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MUNICIPAL DISTRICT OF ROCKY VIEW NO. 44
BYLAW C-5177-2000

A Bylaw of the Municipal District of Rocky View No. 44 to adopt an Area Structure Plan pursuant to
Section 633 of the Municipal Government Act.

WHEREAS

WHEREAS

WHEREAS

the Council of the Municipal District of Rocky View No. 44 wishes to adopt the Area
Structure Plan affecting the lands described as:

Portions of Sections 3, 4, 9, 10, 15, 16, 21, 22, 27, and 28 and the west half of Sections 2,
11, 14, 23, and 26, as shown as being within the Area Structure Plan boundary in
Figure 1 of Schedule A of this bylaw

herein referred to as the "Lands™ and described in Schedule "A", known also as the Balzac
East Area Structure Plan, attached hereto and forming part of this bylaw; and

a notice was published on Tuesday, March 28, 2000 and Tuesday, April 4, 2000 in the
Rocky View Five Village Weekly, a newspaper circulating in the Municipal District of
Rocky View No. 44, advising of the Public Hearing for April 11, 2000; and

Council held a Public Hearing and have given consideration to the representations made to
it in accordance with Section 692 of the Municipal Government Act, being Chapter 24 of
the Revised Statutes of Alberta, 1995, and all amendments thereto.

NOW THEREFORE the Council enacts the following:

1.

2.
3.

That the Area Structure Plan be adopted to provide a framework for subsequent subdivision
and development within:

Portions of Sections 3, 4, 9, 10, 15, 16, 21, 22, 27, and 28 and the west half of
Sections 2, 11, 14, 23, and 26, as shown as being within the Area Structure Plan
boundary in Figure 1 of Schedule A of this bylaw.

herein referred to as the "Lands" and described in Schedule "A", known also as the Balzac
East Area Structure Plan, attached hereto and forming part of this bylaw.

This Bylaw may be cited as the Balzac East Area Structure Plan.

That this Bylaw shall come into effect upon the date of third and final reading.

File: 616-11

First reading passed in open Council, assembled in the City of Calgary, in the Province of Alberta, on
Tuesday, March 7, 2000 on a motion by Councillor Gough.

Second reading passed in open Council, assembled in the City of Calgary, in the Province of Alberta, on
Tuesday, May 9, 2000 on a motion by Councillor Gough.

Third reading passed in open Council, assembled in the City of Calgary, in the Province of Alberta, on
September 26, 2000 on a motion by Councillor Kent.

REEVE OR DEPUTY REEVE MUNICIPAL SECRETARY
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OFFICE CONSOLIDATION
September 2008

Note: This office consolidation includes the following amending Bylaws:
Amendment Description Approval Date

1 Bylaw C 5839-2003 November 25, 2003

a. Section 3.1 h — delete and replace text
b. Section 4.3.1 ¢ — delete and replace text
c. Section 4.4.3 ¢ —amend text

d. Section 4.4.3 d — delete and replace text

2. Bylaw C 6016-2004 January 18, 2005

Section 4.7 — add new policy 4.7.4
Figure 2 — delete and replace map
Figure 3 — delete and replace map
Figure 5 — delete and replace map
Figure 13 — delete and replace map
Figure 14 — add new map

h0o o0 OCT

3. Bylaw C 6233-2006 April 25, 2006
Figure 2 — amendment

Figure 3 — amendment

Section 4.3.2 — delete and replace text

Section4.4.3 — add text

Section 4.7.4 —delete and replace text

Section 5.2 —add policy

Section 6.2.4 —delete and replace

Figure 5 — amendment

Section 6.5.2 — delete and replace.

—mST@ o o0 o

4. Bylaw C-6608-2007 May 13, 2008
a. Figure 2 — delete and replace map
b. Figure 3 — delete and replace map
c. Section 4.7.2 add text to first paragraph

5. Bylaw C-6655-2008 Sept 23, 2008
Section 1.1 — minor amendments to text

Section 4.3 — delete and replace text

Section 4.3 — add new part (i) to 4.3.1

Section 4.3.3 g — delete and replace new section

Section 4.3.3 — add a section

Section4.6 — amend text in various portions

Do o0 T
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g. Section 4.7 —amend text
h. Section 4.7.5 — Add a new section
I. Section 5.2 — delete and replace part e.
J. Section 6.1- add text to part a, and add partb & c.
k. Section 6.2.1 — delete and replace a.
I. Section 6.2.5 — add a new section
m. Section 6.2 — amend text.
n. Section 6.5.1 — add text
0. Section 6.5.3 —amend part c.
p. Section 6.8.3 —add text
g. Section 6.9 —add a section
r. Figure 1 -5— delete and replace maps.
6. Bylaw C-7819-2018 Feb 12, 2019

a. Replace policy 4.7.5 (i)
b. Delete policy 4.7.5 (m)

Note: This document is an office consolidation and amendments have been inserted for
ease of reference only. The official Bylaw and all amendments thereto are available from
the Administration Office of the M.D. of Rocky View No. 44 and should be consulted for
all purposes of interpreting and applying this Bylaw.
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MISSION STATEMENT

1.0

11

The Balzac East Area Structure Plan (BEASP) is intended to provide a long-term vision
and development framework serving as a guide to appropriate forms of future land use
and development within the Plan Area. The BEASP will assist municipal policy makers,
planners, landowners, and potential developers.

INTRODUCTION
Context

Figure 1 identifies the physical Plan Area for the Balzac East Area Structure Plan
(BEASP).

The Plan Area includes 16.5 sections of land on the east side of Highway 2, north of the
City of Calgary and south of the City of Airdrie in the Municipal District (M.D.) of Rocky
View. The Plan Area consists of all legal subdivision plans and lands contained within the
following Sections, all in Township 26 and Range 29 west of the fourth meridian
including the following:

Sections 1, 2, 3, 4, 9, 10, 11, 12, 15, 16, 21, 22, 27, and 28 and the west half of Sections
14, 23, and 26. And the W % 6 and the W % 7-26-28-W4M.

The Plan Area originally sustained First Nations' people and, subsequently, attracted new
settlers. Europeans did not settle in the Balzac area until the start of the 20™ century. The
early pioneer families found the eastern side of the Nose Creek Valley particularly suitable
for grain growing.

A Canadian Pacific Railway engineer, fond of the French author Honoré de Balzac, named
Balzac in 1891. The area’s detailed history is documented in Stephen Wilk’s book entitled
100 Years of Nose Creek Valley History.

The Plan Area can be classified as a rural-urban transition zone. Historically the area was
characterised by agricultural uses lying between the cities of Calgary and Airdrie along the
east side of Alberta's most important highway corridor. Over time both cities have grown
and there is increasing demand in the Plan Area for country residential development. As a
result, the Plan Area is now divided between agriculture and small residential land
holdings, many occupied by commuters to the urban centres. The transition from
agricultural to residential (or other uses) continues with an increase in land values, urban
growth pressures, and proximity to urban areas. The BEASP is required to establish an
orderly approach to future development while, at the same time, considering differing
lifestyle and livelihood aspirations of a diverse resident population.
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Figure 1: Plan Area

e

wa

.L 2

g
-
£
! am 1
- ) : P2
- K}_] wn
.. € ot

MUNICIPAL DISTRICT OF ROCKY VIEW No 44

E
:E
1m
=

J —

- e - ? B S <
x
/,4// = Q)

& e
gl-+omt |
™ |}
1 o E ~——I
E e
- 1| @ 1] TWP. Rl). 28
EES el -
—— s - Al . e e B
: 1 ! A |
A - A O
| ! U | 'Y
| ) J L w
. ; o) oL 4 _
A PLE ] - i o L&
, ; =" 1 s RO 28
-
- , =
= 0 =
- S EE v o
I w ] | g |
| 9»—-\.’{21’."0 | | — =
ﬂ =DPLFIF |
B B
W ore; W 2 -, I - S ol
MR =N E



Balzac East Area Structure Plan Schedule ‘A’ of Bylaw C-5177-2000

1.2

1.3

Population Growth

Based on federal census information, the M.D. of Rocky View experienced thirty four
percent (34%) population growth between 1981 and 1996, due primarily to the conversion
of land to country residential uses. This growth trend can be applied to the Plan Area and
will likely continue.

The population growth rate in the Plan Area will be determined by a number of factors
including planning and development policies contained in the BEASP, market demand,
landowner decisions, and the availability of services and infrastructure. To provide some
indication of future population potential, the following scenario could be considered:

If the Plan Area was fully developed, as outlined in the BEASP, the total Plan Area
population is estimated at approximately 2080 persons. This projection assumes an
average household size of 2.6 persons (the average household size in the 1996 federal
census) and that 75% of the available land is developable allowing for environmental
considerations and road reserves.

Water supply is one of the most important short-term growth considerations. The existing
Rocky View Water Co-op currently has 110 connections in the Plan Area (estimated at
approximately 286 persons) with an existing capacity for some additional 240 connections
(approximately 624 additional persons). Recent adoption of the provincial Water Act (c-
3.5,5.A., 1996) will put more emphasis on surface water tie-ins for all future development.

Public Involvement

In accordance with the approved Terms of Reference adopted by Council in December of
1997, three (3) Open Houses were held at the Balzac Hall and one (1) statutory public
hearing was held at the M.D. of Rocky View Council Chambers.

A statutory Public Hearing was held April 11, 2000 and was adopted by M.D. of Rocky
View No. 44 Council (Bylaw # C-5177-2000) on September 26, 2000.

In addition, the Steering Committee held 13 meetings over a 26-month time frame during
the BEASP preparation. The Steering Committee consisted of three (3) residents of the
Balzac East Area and three (3) members of Council, assisted by Municipal Staff and
consultants. The Steering Committee’s mandate was to make recommendations regarding
Open House content and policies contained within the BEASP.

Furthermore, a series of individual stakeholder meetings provided better understanding of
specific concerns. Stakeholders included The City of Calgary, The City of Airdrie, The
Calgary Airport Authority, Alberta Transportation, and a number of individual landowners
in the Plan Area. Input from the public participation process are presented in Appendix A.
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14

Opportunities and Constraints in the Plan Area

A number of issues and technical considerations were evaluated as part of the BEASP
process, and the following opportunities and constraints were identified:

a.

Differing lifestyle/livelihood aspirations - Agricultural landholders express
difficulties in continuing their farming operations, while existing small land
owners wish to retain the "country charm™ of their once rural surroundings.

Proximity to Urban Centres - Urban growth pressures will continue and annexation
of at least some parts of the Plan Area is likely in the foreseeable future.

Nose Creek - The creek is a major drainage component in the Plan Area. It has
traditionally been utilised for storm water management and the watering of
livestock, but consideration should also be given to its potential as a linear park
with some recreational amenity.

Proximity to the Calgary International Airport - Proximity to a major airport brings
federal regulations, public safety issues, and land use limitations to the Plan Area.

Highway 2 - Alberta’s main highway has controlled access and requires special
consideration with respect to visual appearance of the highway corridor.
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2.0

2.1

THE PLANNING PROCESS
Purpose of the Plan

The BEASP was prepared to address landowners concerns that allowing development
without proper planning would be detrimental to the area as a whole. The Plan Area is
experiencing continued residential and, more recently, business opportunity growth
pressures. As a result, comprehensive planning of potential residential and business areas
is increasingly important as adjacent urban centres continue to grow. The purpose of the
BEASP is to define a planning and development framework to guide future growth in the
Plan Area by establishing a range of appropriate and compatible land uses within a
sequential development strategy. The BEASP supports the Rocky View Municipal
Development Plan (MDP) by adding another layer of detail to this particular area. The
BEASP takes into consideration existing land uses, surrounding developments, potential
future land uses, public input, physical and environmental characteristics, infrastructure
requirements, and growth trends. The BEASP outlines a number of goals. The Plan
structure and the policies contained within are the means by which those goals can be
achieved. The BEASP integrates into the overall planning process as illustrated below:

The Municipal Development Plan
and

The Rocky View/City of Calgary

Intermunicipal Development Plan

A 4

The Land Use Bylaw

or

| !

Area Structure Plan

(i.e. - BEASP)

Area Redevelopment Plan
Hamlet Plan

Conceptual Scheme,
to form part of Area
Structure Plan or Area
Redevelopment Plan

Conceptual Scheme

Land Use Redesignation

v

v

Land Use Redesignation

Development Permit/
Building Permit

v

Subdivision

v

Subdivision

v

Development Permit/
Building Permit

v

Development Permit/
Building Permit
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2.2

The Legislation

The BEASP is consistent with the Municipal vision as stated in Section 1.4 of the Rocky
View MDP. Section 1.4 states:

“That the Municipality continue to be a major agricultural force in the region. And,
although certain sectors of the Municipality have evolved from agriculturally-based
communities to predominately country residential-based neighbourhoods, further such
erosion of the agricultural land base is not desirable. The Municipal District of Rocky
View seeks to be a fiscally balanced rural Municipality that also considers the importance
of transportation and other infrastructure servicing, environmental, and quality of life
issues in its decision-making.”

The BEASP has been prepared in accordance with provincial requirements outlined in
s.633 of the Municipal Government Act (MGA) (Statutes of Alberta, 1994, Chapter M-
26.1).

633 (1) For the purpose of providing a framework for subsequent subdivision and
development of an area of land, a council may, by bylaw, adopt an area
structure plan.

(2) An area structure plan
(@) must describe
(i) the sequence of development proposed for the area,
(it) the land uses proposed for the area, either generally or with
respect to specific parts of the area,
(iii) the density of population proposed for the area either generally
or with respect to specific parts of the area, and
(iv) the general location of major transportation routes and public
utilities,
and
(b) may contain any other matters the council considers necessary.

In addition, s.638 of the MGA requires that all statutory plans adopted by the municipality
be consistent with one another. This includes consistency in content, policy
implementation and method of amendment.
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3.0

3.1

PLAN VISION AND GOALS

The BEASP will provide a framework for orderly economical and beneficial development of land,
and patterns of human settlement. It is intended to provide a flexible long-term framework for
development in the Plan Area. The BEASP should provide clear policy guidance, with appropriate
flexibility, to ensure that Balzac East remains a desirable place to live and work. Based on
community input, the BEASP attempts to accommodate a diverse range of interests, address
lifestyle and livelihood issues, and promote economic diversity.

Stakeholders' input forms a major component of the Plan goals and policies. During the BEASP
public participation process, a humber of issues, concerns, and interests were noted. These are
presented in Appendix A.

The BEASP envisions an orderly and sequential pattern of land use transition accommodating
new residential and business opportunities while continuing to respect adjacent agricultural
activities. The transition will strive to preserve and integrate natural features, open space, and
visual characteristics that attract new residents, while, at the same time, provide new economic
opportunities for those who have historically earned their livelihood in the area. New economic
opportunities will take the form of high quality, and appropriately located business areas. All
development will be supported by a well-planned and appropriate network of infrastructure and
services. Figure 2 - “Planning for Transition” illustrates a conceptual vision of the Plan Area.

Plan Goals

The following goals provide the focus for the BEASP, build on the Plan Area vision, and
collectively represent the future aspirations of the community and the Municipality:

a. Achieve an efficient, sequential pattern of development encouraging a diversity of
land uses working in harmony with one another;

b. Promote intensification of existing residential development areas through infilling;
C. Recognize the potential for transition of agricultural lands to non-agricultural uses
in a series of orderly, planned, properly serviced, and market — driven stages;

d. Promote appropriately located business areas to serve local and regional needs;
e. Establish high quality Performance Standards and Development Guidelines to

harmonise development with the natural and built environment;

f. Provide an efficient and safe road network to address existing traffic issues and
accommodate future growth;

g. Encourage the protection, preservation, conservation, and/or enhancement of
significant and valued natural and/or archaeological features of the Plan Area
through the development process.

h. Maintain the functional and visual integrity of significant transportation corridors.
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Figure 2: Conceptual Vision
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Figure 3: Land Use Strategy
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Balzac East Area Structure Plan Schedule ‘A’ of Bylaw C-5177-2000

4.0

4.1

LAND USE STRATEGY

Figure 3 illustrates a land use strategy to guide growth and achieve community objectives.
The land use strategy acknowledges three principles of the MDP, which seeks to (a)
preserve predominately unsubdivided areas with an agricultural land use designation, (b)
provide potential for subdivision of isolated areas of designated and previously subdivided
lands, and (c) promote in-filling of concentrated areas of residential development.
However, at the same time, the BEASP recognizes growth and transition pressures
specific to the Plan Area. Much of the Plan Area is currently under agricultural land use.
Agricultural land uses are expected to decline and be replaced by residential and/or
business uses. The BEASP supports an orderly, planned, properly serviced, and market —
driven transition of agricultural lands to residential or business uses. During the transition
period, continued agricultural uses are considered appropriate.

a. Applications for redesignation, subdivision or development shall conform with the
land use strategy illustrated in Figure 3 and be compatible with the policies of this
Plan.

b. Any application in the Plan Area that is contrary to the land use strategy contained

within the BEASP requires a formal amendment to the BEASP.

C. Applications for redesignation, subdivision, and development that may be contrary
to the BEASP’s sequencing objectives within the Residential and Business Areas
may be considered without amendment to the Plan, provided short and long term
consequences such as impact on adjacent lands, carrying capacity, and servicing
are examined to the satisfaction of the Municipality.

d. “Short-term”, “medium-term” and “long-term” growth projections in the
Municipality of Rocky View land use strategy shall be dependent upon a number
site-specific of factors including:

I. the proximity of the area to urban services or the ability of the area to be
serviced from collective sewer and water systems;

ii. the ability of the existing transportation network to handle additional
capacity proposed by a new use in the Plan Area; and

ii. the proximity of existing uses to the proposed use and the extent of
contiguous build out in the area.

Transitional Land Use

The Plan Area has historically been under extensive agricultural use. The Plan Area is
subject to unique pressures including urban growth from both Calgary and Airdrie;
increasing non-agricultural land values; demand for country residential development; and
conflicts between residential/business and agricultural land uses. These factors all support
the transition of agricultural lands to non-agricultural uses.
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4.2

4.1.1 Transitional Policies

a. Prior to transition, agricultural lands identified for future non-agricultural
land uses shall continue to be considered as conforming agricultural uses,
until transition, in accordance with the policies of this Plan.

b. Intensive agricultural uses are discouraged on lands identified in Figure 3
for future residential land use.

C. Intensification of existing agricultural uses, prior to transition, on lands
identified as future non-agricultural use in Figure 3 shall consider the
following:

I Minimum Distance Separation (MDS);

ii. compatibility with existing and future land uses;
ii. livestock management practices;

Iv. environmental impact;

V. a waste management program;
Vi. a chemical management program; and
vii.  any other matter the Municipality deems necessary.
d. Conceptual Plans may be required for redesignation and subdivision

proposing multi-lot developments.
Residential Land Use

Orderly and sequential residential development compatible with the natural environment
is encouraged beginning with the in-filling of existing residential areas.

Generally, residential development should occur in an orderly pattern, within the plan
area, from west to east. Visual impacts from both the highway and within neighbourhoods
shall be considered. New housing should be consistent with existing neighbouring
developments and be of a form and character that leads to the development of a consistent
visual landscape. Rural density developments with integration of open space and larger lot
sizes are preferred over urban forms of development. Permitted levels of development will
be influenced by the capacity and quality of available services and infrastructure.

Applicants for residential development in the Plan Area should consider internal road
linkages with neighbouring landowners in support of a comprehensive and efficient road
network. Opportunities to provide pedestrian linkages through the residential areas with
possible connections to the proposed Nose Creek Open Space system should be
considered.

11
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4.2.1 General Residential Area Policies

The Municipality may require applications for redesignation and/or
subdivision for residential development to supply the following:

1) a storm water management report (see Section 6.5.3 for detailed
information);

i) an evaluation of any on-site hydrological conditions including
confirmation of sufficient water supply (see Section 6.5.1 for
detailed information);

iii)  an evaluation of sanitary servicing (see Section 6.5.2 for detailed
information);

iv)  an evaluation of on-site geotechnical, archaeological, and historical
features (see Sections 5.1, 5.4, and 5.5 for detailed information);

V) a Traffic Impact Analysis (see Section 9.38 for detailed
information); and/or

Vi) any other matter deemed necessary by the Municipality.

Redesignation and subdivision applications for multi-lot developments
shall demonstrate how the proposal could accommodate the future
subdivision potential and/or development of a future road network on
surrounding lands.

Panhandles are generally discouraged except where site constraints exist or
where panhandles may accommodate future internal subdivision roads.

4.2.2 Phase One - Residential Intensification Area Policies

In-filling of Phase One is encouraged prior to further development of infrastructure
in Phase Two. Applications for residential development out of phase may be
considered if adjacent to existing development of similar density and lot size,
compatible with the surrounding land use pattern.

a.

b.

Minimum parcel size shall be two (2.0) acres.

Proposals for redesignation, subdivision, and development within the Phase
One Residential Intensification Area shall be supplied by a surface water
system, with written confirmation of a sufficient water supply.

Figure 4 identifies where Conceptual Schemes may be required for
redesignation and subdivision applications deemed to have an impact on
the long-term land use scenario, servicing requirements, future road
network, or development pattern of surrounding lands.
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4.2.3 Phase Two - Residential Development Area Policies

Phase Two is envisioned as a transition zone between the higher density
developments in Phase One and outlying agricultural lands. Orderly, sequential and
contiguous development is encouraged. Applications for residential development
out of phase may be considered if adjacent to existing development of similar
density and lot size, and is provided with appropriate levels of services and
infrastructure consistent with overall development of the Plan Area.

a.

b.

Minimum parcel size shall not be less than four (4.0) acres.

Notwithstanding Policy 4.2.3.a, two (2.0) acre parcels may be permitted
where the land is adjacent to existing two (2.0) acre lots, has direct access
to a developed road and a surface water supply is available.

Figure 4 identifies where Conceptual Schemes may be required for
redesignation and subdivision applications proposing  multi-lot
developments deemed to have an impact on the long-term land use
scenario, servicing requirements, future road network, or development
pattern of surrounding lands.

Figure 2 identifies where infill overlay planning should be encouraged on
Residential Phase two lands. Infill overlay principles allow already
developed rural residential areas to be redeveloped to allow for higher
densities in the future. Subdivision applications within areas designated for
rural residential development should address the following infill overlay
principles:

(1) Subdivision design, lot configuration, roadway access and
alignments should be planned in a manner that facilitates future
subdivision and redevelopment of the area to accommodate higher
densities;

(i) Future servicing and transportation right-of-way requirements
should be accommodated wherever possible and practical in rural
subdivision design; and

(i)  The potential for additional rural residential subdivision,
redesignations and development creating higher densities on both
the balance of the parcel being subdivided and on adjacent parcels
should be considered.

13



Schedule ‘A’ of Bylaw C-5177-2000

Balzac East Area Structure Plan

Conceptual Schemes
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4.3

Business

The diversification of business within the Plan Area is encouraged. Commercial and
industrial uses should be facilitated at a scale and character that integrate into the existing
land use pattern.

The Plan Area identifies two business areas adjacent to the Queen Elizabeth 1l Highway
and south of Highway 566. These business areas are confined to lands that fall within the
Airport Vicinity Protection Area (AVPA) for the Calgary International Airport. The
AVPA does not permit residential land uses above the 30 Noise Exposure Forecast (NEF)
contour due to overriding public safety and aviation concerns.

The BEASP land use strategy focuses initial business uses to these two areas with the
intent that future expansion of these areas will merge them into a single orderly, high
quality, well-planned and appropriately serviced business area. Over time, the BEASP
land use strategy anticipates that business uses will be developed on lands to the east of
these business areas and south of Highway 566 as well as on lands north of Highway 566
and east of the Queen Elizabeth Il Highway. Special Development Areas (SDA) are
identified and policies are formulated for these business areas.

4.3.1 General Business Policies

a. Development within the business areas should proceed in an orderly and
efficient manner.

b. Redesignation and/or subdivision and applications for business uses shall
address the following:
) analysis of potential impact on surrounding lands;
i) operational characteristics (i.e. hours of operation, number of
employees, any other special requirements, etc.);
iii)  screening/buffering treatment;
iv) any other matter deemed necessary by the Municipality.

C. Applications for business uses, redesignations and subdivisions shall
consider the importance of visual impacts on the landscape and the
Highway 2 and Highway 566 corridors, particularly for lands adjacent to
them. Integration of building design with surrounding landforms with links
to potential open space systems should be considered.

d. The Municipality may require applications for redesignation and/or
subdivision for business development to supply the following:
) a storm water management report (see Section 6.5.3 for detailed
information);
i) an evaluation of any on-site hydrological conditions including
confirmation of sufficient water supply (see Section 6.5.1 for
detailed information);
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4.3.2

iii)  an evaluation of sanitary servicing (see Section 6.5.2 for detailed
information);

iv) an evaluation of on-site geotechnical, archaeological, and historical
features (see Sections 5.1, 5.4, and 5.5 for detailed information);

V) a Traffic Impact Analysis (see Section 9.3.8 for detailed
information); and/or

vi) any other matter deemed necessary by the Municipality.

e. Applications for redesignation and/or subdivision for business development
must comply with AVPA regulations.

f. Figure 4 identifies where Conceptual Schemes may be required for
redesignation and subdivision applications proposing business uses deemed
to have an impact on adjacent land use, the long-term land use scenario,
servicing requirements, future road network, or development pattern of
surrounding lands.

g. Applicants for business uses within the M.D. of Rocky View/City of
Calgary Intermunicipal Development Plan area may be required to enter
into Deferred Services Agreements.

h. Applications for redesignation, subdivision and/or development within the
North Business Area must comply with the Performance Standards and
Development Guidelines outlined in Section 4.4.

I. Where appropriate and feasible, the Municipality encourages construction
and building best management practices, including Leadership in Energy
and Environmental Design (LEED).

North Business Area

The North Business Area is located adjacent to the Queen Elizabeth Il Highway,
Highway 566 and Township Road 261. With access to these key transportation
corridors as well as public water and sewer services, opportunities exist for a wide
range of business opportunities. These include a wide range of retail, service,
entertainment, business, hospitality, office, education, government and other uses.
The North Business Area is close to the Hamlet of Balzac and has a limited
interface with adjacent country residential uses.

The North Business Area will generally contain four Development Cells. These
Cells are outlined generally in this Section and will be detailed further in any
Direct Control Bylaw adopted for the Planning Area.

The North Business Area contains portions of Nose Creek and applications for
business uses must be sensitive to this natural feature. The Area is also the
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gateway to the Municipality and the City of Calgary and, as such, requires special
design consideration.

a.

Business Parks (see definition in Section 9.6) are considered appropriate uses
within the North Business Area. A wide range of uses that benefit from the
adjacent road network and the availability of public water and sanitary sewer
services are considered appropriate for the area. These include but are not
limited to retail, service, entertainment, distribution, hospitality, office,
education and government uses.

The North Business Area is divided into four Development Cells:

Cell A: This Cell is located adjacent to Township Road 261 and comprises
the majority of the site area. This Cell will be planned as one integrated unit
and will contain a wide range of business, commercial, service, hospitality,
office and entertainment uses. The Cell may be developed in phases. A
Master Site Development Plan shall be prepared prior to submission of any
development permit application for structures and shall address the location
of all major buildings, free-standing signs, parking and loading areas, roads
and access points, landscaping, entrances and entry treatments, sensitive and
complementary architectural treatment and internal and regional pathways. A
Manual of Physical Design, Landscaping and Architectural Standards shall
form part of the Master Site Development Plan. There is existing residential
development adjacent to the southeast boundary of the Cell and development
must be sensitive to this interface.

Cell B: This Cell is located in the southeast portion of the North Business
Area. Development in Cell B will consist of educational and institutional
uses, and commercial and business uses. Access will be via an internal
roadway that links with Township Road 261. Landscaped buffers along the
internal roadway and Township Road 261 will be required. Lot sizes may
vary in this Cell and will be determined at the time of subdivision through a
Master Site Development Plan. There is existing residential development
adjacent to the south boundary of the Cell and development must be sensitive
to this interface.

Cell C: This Cell is located adjacent to the Queen Elizabeth Il Highway and
contains lands adjacent to Nose Creek. The policies of this Plan will ensure
that impacts on the Creek are identified and minimized; water quality and
riparian habitat must not be adversely affected. ~Whenever possible,
reasonable efforts are encouraged to improve riparian function and/or
improve water quality. Low impact development practices are encouraged.
The review of development permits and construction management plans
must ensure that the integrity of the Creek is not compromised.

Cell D: This Cell is located along the northern edge of the North Business
Area and is adjacent to Highway 566. This Cell will be developed for
business, retail, service, hospitality, office and public uses. Development
shall be comprehensively planned, shall demonstrate a wide variety of
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building types and scale, with a comprehensive pedestrian network that
encourages pedestrian movement, and usable open space is provided with
high-quality landscaping. It will be accessed from the extension of the
realignment of Range Road 294 and from Range Road 293. Architectural
guidelines will be established and landscaped buffers and a regional
pathway(s) shall be developed, to ensure continuity with the SDA 4 Area to
the east, the Hamlet of Balzac to the west, and with land uses to the north.
Consideration of scale and type of development is required to mitigate any
impact on residential uses to the north.

c. Uses that may create noise or air-quality concerns for area residents are
discouraged. Muitigating measures must be implemented to ensure that the
performance standards of this Plan are met.

d.  Access to the North Business Area shall be from Township Road 261 via the
interchange proposed to be developed from the Queen Elizabeth Il Highway,
the extension of Range Road 293 & 294, and Highway 566. A Traffic
Impact Assessment (TIA) acceptable to the Municipality and Alberta
Transportation shall be prepared by a qualified professional licensed to
practice in Alberta. This plan must be in final form prior to subdivision or
development permit approvals for structures being granted in the North
Business Area.

e.  Acquisition of required right-of-way on adjacent lands for requirements of
the Municipal Transportation Network will be at no cost to the Municipality.

f.  Applications for business and other uses adjacent to existing or proposed
residential areas shall demonstrate how the proposal will mitigate any
potential impacts.

g. A Stormwater Management Plan satisfactory to the Municipality shall be
prepared prior to any development permit approval. The plan will be
developed in consultation with the Nose Creek Partnership and will
demonstrate how future development will not adversely affect Nose Creek.
Low impact development practices are encouraged; and whenever possible,
reasonable efforts are encouraged to improve riparian function and/or
improve water quality in Nose Creek.

h.  Prior to any construction in the North Business Area and as a condition of
development approval, a construction management plan satisfactory to the
Municipality shall be prepared. The plan will address dust control, noise,
erosion, sediment control, interim emergency access and any other matter
considered appropriate by the Municipality.

i. A fire protection and emergency response plan satisfactory to the
Municipality shall be prepared as part of any development permit application
involving new structures. The plan will address the suitability of the storm
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water management ponds as a supplementary source of water for regional
fire-fighting purposes. Any on-site pathway system must be accessible for
fire and other emergency equipment to the satisfaction of the Municipality.

J- The phasing of development in the North Business Area is intended to be
flexible and will be determined by: issuance of any planning approvals, the
installation and construction of the Queen Elizabeth Il Highway / Township
Road 261 interchange, the extension of the realigned Range Road 294, water
and sewer servicing, as well as market demand.

k. Prior to development permit approval for structures, a utility servicing
strategy acceptable to the Municipality shall be prepared indicating how the
Area will be connected to the water and sanitary sewer systems available in
Balzac East.

I.  Prior to development permit approval for structures, a comprehensive
landscaping and irrigation plan shall be prepared to the satisfaction of the
Municipality. This plan must illustrate the treatment along all entranceways,
landscaped areas, pathways and lands adjacent to Nose Creek and major
transportation corridors and parking areas, where appropriate. Buffering and
screening between any Cell and adjacent residential areas where necessary
must also be shown and be acceptable to the Municipality. The plan must
illustrate how development will be used to enhance the gateway to the
Municipality and the City of Calgary.

m.  Prior to development permit approval for structures, a lighting plan shall be
prepared to the satisfaction of the Municipality. The goal of this plan is to
limit any off-site light pollution. Lighting must be concentrated on the
buildings and parking lots, and must not interfere with adjacent highways,
roadways and residential areas.

n.  Prior to development permit approval for structures, a signage plan shall be
prepared to the satisfaction of the Municipality. This plan must show the
location and type of all freestanding signs.

0.  Prior to development permit approval for structures, an architectural control
plan shall be prepared to the satisfaction of the Municipality. This plan will
promote a comprehensive design character and require individual buildings
to use a variety of high-quality building materials, and a variety of design and
architectural elements.

p.  The design of development in Cells A, B and D shall consider, promote and
make provisions for the use of transit. At the time of any development permit
approval for structures, a Transit Service Plan must be prepared to the
satisfaction of the Municipality.

g. Prior to development permit approval for structures, a Pathway and
Pedestrian Circulation System Plan shall be prepared to the satisfaction of
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the Municipality. This plan shall address internal pedestrian circulation and
linkages between the development Cells and the regional pathway system
adjacent to Nose Creek and Highway 566.

r.  Prior to any surface disturbance, an archaeological and historical resources
study satisfactory to the Municipality and to Alberta Community
Development may be required. Any recommended mitigation must be
undertaken and completed to the satisfaction of the Municipality.

s.  Parking and Loading requirements regarding the number of stalls required for
each Cell and/or Sub-Cell shall be based on a Parking and Loading Needs
assessment acceptable to the Municipality. This information will be used to
produce a Parking Lot Landscaping, Design and Traffic Management Plan.
This Plan is to be prepared by a team made up of a Professional
Transportation Engineer and a Professional Landscape Architect, and is to be
submitted to the Municipality for review along with the Development Permit
application for structures associated with the principle Use for each Cell
and/or Sub-Cell. This Plan is to be designed in conjunction with the Transit
Service Plan.

t.  Prior to development permit approval for structures an Operational Plan shall
be prepared to the Satisfaction of the Municipality.

u.  Developers are encouraged to cooperate with the Municipality in the
preparation of a feasibility study regarding the opportunities for District
Energy and Eco-Industrial reuse of water and other industrial by-products, or
the production of electricity, for existing and future industries in the East
Balzac Area. The feasibility study is also to provide recommendations for
utility rights-of-way to be registered along with the plans of survey.

v.  When considering applications for subdivision in the North Business Area,
the Municipality may consider whether to consolidate reserve lands either on
a specific parcel or in a specific area which has been identified as being
suitable to acquire for purposes outlined under Section 671 (2) of the
Municipal Government Act.

w. Development permit applications for temporary construction facilities are not
subject to the requirements of this Section.
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4.3.3

4.3.4

South Business Area

The South Business Area (adjacent to 114 Avenue/Township Road 260) has
potential to use the existing rail spur line to accommodate a range of uses with
more of an industrial character than those in the north. Lands abutting Highway 2
in the business area require aesthetic consideration and sensitivity to the landscape
to maintain the safety and visual integrity of the highway corridor. The importance
of the portion of South Business Area adjacent to Highway 2 as an intermunicipal
entranceway should be reflected in proposed design and appearance of
development adjacent to Highway 2.

a. South Business Area uses are encouraged to use the Rocky View Spur Line
from the existing Canadian Pacific rail line for the intermodal transportation
of goods and services.

b. South Business Area uses should be compatible with the objectives of the
Calgary Growth Area Management Plan (GRAMP) and Intermunicipal
Development Plan (IDP) policies. On-going co-ordination and dialogue with
the City of Calgary should occur in order to achieve a seamless appearance
of uses between municipal jurisdictions.

C. South Business Area uses may be required to enter into a Deferred Services
Agreement that provides for future levels of urban servicing when available
in the Plan area. Applications for redesignation, subdivision and/or
development should make provisions for accommodating the Deferred
Services Agreement and/or utility easements.

Home Based Business

The Municipality supports home based business as another method of business
diversification within the M.D. of Rocky View Home based businesses provide
opportunity for live-work relationships and support community based economies.

a. The Municipality encourages and supports home based businesses within
the Plan Area.

b. Home based businesses in the Plan Area should cater to a wide range of

lifestyle and livelihood aspirations within the community and foster more
economic diversification within the Municipality.
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4.4

Business Use Performance Standards and Development Guidelines

Performance Standards and Development Guidelines contained herein are intended to
provide guidelines for the development of Business Land Uses and Business Parks within
the Plan Area and to establish standards for the management of potential nuisances that
may result from activities occurring therein.

4.4.1 General Policy
When considering applications for redesignation, subdivision and/or development
approval of business uses, applications must meet or exceed the minimum
performance standards and development guidelines of the BEASP. Council may, at
its sole discretion, vary the performance standards and development guidelines
from time to time to accommodate individual proposals.

4.4.2 Performance Standards

a. Air Contaminants, Visible and Particulate Emissions

No use or operation within a Business Land Use and/or Business Park
contemplated within the Plan Area shall cause or create air contaminants,
visible emissions, or particulate emissions beyond the building that
contains them. Nor shall a use or operation exceed the levels contained
within the Province of Alberta Clean Air Act and/or the Calgary
International AVPA and any pursuant legislation. Airborne particulate
matter originating from storage areas, yards or roads shall be minimised by
landscaping, paving, or wetting of these areas or by other means considered
appropriate by the Municipality as defined in a Development Permit in
accordance with sound environmental practices.

b. Odour

No use or operation within a Business Land Use and/or Business Park shall
cause or create the emission of odorous matter or vapour beyond the
building, which contains the use or operation.

C. Noise and Vibration

No use or operation within a Business Land Use and/or Business Park shall
cause or create the emission of noise or vibration beyond the building that
contains the use or operation.
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d. Toxic Matter

No use or operation within a Business Land Use and/or Business Park shall
cause or create the emission of any toxic matter beyond the building that
contains it. The handling, storage, and disposal of any toxic, hazardous
materials shall be in accordance with the regulations of any government
authority having jurisdiction and in accordance with any Chemical
Management Plan that may be required by the Municipality.

e. Garbage Storage

Garbage and waste material within a Business Land Use and/or Business
Park shall be stored in weather-proof and animal-proof containers located
within buildings or adjacent to the side or rear of buildings that shall be
screened from view by all adjacent properties and public thoroughfares.
Mechanical waste compactors are encouraged.

f. Fire and Explosion Hazards

All uses and operations in the Plan Area that store or utilise materials or
products that may be hazardous due to their flammable or explosive
characteristics shall comply with the applicable fire regulations of the
Municipality or the regulations of the Municipality or the regulations of any
other government authority having jurisdiction and in accordance with any
hazard or emergency management plan that may be required by the
Municipality.

4.4.3 Development Guidelines

Development Guidelines are intended to be implemented through the development
approval process.

Minimum Development Guidelines for Business Land Uses and/or Business Parks
contemplated in this Plan are as follows:

a. Access Parking and Loading

i)  Entrances shall be designed to accommodate the turning movements
of trucks and recreational vehicles and shall be positioned to allow for
safe and adequate site distances.

i)  Parking and loading facilities shall be provided in accordance with the
requirements of the Municipality and/or the Land Use Bylaw. Loading
and vehicle servicing areas should be integrated into the site and
building architecture and be located to the side or rear of buildings
where major developments are proposed, a study of parking and
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loading requirements acceptable to the Municipality may be required.
The Municipality may determine that these requirements will
supersede those outlined in the Land Use Bylaw.

b. Signage

The size and placement of all signage shall be considered an integral part of
site development and Signage Plan shall be submitted to the Municipality
upon application for a Development Permit and be in accordance with the
Land Use Bylaw or special district provisions prepared for the site.
Temporary signage is not permitted with the exception of temporary signs
required during development or building construction. No signage shall be
placed along the Highway 2 right-of-way. All signs along the primary
highway system must meet the requirements of the provincial Highway
Signing Policy.

C. Lighting

All on-site lighting shall be located, oriented, and shielded to prevent
adverse affects on adjacent properties and to protect the safe and efficient
function of the Calgary International Airport, Highway 2 and Highway 566.

d. Landscaping

Landscaping requirements are intended to enhance the visual attractiveness
of all Business developments within the Plan Area, however in particular;
they are intended to assist in maintaining the visual integrity of the
Highway 2 and Highway 566 corridors and their functions as a gateway to
the MD and to the cities of Airdrie and Calgary. Due to proximity to these
major transportation routes, lands adjacent to Highway 2 and/or Highway
566 will require additional landscaping.

Landscaping shall be provided for all Business development and/or
Business Parks in accordance with a Landscape Plan to be submitted to the
Municipality upon application for a Development Permit. The following
standards apply to all landscaped areas:

I For Business Parks developed in proximity to either Highway 2 or
Highway 566, a minimum of 25% of the lands within the Business
Park shall be landscaped in accordance with a Landscape Plan.
Included within this 25%, is a requirement for a minimum of 10%
of each individual lot to be landscaped.

ii. Where Business development occurs on lands in proximity to
Highway 2 and/or Highway 566 but outside of the context of a
Business Park, a minimum of 15% of the area of the individual lot
shall be landscaped, in accordance with a Landscape Plan.
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Vi.

Vil.

viil.

Xi.

Xii.

All remaining areas within the Plan Area that are developed with
Business uses shall require a minimum of 10% of the lot area to be
landscaped, in accordance with a Landscape Plan.

Landscaping treatment within the Plan Area means the modification
and enhancement of the surface area of a site through the use of any
or all of the following elements:

a. soft landscaping consisting of vegetation such as berms and the
planting of trees, shrubs, hedges, grass and ground cover, and

b. hard landscaping consisting of non-vegetative materials such as
brick, stone, concrete, tile and wood, excluding monolithic
concrete and asphalt.

A maximum of 50% of the area required to be landscaped shall be
landscaped with hard landscaping.

Existing soft landscaping retained on a site may be considered in
fulfillment of the total landscaping requirement.

For purposes of subsections a) and b) above, landscaping shall
include areas of Public Utility Lots, Municipal Reserve Lots, and
stormwater management features which are enhanced with
landscaping treatment.

In addition to areas adjacent to Highway 2 and/or Highway 566,
landscaped areas should be provided within front yard setback
areas, side yards between the front and rear of the principle building
when they are not proposed for vehicular movement and located
within a strip adjacent to the front of the principle building.
Landscaping required for screening purposes should utilize mature
or large-growth varieties of trees, plants, and/or shrubs.

Double-frontage parcels may exist in some locations. Landscaping
should take these situations into consideration and these areas may
require additional landscaping.

The quality and extent of landscaping established on site shall be
the minimum standard to be maintained for the life of the
development. Adequate means of irrigating any soft landscaping
and maintaining both hard and soft landscaping shall be detailed in
the Landscape Plan.

All plant materials shall be of a species capable of healthy growth in
the Municipality and shall conform to the standards of the Canadian
Nursery Trades Association for nursery stock.

Except for road right-of-ways, trees/shrubs shall be planted and
maintained in the overall minimum ratio of one tree/shrub per 45
square meters (490 square feet) of the soft landscaped area
identified in the Landscape Plan. Trees shall comprise at least 50%
of the tree/shrub mixture used to satisfy this requirement.
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Xiii. Coniferous trees shall comprise a minimum portion of one-third
(1/3) of all trees planted, and where feasible, trees should be planted
in clusters or landscape groupings.

Xiv. The minimum size for deciduous trees shall be 50 mm (2.0 inches)

caliper.
XV. The minimum size for small coniferous trees shall be a height of 2

meters (6.5 feet) and for large coniferous trees, a height of 3 meters
(9.8 feet).

XVI. Shrubs shall be a minimum height or spread of 600 mm at the time
of planting.

XVil. Any areas subject to excavation, stripping or grading during

construction phases of development that are not identified as a
landscaped area in the Landscape Plan shall be seeded to grass.

e. Outside Storage

Outside storage, including the storage of trucks, trailers, recreational
vehicles, and other vehicles may be permitted adjacent to the side or rear of
a building provided such storage areas are not located within a required side
or rear yard setback and the storage is visually screened from adjacent non-
business land uses and Highway 2.

f. Outside Display Areas

Outside display areas are permitted provided they are limited to examples
of equipment, products or items related to the Business Use located on the
site containing the display area, are not located within any required setback,
and are visually screened from Highway 2.

g. Storm Water Management and Low Impact Development

i) A Storm Water Management Plan shall be submitted to the
Municipality, if required, upon application for a Conceptual Scheme
and/or a Development Permit. All Storm Water Management Plans
shall conform to the M.D.’s Master Drainage Plan prepared for the
East Balzac area. Storm water should be retained on-site where
possible and post-development flows shall be equal to or less than
pre-development flows in all cases. The runoff volume control
targets as outlined in the Nose Creek Watershed Water Management
Plan should, wherever possible, be achieved. Water quality issues
related to Nose Creek must be addressed pursuant to Sections 5.2 and
6.5.3 of this Plan.
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i)  Conceptual Schemes and Master Site Development Plans shall
identify those Low Impact Development principles and practices
which will be applied to the site. The Municipality strongly
encourages the implementation of Low Impact Development
practices, including but not limited to vegetated swales, rain barrels
and cisterns, permeable pavement, rain gardens and impervious
surface reduction.

iii)  For business parks and business uses, potable water shall not be used
for outside irrigation. Landscaping may only be irrigated with
retained storm water or off-site, non- MD of Rocky View potable
water. Conceptual Schemes and Master Site Development Plans will
identify strategies to achieve this policy. These strategies may
include but are not limited to the use of cisterns, rain barrels and
stormwater, drought tolerant vegetation and the application of current
technologies to conserve water used for irrigation. Notwithstanding
the provisions of 4.4.3 d. above, the Approving Authority may vary
or relax the landscaping standards of this Plan in order to ensure that
potable water is not used for outside irrigation.

h. Fencing

In order to avoid the unnecessary use of fencing, which could lead to
visually unattractive street design within the industrial areas, the use of
fencing on any site should not be permitted, other than for required
screening of outside storage, garbage or equipment or for security purposes,
provided it is adjacent to the side or rear of buildings.

i. Construction Management

A Construction Management Plan shall be submitted to the Municipality if
required upon application for a Development Permit. The Construction
Management Plan shall detail the management of all construction activity
on-site including, but not limited to, the management of construction debris
and dust.

J. Antennas
Antennas, satellite dishes or similar equipment are not permitted on the
roof of any buildings and shall be located in the rear or side yard and shall
not exceed height and/or operations restriction of the Municipality and/or
the Airport Vicinity Protection Area (AVPA).

k. Transitional Uses (Buffers)
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4.5

In areas where Business uses are adjacent to other land uses, Residential in
particular, it is recommended that the Business developments be of lower
density and residential in scale. Additional landscaping may be required in
such locations.

Building Design

The design, character, and appearance of any Business developments,
accessory buildings, structures, or signs in the Plan Area must be acceptable
to the Municipality having due regard to their affects on neighbouring
developments and general amenities of the area. The buildings should
demonstrate sensitivity to the landscape, and if located adjacent to Highway
2 and/or Nose Creek, the building design should consider the visual impact
on this corridor.

Water Conservation Strategy

i)  As part of all Conceptual Schemes and Master Site Development
Plans that are prepared, applicants are required to prepare and submit
a Water Conservation Strategy. This Strategy will ensure that potable
water from communal systems is conserved to the maximum extent
possible, to the satisfaction of the Municipality. As part of this
Strategy, the installation of low flush toilets is mandatory in all new
business developments. When applying for a Development Permit,
all high volume water users shall be required to submit a Water
Conservation Strategy. Additional water conservation measures may
be outlined in a Water Conservation Bylaw that may be adopted by
the Municipality in the future.

i)  Businesses that use high volumes of water are restricted in the Balzac
East business area. High volume water uses are defined as those
businesses which use in excess of 25 cubic metres (5,500 imperial
gallons) of potable water per day for the entire business operation.
Commercial, recreational and institutional uses, including hotels,
motels and restaurants, are exempt from this requirement. At the
discretion of the M.D., certain uses such as water parks and other
high water uses will not be permitted. Wherever possible, businesses
are encouraged to make use of grey water or stormwater.

Institutional Land Use

Institutional land uses (i.e. libraries, cemeteries, churches, correction facilities, historic
sites and markers, long-term care facilities, places of worship, public utility buildings,
etc.) in the Plan Area are difficult to phase or have appropriate long-term locations
projected. The ASP attempts to identify methods of public involvement in the location of
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4.6

these uses and suggests that the preferred location is within SDA2 of the Plan Area.
Institutional land uses should be compatible with surrounding land uses, and designed in
such a manner which integrates the structures with the surrounding landscape.

Applications for redesignation, subdivision, and/or development of Institutional uses may
be required to include the following to the satisfaction of the Municipality:

a. A Conceptual Scheme which, in addition, illustrates an analysis of potential
impacts on adjacent lands including the proposed use of the building(s), and
integration of the building(s) design into the landscape and surrounding character
of the area, and proposed access to the site;

b. A traffic impact analysis;

C. Supporting information describing availability and adequacy of on-site and off-site
private and/or public utilities and servicing necessary to support the use;

d. An operational plan outlining the days and hours of operation and anticipated
functions throughout the year, including discussion of potential benefits the facility
provides as an amenity to the surrounding community;

e. Public consultation with area landowners;
f. A Landscape Plan describing site vegetation and screening, and
g. Any additional information to ensure conformance with municipal policy and the

policies of the BEASP.
Natural Resource Extraction

Natural Resource Extraction includes facilities such as gravel pits (and associated
operations), asphaultic processing, sand pits, clay or marl pits, peat extraction, stripping of
topsoil, timber removal, sawmills, and related timber/wood processing. Either the Calgary
International AVPA or physical lack of resources (i.e. - gravel) may restrict many of the
Natural Resource Extraction and processing uses in the Plan Area.

Sour gas pipelines and processing facilities exist within or near the Plan Area. Setbacks
from these facilities are determined by the product in the pipeline and setback regulations
are administered by the Energy Resources Conservation Board. Consultation with the
ERCB and utility companies will continue to be a priority of the Municipality. In the
preparation of Conceptual Schemes, Developers will consult with the ERCB early in the
process to ensure that the impacts of sour gas facilities are known.

a. Applications in support of establishing new gravel operations in the Plan Area
shall be required to redesignate the land to Natural Resource Industrial District
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4.7

(NRI) or Direct Control (DC), and shall be subject to any other
requirements/conditions deemed necessary by the Municipality.

b. Applications for redesignation, subdivision, and/or development within the Plan
Area shall be required to maintain appropriate setbacks from sour gas pipelines
within the Plan Area as determined by the provincial referral agency (ERCB).

C. Natural resource exploration and refining facilities in the Plan Area may be
restricted by the Calgary International AVPA regulations, and are permitted at the
discretion of The Energy Resources Conservation Board.

Special Development Areas

Special Development Areas (SDA) identify lands requiring special consideration due to
external factors that could influence the long-term development of lands within these
areas. Special considerations include residential development restrictions due to the
location of the AVPA; access onto SH # 566; design consideration due to the proximity to
Highway 2; enhancement and protection of Nose Creek; intermunicipal planning areas;
and buffering of development from existing residential use. The SDA’s include existing
residential parcels and agricultural lands within the AVPA, Nose Creek, and areas where
the development or improvement of infrastructure may trigger intensification and
diversification of development. The SDA are intended to allow the Municipality to
evaluate a proposed use and its potential impact on these special considerations. The
Balzac East Plan Area includes five SDAs which are considered policy review areas and
may require additional information and study at the request of the Municipality. Special
Development Areas should be reviewed by the Municipality from time to time to ensure
that the areas conform with the policies of the BEASP and still have special considerations
that apply.

4.7.1 Special Development Area #1 (SDAL)

SDAL1 is located in the northern portion of the Plan Area adjacent to Highway 2
and the City of Airdrie. Special planning considerations are required within this
SDA in accordance with Provincial Legislation and with any existing
Intermunicipal Development Plans and/or agreements.  Determination of
appropriate land uses for this area require further investigation and must give
consideration to adjacent residential land uses.

a. SDAL is considered a long-term development area. Applications for
redesignation, subdivision and/or development in SDA1 should consider
the required right of way land dedication, timing, and construction of the
proposed Highway 2 interchanges.

b. Applications for redesignation, subdivision and/or development in areas
identified for future Highway 2 interchange locations shall be referred to
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4.7.2

Alberta Transportation for identification of land required for intersection
right-of-ways.

C. The adoption of an Intermunicipal Development Plan between the M.D. of
Rocky View and the City of Airdrie in advance of redesignation,
subdivision and/or development is preferred.

d. In anticipation of the adoption of an Intermunicipal Development Plan with
the City of Airdrie, applications for redesignation, subdivision, and
development within SDA1 must be referred to the City of Airdrie in
accordance with existing Intermunicipal Development Plans and/or
agreements.

e. Figure 4 identifies where Conceptual Schemes may be required for
redesignation and subdivision applications deemed to have an impact on
the long-term land use scenario, servicing requirements, future road
network, or development pattern of surrounding lands.

f. Applications for redesignation, subdivision, and development within SDA1
should provide for appropriate transitioning of land uses from one use to
another. The interface between uses should be investigated and detailed
within a Conceptual Scheme and give consideration for parcel sizes; site
design; visual separation; sound attenuation; lighting; views and
landscaping.

Special Development Area #2 (SDA2)

The SDA2 boundary is generally defined by the 30 NEF Contour, which restricts
further residential subdivision in the area. Although unlikely, any change in the
AVPA would have a significant impact on the future land use in the SDA2. Other
special development considerations providing a rationale to recognize this area as
SDA include:

a. impact on existing residential land use;
b. Nose Creek;
c. SH 566 access and safety concerns.

SDAZ2 has been an area of past contention and sensitivity. Public consultation and
input on any application for redesignation or subdivision in this area is encouraged.
SDA2 has the potential to support “residential friendly” business uses provided
access has been resolved to the satisfaction of the Municipality and consultation
with area residents has taken place in an attempt to mitigate adjacent landowner
concerns. Compatibility with adjacent land uses; form and character of building
design; and development with existing landforms are extremely important factors
to be evaluated in SDAZ2.
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a. Preferred uses for lands identified as SDAZ2 include institutional,
recreational, non-intensive agricultural uses or business uses which could
be considered to have a minimal adverse impact on existing residential
uses. If another use is proposed in SDAZ2 that is consistent with permitted
uses under the AVPA, but not identified above as preferred, then the
following criteria should be addressed to the satisfaction of the
Municipality and may require the preparation of a Direct Control Bylaw:

) Business Area policies outlined in Section 4.3, and the Performance
Standards and Development Guidelines Section 4.4, shall apply to
any application in SDA2;

i) Compatibility with adjacent residential development, building form
and character, and mitigative screening measures; and

i)  Consultation with local area residents to identify issues
and methods of mitigating identified community concerns.

b. Uses that include dismantling or separating of vehicles, machinery, goods
and materials, processing of natural resource materials (i.e. sand, gravel,
etc.), or exclusive outdoor storage or stockpiling of materials are
considered inappropriate uses within SDA2.

4.7.3 Special Development Area #3 (SDA3)

SDAB3 consists of land that is located primarily within the confines of the 30 NEF
Contour and contains existing residential and agricultural land uses. The intent of
SDAB3 is to provide for the potential to accommodate an orderly and efficient
expansion of the adjacent North and South Business Areas. Special development
considerations include proximity to Highway 2, 30 NEF Contour restrictions,
existing residential areas, Calgary’s Growth Area Management Plan (GRAMP),
and the existing gas plant.

Proposals for business expansion into SDA3 must provide a rationale for
proceeding prior to build out of the designated business areas and consider the
impact it may have on the existing residential area and provide for buffers between
uses as necessary. SDA3 may be impacted by setback requirements from sour gas
facilities.

a. Prior to transition, residential and agricultural uses on lands in SDA3 may
continue to be considered as conforming to the Plan.

b. Applications for redesignations, subdivision and/or development in SDA3
should include the following to the satisfaction of the Municipality:
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) Rationale for business development outside designated Business
Areas and out of the overall sequencing of development, and
identification of potential impacts on adjacent uses, access,
servicing, and phasing.

i) Applications for business uses adjacent to existing residential areas
within SDA3 shall demonstrate how the proposal can be considered
compatible with adjacent uses, including screening, and buffering
measures as necessary.

C. SDA3 uses should be compatible with the objectives of the GRAMP and
IDP policies. On-going co-ordination and dialogue with the City of Calgary
should occur in order to achieve a seamless appearance of uses between
municipal jurisdictions.

4.7.4 Special Development Area #4 (SDA#4)

SDA#4 is located in the southeast portion of the Plan Area, between Highway 566
and the City of Calgary. It is located primarily within the 25 NEF Contour of the
Calgary Airport and contains existing residential and agricultural uses. There have
been pressures for the approval of a number of commercial and industrial
businesses and this market-driven pressure is what has triggered the preparation of
this ASP amendment.

Special planning considerations are required within this SDA in accordance with
Provincial Legislation and with any existing Intermunicipal Development Plan
and/or agreements and the Calgary Airport Restrictions. Appropriate lands uses for
this area will consider compatibility with adjacent residential uses and be defined
by “cells” within SDA#4. Proposals for development within SDA#4 must provide
a rationale for proceeding prior to build out of the designated business areas and
consider the impact it may have on the existing residential area and provide for a
buffer between uses as necessary.

a) SDA#4 is considered to be a long term development area. Applications for
redesignation, subdivision and/or development in SDA#4 should consider
the required right-of-way dedication, timing and construction standard for
Highway 566.

b) The SDA#4 area consists of lands previously included in what was known
as the South Transition Lands of the East Balzac Area Structure Plan, and
the lands located east of Range Road 293, within the NEF contour,
previously considered to be located within the South Business Area.

C) All future road widening required for Highway 566 should be taken on the
south side of the highway.
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d)

9)

h)

)

Prior to development, residential and agricultural uses on lands in SDA#4
may continue to be considered as conforming to the Plan.

Prior to any construction in SDA#4, a construction management plan shall
be prepared to the satisfaction of the MD staff that will address dust
control, noise, truck routes and access to the site and interference with the
adjacent residential development.

Phasing of development in SDA#4 shall be predicated by the installation
and construction of infrastructure and market demand.

Applications for redesignations, subdivisions and/or development in
SDA#4 should include the following, to the satisfaction of the
Municipality:

i Rationale for business development outside designated Business
Areas and out of the overall sequencing of development, and
identification of potential impacts on adjacent uses, access,
servicing and phasing.

ii. Applications for business uses adjacent to the existing residential
area within and adjacent to SDA#4 shall demonstrate how the
proposal can be considered compatible with these residential uses,
including screening and buffering measures as necessary.

Any new redesignation, subdivision and/or development, shall be subject
of an approved conceptual scheme.

Access to the area will be provided by Range Road 293 on the west and
Range Road 292 on the east. There will be two major east/west roads
crossing the area. The northern most is a proposed “modified service road”
to provide access to businesses adjacent to Highway 566 and will ensure
proper connection to the N % of Section 9, Twp 26 Range 29, W4M to the
west and to the land within SDA #4 to the east. The second major
east/west road will be on the southern end of SDA#4. Specific alignments
will be determined at the time a conceptual scheme is prepared.

SDA#4 is divided into three development cells:

I Cell A — Located immediately adjacent to Highway 566, north of
the modified service road. This cell will allow commercial, retail
and other uses that may be compatible with the adjacent residential
uses. There will be setbacks from the modified service road, all
Highway 566 future road widening will be taken on the south side
and within this Cell. Landscaped buffers will be mandatory here,
sensitive signage and lighting will be mandatory, rear yards and
side yards, where visible, will be treated like a front yard and
require landscaping, a lighting plan will be mandatory and no
outdoor storage will be allowed. Development heights,
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K)

landscaping, frontages and parking will be compatible with the
residential scale of development north of Highway 566.

ii. Cell B — Existing residential development will remain and
development of home based businesses with limited outside storage
will be permitted here. Should the landowner seek redesignation in
the future, similar uses to Cell C will be allowed. Lots internal to
the cell, should they convert to Cell C uses, must provide side yard
buffering adjacent to Cell B lots.

Ii. Cell C — This is the heart of the commercial/industrial business
area. There will be berming, buffering and a landscape plan
required along the range roads. Access controls will be required due
to the future anticipated traffic on Range Road 292 and Range Road
293. Lot sizes may vary in this area, but a maximum density will be
determined at the conceptual scheme level. The level of intensity of
industrial use will gradually increase to the southeast of the study
area. Regardless of the allowance for emissions from Type Il
industrial uses, all emissions will be mitigated and minimized in
this Area. Conceptual schemes for Cell C must provide separation
and buffering between the rear of lots in Cell B, and will provide a
landscape plan for the south side of the modified service road to
ensure compatibility with Cell A uses.

The overall concept for this area is for a commercial/light industrial area
that provides community amenities and breaks up the massing of structures
with linear green spaces that are landscaped and maintained.

Notwithstanding Section 5.6.1(c) Municipal Reserve in SDA #4 primarily
will be taken in the form of linear trails and buffering strips with the
opportunity for centralized green space within each phase of development.
Residual municipal reserves may be taken in cash-in-lieu. This will be
indicated in the conceptual scheme.

In addition to the standard requirements of the Balzac East Area Structure
Plan for the contents of a conceptual scheme, any conceptual scheme in
SDA#4 must include:

= A plan to allow the development to proceed in a phased and logical
manner;

= A plan that identifies the market drivers and the economic development
potential for the area;

= A plan to minimize negative impact to surrounding areas;
= Demonstration of full build out density and lot sizes;

= A graduated density, where the intensity of the type of use intensifies as
it gets further from existing residential development;
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= An access plan that demonstrates appropriate access, including service
roads if necessary, off of Highway 566;

= A traffic impact study prepared by a qualified professional licensed to
practice in the Province of Alberta;

= A landscape plan that enhances the aesthetics of the area and provides
buffering and screening between uses that may be considered to be
incompatible and utilizes native and indigenous plant materials;

= A lighting plan that concentrates the security lighting on the buildings
and away from the residential area;

= A signage plan that demonstrates tasteful and well situated signs;

= Architectural guidelines that ensures that the side of the structure
visible (either front, rear or side) from Highway 566 or either Range
Road 292 or Range Road 293 are attractive, there is no outside storage
and any fencing is well constructed and easily maintained,;

= Internal road standards that meet or exceed the MD Standards;
= Setbacks that reflect the adjacent uses;

= A storm water management plan must be prepared that incorporates
innovative concepts including wet pond features, roof top catchment,
irrigation or fire protection sources and other engineering solutions;

= Emissions from any Type Ill use including air, water, noise, solid waste
or litter, will be mitigated and minimized;

=  Demonstration that the orientation of the structures is sensitive to the
visual access by road and neighbours;

= Roof top treatments that enclose mechanical and electrical equipment,
make use of roof top gardens and/or provide a pitched roof;

= A fencing plan that demonstrates the visual screening and the long term
maintenance plan for the fence;

= The Municipality must notify Nexen of all applications within the SDA
#4 and ensure all approvals reflect acknowledgement by Nexen of the
impacts on their emergency response plan; and demonstration that all
environmental features considered to be significant or valuable, will be
protected or conserved.

4.7.5 Special Development Area #5 (SDAD5)

SDA #5 is located south of Highway 566 and to the east of both SDA #4 and
McDonald Lake. The easterly boundary of SDA #5 is one half mile to the east of
Range Road 290. Development in SDA #5 must pay particular attention to the
interface with the existing and future highway corridors as well as with adjacent
residential and other uses. Future business development on the east side of Range
Road 290 will likely occur in the longer term.

36



Balzac East Area Structure Plan Schedule ‘A’ of Bylaw C-5177-2000

With the proximity to existing and planned industrial and business development on
lands immediately to the west, an extension of similar uses into SDA #5 is
appropriate.  Interest has been expressed in permitting developments requiring
larger lots with a lower level of some municipal servicing. As such, SDA #5 will
complement business uses planned on other lands to the west. At the present time,
there is no industrial land in the Balzac East area that caters to businesses requiring
larger parcels of land.

a)

b)

9)

h)

SDA#5 is considered to be suitable for industrial and business uses
requiring larger lots and a reduced level of municipal services. However,
all developments will be required to connect to Municipal Water and
Sanitary Systems or enter into a Deferred Services Agreement if these are
not immediately available.

A Conceptual Scheme shall be prepared and adopted by Council prior to
further subdivision and/or development being permitted within SDA#5. A
Traffic Impact Assessment and a Storm Water Management Report
acceptable to the Municipality and the appropriate Provincial Departments
shall also be required.

All future road widening for Highway 566 should be taken on the south
side of the Highway.

All uses in SDA#5 that exist at the time of adoption of this amendment to
the Balzac East Area Structure Plan are deemed to be in conformity with
this Plan.

The phasing of development within SDA#5 shall be determined by market
demand and the installation of all required infrastructure.

There are a range of uses that currently exist adjacent to the boundary of
SDA #5. It is a priority of this Plan that adequate measures be put in place
to ensure that the business and adjacent uses are compatible. In Addition
to the policies in this Section, all Conceptual Schemes shall address this
issue to the satisfaction of the Municipality.

Businesses that are considered by the Municipality to be hazardous shall
not be permitted to locate in SDA#5.

As a condition of subdivision approval, a Construction Management Plan
acceptable to the Municipality shall be prepared. This Plan will address
issues related to dust, noise, truck routes, emergency vehicle access and any
other issue identified by the Municipality.

SDA #5 is divided into two Development Cells:
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)

K)

Cell A is located along the northerly and easterly boundary of SDA#5
and along Range Road 290. Uses that are compatible with adjacent
residential and other uses may be permitted in this Cell. Landscaped
buffers are mandatory. Development heights, parking and
landscaping will be sensitive to the adjacent residential uses. General
Industry Class Il uses are not permitted in Cell A. Architectural
guidelines prepared for Cell A will ensure that the sides of structures
facing Highway 566 and Range Road 290 are attractive. Signage and
lighting must also be sensitive to the adjacent residential uses.

Cell B consists of the remainder of SDA#5. Lot sizes and densities
will be determined when a Conceptual Scheme is prepared. A Plan
showing how emissions from any General Industry Class Ill use are to
be minimized and mitigated shall be prepared, to the satisfaction of
the Municipality. All impacts on adjacent properties shall be
addressed.

Wherever possible, municipal reserve in SDA#5 will be taken in the form
of linear trails and/or buffer strips along the northerly and easterly
boundaries and along the Range Roads. Additional Municipal Reserve
may be taken as cash-in-lieu or otherwise at the discretion of the
Municipality at the time of subdivision.

In addition to the requirements of this Plan, any Conceptual Scheme that is
prepared in SDA#5 must also address the following to the satisfaction of
the Municipality:

The phasing and sequence of subdivision and development at full
build out,

A graduated density, where the number of lots is reduced adjacent to
the highway corridors,

Impacts on adjacent land uses and appropriate mitigating measures,

A Landscaping Plan in conformity with the policy directions of this
Plan that effectively buffers and screens uses from adjacent lands,

A Fencing Plan that effectively screens required areas,

Lighting and Signage Plans,

Roof top treatments that enclose mechanical and electrical
equipment,

Lands required for any upgrading of Range Road 290,

Architectural guidelines, especially for lands adjacent to Highway
566 and Range Road 290,

Pedestrian and pathway connections both within SDA#5 as well as
linkages to adjacent developments, and

Internal road standards.
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)] The Municipality will refer all Conceptual Schemes and subdivision and
development permit applications to Nexen, to ensure that impacts on the
emergency response plan are addressed.
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5.0

5.1

NATURAL ENVIRONMENT

There are many environmental considerations in the Plan Area that are important
ecologically, economically, or aesthetically to residents and visitors in support of both
lifestyle and livelihood goals. These include:

McDonald Lake: a large seasonal water body in the southeast corner of the Plan
Area provides waterfowl habitat and natural storm water retention;

numerous seasonal ponds, primarily in the east portions of the Plan Area,
provide waterfowl habitats and storm water retention. In years of high
precipitation these may remain all season;

soil erosion and water course siltation caused by disturbance of creek banks
and steeper topography, particularly in the Northwest portion of the Plan Area;
Nose Creek and the Nose Creek flood limit; and

visual characteristics of the landscape.

The biophysical characteristics and environmental significance of lands in the Plan Area
should be considered in applications for development. Appendix B contains additional
detailed information regarding environmental considerations in the Plan Area.

General Environmental Policy

a.

The preservation of significant and/or sensitive natural environments is encouraged
when considering applications for redesignation, subdivision or development.

A proponent, in support of a proposal for redesignation, subdivision or
development, and at their sole expense, may be required to prepare and submit the
following in a form and content satisfactory to the Municipality, and in accordance
with all pertinent Alberta Environment guidelines or requirements of the
appropriate Provincial Departments:

An Environmental Impact Assessment pursuant to the provisions of the
Municipal Development Plan;

A Geotechnical Report pursuant to the provisions of the Municipal
Development Plan;

An Archaeological and/or Historical Resources Impact Assessment
pursuant to the provisions of the Municipal Development Plan and to the
satisfaction of Alberta Community Development; and

A storm water management analysis based on a no net increase in run-off
policy.
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5.2

Nose Creek Flood Limit Policies

Nose Creek is the major drainage course in the Plan Area and is of intermunicipal interest
as it traverses through the three (3) municipalities of Airdrie, Rocky View and Calgary.
Nose Creek has historically been a source of water for domestic livestock and has future
potential as a recreational amenity. The three municipalities have committed to undertake
a water quality study on Nose Creek. Nose Creek, and its potential as a linear park, it is
protected by policy in both urban centres and is recommended for similar consideration in
the BEASP.

A study was carried out for Alberta Environment in 1980 which identified Nose Creek’s
100 year flood limit boundary (Hydrocon, 1980). This study represents the most recent
information on the flooding potential within the Plan Area. The study was based upon
contour information with 10-foot (3.0 meter) elevation intervals, and the authors admit the
large interval makes it difficult to determine the exact extent of flooding in flatter areas.
Flood limits from the 1980 report can be found in Appendix B.

An updated and more detailed Nose Creek flood study should be undertaken by Alberta
Environment to permit informed decisions regarding creek protection and any proposed
adjacent development.

a. The Municipality may request that the developer prepare an Environmental
Assessment that describes methods to mitigate impact of the proposed
development on Nose Creek. The Environmental Assessment should find
conclusively that the development would not cause negative effects upon Nose
Creek and its habitat.

b. Redesignation, subdivision or development proposed within the 1:100 year flood
way is prohibited.

C. The Municipality may request the developer, at their sole expense, to undertake
specific study on the land to be developed to delineate the extent of the 1:100 year
flood way. This report shall be prepared and signed by a professional
Hyrdogeological Engineer licensed to practice in the Province of Alberta.

d. Development on lands between the western edge of Nose Creek and Highway 2 is
discouraged. The land should remain in its natural state as Environmental Reserve
(ER) and/or Municipal Reserve (MR) to maintain the visual appearance of the
Highway 2 corridor and retain the potential for