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1. INTRODUCTION
a. PURPOSE OF THE PLAN
i. The purpose of the Coulee View Area Structure Plan (ASP) is to provide a
comprehensive planning framework for development of the land within the
south half of Sec. 14-9-22-W4. The Plan Area is located in Lethbridge
County and is shown on Figure 1. Prior to consideration of subdividing or re-
subdividing a property, Lethbridge County requires preparation of an Area
Structure Plan to address all planning issues related thereto. The purpose of
this area structure plan is thus to provide all pertinent information to the
County and its advisors that will enable development of the subject property.
b. BACKGROUND TO THE AREA STRUCTURE PLAN
i. The subject property containing approximately 111.54 acres (45.14 ha) more
or less is proposed for re-zoning from Lethbridge Urban Fringe (LUF) to
Grouped Country Residential (GCR). This will allow the development to
proceed with subdivision of the area into smaller parcels with a minimum lot
size of 2 acres (0.8 ha).
Cc. THE APPROVAL PROCESS
I. Lethbridge County requires submission of planning documents that are of
sufficient detail and clarity to permit comprehensive review by the various
agencies, government departments, and utility companies which provide
community planning advice to the County.
i. The plan is submitted for approval according to provincial statutory
requirements. This plan will also support a land use reclassification pursuant
to Lethbridge County Land Use Bylaw #1404.
iii. The plan should be submitted by Lethbridge County to the City of Lethbridge
and to the Town of Coalhurst for comments and verification that the plan

adheres to the relevant Intermunicipal Development plans.
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d. PLAN PREPARATION
i. PRELIMINARY CONSULTATION

(a) Prior to commencing the preparation of the area structure plan document,
Martin Geomatic Consultants Ltd. (MGCL) had discussions and met with:
() the landowner of the proposed plan area,

(i) Lethbridge County staffs,
(i) Alberta Environment and Parks staff,
(iv) Lethbridge North County Potable Water Co-op,
(v) Alberta Transportation staff,
(vi) Fortis Alberta,
(vii)  Lethbridge Northern Irrigation District,
(viii)  ATCO Gas,
(ix) Shaw Cable,
(x) Telus Communications.
e. LEGISLATIVE FRAMEWORK

i. THE MuUNICIPAL GOVERNMENT ACT

(a) The Coulee View Area Structure Plan has been produced in accordance
with Section 633 of the Municipal Government Act. It is the intention of this
plan to create a framework for the development of a portion of S. %2 Sec.
14-9-22-W4 into Grouped Country Residential classified area.

ii. THE SOUTH SASKATCHEWAN REGIONAL PLAN

(@) The Coulee View ASP aims to follow the Alberta Government South
Saskatchewan Regional Plan (SSRP) 2014 — 2024, Amended February
2017.

(b) Strategic Outcomes of the SSRP aligned with the Coulee View ASP
include: sustainable development wherein economic development takes
into account environmental sustainability and social outcomes, conserving
and maintaining the benefits of biodiversity, advancing watershed
management, promoting efficient use of land, and strengthening

communities.
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COUNTY MUNICIPAL DEVELOPMENT PLAN

(a) The Coulee View ASP aims to follow the Lethbridge County Municipal
Development Plan (MDP) Bylaw No. 1331.

(b) The MDP outlines specific requirements necessary for the creation of an
Area Structure Plan which sets the stage for development within
Lethbridge County.

(c) Section 6.3.3 of the MDP sets criteria with respect to the development of
Grouped Country Residential subdivisions. The plan area is proposed to
be re-designated from Lethbridge Urban Fringe to Grouped Country
Residential after having met these criteria.

(d) Section 6.9.2 of the MDP identifies eight distinct Special Planning Areas
(SPAs). The Coulee View ASP plan area is located in SPA Area A which
supports GCR parcels along the Oldman River Valley.

COUNTY LAND USE ByLAW

(a) The Grouped Country Residential Land Use District (GCR) is intended to
provide for a high quality clustered residential development in areas where
no conflict to agriculture can be anticipated pursuant to the municipal
development plan.

(b) The minimum lot size is 2 acres (0.8 ha) to facilitate on-site sewage
disposal systems.

(c) Additional requirements of the Land Use Bylaw will be noted in
subsequent sections of the plan where necessary.

INTERMUNICIPAL DEVELOPMENT PLAN (CITY & COUNTY)

(a) The Coulee View ASP aims to follow the City of Lethbridge and Lethbridge
County Intermunicipal Development Plan (IDP) City Bylaw No. 6015 &
County Bylaw No. 1478.

(b) The plan area falls within the boundaries of IDP Policy Area 2, Sub-Area
3, which allows for opportunities of rezoning and subdivision for Grouped
Country Residential.

(c) The plan area falls within the boundaries of the IDP Highway Corridor

along Highway 25, which identifies a visual appeal and attractiveness of
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the development.
Vi. INTERMUNICIPAL DEVELOPMENT PLAN (COUNTY & TOWN OF COALHURST)

(a) The Coulee View ASP aims to follow the Lethbridge County and Town of
Coalhurst Intermunicipal Development Plan (IMDP) County Bylaw No.
1478 & Town Bylaw No. 375-14.

(b) The plan area falls within the boundaries of the IMDP City Interface Area,
which recognizes and respects the City & County IDP, and provides that
the Town and the County consult and cooperate together on planning
strategies with a regional perspective.

f. INTERPRETATION
I.  This document shall be referred to as “The Coulee View Area Structure Plan”.
ii. All terms referred to in this Bylaw shall have the same meaning as in the
Municipal Government Act, the Municipal Development Plan or the Land Use
Bylaw unless otherwise indicated.
2. THE PLAN AREA
a. LOCATION AND DEFINITION OF PLAN AREA
i. The plan area is located in Lethbridge County within S. %2 Sec. 14-9-22-WA4. It
is approximately 1.4 km driving distance north of the City of Lethbridge
boundary at Highway 3, and 2.7 km driving distance southeast of the Town of

Coalhurst boundary. It is bordered on the north by existing farmland; on the

east by an existing Government Road Allowance, on the south by Township

Road 92, and on the west by an acreage bordering Highway 25 (refer to

Figure 2). The plan area includes two land parcels:

a) Lot 1 Block 2 Plan 021532, 31.33 acres (12.68 ha);

b) And lot 2 Block 2 Plan 0210532, 80.21 acres (32.46 ha).

b. GENERAL PHYSICAL DESCRIPTION
I. The site includes an upland prairie area and a coulee area. The upland
prairie area is relatively flat (slopes are in the order of 1%) and drains easterly
to the coulee area. The coulee area has relatively steep banks (approaching

35% gradients) with a channel sloping down (about 60 meters deep) to the

Oldman River. The upland prairie area offers excellent views of the coulees
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and river valley.
3. PLAN GOALS AND OBJECTIVES
a. PLaNn GoaLs
i. The Coulee View Area Structure Plan will respond to the needs, issues and
requirements identified by the owners, Lethbridge County as well as those
agencies and organizations having an interest in the planning of this area.
ii. The goals of this Area Structure Plan follow the planning policies outlined
through the legislative framework.
iii. When adopted by the County Council, this Area Structure Plan will create the
framework for subdividing and developing the subject property.
iv. This document will function as the required plan and as such will outline:
(a) proposed land use,
(b) proposed lot layout,
(c) the road access and circulation,
(d) the location of public utilities,
(e) other related matters.
b. PLAN OBJECTIVES
i. The Coulee View Area Structure Plan will adhere to the following objectives:
(a) create lots with a minimum size of 2 acres (0.8 ha),
(b) determine safe development setback distances from the coulees,
(c) institute a storm water management system for the planned development,
(d) utilize potable water from the Lethbridge North County Potable Water Co-
op.,
(e) consider road access and circulation for the development,
(f) investigate the suitability of on-site septic systems for wastewater
treatment and disposal,
(g9) allow for a community irrigation system,
(h) identify electrical, gas, and communications servicing.
4. SITE ANALYSIS
a. SITE CHARACTERISTICS

i. The total plan area is approximately 111.54 acres (45.14 ha), which is
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comprised of an 80.21 acres (32.46 ha) parcel to the east, and a 31.33 acres
(12.68 ha) parcel to the west. Land ownership Certificate’s of Titles are
included in the attached Appendix 1.

ii. Access to the plan area is from Alberta Highway 25 and Lethbridge County
Township Road 92.

iii. There is an existing 40 mm waterline owned by Lethbridge North County
Potable Water Co-op, which runs adjacent to the site to the west of the plan
area along Highway 25, which will serve as a drinking water source for the
plan area.

iv. There is an existing dugout at the southwest corner of the site, with irrigation
water supplied by Lethbridge Northern Irrigation District (L.N.I.D.),

v. There is an existing LNID drain line at the north boundary of the plan area,
which drains irrigation water through a buried pipeline to the ground surface
and flows into the coulee,

vi. There is an existing 42 mm gas line owned by ATCO Gas, which runs across
the site to service the existing dwellings,

vii. Overhead power follows the Twp. Rd. 92 Road Allowance with a transmission
main that crosses the plan area from east to west.

viii.One existing residential dwelling is located in the plan area which is currently
using septic field disposal of wastewater.

b. SoiLs

I. According to the Alberta Soils Information System, the site soils are
characterized as a “Lethbridge (LET) Series” soil - “...Orthic Dark Brown
Chernozem on medium textured ([loam], [silt-loam]) sediments deposited by
wind and water”, and “...Orthic Dark Brown Chernozem on medium textured
([loam], [silt-loam], [clay-loam]) materials over medium ([loam], [clay-loam]) or
fine [clay] textured till.”

ii. The “Geotechnical Evaluation, Rural Country Residential Subdivision
Development, Lethbridge County, Alberta” report prepared by Tetra Tech
Canada Inc., December 2017, and January 2018 (refer to the attached

Appendix 2) indicates:
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(a) Nine (9) boreholes were completed to a depth of 6.6 m, with depth to
groundwater varying from 2.6 m to dry. Soil stratigraphy was found to
have topsoil underlain by clay fill, native clay, and clay till deposits.

(b) A slope stability assessment has determined development setback lines
ranging from 17 m to 25 m from the top of bank, which is consistent with
other residential developments in this region of the Oldman River Valley.

(c) Recommendations on site development, pavement structures, foundations
and stormwater dry pond development are included.

C. TOPOGRAPHY

I. The site is split in to two distinct areas which are characterized by the natural
terrain. The two areas are the coulee area, and the upland area as described
below. The boundary between these two areas is defined by the top of bank.
(a) Coulee area: this high relief landform area includes the undevelopable

portion of the site, which forms the western bank of the Oldman river
valley. This area is characterized with steep banks (~35% gradient)
extending down to a drainage channel that slopes down toward the
riparian zone of the Oldman River. The high point at the western edge of
this coulee area is at elevation 912.0 m and the low point is at elevation
840.0 m at the eastern limit of the plan boundary.

(b) Upland area: this high ground area above the top of bank line is relatively
flat with the ground sloping at 1 % to 2 % towards the coulee banks. The
high point of the upland area is at elevation 920.0 m at the western limit of
the plan boundary. The low point is at 900.0 m at the eastern top of bank.

d. WATER AND HYDROLOGY

i. There are no natural bodies of water within the plan area,

ii. A natural channel has been formed by erosion over time, which extends from
the upland area down to the Oldman River. The channel extends
approximately 2 km in length across the site at an average gradient of 8%.
The channel is normally dry, and during storm events the runoff water is
conveyed along the channel from west to east, and into the Oldman River

valley.
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iii. A man made dugout exists directly north of Township Road 92 and
approximately 200 m east of Highway 25 which is filled by a pipeline owned
by the Lethbridge Northern Irrigation District (L.N.1.D.).

€. HABITAT AND VEGETATION

i. Coulee area: the coulee area is a natural habitat that is generally undisturbed
by human activity. The Oldman river valley and coulees is a productive
habitat corridor for wildlife and native plants. Deer, fox, coyotes, porcupine,
rabbit, snakes and many bird species including hawks, owls and bats are
commonly seen here. The flora found in the coulee area includes native
grasses and shrubs such as northern wheatgrass, western snowberry,
saskatoon, creeping juniper, skunkbush, and silver sagebrush. Willow and
chokecherry are also found in the lower areas around the channel.

ii. Upland area: The upland area consists mainly of cultivated mixed grasses
that produce a hay crop.

f. ENVIRONMENTAL, HISTORICAL AND ARCHAEOLOGICAL SIGNIFICANCE

i. The “Environmentally Significant Areas in the Oldman River Region” report
prepared for Lethbridge County indicates that the “Oldman River Lethbridge
East” area falls within and adjacent to the plan area, which may include:
Diverse valley habitats, large normal bedrock fault, pleistocene geological
sections, extensive and productive riparian habitats, rare plant, nesting of rare
and threatened birds of prey, great blue heron colony, american white pelican
feeding area, and key deer habitat. These environmentally significant coulee
areas are to remain mainly undisturbed and will be protected with the creation
of an environmental easement on these lands (refer to Figure 4).

ii. The “Phase 1 Environmental Site Assessment, Plan 0210532, Block 2, Lots 1
& 2, Lethbridge County, Alberta” report prepared by Tetra Tech Canada Inc.,
December 2017 (refer to the attached Appendix 3) indicates:

(a) The site and surrounding area has historically been used for agriculture,
(b) livestock corals may have been used between 1973 and 2005,
(c) a building was constructed on Lot 1 in 2002,

(d) fill material has been observed in three locations and identified as
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potential sources of environmental impairment,
(e) further action is recommended if adverse sub-soil conditions are
encountered during future site development.

iii. The Arrow Archeology Ltd. Historical Resources Statement of Justification
(refer to the attached Appendix 4) was completed as a provision of the
Historical Resources Act (HRA) approval. This evaluation found that there is
little potential for intact historical resources within the project footprint. Upon
Alberta Culture and Tourism’s review, it was determined that:

(&) A Historical Resource Impact Assessment (HRIA) is required for the
target area (2.3ha) of native prairie above the coulee slopes,
(b) Cultivated or disturbed areas and sloping coulee terrain do not require
assessment.
The Developer wishes to secure approval of this ASP prior to completing the
HRIA. The HRIA would be done prior to rezoning.
g. EXISTING LAND UsSE

i. The upland area is mainly used for agriculture, with approximately 23 Ha (57
Ac) of irrigated cropland (refer to Figure 3A);

ii. There is a house situated on the eastern portion of the upland area in Lot 1
Block 2 overlooking the river valley. This house is intended to remain in place
and is incorporated in the development layout (refer to Figure 3B);

iii. Township Road 92 passes along the south side of the site which provides
access to the plan area.

iv. An electrical transmission Right-of-way passes through the eastern portion of
the plan area which accommodates the high-voltage overhead transmission
lines. The transmission lines extend to the west along the Twp-Rd. 92 and to
the east across the River Valley.

5. CONSTRAINTS & OPPORTUNITIES
a. CONSTRAINT EVALUATION

i. SoIL CAPABILITY FOR RESIDENTIAL DEVELOPMENT

A geotechnical investigation has been completed to provide the necessary

information on the ground and/or sub-surface characteristics that are
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necessary for determining the general suitability of the proposed
development.
ii. TOPOGRAPHY

The gentle slope of the site is well suited to naturally shed overland water

from the upland area to the coulee area. Safe setback lines have been

determined through the slope stability analysis, with an established distance
from the top of bank to the developable area.
ili. TRAFFIC IMPACT & ACCESS CONSIDERATIONS

(a) The plan area is located along Township Road 92, adjacent to Highway 25
and approximately 1.4 km north of Lethbridge City limits.

(b) The “Town of Coalhurst South East Access Collector Road Traffic Impact
Assessment, January 25, 2017” report prepared by MPE Engineering Ltd.,
includes intersection improvements at the intersection of Hwy. 25 and
Twp-Rd. 92. These improvements include road widening with the addition
of turning lanes and acceleration / deceleration lanes along Hwy. 25.

(c) Discussions with AT have indicated that a Traffic Impact Analysis (TIA) is
likely not necessary for the proposed Coulee View development due to its
relatively small scale of 15 GCR lots, and the planned intersection
improvements at Hwy. 25 & Twp.-Rd.92.

iv. AGRICULTURAL CONSIDERATIONS

(a) The proposed development of the plan area is not likely to constrain any
existing agricultural land use surrounding the plan area.

(b) There are two Confined Feeding Operations (CFOs) identified in the
vicinity of the plan area, as noted in the County MDP. There is a dairy
farm (150 animals) and a beef farm (200 animals) along Twp-Rd. 92 just
west of Hwy. 25. The County MDP indicates that CFO’s will be
discouraged in this area which is a distinct development node.

V. NATURAL RESOURCE DEVELOPMENT

(a) There is no natural resource development within the vicinity of the plan

area which can either restrict or be impacted by the proposed subdivision

development.
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Vi. RIVER VALLEY
(a) The plan area is constrained by the Oldman river valley with steep banks
and key wildlife habitat along the coulees.
b. DEVELOPMENT OPPORTUNITIES
i. LOCATION
(a) The proposed development is located within the Lethbridge Urban Fringe
area of Lethbridge County, within close proximity to the City of Lethbridge
and the Town of Coalhurst where a wide variety of educational, medical,
commercial, recreational and community services exist. The paved
Provincial Highway 25 provides direct access to the development area.
ii. HOUSING CHOICE
(a) The proposed development provides for a type of residential land use that
would allow families to build and live in a community offering rural lifestyle.
iii. LAND USE RE-CLASSIFICATION
(@) A County Land Use Bylaw Amendment will be required to re-designate
portions of the plan area. The portion of the area to be developed will be
re-designated to Grouped Country Residential (GCR), while the balance of
the land will remain as Lethbridge Urban Fringe (LUF). Refer to Figure 4.
Most of the LUF land will be protected with an Environmental Easement
(refer to Figure 6A and Figure 6B).
iv. EASE OF DEVELOPMENT
(a) All of the basic utilities (except for sanitary sewer) are located at or near
the site boundary and therefore the servicing and development of the site
will be generally simple and efficient.
V. RIVER VALLEY
(a) The river valley offers excellent views from the proposed building sites in
the plan area with sightlines extending along the coulees and down to the
Oldman River. This area offers a unique development potential with

residential lots backing on to the coulees.
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6. PROPOSED LAND USE & DESIGN
a. PROPOSED LAND UsSE
i. A total of 15 lots with a minimum size of 2 acres (0.8 ha) will be created on
the proposed development which is proposed to be re-zoned as a Grouped
Country Residential, with the balance of land remaining as Lethbridge Urban
Fringe as shown on Figure 4,
b. DENSITY AND POPULATION
i. The housing density within the proposed development comprises 15 lots or
0.14 units per acre (0.33 units per ha.) of net area (refer to Figure 6A and
Figure 6B),
ii. Based on an average occupancy of 3 persons per household, the population
within the plan area is estimated to be approximately 45 persons.
C. RESERVE REQUIREMENTS
i.  MUNICIPAL RESERVE
(@) There is no land within the proposed area structure plan dedicated for
municipal reserve. Municipal Reserve will be dedicated as cash-in-lieu to
Lethbridge County.
ii. ENVIRONMENTAL
iii. Most of the coulee area will be protected by an environmental easement
(refer to Figure 6A and Figure 6B).
d. TRANSPORTATION
I. SITE ACCESS AND CIRCULATION
(a) Access into the proposed development area will be on Township Road 92,
via Highway 25. A local road is proposed to extend north from Twp-Rd. 92
to a cul-de-sac turnaround, to create access for 9 residential lots. There
are 8 residential lots with direct access to the Twp-Rd. 92. There are 2
corner lots with access to both the cul-de-sac road and the Twp-Rd. 92.
The proposed cul-de-sac road and upgrade to the existing Twp-Rd. 92 will
be designed and constructed to the Lethbridge County Standards (refer to

Figure 8).
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€. SERVICING
i. POTABLE WATER SUPPLY AND DISTRIBUTION

(a) Domestic Water and Fire Protection Requirement for ASP Area:

(i) The domestic water requirements for the subdivision will be supplied
by the Lethbridge North County Potable Water Coop via extensions
from an existing 40mm potable water pipe running parallel along the
east side of Hwy. 25. Each lot will be supplied with a trickle system to
fill individual cisterns (refer to Figures 7A & 7B). The Water Coop has
confirmed that there is sufficient capacity available to service the
proposed subdivision (refer to the attached Appendix 5);

(i) Cisterns will be installed in accordance with requirements of the
Chinook Health Region and Safety Codes Council of Alberta;

(i) A home owners association will be formed to own and maintain the
potable water system within the development. The irrigation and
potable water will be installed in an easement through the lots