Any future developer will have access to this storm sewer pipeline in their design
and implementation of future development.
MPE Engineering Ltd. has indicated that a shallow detention pond (1.5 meters in depth) of
approximately 18.5 acres (7.5 ha) in area would be required to accommodate 83,350 cubic
meters of storage for the project area, although the surface area could be reduced if the
pond was made deeper. This design has incorporated the following features in regards to
the detention pond(s):
• The conceptual plan illustrates that the storm water detention areas encompass
approximately 15.79 acres (6.40 ha) of land and will be spread over three
landowners’ properties, from west to east. The majority of the pond area will be
located next to the golf course, in the southwest corner, south of the main collector
road (23 Avenue).
• The layout of the ponds and 23 Avenue follows the natural contours of the quarter
section and is conducive to conducting the overland flow to the east. The third pond
outlet near the school site is also in proximity to the storm sewer outfall line.
• The storm water detention areas in the center (north side of 23 Avenue, south of
church) and west of the school will be “dry” detention areas. The storm water
detention area immediately west of the school (5.36 acres (2.17 ha) in size) will also
be used to accommodate the school field/soccer pitch area.
• As mentioned previously, the storm water detention area in the southwest area
(adjacent to the golf course) may be developed as a “wet” pond to contain water
year round. This would act as a natural amenity feature for residential development
in the area.
TABLE 1 - Storm Water Detention Pond Areas (Concept)
Land Use

Area (approximation)

Percent Of Total

Storm Water Detention Pond areas (total):
- West/South large Detention area:
- Middle Detention area:
- School area and detention/pond field:

15.79 acres (6.40 ha)
8.65 acres (3.50 ha)
1.78 acres (0.72 ha)
5.36 acres (2.17 ha)

15.83
8.76
1.80
5.43

* All calculations are approximations based on the conceptual drawing.
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Development considerations as they relate to storm water management include:
• The landowner/developer will be responsible for submitting site overland drainage
and lot grading site plans to the Town of Coaldale at the time a development
application is made.
• The allowable release rate into the existing storm trunk is 1.0 cms for the storm
water management system for all of the lands within the West Coaldale Area
Structure Plan.
• Landowner(s)/developer(s) are responsible for designing a storm water
management system which would be restricted to the allowable release rate of 1
cms into the storm trunk.
• The storm water management system for the entire area shall be designed to
accommodate 83,350 m3 of detention.
• The detention volume is based on a 1:100 storm event with a restricted release rate
of 1.0 cms.
• The storm water management system should be designed as a combination of a
minor system and a major system complying with the Stormwater Management
Guidelines for the Province of Alberta. The minor system would be comprised of a
piped storm sewer and the major system would involve surface drainage paths and
detention/retention facilities.
• A landowner whose land has been identified as one of the three larger storm water
management (detention pond) areas, and where the land area is greater than what
is required from their land and development, will be compensated from the Town in
some manner.

4.3 Proposed Road Network
Two of the main transportation issues for this area are safe access off and onto Highway 3,
and to efficiently facilitate traffic circulation in this southwest sector of the community.

4.3.1 Highway 3 Issues
The West Service Road has been designed to accommodate the existing nursery
operations, as it splits the east tree farm area from the commercial buildings to the west.
The west intersection has been dropped south 110 metres (360 ft.) from the highway to
provide better stacking distance.
Alberta Transportation has been consulted in regards to Highway 3 concerns and is satisfied
with the intersection spacing on 30 Street between Highway 3 and the Service Road.
Alberta Transportation also suggested that:
• The Town maintain the current intersection layout at the 25 Street / Highway 3 /
Service Road intersection as is illustrated in this design. Alberta Transportation
recommended not staggering the west leg of the intersection between the Service
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Road and 25 Street, as a staggered intersection will create more problems than
already exist.
• Alberta Transportation also recommended that the Town work with them to
undertake a traffic signal warrant assessment for the 25 Street intersection. If
signalization is warranted only minor Highway 3 intersection improvements may be
necessary. If signalization is not warranted, then the Town should design an
extension and widening the westbound median acceleration lane on Highway 3 at
25 Street, to obtain a proper geometric layout of a 3.5 metre wide lane with a 0.5 m
wide shoulder.
• The Town must work with Alberta Transportation and the County of Lethbridge to
develop a design for the Highway 3 and 30 Street intersection, as 23 Avenue is
proposed to be a main collector road that will channel traffic through this
intersection.
• In regard to access into the area directly from Highway 3, Alberta Transportation
envisions that as the area builds out and traffic volumes increase, the highway
speed limit will be reduced to 50 km/hour at 30 Street for eastbound traffic. It has
also been indicated that no right in/out movements between the service road and
eastbound traffic on Highway 3 will be permitted unless there is adequate
separation between the service road and Highway 3, and the Highway 3 speed limit
is reduced to 50 km/hr.

4.3.2 Local Road Network
When this area is to be developed, it would be logical to extend 23 Avenue from the east to
the west, to intersect with 30 Street. This would act as a major east/west collector road
south of Highway 3 when future development occurs. This design would help improve the
overall flow of traffic for the area and would also assist in taking the pressure off of 25 Street
and 24 Street to the golf course. It is also proposed that a road be developed east of the
church property, from the Service Road south to connect with 23 Avenue.
The proposed transportation network for the plan area includes:
• The extension of 23 Avenue, west to 30 Street, which will be a main collector road
and will be 22.86 metres (75 ft.) in width.
• The other local roadways are in keeping with the standard 20 metres (66 feet) wide in
order to accommodate two driving lanes and parking. The driving portion would
consist of a minimum 10 metres width of asphalt.
• Lanes shall be provided between the residential housing (Parcel B, Plan 3584 JK)
that backs onto the highway commercial (nursery) development to the north, to act as
both a buffer area and to provide rear yard/commercial lot access. Lanes are also
proposed for the low-density residential block on the north side of 23 Avenue, due to
its linear orientation and length. Lanes will not be required for residential
development south of 23 Avenue (refer to plan design).
• All developed lanes shall be a minimum of 7.6 metres (25 ft.) wide and developed to
Town of Coaldale specifications and standards.
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• A 6 metre (19.7 ft.) wide walkway is proposed between the residential area (Parcel B,
Plan 3564 JK) and the lane to the commercial (nursery) property to the north. (There
will not be a vehicle “though” lane between the residential and commercial areas).
• Sidewalks will be required at the expense of developers, and shall be constructed to
Town of Coaldale specifications and standards.
Developers will be required to provide all roads complete with curb and gutters, sidewalks,
lanes and walkways to the Town’s specifications and standards.

4.4 Utility Servicing
Municipal water and sewer services would be extended and looped through the new road
network, likely from the north service road down the proposed street on the east side of the
church, over to a connection point at 23 Avenue (see Appendix 2 for a conceptual servicing
plan). Street lighting will also have to be provided by developers and distributed along the
road network in the plan area.
The cost of providing utility servicing and upgrading to the area shall be borne by the
developers. Town off-site levies and development fees will be applied to developers of the
area at the time of development.

4.4.1 Water Distribution System
The west, northeast, and east perimeters of the development area are serviced by treated
water mains at the present time. The water distribution system will be extended into the
development area by the developers as development occurs. This includes the dispersion
of fire hydrants throughout the plan area where necessary.

4.4.2 Sanitary Sewer System
The Town of Coaldale engineering studies have shown that the existing sewer services for
the built-up area of the Town are incapable of handling further high-density residential
development loading. Prior to any development, there will need to be a separate sewer
trunk line installed from the northeast corner of the plan area, north across the highway, and
underneath the railway tracks over to 18 Avenue on the north side of the tracks. The Town
will proceed with the installation of the trunk sewer when warranted by pending
development.
Once this is done, a gravity-fed sanitary sewer system will be available to developers and
can likely be extended from the northeast corner of the church property, south down the
proposed through road that will connect to 23 Avenue.

4.4.3 Shallow Utilities
All shallow utilities (electrical, telephone, gas, cable, etc.) shall be underground. The actual
utility distribution facilities will likely be determined later in conjunction with Aquila, ATCO
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Gas, Telus and Shaw Cable. 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.
Telus Communications Inc. has no objections to the Area Structure Plan proposal, but
potential conflicts may arise depending on the final land designation of the various parcels.
There are several different ways to service properties, with varied developer responsibilities
and costs. The developer will be responsible for contacting TELUS for more detailed
information at the time of subdivision and development.
The developer must contact TELUS when plans on behalf of Aquila are finalized, or six
weeks prior to start (whichever is longer), and provide TELUS if required, with the following:
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1.

Normally for residential – Buried facilities would be placed in a 2 or 3 party joint use
trench which is normally within a Utility Right of Way, at front of property. It is the
Developer’s responsibility to supply the trenching and all joint use pedestals, as well as
the placement of “TELUS supplied” cable.
TELUS will produce the
Telecommunications Work Plans, and provide inspections and acceptance testing
during construction at no charge.

2.

Residential and Bareland – Provide easements and place all conduits for road
crossings, driveways crossings, if required.

3.

The developer be aware they will be billed 100 percent of costs incurred for any
redesign which is a result of changes that occur after TELUS’ initial design has been
completed and/or relocation of TELUS’ existing Network Facilities.

4.

For design purposes, a copy of subdivision plans, on 3.5 inch floppy disc, DXF format,
or E-mail with .dwg file would be appreciated by TELUS.
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OTHER SUBDIVISION AND
DEVELOPMENT ISSUES

5.0 OTHER SUBDIVISION AND DEVELOPMENT ISSUES
5.1 Off−site Levies and Development Fees
In order for an orderly, well designed, and adequately serviced subdivision to be developed,
off-site levies will have to be applied to the development area over and above individual onsite servicing and development costs. These levies usually will include the combined
estimated costs of:
• sanitary trunk lines,
• improvements to the sewage treatment facilities,
• water main extensions,
• storm water detention pond costs,
• storm water sewer lines,
• collector and service road costs,
• design and engineering fees.
In addition, if other services are supplied to develop a subdivision, development agreements
with the municipality should include those other direct costs as well.
The Town of Coaldale has an Off-Site Levy and Development Fees Bylaw that will apply at
the time of subdivision and development.

5.2 Municipal and School Reserve
Municipal and/or school reserve will be provided in accordance with section 666 of the
Municipal Government Act at the time of subdivision.
• If a landowner’s parcel is not designated for land dedication for a green space, park
or school, municipal and/or school reserve will be required to be provided as money
in lieu of land.
• A compensation plan approved by the Town of Coaldale will compensate any
landowner who is requested to provide for more than 10 percent of their total land
area for parks or schools, for the acreage portion that exceeds their 10 percent
dedication.
• It is assumed that municipal reserve will be provided as cash in lieu of land where
Highway Commercial subdivisions occur, and the reserve has not been previously
satisfied.
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5.3 Landscaping and Design Standards
Developers will be required to comprehensibly landscape their lots and are encouraged to
produce a high quality, aesthetically pleasing development. Innovative landscaping features
are encouraged and trees, shrubs, lawn, flowers, etc. should be planted in appropriate
areas. For residential districts, the front yard requirement shall be comprehensively
landscaped, except for those areas occupied by sidewalks or driveways, to the satisfaction
of the designated officer or the development authority. For new development, a refundable
landscaping fee as stipulated in the Land Use Bylaw may be required by the designated
officer or the development authority to ensure the completion of landscaping for street
frontage.
Refuse and garbage shall also be kept in suitable containers or enclosures and storage
areas shall be effectively screened from public view. The development authority may
impose reasonable conditions on a development permit if it will make the use or
development more consistent with the purpose of the land use district or with the Area
Structure Plan.

5.4 Architectural Control
Many successful development projects use architectural control, which is a "layer" of
development control that is normally imposed on builders, within a described area, in order
to achieve a uniform standard of development. It is encouraged that the residential builders,
especially on development adjacent to the golf course, implement architectural control to
create a high quality, aesthetically pleasing development. However, as this is private land
that will be privately developed, the implementation of the controls will reside with the
developers of the area. If architectural control is implemented, two important points to note
are:
• The desired development standards should be set forth in a document which is
caveated against the land title and remains in effect for a prescribed period of time.
• A level of co-ordination between the developer's architect or design reviewer and
the municipality is also necessary to ensure development and building permits are
not issued if architectural approval has not been given.
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6.0

SEQUENCE OF DEVELOPMENT

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.

6.1 Reclassification Of Land
6.1.1 Process
Land eligible to be subdivided within the plan area is mainly designated as Urban Reserve
within the Town of Coaldale’s Land Use Bylaw No. 469-P-10-00. It will need to be
reclassified to Residential, Residential Multi-family, Highway Commercial or
Institutional/Recreational before subdivision and development can commence.
The process for reclassification as outlined in the Municipal Government Act Revised
Statutes of Alberta 2000 (MGA), provides for advertising of the proposal and holding a public
hearing where affected landowners 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 may be allowed, provided they are
acceptable to Council. In particular, designs layouts may be altered for the residential area
south of 23 Avenue adjacent to the golf course boundary and for the seniors housing area
designated in the southeast corner, adjacent to 25 Street. If market or demographic
changes occur in the future this area may be designated for low density residential.
However, the overall design scheme including the density, proposed uses, storm water
management areas, road network and utility corridors should be strictly adhered to.

6.1.2 Policies
1.

Proposals for reclassification of lands from Urban Reserve to Residential, Residential
Multi-family, Highway Commercial or Institutional/Recreational shall follow the process
outlined in the Municipal Government Act, Revised Statutes of Alberta 2000.

2.

Only the parcels fronting onto Highway 3 or as indicated in this plan shall be considered
for reclassification to the highway commercial land use district.

3.

The site designated as the future school site shall not be designated to another land
use, unless it is determined in consultation and agreement with the Palliser Regional
School Authority and the Town of Coaldale that a school site is no longer needed at this
location.

4.

The desires of one landowner to subdivide their lands shall not force an adjacent
landowner to do the same if the adjacent landowner is not interested in development.
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6.2 Subdivision And Development Of Land
6.2.1

Process

After a parcel of land is redesignated to the appropriate district as outlined in this plan, the
landowner may apply for subdivision of the parcel into separate titles. The landowner or
developer will have certain costs to consider associated with the subdivision process. These
include:
1.

Subdivision application fees, survey costs and registration costs.

2.

Provision of municipal reserve by way of land or cash in lieu of land in an amount not
exceeding 10 percent of the acreage of the parcel being subdivided or 10 percent of the
per acre value of the parcel being subdivided. It is assumed that municipal reserve will
be provided as either in land, where it is warranted, or as cash in lieu of land where no
park space is to occur.

3.

Developers will be required to enter into a Development Agreement with the Town of
Coaldale in regards to providing infrastructure to service the plan area.

4.

Developers will be required to provide the following infrastructure to the Town’s
specifications to adequately service the area:
• water mains and service connections,
• sanitary sewer mains and service connections,
• storm sewer mains and service connections,
• overland drainage system,
• paved roadways complete with curb and gutter,
• sidewalks and lanes where required,
• natural gas (ATCO Gas),
• electrical and street lighting (Aquila Networks Canada),
• telephone (Telus),
• cable television (Shaw Cable).

5.

Town off-site levies and development fees (that also helps cover costs for Town
engineering and planning costs associated with the preparation of this Area Structure
Plan) will be applied to developers of the area at the time of development.

6.2.2 Policies
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1.

This Area Structure Plan is to be used as a guideline for subdivision when the
landowners decide that they want to subdivide their existing titles.

2.

As a condition of subdivision approval, the developer must provide a plan of survey
from a certified Alberta Land Surveyor that certifies the location and dimensions of any
existing buildings and the exact dimensions of the lot to be subdivided.

3.

Subdivision proposals will be reviewed in terms of conformity to the Area Structure Plan
design scheme. Prior to the application or survey of the subdivision proposal,
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developers are encouraged to consult with the Town of Coaldale and their planning
advisor to determine if the proposal is in compliance with the plan.
4.

As a condition of subdivision approval, the landowner or developer shall enter into a
development agreement within the Town of Coaldale.

5.

At the time of subdivision, the subdivision authority shall require a landowner to provide
the 10 percent reserve requirement by providing land, paying money in lieu, or a
combination of both.

6.

Costs of infrastructure construction shall be borne by the persons owning and
developing land in the plan area.

7.

The design of utility infrastructure shall be to the Town of Coaldale and utility company
standards and the Town will provide detailed engineering standards for the roadways
and servicing to the developer at the time of development.

8.

Any costs associated with topographic survey or engineering work that may be required
for the subdivision shall be at the expense of the developer.

9.

Any utility easement(s) as required by utility companies or the Town of Coaldale shall
be established prior to finalization of the subdivision application.

10. Lot sizes and layouts shall conform to the standards as described in this plan, however,
in all instances the minimum lot size of the corresponding land use district in the Town
of Coaldale’s Land Use Bylaw shall be adhered to when subdividing a lot.
11. Any proposed deviations in the lot layout or designated land uses will require an
amendment to this Area Structure Plan by Council, if acceptable. However, the overall
road layout, design pattern and density shall be strictly adhered to.
12. In respect of market demands and future growth, subdivision may occur in phases,
having regard to the overall design and road layout and servicing requirements. Any
phasing of development shall be reflected by a proposal or plan that must be approved
by the Town of Coaldale.
13. A landowner who has a portion of their land dedicated for a future school site will be
compensated through a plan approved by the Town of Coaldale for any acreage of land
required that exceeds their 10 percent municipal or school reserve requirement as
outlined in the Municipal Government Act.
14. The Town of Coaldale will agree to a formula for the distribution of the costs associated
with the development of the storm water management system for the area. A
landowner whose parcel of land is not specifically designated to accommodate the
storm water detention as per the design of this plan, will likely be required to provide
money in lieu based on the formula, to pay for their land parcel share.
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6.3 Development of Individual Lots
6.3.1 Process
Once the plan area has been subdivided, the necessary infrastructure in place, conditions
met and separate titles issued, the land owner can apply to the Town of Coaldale for a
development permit to develop a permitted or discretionary use as listed in the appropriate
district (residential, highway commercial, public and institutional, etc.) allowed for in this plan
area 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 conceptual grading plan for the plan area as contained in Appendix 2. In addition,
the landowner should be aware of the location of any underground services present before
any excavation work is commenced.
The development approval process will include the following:
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1.

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 conceptual grading plan for the plan area as contained in
Appendix 2.

2.

Once the application, applicable fee and any required information have been submitted,
the designated officer or the development authority will review and make a decision on
the application. If a proposed development conforms to this plan and the Land Use
Bylaw, the designated officer shall issue a development permit with or without
conditions. If the application is for a development permit for a discretionary use the
designated officer shall send the application to the development authority for a
decision. In this instance, the development authority shall notify persons likely to be
affected by the issuing of the development permit.

3.

The development authority may require that as a condition of issuing a development
permit, the applicant enter into a development agreement with the Town of Coaldale in
regards to the provision of infrastructure services or pay for an off-site levy.

4.

The landowner should be aware of the location of any underground services present
before any excavation work is commenced. In addition, the person to whom a
development permit has been issued shall notify the designated officer following the
stake out of the site but prior to the commencement of construction.

5.

The applicant must commence the development within 12 months from the date of
issuance of the permit, unless the development permit is suspended or cancelled;
otherwise the permit is no longer valid.
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6.3.2 Policies
1.

This Area Structure Plan is to be used as a guideline for development in conjunction
with the Land Use Bylaw when considering a development permit application.

2.

All residential, institutional or commercial buildings shall be required to connect to both
the municipal water supply and sewage systems.

3.

The landowner/developer 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.

4.

Any costs associated with topographic survey or engineering work that may be required
shall be at the expense of the developer.

5.

Landowners will be required to provide for adequate storm water drainage
management as created by their land parcel and proposed development.

6.

Legal access and egress from a lot shall be indicated on a site plan and shall be at a
location to the satisfaction of the designated officer or the development authority.

7.

On highway commercial designated lands, the development authority may permit more
than one commercial building on a parcel if it is part of a planned multi-use commercial
hub site.

8.

In highway commercial areas, sites for outdoor storage of goods, at the discretion of
the development authority, may be permitted if kept in a neat and orderly manner
and/or suitably enclosed by a fence, wall, or screened with landscaping to the
satisfaction of the development authority.

9.

In highway commercial areas, the developer will be required to provide to the
satisfaction of the designated officer or the development authority, landscaping and
screening for buffering to adjacent residential streets.

10. Landscaping shall be provided on all street frontage and shall be to the satisfaction of
the designated officer or the development authority.
11. The development authority may require the developer to provide additional standards of
development (parking, landscaping, screening of storage/goods, etc) in conjunction
with Schedules 4, 5, 11 and 12 of the Land Use Bylaw.
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APPENDIX 1 − legal descriptions affected

REGISTERED PLANS
WEST COALDALE AREA STRUCTURE PLAN
NW¼ 10−9−20−W4
Legal Descriptions Affected by the Area Structure Plan
NW¼ 10−9−20−W4 (north parcel)
Parcel B, Plan 3584JK
NW¼ 10−9−20−W4 (south parcel)
Lot 1, Plan 9112034
Lot 1, Plan 6048JK
Lot 2, Plan 6048JK
Lot 2, Plan 6048JK (roadway)

A
3

AD
E RO
C
I
V
SER

LEGEND:

1

1

PARCEL B
1

2

25 AVE

Area Structure Plan

APPENDIX 2 − conceptual servicing plan
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APPENDIX 3 − alternative design layouts

Potential Design Options – Senior’s Condo Complex/23 Ave and 24 St.
Possible addition of low-density residential housing on 23 Avenue, at north-end of
senior’s condo/housing, to act as buffer to school site.

Possible alternative lot layouts to accommodate future potential low-density residential
housing if senior’s condo/housing does not become a viable option.
Option 1

Option 2

Option 3
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APPENDIX 4 − 2002 area pictures

