BYLAW 10-2004

A BYLAW OF STRATHCONA COUNTY IN THE PROVINCE OF ALBERTA, FOR THE
PURPOSE OF ADOPTING THE ASPEN WOOD ESTATES AREA STRUCTURE PLAN.

WHEREAS it is deemed advisable to adopt the Aspen Wood Estates Area Structure Plan;

NOW THEREFCORE, the Council of Strathcona County, duly assembled, pursuant to the
authority conferred upen it by the Municipal Government Act, R.8.A. 2000, ¢. M-26, and
amendments thereto, enacts as follows:

1. That this Bylaw is to be cited as the "Aspen Wood Estates Area Structure Plan”.

2. That Schedule “A” attached hereto is hereby adopted as part of this Bylaw.

Read a first time this __ <23 day of W arets 2004,
Read a second time this ___ <€ 3 day of SAased 2004.
Read a third time and finally passed this ___/ = day of 0/)/5.(,67 4 2004.

Mayar
Mape(ger,
L2gislative and Legal Services

Date Signed: _Alpacd 20 _dooy

PDRS Admin.&4281



SCHEDULE "A" BYLAW 10-2004

ASPEN WOOD ESTATES
AREA STRUCTURE PLAN

STRATHCONA COUNTY

DECEMBER 2003
REVISED MARCH 125, 2004

PREPARED FOR:

547749 Alberta Ltd.

Prepared by:

»  Altime Engineering Ltd.

« Sameng Engineering Lid,

« LUP Consultants - Land Use Planning



TABLE OF CONTENTS

? Page No.
INTRODUCTION 1
SITE LOCATION !
STRATHCONA COUNTY MUNICIPAL

DEVELOPMENT PLAN BYLAW 1
SITE CONIITIONS 5
TOPOGRAPHY 5
EXISTING [LAND USE 5
ADJACENT LAND USES 6
PROPOSED LAND USE 9
SUBDIVISION ROAD 9
LAND USE DISTRIBUTION 10
DEVELOPMENT CONCEPT 10
POPULATION PROJECTION 13
SCHOOL STUDENT GENERATION 13
DESIGN MANAGEMENT 14
SERVICING CONCEPT 14
ENVIRONMENTAL 14
STAGING 15

1LIST OF EXHIBITS
EXHIBIT "A" - REGIONAL CONTEXT PLAN 4
EXIIBIT "B" - AIR PHOTO 7
EXTIBIT "C* - EXISTING CONDITIONS PLAN 8
EXIIBIT "D" - "PROPOSED ASPEN WOOD ESTATES"
AREA STRUCTURE PLAN 11

EXHIBIT “1i* -  DEVELOPMENT AREAS PLAN 12



INTRODUCTION

This "Area Structure Plan" Document applies to the parcel of land bearing the legal description
N M- SW 4 -3 -53 - 22 WaM. The plan provides the framework for development of a country

residential subdivision invelving some 32.5 ha (80 Acres) of land located within the municipal
jurisdiction of Strathcona County.

The patcel is designated for development for country residential use and s identified as "apland
forest with small wetlands" on the County's Upland Forest and Wetland Map. The parcel is well
suited for country residential use because of its (reed and hilly character, The proposed use is
consistent with the approved or proposed development of adjacent Jands to the east and to the
south. A significant feature of the parcel is a low-lying area in the northeast comer of the site.
That portion of the site is proposed for dedication as ER Environmental Reserve,

The proposed subdiviston will ereate twenty-three residential parcels of two acres (plus) in area
and two storm water retention parcels (if regoired) to serve the subdivision,

The chosen name for this proposed country residential subdivision is "ASPEN WOOD
ESTATES".

SITE LOCATION

The Aspen Wood EHstates Subdivision is located 0.4 ki {one-quarter mile) norih of Bascline
Road on the east side of Range Road 223, The site is approximately 4.8 km (three miles) east of
Sherwoed Park. Bxhibit "A" {Page 4} enhtled "Regional Context Plan” illustrates the Aspen

Woaod Estates location relalive to the surrovnding cotumunily and its relationship to Sherwoad
Park and the surrounding prid road nelwork.

STRATIICONA COUNTY MUNICIPAL DEVELOPMENT PLAN BYLAW

This Area Structure Plan Document and the intended usc of the land are in compliance with the
designation of the property withu the Country Residential Policy Area. The Country Residential
Policy Area allows fur the developmenl of country residential parcels ol 0.8 hectares (2.0 acres)

of greater, Arca strucibre plans are a requirement to provide a guide for subsequent subdivision
and development. '

The Strathcona County Municipal Development Plan Bylaw containg policies thal relate
specifically to country residential and subdivision and development. These inchude:



7.

Policy 10.28 (Proiect Environment) - Future country residential uses shall be
encouraged to protect and develop amenities to take advantage of natural topography and
other environmental features such as unique tree stands, ravines and watercourses.

Policy 10,30 (Design Guidelines) - The following design guidelines shall apply te
development of traditional country residential development and subdivisions:

a. The intent of the Traditional Country Residential option is to promote a tural
residential lifestyle on parcels larger than 0.8 hectares;

b. The maximum base development deusity shall be 0.772 parcels per gross developable
hectare (0.3125 parcels per gross developable acre). Lands designated for road
widening andfor envirommental reserve dedication pursuant to the Municipal
Government Act, shall not be ineluded in the calenlation of gross developable arca;

e. The mintmum parcel size for raditional country residential development shall e (.8
hectares {2.0 acres), while the maximum parcel size shall be 4.0 hectares (10 acres)..

Policy 16.3 (Area Structure Plan) - The subdivision of parcels invelving the creation of
more than three {3) roral residential parcels (i.e. country residential, smail holdings or

large rural residential parcels) shall require the adoption of a rural Area Steucture Plan for
the parcel uniess Council, in its discretion, determines otherwise.

Policy 16.5 (Minimum Developable Area of 0.4 Heetare) - Except tor Cluster Country
Residential lots, all proposed parcels shall have an accessible minimum developable arca
of (.4 hectares (1.0 acres) with a near surface ground water table of not less than 2.0
metres (6.6 foet) below the surface, Lands below the 1: 100 year flood elevation shall not
be considered as part of the developable lands.

Policy 16.6 (a) (Access and Roadway Frontage) -Parcels that are 4.0 hectares (9.6
acres) or less in size shall have direct access onto an inlernal road with linkages to
highways or County reads, which are acceptable to the County or Alberia Transportation.

Policy 16.7 (Paree] Width/Length Ratio) - Fach parcel shall have a width to length

ratio no greater than 1:4, unless otherwise approved in an adopted Area Structore Plan
ete.

Policy 16.34 (Dedication of Municipal Reserve) - Dedication of Municipal Reserve
land or cash-in Lieu shall adhere to Strathcona County Municipal Policy Handbook SER-
Q08-Q1 5-Dedication of Municipal Reserve and Environmental Reserve Lands.

Policy 16.38 (Environmental Reserve Dedication) Dedicate envirommental reserve to
protect the following areas:

a) envirommentally significant and sensitive areas and important wildlife habitat as

identified in Prioritized Landscape Ecology Assessment of Strathcong County, 1997;
5 shorelines of lukes to ensure public access;

¢} lands determined fo be significant by a provincial water management committee; and
d} a comidor along the {op of bank of a drainage course.
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Bylaw 6-2001 amended the Municipal Development Plan to incinde a detziled tree refention
policy to be applied when preparing an Area Structure Plan for any lands included in the County.

The Residential Policy Section of the Municipal Development Plan tecognizes trees as an

important biophysical resource and community amenity and, for the pumposes of this plan,
requires that:

Extensive predevelopment clearing of high quality tree stands be regulated through an
approved Ares Structure Plan;

Existing tree cover will be evaluated through a biophysical assessment and those areas to be
protected will be preserved through the provisions of an Area Structure Plan;

Tree cover approved for removal should be maintained for as long as possible and cleaning
should be minimized during critical wildlife nesting and rearing periods; and,

Strathcona County may require the protection of treed areas through conservation eascments.

Although designated as country residential by the Municipal Development Plan, the plan area is

districted as AD Agricultore, Future Development District by the County’s Land Use Bylaw No.
R-20001,
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SITE CONIDITIONS

Much of the subject property is in a weed or grassland state. The northwest corner of the parcel
contains an existing dwelling with associated outbuildings. Due to proposed road widening of
Range Road 223, the dwelling, access driveway and accessory buildings will become non-
containing with respect to the County’s sctback and access requirements. The dwelling, access
driveway and accessory buildings will therefore be demolished and/or be removed from the site

md access will be re-oriented to the proposed internal subdivision readway as part of the
subdivision and development process.

Available aenal photographs of the site are <lated {Exhibit “B” — Tage 7). They show stock pens

or sheds relating to a former hog operation. These structures have been demolished or removed
from the property.

Lixisting tree cover over much of the property include a nux of black poplar, aspen, spruce,
willows, aud other mature scrub vegetation. Except for road rights-ot-way and storm-water
retention pond arcas, it 1s intended that much of the area to be subdivided will be left in as
natural o state as possible. Tree cover and topography are key features of the land, making the
development site well stited [or country residential development. Additional tree planting and

Lixhiby "C" entitled "Exisong Conditions Plan" {Page §) Dustrates the context of the lund to
acjoining lands and shows wpographic details and ground clevations over the surface of the site,

TOPOGRAPHY

The topography of the site is generaily rotling and inchules knolls and hollows that have deterred
the uge of the Jand for traditional agricultural pursuits. Spot clearing has cecarred in the vicinity
of the former hog pens. Cuarent aceess within the sive is Targely limited to foatpaths,

There arc no defined walvreourses or drainage swalcs on the property. General drainage is to the
east toward the Jow-lying arca in the northeast portion of the parcel. This general drainage
direchon and pattern will be maintained as part of & comprehensive engineored drainage plan for
the subdivision. (see Schedule "A" of the Engineering Design Report).

EXISTING LAND USE

The site i generally treed and does not appear to have been used for agmicutiural purposes other
than the known hog operation by a previous owner, A dwelling and associaied outhuildings cxist
s the notthwest cotner of the parcel. The access driveway to the oxisting dwelling is from the
dhulling coonty scetion road (Range Road 223) and s intended to remain functional until the
nternal subdivision road is developed.



ADJACENT LAND USES

To the immediate easi of the subject lands 1 the recently approved Four Ridges Arca Structure
Plan. Four Ridges is an acreage subdivision very similar to the proposed Aspen Wood Estates
Subdivision. Te the immediate south s the Habitat Acres Subdivision which is a smaller-parcel
estate lot subdivision. To the northeast is the substantially developed couniry residential
subdivision of Renoville. To the immediate north and west are large agricultural parcels of land.
The Aspen Wood Estatcs subdivision is consistent and compatible with adjacent land uses,
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PROPOSED LAND USE

‘The Aspen Wood Estates subdivision will create twenty-three aesthetically appealing country
residential lots of two acres or greater for sale and subsequent development by owner.
Approximately 1.7 ha (4.19 acres) (propesed Lot 3 1 and 24 U) have been reserved for stonm
pond retention and drainage purposes. Environmental reserve dedication involves some 3.21 ha +
(7.94 Ac. ) of low land (below the one-in-one-hundred-year flood line} at the northeast corner
of the project site, the internal subdivision road utilizes some 3.85 ha (9.51 ac.) and an additional

0.26 ha (0.64 ac.) iz required for futere widening (5 m) and flaring at intersections with Range
Road 223.

The aggregate of these arcas plus the combined arca of the Country Residential lots comprises
the total area of (he developent parcel. Municipal Reserve dedication {10% of gross
developable land) 1s provided in compliance with the requirements of the Municipal Governmend
Act, Manicipal Reserve Lands have been provided at Jocations adjacent to MR Lands to provide
a comgolidated open space and passive recrealion and reserve avea.

SUBDIVISION ROAD

Aspen Waood Estate country residential sites will be served by a looped interual toad system as
required by County Transportation pelicy. The looped road systomn, together with an extended
milbed right-of-way at the castern end of the looped internal access road, will provide legal
acecss and parcel [rontage to all acrcage parcals.

‘The width of road rights-ol-way is shanty metres, in accordance with the requirement depicted on
higure 6.2 of the County’s cul-de-sac Roadways Road widths and bulb layout drawing number B-
9 Rural. The boibed portion of the intemal access rosd provides a 30-m radivs, also in
aceordance with drawing mumber B-9,

The lot widih of all crescent shaped lots, uf a peint 9 melres back from the mtersection of
property lines with the bulbed road nght-of-way, is greater than forty-five meires as per the
County’s policy respecting crescent shaped lots,

Deceleranon/acceleration flares adjacent fo the intersections of Range Road 223 with proposed

witernal  cireululion roads will be provided in accordance with County Transportation
Toquirenients.



LAND USE DISTRIBUTION

The following table identifics the area of land dedicated to each land use category or function

within the development plan ares, Final survey at the subdivision stage will confirm these matial
area calculations:

Gross Arca 3237 hazx R0.0O Acres +
Road Widening (¢.49A¢) plus .26 ha 0.64 Ac
Access Flares (015 Ac)

Pablic Utility Lots {includes 1.7 ha 419 Ac
Stonn Retenbion Pond)

Envirommmental Reserve 321 ha 7.94 Ac
Dedication

Giross Developable Area 28.9ha 7142 Ac

{Parcel arca minus ER and
minus RR 223 widening,.)

Mumuaipal Reserve 289 ha 7.14 Ac

Dedication

Intermal Road Righis-of-Way 3 %5 ha 931 Ac

Eesidential Siles 1975 ha 458 Ac

# Municipal Reserve Dedication - The County has requested that 10% of the gross

developable land area be dedicated as Municipal Reserve. Exhibit "' shows 10%
dedication (7.14 Acres) located adjacent to the cast boundary of ihe site in the vicmly
of the Environmental Reserve Area, This enlarged open space area will provide for
potential trail or path circulation between the Four Ridges and Habitat Acres
Subdivision and Aspen Waod Lstates without encroaching into the ER low lands.

DEVELOPMENT CONCEPT
Exhibit "D" catitled "Proposed Aspen Wood Bstates” Area Stuctwe Plan and Tentative
Subdivision (Poge 11) shows the form and layoul of the proposed Aspen Wood Estates Country

Residential Subdyvision. The plan compbes, in all respects, with Stratheona County goidelines
andd polictes respecting traditional couniry residential development,

1
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POPULATION PROJECTION
The Aspen Wood Fstates Subdivision contains twenty-three acreage parcels. Assuming one

dwelling unit per parcel and an average household of 3.1 persons per couniry residentiul
household, the projected population of a fully developed subdivision is 71 petsons.

SCHOOL STUDENT GENERATION

School student generation is determined by using the following accepted crileria for dotermining
pablic and separate scheol student generation:

Public Separate

(per unit} {per unit)
Elementary School .2640 | L0753
Tunior High School (L1116 0.0440
igh Schoul (0.1298 (LO1RS

Assuming approval of 23 country residential lods and full develapment of all parcels, the student
cormpenent of a total population of seventy-ome persons would be as (ollows:

Puhlic Separufe
Stuilents Sindents Tokals
Elementary Schoul 19 £y 25
Janior iHigh School U 3 12
Hizh School (i 2 12
44

* The above numbers are rounded upwards to reflect whole number projections.

T b ussumed that stodents will be accormumodaked within the established school systems that
nchude bussing as regquired.

13



DESIGN MANAGEMENY

Traditional acreage devclepment invites individual design and expression. The preximity of one
dwelling to its neighbours is usually buffered by open space and, in the case of Aspen Wood
Estates, by (rees and topogmaphy. It is anticipated that prospective purchasers will respect and

protect crucial treed arcas to serve as buffers between building sites and to retain wild life
Liabitat.

Architectural controls, as applied in more urban situations, can be more of an impediment to the
characier of the subdivision than a benefit. The diversity that occurs on larger-parcel acreage
building sites i.e. individual design expression, housing choice, site vamation and landscaping
preference can result in & more pleasing character than Jook-alike restriction. A marketing plan
has yet to be developed for Aspen Wood Estates but at this Area Structure Plan stage it is
intended that design extremes and non-permanent torms of housing will be avoided through sales
agrecments or through caveat placements. The intent is to create an attractive, upscale project
that respects the natoral features of the land and the foliage that exisi, while allowing adequate
development opportunity and a full range of design expression to the homeowner,

SERVICING CONCEFT

A servicing brief was prepared in January 2003 to summarnize the servicing concept for Aspen
Wood Estates by Altime Engineering and Sameng Engineering. The servicing brief forms a part
of this Atca Struciure Plan and is included as Schedule "A" of this document. The servicing brief
addresses all key services o lots as well as storm wiker drainage, water table evaluation,
pereolation testing and roads, (see Schedule "A" of the Engineering Design Repott)

ENVIRONMENTAL

The development site has been the subject of both Level T and Level 11 Environmental site
gssessments completord in November 2002 and May of 2003 respectively,

These environmental sile assesswents, by Sabatioi Earth Technologists Ine. {Schedule B-1 and
B-2 — under separate cover) eomelude “there is no need for further delineation work at the site™.

A concern expressed by the County respecting the possibility of endangered species of owls
nesting on the land prompted the owner o compitssion an independent survey of the property by
Westworth Associates Lnvironmental TAd. The survey was conducted in April 2003 (Schedule C
— under separate cover), No endangered species of owls, or other endangered wild life was
detected.  One great homed owl nest was encountered, however, the nesting location is not
within an area affected by clesting or constraction activitics,

14



In response to a question from the County relating 1o neise impacts, a letter report was prepared
by Altime Eagineering Ltd. In April 2003 (Schedule D — under separate cover). The conclusion

was that “no noise atfcnoation barriers other than the existing trees and vegetation will be
required for this project”™.

Having regard 1w the above, there are no known outstanding envirotinental 1ssues to be resolved.

STAGING

The Aspen Wood Estates Subdivision 1s of a size and complexity that docs not reguire a staging

process, The project will be implemented as a single comprehensive Jevclopment from
construction start to completion,

Preparcd by:

LLUP Consultants

W. T. Candler, m.c.ip. ACP December, 2003
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ENCLOSURE I
BYLAW 10-2004

A BYLAW OF STRATHCONA COUNTY IN THE PROVINCE OF ALBERTA, FOR THE
PURPQOSE OF ADOPTING THE ASPEN WOOD ESTATES AREA STRUCTURE PLAN.

WHEREAS it is deemed advisable to adopt the Aspen Wood Estates Area Struciure Plan;

NOW THEREFORE, the Council of Strathcona County, duly assembled, pursuant to the

authority conferred upon it by the Municipal Government Acl, R.5.A. 2000, ¢. M-26, and
amendments thereto, enacts as follows:

3. That this Bylaw is to be cited as the “Aspen Wood Estates Area Structure Plan”,

4. That Schedule “A” attached hereto is hereby adopted as part of this Bylaw.

Read a first time this 23rd day of March . 2004,
Head a second time this __ 23rd__ day of | March , 2004,
Read a third time and finally passed this day of . 2004,
Mayor
'ﬁanager.

Legislative and Legal Services

Date Signed:

FDRE Admin 66304
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INTRODUCTION

This "Area Structure Plan” Document applies to the parcel of land bearing the legal description
N % - SW % - 3-53 - 22 W4M. The plan provides the framework for development of a country

residential subdivision involving some 32.5 ha (80 Acres) of land [ocated within the municipal
jnnsdiction of Stratheona County,

The parcel is designated for development for country residential use and 1s identified as "opland
forest with small wetlands™ on the County’s Upland Forest and Wetland Map. The parcel is well
suited for country residential use because of its treed and hilly character. The proposed use is
consistent with the approved oc proposed development of adjacent lands to the east and to the
south. A significant feature of the parcel is a low-lying area in the northeagt comer of the site.
That portion of the site is proposed for dedication as ER Environmental Reserve,

The proposed subdivision will create iwenty-four residential parcels of two acres (plus) in area
and two storm water retention parcels (il required) to serve the subdivision.

The chosen name for this proposed country residential subdivision is "ASPEN WOOD
ESTATES",

SITE LOCATION

The Aspen Wood Estates Subdivision 15 located 0.4 ki (one-quarter mile) north of Baseline
Road on the east side of Range Road 223, The sile is approximately 4.8 km (three rmiles) cast of
Sherwood Park. Exinbit "A" (Tage 4} entitled "Regional Context Plan” lestrates the Aspen

Wood Lstates location relative to the surrounding comumunity and its relationship t© Sherwood
lark and the surcounding erid road network.

STRATHCONA COUNTY MUNICIPAL DEVELOPMENT PLAN BYLAW

This Aren Structure Mlan Document and the intended use of the land are in compliance with the
designation of the property within the Country Residential Policy Area. The Country Residential
Policy Area allows for the development of country residential parcels of (1.8 hectares (2.0 acres)

or preater. Area structitre plans are a requirement to provide a gwide for subsequent subdivision
and development.

The Strathcona County Municipal Development Plan Bylaw contains pelicies that relate
specifically to country residential and subdivision and development. These include:



L]

Policy 10.28 (Protect Environment) - Fulture country residentisl uses shall be
encouraged to proicet and develop amenities to take advantage of natural iopography and
other environmental features such as unique tree stands, ravines and watercourses.

Policy 10.30 (Design Guidelines) - The following design guidelines shall apply to
development of traditional country residential develepment and subdivisions:

a. The intent of the Traditional Country Residential option 15 lo promete a rural
residential lifestvle on parcels larger than 0.8 hectares (2.0 acres),

b. The maximum base development density shall be 0.772 parcels per pross developable
heciare (0.3125 parcels per gross developable acre). Lands designated for road
widening andior environmental reserve dedication pursusnt to the Municipal
Govermnent Act, shall not be included in the caiculation of gross developable area;

¢. The minionun parcel size for fraditonal country reaidential development shall be 0.8
hectares {2.0 acres), while the maximum parcel size shall be 4.0 hectares (10 acres).

Policy 16.3 {Avea Strucinre Plan) - The subdivision of parcels involving the creation of
more than three {3) rural residential parcels {i.e. country residential, small holdings or

Jarge rural residential parcels) shall require the adoption of a rural Area Structure Flan for
the parcel unless Couneil, in its discretion, determines otherwise.

Policy 16.5 {Minimum Developable Area of 0.4 Heetare) - Except for Cluster Country
Residential lots, all proposed parcels shall have an accessible nunimum developable area
of 0.4 hectares (1.0 acres) with a near surkace ground water table of not less than 2.0
metres {6.0 feet) below the suiface. Lands below the 10 100 year flood clevation shall oot
be comsidered as parl of the developable lands.

Policy 10.0 (3) (Aceess and Roadway Fronesge) -Parcels that are 4.0 hectares (9.6
acres) or less in size shall have direct access onto an internal road with Iinkages io
higlways or Countly roads, which are acceptable to the County or Alberta Transporiation.

Policy 16.7 (Parcel Width/Length Ratio) - Each parcel shall have a width to length

ratio no greater than 14, unless otherwise approved in an adopted Area Structore Plan
ete.

Policy 16.34 (Dedication of Municipal Rescrve) - Dedication of Mumcipal Reserve
land or cash-in lien shall adhere to Stratheona Coundy Municipal Folicy Handbook SER-
(O8-01 5-Dedication of Municipal Reserve and Emvironmenial Reserve Lunds,



8. Policy 16.38 (Fanvironmental Reserve Dedication) Dedicate environmental reserve to
protect the following areas;

2} environmentally significant and sensitive areas and important wildlife habitar as

identified in Prioritized Landscape Ecology Assessment of Strathcona County, 199;.
4) shorelines of lakes to ensure public access;

¢) lands determined to be significant by a provincial water mandgemmt committee; and
4} a corridor along the top of bank of a drainage course.

RBylaw 6-2001 amended the Municipal Development Plan to inciude a detailed tree retention
palicy to be applied when preparing an Area Structure Plan for any lands included in the County.

The Residential Policy Section of the Mumicipal Developrient Plan recognizes trees as an

important biophysical resource and community amenity and, for the pumposes of this plan,
requires that:

Extensive predevelopment clearing of high quality tree stands be regulated throogh an
approved Ares Structure Plan;

Existing tree cover will be evaluated through a biophysical assessment and those areas 1o be
protected will be preserved through the provisions of an Area Structure Plan;

Tree cover approved for removal should be raaimtained for as long as possible and cleanng
should be minimized during critical wildlife nesting and rearing periods; and,

Strathoona Cownly may require the protection of treed arcag through conservation easements.

Although desigmated as Country Residential Policy Area by the Municipal Development Plan,

the plan ares is districted as AD Agnculture. Fulure Development by the Countys Land Use
Bvlaw No. B-2001.
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SETE CONDITIONS

Much of the subject property is in a treed or grassland state. The northwest corner of the parcel
containg an existing dwelling with associated outbuildings. Due to proposed road widening of
Range Road 223, the dwelling, access driveway and accessory buildings wifl become non-
containing with respect to the County's setback and access requirements. The dwelling, access
driveway and accessory buildings will therefore be demolished and/or be removed fom the site

and access will be re-oriented to the proposed internal subdivision roadway as part of the
subdivision and development process,

Available acrial photographs of the site are dated (Exhibit “B” - Page 7). They show stock pens

or sheds relating to a former hog operation. These structures have been demolished ot removed
from ihe property.

Existing trec cover over much of the property mclude a mix of black poplar, aspen, spruce,
willows, and other mature scmb vegetation, Lxcept for road mights-of-way and storm-water
retention pond areas, it is intended that rmach of the area o be subdivided will be lelt in as
natural a state as possible. Tree cover and topography are kev features of the land, making the
development site well suiled for country residential development. Additional tree planting and
individual landscaping by hemeowiners will supplement existing vegelation.

Exhibit "C" cotitled "Existing Condiniens Plan” {Paye R) ilustrales the context of the land to
adjoining Tands and shows lopographic details and ground elevations over the surface of the site.

TOPOGRAPIY

The topography of the sile 15 generallv rolling and includes knebls and hellows that have deterred
the use of the land for traditional agncultural pursuits. Spat clearing has oceurred in the vicindsy
of the former hog pens. Current access within the site is largely lumited to footpaths.

There are no defined watercourses of drainage swales on the property. General drainage is to the
east teward the low-lying area in the northeast portion of the parcel. This general drainage
direction and pattern will be maintained as parl of a comprehensive engineered drainage plan for
the subdivizion, (sce Schedule "A" of the Engincermy Design Report)

EXISTING LAND USE

The site is generally treed and does not appear to have been used for agrionltural purposes other
than fhe known hog operation by a previous owoer. A dwelling and associated outbuildings exist
i the novthywest comer of the parcel. The access driveway to the existing dwelling is from the
abutting county section road {(Range Road 223) and is intended to remain functional until the
internal subdivasion road is developed.
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ADJACENT LAND USES

To the immediate cast of the subject lands is the recently approved Four Ridges Area Structure
Plan. Four Ridges is an acreage subdivision very similar 1o the proposed Aspen Wood Estates
Subdivision. To the immediate south is the Habitat Acres Subdivision which is a smaller-parcel
estate lot subdivision. To the northeast is the substantially developed country residential
subdivision of Renoville. To the iminediate north and west are Jarge agricuttural parcels of land.
The Aspen Wood Estates subdivision is consistent and compatible with adjacent land uses,
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PROPOSED LAND USE

The Aspen Wood Estates subdivision will create twenty-four aesthetically appealing country
residential lots of two acres or greater for sale and subsequent development by owner.
Approximately 1.7 ha (4.19 Acres) {proposed Lot 5 (I and 24 1)) have been reserved for storm
pond retention and drainage purposes, Environmental reserve dedication involves some 3.21 ha £
(1.9 Ac, £} of low land (below the one-<in-one-hundred-year flood line) at the northeast comer
of the project site, the internal subdivizion road utilizes some 3.85 ha {9.51 Ac) and an

additional 0.26 ha (0.64 Ac.) is required for future widening (5 m} and [lanng al intersections
with Range Road 223.

The agercgate of these arcas plus the combined area of the Country Residential lots comprises
the total area of the development parcel. Mumicipsl Reserve dedication (10% of gross
developable land) is provided in compliance with the requirements of the Municipal Government
Act. Municipal Reserve Lands have been provided at locations adjacent to MR Lands to provide
a consolidated open space and passive recreation and reserve area.

SUBDIVISION ROAD

Aspen Wood Estate country residential sites will be served by a looped internal coad sysiem as
required by County Transportation policy. The looped road system, together with an extended

bulbed right-of-way at the eastern end of the loeped intemnal access road, will provide legal
access and parcel frontage to all acreage parcels.

The width of road rights-of-way is thirty metres, in accordance with the requirement depicted on
figure 6.2 of ihe County’s cul-de-sac Roadways Road widths and bulb layout drawing number B3-

9 Rural. ‘The bulbed portion of the intemnal access road provides a 30-m rvadies, also n
aceordance with drawing number [-9.

The lot width of all crescent shaped lots, at a poinl 9 metres back from the intersection of
property hines with the bulbed road right-of-way, is greater thag forty-five metres as per the
County’s policy respecting erescent shaped lots,

Dreceleration/acceleration flares adjacent to the intersections of Range Roud 223 with proposed

internal circulation roads will be provided in accordance wiih County Transportation
requircments,



LAND USE DISTRIBUTION

The following table identifies the area of land dedicated to each land use category or function

within the development plan arca. Final survey at the subdivision stage will confirm these initial
area calculations:

(ross Arca 3237 ha+ 800 Acres &
Road Widening (0.49Ac) plus 026 ha 0.64 Ac
Access Flares {0.15 Ac)

Public Utility Lots {includes 1.7 ha 419 Ac
Storm Retention Pond)

Environmental Reserve 3.21 ha 7.94 Ac
Dedication

Gross Developable Area 28.9 ha 7142 Ac
{Parcel arca minus ER and

minus R 223 widemng,)

Municipal Reserve 280 ha T4 Ac
Dedication

Internal Road Rights-of-Way 185ha 9.51 Ac
Residential Sites 19.75 ha T 4K Ac

* Municipal Reserve Dedication - The County has requested that 10% of the gross

developable land agea be dedicaled as Municipal Reserve. Hxhibit "D" shows 10%
dedication (7.14 Acres) located adjacent to the east boundary of the sile in the vicinity
of the Environmental Reserve Area. This enlarged open space area will provide lor
potential tradl or path circulation between the Four Ridges and Habitat Acres
Subdivision and Aspen Wood Bstates without encroaching into the ER low lands.

DEVELOPMENT CONCEPT

Exhibit "D" entitled "Proposed Aspen Wood Ustates® Arca Structure Plan and Tentative
Subdivision {Page 11) shows the form and lavout of the proposed Aspen Wood Estates Country
Residential Subdivision. The plan complics, in all respects, with Steathcona County guidelines
and policies respecting traditional country residential development.
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POPULATION PROJECTION

The Aspen Wood Estates Subdivision contains twenty-four acreape parcels. Assuming one
dwelling unit per parcel and an average hovschold of 3.1 persons per country residential
househwld, the projected population of a fully develeped subdivision is 75 persons.

SCHOOL. STUDENT GENERATION

School stodent generation is determined by using the following accepted criferia for determining
public and separate school student generation:

T'uhblic S‘eparate

{per unit) {per anif)
Elementary School 0.2640 00753
Junior High School J.1116 (L0400
High School 1298 (.0185

Assuming approval of 26 country residential lots and {ull development of all parcels, the student
component of a total population of seventy-one persons woutd be as follows;

Public Separate
Students Students Tuotals
Elemetitary School 20 o 20
Jumior High Schoof 9 3 12
High School I 2 12

a0

* The above nuimbers are rovnded upwards to reflect whole number projections,

¥* It 18 assumed that students will be accommodated within the established school systems that
inchude bussing as reguired,
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DESIGN MANAGEMENT

Traditional acreage development invites individual design and expression. The proximity of one
dwelling to its neighbours is usually buftered by open space and, in the case of Aspen Wood
Estates, by trees and topography. It is anticipated that prospective purchasers will respect and

profect crucial treed areas to serve as buffers between building sites and to retain wild life
habitai.

Architectural controls, as applied in more urban situations, can be more of an impediment to the
character of the subdivision than a benefit. The diversity that oceurs on larger-parcel acreage
building sites i.e. individual design expression, housing choice, site variation and landscaping
preference can result in a more pleasing character than look-alike restriction. A marketing plan
has vel to be developed for Aspen Wood Estates bur at this Area Structure Plan stage it 1s
intended that design extremes and non-penmnanent forms of housing will be avoided through sales
agreements or through caveat placements. The intent is to create an attractive, upscale project
that respects the natural features of the land and the foliage that exist, while allowing adequate
development opportunity and a full range of design expression to the homeowner.

SERVICING CONCEPT

A servicing brief was prepared in Janwary 2003 to summarize the servicing concept for Aspen
Wood Estates by Alame Engineering and Sameng Engineering. The servicing boef fooms a part
of this Area Structare Plan and is included ag Schedufe "A" of this document. The servicing briefl
addresses all key services o lots as well as stomn water Jrainage, water table cvaluation,
pereolation testing and yoads, (Schedule "A" included)

ENVIRONMENTAL

The development site has been the subject of both Level | and Level IT Environmenial site
assessiments completed in November 2002 and May of 2003 respectively.

These environmental site assessments, by Sabatim Earth Technelegists Inc. (Schedule B-1 and
B-2 - under separate cover} conclude “fhere 18 no need lor further delineation work at the site™.

A concern expressed by the County respecting the possibility of endangered species of owls
nesting on the land prompted the owner to commission an independent survey of the property by
Westworth Associates Environmental Ltd. The survey was conducted in April 2003 (Schedule C
— under separate cover). No endungered species of owls, or other endangered wild life was
detected. One great homed owl oest was encountered, however, the nesting location i not
within an arca atfected by clearing or construction aciivities.
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In response to a question from the County relating to noise impacts, a letter repoxt was prepared
by Altime Enginecring Ltd, Tn April 2003 (Schedule D -~ under separate cover). The conclusion
was that “no noise attenuation barriers other than the existing trecs and vegetation will be
required for this project”.

Having regard to the above, there are no known cutstanding environmental issues to be resolved.

STAGING

The Aspen Wood Estates Subdivision is of a size and complexity that does not reguire a staging

process. The project will be implemented a3 a single comprehensive developmem from
construction stari to completion.

Prepared by:

LUP Consultants

W. I Candler, m.c.i.p. ACP December, 2003
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Aspen Woods Estates
Area Structure Plan

ByEaW 10"‘ 2004 Date of Adoption April 13, 2004

EXISTING LAND USE

Residential D Stormwater Manogement D
Environmental Reserve - Municipal Reserve .
Road Plan

STRATHCONA COUNTY — Planning ond Development Services

[DRAWN: C. Pullishy | DATE: 04,/05/04 [SCALE: NTS

[ DWC NAME: D32H0073




