
AGENDA 

SUBDIVISION AND DEVELOPMENT APPEAL BOARD 

 

Monday, May 5, 2025 – 10:00 a.m.  
Council Chambers – 53109A Hwy 779, Parkland County, AB 

 
Virtual attendance option available via Teams 

Please email SDAB@parklandcounty.com no later than 9:00 a.m. on Monday, May 5, 2025 to register 
for attendance via Teams 

 

 

 

1) Call to order 

2) Members Present 

3) Adoption of Agenda 

4) Adoption of Minutes 

5) 10:00 a.m. Appointment 

I. The appeal of permit Conditionally Approved located at: 
Legal Location:  SW-16-53-27-W4 
Permit Number:  PLDPC20240788 
 

II. Applicant:  Jonathan Bauer 
III. Appellant:  Jonathan Bauer 

 
6) Adjournment 
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APPEAL OF DEVELOPMENT PERMIT CONDITIONALLY APPROVED:   
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 MINUTES OF THE PARKLAND COUNTY SUBDIVISION & DEVELOPMENT APPEAL BOARD (THE 
“BOARD”) MEETING HELD AT PARKLAND COUNTY CENTRE AT 10:00 A.M., March 10, 2025 

 
1. CALL TO ORDER/TERRITORIAL LAND ACKNOWLEDGEMENT 

Chairperson, L. Foy called the meeting to order at 10:05 a.m. and on behalf of the Board offered a territorial 
land acknowledgement. 

 
2. PRESENT 

Members: B. Bundt, L. Foy, L. Helton, C. Lamoureux, A. Tollenaar 
Clerk:  R. Coupal 
Recording Secretary: S. Harris 
Legal Counsel: G. Stewart-Palmer, Shores-Jardine LLP  

 
3. ADOPTION OF AGENDA 

Moved by B. Bundt that the 10:00 a.m., March 10, 2025 agenda be adopted, as presented. 
Carried 

4. ADOPTION OF MEETING MINUTES 
Board Member L. Helton moved that the January 22, 2025, Annual Organizational Meeting Minutes be 
adopted, as presented.          Carried 

 
Board Member B. Bundt moved that the January 27, 2025, 10:00 a.m., Subdivision and Development Appeal 
Board Meeting Minutes be adopted, as presented.       Carried 
 
Board Member C. Lamoureux moved that the January 27, 2025, 11:00 a.m., Subdivision and Development 
Appeal Board Meeting Minutes be adopted, as presented.      Carried 

 
5. NEW BUSINESS 

10:00 a.m. Appointment 

The appeal of permit approval located at: 
Legal Location: 2421282/1/2, NW-35-51-26-4 
Permit Number: PLDPC20230804 

 
Applicant: Rob Chomiak/GraceLife Church of Edmonton/Agent: B. Trevelyan 
Appellant #1/Laurie Thurlbeck/Agent J. Agrios 
Appellant #2/Enoch Cree Nation/Agent E. Duffy 

 
6. DEVELOPMENT AUTHORITY 

Aman Jhawer, Senior Planner, Development Planning, Parkland County 
Amy Jones, Environmental Coordinator 
Reginald Downing, Engineering Officer 

 
7. HEARING  

The Chairperson, L. Foy, asked if anyone affected by the appeal had any objection to the Board Members 
present.  There were no objections. 
 
The Subdivision and Development Appeal Board Clerk stated that on March 10, 2025, Appellant #2/Enoch Cree 
Nation/Agent: E. Duffy withdrew their Appeal. 

 
The Chairperson asked if anyone in attendance had not received or reviewed the agenda package prior to the 
hearing. There were no persons present in the meeting that came forward.  
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The Chairperson asked those in attendance at the meeting if anyone wished to submit materials that were not 
included in the agenda package. J. Agrios, Agent for Appellant #1 came forward to submit additional 
information.  
 
RECESS – The Chairperson adjourned the hearing at 10:18 a.m. and reconvened the hearing at 10:24 a.m. 
 
The Chairperson asked those in attendance if there were any objections to the additional documents provided  
by J. Agrios, Agent for Appellant #1. B. Trevelyan, Agent for the Applicant asked the Chairperson for a 15  
minute recess to review the materials that were provided.  
 
RECESS – The Chairperson adjourned the hearing at 10:26 a.m. and reconvened the hearing at 10:45 a.m. 
 
The Chairperson asked those in attendance if there were any objections to the additional documents provided  
by J. Agrios, agent for Appellant #1. B. Trevelyan, Agent for GraceLife Church of Edmonton and Darcy 
Paulichuk, asked the Chairperson to have the additional documents deemed inadmissible.  
 
RECESS – The Chairperson adjourned the hearing at 10:56 a.m. and reconvened the hearing at 10:58 a.m. 
 
The Chairperson asked B. Trevelyan, Agent for GraceLife Church of Edmonton if they had any further  
comments regarding the additional materials being submitted. B. Trevelyan, Agent for GraceLife Church of  
Edmonton provided additional comments. 
 
RECESS – The Chairperson adjourned the hearing at 11:02 a.m. and reconvened the hearing at 11:26 a.m. 

 
The Chairperson states that the Board will accept the additional information that was provided by J. Agrios, 
Agent for Appellant #1. 
 

8. PRESENTATIONS 
Development Authority 
The Chairperson called on the Development Authority to make their presentation. A. Jhawer for Parkland 
County’s Development Authority provided a verbal presentation and referred to materials within the agenda 
package.  
 
The Subdivision and Development Appeal Board asked questions of the Development Authority. The 
Development Authority provided responses to the Board’s questions. 
 
RECESS – The Chairperson adjourned the hearing at 11:59 a.m. and reconvened the hearing at 12:50 p.m. 
 
Appellant #1/Agent 
The Chairperson called on Appellant #1/Agent J. Agrios to make their presentation. J. Agrios, agent for 
Appellant #1 provided a verbal presentation and referred to materials within the agenda package. Mark 
Huberman, Transportation Consultant made his presentation. H. Currie, affected neighbor, made his 
presentation. 
 
The Subdivision and Development Appeal Board asked questions of J. Agrios, agent for Appellant #1 and Mark 
Huberman. J. Agrios, agent for Appellant #1 and Mark Huberman provided responses to the Board’s questions. 
 
RECESS – The Chairperson adjourned the hearing at 2:08 p.m. and reconvened the hearing at 2:21 p.m. 
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Applicant/Agent 
The Chairperson called on the Applicant/B. Trevelyan, Agent for GraceLife Church of Edmonton to make their 
presentation. B. Trevelyan, Agent for GraceLife Church of Edmonton provided a verbal presentation and 
referred to materials within the agenda package.  D. Paulichuk, Transportation Consultant made his 
presentation. 

 
The Subdivision and Development Appeal Board asked questions of B. Trevelyan, Agent for GraceLife Church 
of Edmonton and D. Paulichuk. B. Trevelyan, Agent for GraceLife Church of Edmonton and D. Paulichuk 
provided responses to the Board’s questions. 
 
A. Pillidge, Pastor of GraceLife Church of Edmonton made his presentation. 
 
The Subdivision and Development Appeal Board asked questions of A. Pillidge. 
 
RECESS – The Chairperson adjourned the hearing at 3:28 p.m. and reconvened the hearing at 3:58 p.m. 
 
The Subdivision and Development Appeal Board asked questions of J. Agrios, agent for Appellant #1. 
 
J. Agrios, agent for Appellant #1 responded to the Applicants/Agent B. Trevelyan’s presentation. Mark 
Huberman, Transportation Consultant responded to D. Paulichuk’s presentation.  
 
The Subdivision and Development Appeal Board asked questions of J. Agrios, agent for Appellant #1. 
 

9. CLOSING REMARKS 
The Applicant/Agent B. Trevelyan and Appellant #1/Agent J. Agrios provided closing remarks. 
 
RECESS – The Chairperson adjourned the hearing at 4:59 p.m. and reconvened the hearing at 5:05 p.m. 

 
10. ADJOURNMENT 

At 5:05 p.m., the Chairperson declared the hearing closed. The Board will not hear any further information 
regarding this appeal. The Chair advised that a written decision will be issued within 15 days.  
 
The Chairperson closed this March 10, 2025, Subdivision and Development Appeal Board meeting at 5:05 p.m.  
 

 
 
 

        
Chairperson 
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DISCRETIONARY USE
APPROVED DEVELOPMENT PERMIT

Application No: PLDPC20240788

Roll: 651000

Applicant(s)

Jonathan Bauer

6-25015 Township Road 544A

Sturgeon County, AB  T8T 0B9

On October 23, 2024, the Development Authority deemed your application complete. In reviewing your application and 

associated submittals for the Development described as “existing RV Storage expansion to include an additional 400 units 

for trailers/boats.”, the Development Authority determined the use to be for RECREATIONAL VEHICLE STORAGE.

The subject property is located at 53203 RGE RD 274  , legally described as W4-27-53-16-SW,  and is within 
the Agricultural Restricted District. 

This Development Permit APPROVAL authorizes the RECREATIONAL VEHICLE STORAGE  as a DISCRETIONARY USE in 
accordance with Section 4.4(2)(c) of Parkland County Land Use Bylaw 2017-18. In accordance with Section 16.14.1 of 
Parkland County Land Use Bylaw 2017-18, this Development Permit is not valid unless and until:

 Any conditions, except those of a continuing nature, have been fulfilled; and, 
 No notice of appeal has been served by the Applicant or adjacent landowners on the Subdivision and 

Development Appeal Board in accordance with the Municipal Government Act s.686(1). 

This approval is subject to the following conditions:

CONDITIONS
1. The proposed development shall conform to the stamped approved plans and shall not be moved, altered 

or enlarged except where authorized or directed through this permit approval.

2. Any proposed changes shall first be submitted for review by the Development Authority. Any changes 
considered substantial or inconsistent with this approval, as determined by the Development Authority, 
may require separate development permit approval.

3. Failure to comply with the conditions of this permit may result in the permit being cancelled and or 
revoked.

4. Prior to the commencement of the Development, the applicant shall provide the following:
- security in the amount of 100% of the cost estimate of the landscaping, as outlined in the approved plan. 
The security shall be in the form of an irrevocable letter of credit. This security shall be held to ensure that 
the landscaping is provided, installed and maintained in accordance with Parkland County's Land Use Bylaw
2017-18. Landscaping inspection / Security return can be requested following one growing season to 
ensure plantings are established.
 - The projected cost of the landscaping shall be calculated by the developer/owner and shall be based on 
information provided in the approved landscape plan.

5. There shall be no on-site sales, maintenance or repair of recreational vehicles (motor homes, travel trailers,
tent trailers, boats, etc.)

6. There shall be no storage of hazardous materials or goods on site.

7. No day use or over-night accommodation shall be allowed on site.

8. This permit approval is for RV units only and at no time is the storage of commercial vehicles permitted;

9. As per Parkland County Policy all commercial and industrial outdoor lighting installations and outdoor 
luminary replacements requiring an electrical permit shall be Dark Sky compliant.

10. USE OF EXISTING APPROACH:
a. The existing commercial approach to TWP RD 532A is acceptable to Engineering Services as currently 
constructed (existing approach application currently under warrantee period). As per Bylaw 2023-02, 
Section 6, the owner shall be responsible for any damage/alterations resulting from construction 
equipment/traffic use of the existing approach over the development period for the site.
b. The owner shall be responsible for ensuring vegetation inside the property line does not impede visibility
of westbound traffic on TWP RD 532A from the existing property access approach for a minimum of 160m 
to the southeast. No trees/shrubs within a 5m setback from the property line for the area adjacent to the 
proposed storm pond. Grass on berm and roadside side-slope must be periodically mowed/maintained as 
necessary.

11. EMERGENCY ACCESS:
a. The gate on the internal drive aisle must meet Fire Services requirements for Emergency Access.
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DISCRETIONARY USE
APPROVED DEVELOPMENT PERMIT

Application No: PLDPC20240788

Roll: 651000

12. GRADING/STORMWATER
a. As per the Bolson Engineering “Stormwater Design Parameter for Property”, dated April 2, 2025, the 
storm pond discharge pump shall be set at 200gpm (0.0126m3/s). Any changes to the proposed system 
must not exceed a 0.0131m3/s discharge rate, which represents a pre-development flow rate of 3.5L/s/Ha.
b. As per Policy C-PD17 – Lot Grading, the applicant must provide a Lot Grading Certificate and/or as-built 
Record Drawings to the Development Authority following the completion of work. The Lot Grading 
Certificate shall represent the final grading work completed within the development boundary and shall be 
certified by a qualified Alberta Land Surveyor or Professional Engineer registered in good standing with 
APEGA.
c. As per Parkland County Engineering Standards Section 1.6, all Erosion and Sediment Control (ESC) 
measures shall be in place prior to any site material disturbance and properly maintained during the life of 
the project. ESC plan to be updated/changed to show both the location and type of measures being used as
necessary. All measures shall be placed within the titled property.
d. As per Section 6.2.3.2.2, the Applicant is responsible for Alberta Environment and Parks (AEP) Water Act 
approval as required to support the discharge of stormwater to ROW in the Atim Creek drainage basin. A 
copy of the approval must be provided to Parkland County for review and acceptance prior to construction 
commencement.
e. All infill material shall be free of contamination as defined in Table 1 of the Alberta Tier 1 Soil and 
Groundwater Remediation Guidelines

13. There shall be adequate on-site parking for clients and employees.

14. The site shall be kept in a neat and orderly manner.

15. A sign requires a separate Development Permit. The display or placement of signage on the premises shall 
be in accordance with Subsection 15.3 as per Parkland County's Land Use Bylaw 2017-18.

The applicant is advised of the following permit notes:

PERMIT NOTES
1. The applicant is responsible to ensure compliance with the Restrictive Covenant(s) registered on Title.

2. The applicant is responsible to obtain any Provincial approval which may be required.

3. The applicant is responsible to ensure compliance with the National Fire Code (Alberta Edition).

4. The applicant is responsible to ensure compliance with the Environmental Protection & Enhancement Act 
regarding dust and air quality.

5. It is the applicant’s responsibility to contact Alberta Utility Safety Partners (formerly Alberta One-Call) at 1-
800-242-3447 or www.clickbeforeyoudig.com before any ground disturbance.

6. As per Alberta Transportation and Economic Corridors (ATEC) “Highway Development and Protection 
Regulations (HDPR) regulation. Section 5 of the HDPR, prohibits ATEC from issuing permits along 
“Prescribed Freeway Developments” until the municipality has designated/defined road connections along 
designated Freeways. The applicant has provided a copy of Transportation and Economic Corridors 
Development Permit approval for the subject site.

7. As per Parkland County Lot Grading Policy (C-PD17) no person or owner shall cause or allow the Surface 
Elevation or Surface Grade on a Lot or County Property to be altered or otherwise complete any grading on 
a Lot or County Property, unless a Lot Grading Plan has been approved by the CAO (or their designate)

8. Engineering Services may request a post-construction survey of the completed work as necessary to 
confirm elevations of the Rough and/or Final Grading in correlation to the Lot Grading Plan and Grading 
Certificate required with this application. At a minimum, grade stakes shall be established or approved by 
an Alberta Land Surveyor or qualified Professional Engineer.

9. As detailed in Section 1.4.5, it is recommended that all fill areas be compacted to the standard established 
in a Geotechnical Report, prepared by a qualified Profession Geotechnical Engineer registered in good 
standing with APEGA.

10. A haul agreement with Public Works is required for any material or heavy equipment being hauled onto or 
off site on County roadways. Contact Shawn Satz at 780-968-8888 ext. 8217 or 
shawn.satz@parklandcounty.com.

11. Adhere to the Integrated Weed Management plan submitted as part of this application. It appears that 
some vegetation clearing may have occurred in the 20 m buffer, the applicant should re-vegetate as soon 
as possible. As per Parkland County’s Engineering Design Standards, “Grass seed shall be Canada #1 
certified seed meeting the requirements of the “Canadian Seeds Act”. Seed Certificates must be supplied 
and approved by the County prior to planting. The establishment of vegetation will help reduce weed 
encroachment and maintain ecosystem services. Where feasible, minimize use of herbicide application in 
berm areas adjacent to Atim Creek.
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DISCRETIONARY USE
APPROVED DEVELOPMENT PERMIT

Application No: PLDPC20240788

Roll: 651000

12. Implement soil erosion and control measures, such as silt fencing, during construction activities to minimize
any potential for soil sediments to migrate offsite.

13. Any future clearing activities should be timed to occur outside of the timing window for nesting/breeding 
birds (which is generally April 14 to August 28) as per the Migratory Birds Convention Act. If vegetation 
clearing is required during this period, a nest sweep should be completed by a qualified biologist before 
and within seven days of construction for all areas to be cleared to confirm that no active nests or breeding
birds are present. If occupied nests are discovered, species-appropriate setback buffers should be 
established around them until they are no longer occupied or for the designated wait time listed in 
Schedule 1 of the MBCA.

14. The applicant must provide a copy of the Environmental Protection & Enhancement Act approval for the 
stormwater management facility and provincial authorization under the Water Act to discharge outside of 
property. 

15. As this site was historically used for agriculture, the applicant should adhere to the Alberta Clubroot 
Management Plan. This plan articulates the following Best Management Practices. 

16. (BMP’s) for controlling the spread of clubroot (Alberta Clubroot Management Committee, 2014).
-Clean and sanitize equipment, vehicles, and machinery to restrict the movement of contaminated soil
- Minimize traffic in fields, especially during wet conditions.
-Discourage recreational vehicles from crossing land with signage, fencing and gates.

17. Any proposed sanitation dump shall be in accordance with the Alberta Safety Code.

This decision was issued on April 09, 2025

If no notice of appeal is served, the permit will come into effect on:

  (April 30, 2025)

 

Aman Jhawer
Senior Planner, Development Planning
Development Authority

The development must be started and diligently pursued within twelve (12) months from the Date of Decision, unless 
otherwise specified on this development permit approval or in the conditions of the development permit approval.  If the 
authorized development is not commenced, the approval ceases and this permit is deemed void, expired and without 
effect

DO YOU WISH TO APPEAL THIS DECISION?

This decision may be appealed to the Subdivision and Development Appeal Board within twenty-one (21) days after the 
Date of Decision pursuant to Section 686 of the Municipal Government Act, RSA 2000, CM-26.

For inquiries regarding the appeal process or to submit an appeal, please contact Parkland County Legislative Services at 
780-968-8471 or SDAB@parklandcounty.com. Parkland County requires that a non-refundable fee of $200.00 must be 
paid for an appeal served on the Subdivision and Development Appeal Board by the applicant. 
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Subdivision and Development Appeal Board 

April 14, 2025 

Crossway Records Inc. 

NOTICE OF SUBDIVISION AND DEVELOPMENT APPEAL BOARD HEARING 

Appeal of: Development Permit – Conditions of Approval 
Permit Number:  PLDPC20240788 

Location: Legal Address: SW-16-53-27-W4 
Appeal Received: April 11, 2025 
Applicant: Jonathan Bauer 
Appellant: Jonathan Bauer 
Appeal Hearing Date: Monday May 5, 2025 at 10:00 a.m. 
Appeal Hearing Location: Council Chambers – 53109A Hwy 779, Parkland County, AB 

Virtual attendance also available 
Submissions Deadline: Tuesday April 29, 2025  

On October 23, 2024 the Development Authority deemed your application complete for the 
Development described as “existing RV Storage expansion to include an additional 400 units 
For trailers/boats.” The Development Permit was Conditionally Approved on April 9, 2025.  

Correspondence was received appealing the development permit – conditions of approval and in 
accordance with Section 686.2 of the Municipal Government Act, a hearing will be held at Parkland 
County Centre in Council Chambers on Monday, May 5, 2025 at 10:00 a.m. 

All written submissions for the agenda package must be sent via email to sdab@parklandcounty.com , 
or dropped off at the Parkland County Centre building during regular business hours on or before 
Tuesday April 29, 2025. 

The agenda package for this hearing will be available for viewing on our website: 
www.parklandcounty.com/sdab no later than April 30, 2025. Prior to the start of the hearing, a copy of 
the application and supporting documentation is available for inspection at Parkland County Centre, 
during regular business hours. Please contact Legislative Services at 780-968-8471 or by email at 
sdab@parklandcounty.com to schedule an appointment to view these documents. 
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Please Note: 

This meeting will be conducted in person at the Parkland County Council Chambers. However, for those 
unable to attend in person the option to attend via Teams conferencing is available. Should you wish 
to attend via Teams conferencing please contact SDAB Clerk staff by email at 
SDAB@parklandcounty.com no later than 9:00 a.m. on Monday, May 5, 2025. 

Please contact the Clerk’s Office at the above should you require assistance or have any 
questions/concerns.  

Yours truly, 

Rachel Coupal 
Clerk, Subdivision and Development Appeal Board 
sdab@parklandcounty.com
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Site Information 
   
Title Area  30.64 (ha) 
   
Current Land Use District  Agricultural Restricted District  
   
Use of Adjacent Parcels  Agricultural, Country Residential, Urban Residential (Spruce Grove) 
   
Environmental 
Considerations 

 The site is within a High Priority Landscape and is immediately adjacent to 
the Regionally Significant Atim Creek Environmentally Significant Area 
(ESA), as per Parkland County’s Environmental Conservation Master Plan. 
This ESA is considered to have a very high environmental sensitivity, largely 
due to high susceptibility to drainage alteration and loss of riparian 
vegetation. Parkland County’s 2013 Current Wetland Inventory captured a 
wetland complex which consists of bog, fen and marsh and has a “very 
good” valuation. Atim Creek is adjacent to the parcel and encompassed 
within the wetland area from the Inventory. 

   
Gas wells and pipelines 
abandoned and active 
within Title Area 

 No 
 

   
Instruments Registered 
on Title 

 

 

4949MI Utility ROW Grantee – Altalink Management Ltd. 
772 034 003 
172 216 326 

Utility ROW Grantee – Atco Gas and Pipelines Ltd. 
UTILITY RIGHT OF WAY - ALBERTA CAPITAL REGION WASTEWATER 
COMMISSION. 

882 279 805 Caveat Re: Lease Interest 
222 148 035 Caveat Re: Purchasers Interest 
  

 
Legislative History and Higher Order Planning Documents 

Regional Plan  None. 
   
Edmonton 
Metropolitan Region 
Growth Plan 

 Identified within Rural Area of Metropolitan Region Structure. 

   
Intermunicipal 
Development Plan 

 None. 

   
Municipal 
Development Plan 
Bylaw 2017-14 (MDP) 

 In reference to Figures of the MDP, the subject parcel is identified in the 
following classifications:  
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Development Authority Decision 

Reasons for Decision 

In the opinion of the Development Authority, condition#4 on the approved development permit meets the 
intent of the landscaping regulations established in Parkland County’s Land Use Bylaw 2017-18. While an 
inspection can be requested upon completion of the physical installation (Section 13.6.5), the security's purpose 
(Section 13.6.1) is best served by confirming plant establishment after one growing season, as reflected in 
Condition #4. This ensures the landscaping is viable and meets recognized horticultural standards beyond initial 
planting. 

The Development Authority took into consideration the following: 
• Ensuring Compliance: The primary purpose of the security, as explicitly stated in LUB Section 13.6.1, is

to guarantee that the required landscaping is completed according to the approved plans and accepted
horticultural standards.: Requiring landscaping security via an irrevocable letter of credit is a standard
and mandated procedure outlined directly in Section 13.6.1 of the Land Use Bylaw for developments
where landscaping is required.

• Protecting County Interests: The security protects Parkland County financially. If the developer fails to
complete or properly maintain the landscaping within the required timeframe, the County can use the
funds from the letter of credit to potentially undertake the work itself, and ensuring the permit
conditions are met without cost to taxpayers (Section 13.6.4).

• Viability Assessment: Landscaping, particularly trees and shrubs, can fail shortly after planting due to
various factors (improper planting techniques, inadequate watering, shock, poor stock quality).
Releasing the security before the plants have demonstrated viability over a growing season would
negate the security's purpose, as the County could be left with dead or dying landscaping that the
developer is no longer obligated (via the security) to replace. The condition in the permit specifically
states the hold is "to ensure plantings are established”.

• Growing Season Inspections: Section 13.6.5(a) restricts landscaping inspections to the "normal
growing season". This implicitly recognizes that plant health and establishment can only be properly
assessed during periods of active growth, further supporting the need to wait until after at least one
such season has passed since installation.

Closing Statement 

The Development Authority submits that the SDAB uphold the decision of the Development Authority to keep 
Condition#4 on the approved Development Permit. 

EXHIBITS 

Exhibit A: Development Permit Decision 
Exhibit B: Location Map 
Exhibit C: Approved Landscaping Plan 
Exhibit D: Development Authority’s PowerPoint Presentation 

Prepared by: Parkland County Development Authority  
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2

SITE LOCATION

Municipal Address:
53203 RGE RD 274

Legal Description: 
W4-27-53-16-SW

District:
AGR - Agricultural 
Restricted District
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APPLICATION DETAILS

On August 21, 2024, a Commercial Development Permit application was 
received “ to expand existing RV Storage Facility to include an additional 400 
units for trailers/boat storage...“ 

Parkland County Land Use Bylaw 2017-18: 

Determined Use Class: RECREATIONAL VEHICLE STORAGE 

Use Type: Discretionary Use

Use Class Definition: …means development of a yard for the outdoor 
storage of more than five Recreational Vehicles or Recreational Equipment or 
combination thereof. This use does not include the sale, service, restoration, 
inspection and/or mechanical repair of the recreational units.
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APPLICATION DETAILS – SUBMISSION DOCUMENTS

Application Items Included:

1. Landowner Authorization Form
2. Land Title
3. Adjacent Landowners Response Summary
4. Site Plan
5. Landscape Plan
6. SWEPT Analysis
7. Engineering Plans (Grading Plan, Erosion and Sediment Control Plan and Storm
8. Pond Detail)
9. Desktop Biophysical Assessment
10. Integrated Weed Management Plan
11. Traffic Impact Brief
12. Transportation and Economic Corridors Permit
13. Stormwater Management Report
14. Dark Sky Lighting Details
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PROPOSED DEV ELOPMENT SCOPE
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LAND USE BYLAW 2017-18 - REGULATIONS

Applicable Land Use Regulations Related to the Specific 
Appeal (i.e. Condition #4)

 S12.14.1(l) Landscaping Requirements

 S13.6 Letter of Credit for Landscaping
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DEV ELOPMENT AUTHORITY DECISION

• Land Use Bylaw 2017-18, S13.6, Letter of Credit for 
Landscaping, requires adding Condition# 4 to the approved 
Development Permit due to the following reasons:

• Ensuring Compliance

• Protecting County Interests

• Viability Assessment

• Growing Season Inspections
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DEV ELOPMENT AUTHORITY DECISION

• The Development Authority submits that the SDAB uphold 
the decision of the Development Authority to keep 
Condition#4 on the approved Development Permit.
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Questions?
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We acknowledge that we are located on the lands of 

Treaty 6 which is the traditional home of the Cree, Dene, 

Saulteaux, Blackfoot, Nakota Sioux nations, members of 

the Métis Nation of Alberta, Inuit, and all First Nations 

sharing this land for generations. We recognize the long 

history and contributions of Indigenous peoples who have 

cared for this land from time immemorial to the present. 

We acknowledge that we are all treaty people bound to 

one another by the spirit and intent of treaty as long as 

the sun shines, the grass grows, and the river flows.
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1.1	 Parkland County’s Municipal 
Development Plan
Purpose
The Parkland County Municipal Development Plan (MDP) is a 30-year growth 
and development vision for Parkland County. The MDP sets out a plan for the 
county’s natural systems, agricultural land, employment areas, residential 
development, and recreation spaces. It is a shared road map that helps the 
community navigate important decisions, ensuring that the natural areas 
conserved, houses constructed, and money invested in Parkland County builds 
on the County’s strengths.

Our County
Parkland County is a large rural county located in central Alberta. It is bordered 
to the south by Leduc and Brazeau Counties, to the west by Yellowhead County, 
to the north by Lac Ste. Anne County and Sturgeon County, and to the east by 

Figure 1.  Parkland County Regional Map

1 Vision 
& Goals
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the City of Edmonton. Parkland County surrounds the Town of Stony Plain and 
the City of Spruce Grove, and is neighbours with the Paul and Enoch Cree First 
Nations Reserves. Parkland County also encloses the Village of Spring Lake 
and five Summer Villages: Betula Beach, Kapasiwin, Lakeview, Point Alison, 
and Seba Beach. Parkland County is a member of the Edmonton Metropolitan 
Regional Board (EMRB), which enables responsible growth in the region.

Parkland County contains diverse natural landscapes, including forests, 
lakes, wetlands, and riparian areas. These natural features play critical roles 
supporting healthy water systems, habitat, and wildlife movement for the 
region.

The County is bisected by inter-provincial highways, railways, and pipelines. It 
is also home to several regional power generation facilities. Former coal mines 
that fuelled these facilities were closed in 2020 as part of the Canada-wide coal 
phase-out, leaving large post-industrial reclamation landscapes.

Parkland County is home to a wide range of development types, including rural 
agriculture, recreational properties, country residential, hamlets, industrial, 
and urban fringe. Development intensity is concentrated on the east side of 
the County, near Edmonton. This growth pressure fades westward through the 
county, revealing high quality agricultural soils to the south; unique natural 
landscapes, lakes, and wetland complexes; and wilder grazing lands. Hamlets 
provide service to rural areas throughout the County.

Parkland County residents enjoy a high quality of life driven by the area’s 
natural and agricultural riches and strong sense of rural community.

1.2	 How This Plan is Organized
The Parkland County Municipal Development Plan is organized into four 
chapters.

Chapter 1: Vision & Goals
Chapter 1 sets out the MDP’s 30-year vision, describing a desired future. It 
presents shared responsibilities that are the basis for policies throughout the 
rest of the document.

Chapter 2: Development Concept
Parkland County contains diverse landscapes and development conditions. 
Chapter 2 presents the Development Concept Map, which divides the County 
into Plan Areas and identifies map categories referenced throughout the Plan.

Chapter 3: Development Policies
Chapter 3 contains policies that apply to all development. It sets out 
requirements to ensure that growth in Parkland County is safe, sustainable, and 
well-organized.

Chapter 4: County Initiatives
Chapter 4 contains policies addressed to County Council and administration, 
outlining key actions, programs, and commitments that the County government 
will undertake to enable good development.
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1.4	 Vision and Values
The MDP is guided by a vision and values. The policies and initiatives presented 
in this Plan are all in service of this vision.

Vision

Parkland County is a thriving rural community known for its rich natural 
landscapes and productive farmland.

Values

Thriving
Parkland County values:
•	 A business-friendly environment.

•	 Local wealth creation.

•	 Preparedness and proactive response in the face 
of economic and natural changes.

Rural Community
Parkland County values:
•	 Agriculture as the heart of economy and identity.

•	 Infrastructure and servicing that is modest and affordable.

•	 A sense of community based in local relationships, 
organizations, and businesses.

•	 Communities connected through arts, culture, and recreation.

Rich Natural Landscapes and Productive Farmland
Parkland County values:
•	 Natural systems that are protected from being 

degraded, destroyed, or fragmented.

•	 Clean air and water for people, nature, and recreation.

•	 Farmland that is protected and a sustainable and viable agricultural industry.
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1.5	 Shared Responsibilities
The remainder of this Plan describes how Parkland County can achieve the 
vision described on the previous page. It is organized according to six shared 
responsibilities. These responsibilities are shared by everyone participating in 
development in Parkland County. The Development Policies outlined in Chapter 
3 and the County Initiatives outlined in Chapter 4 are both organized into these 
six categories:

Build Safe and Resilient Places
Enable development that is well-located and safe for residents.

Protect Natural Functions
Protect important natural systems and features that provide water, food, 
habitat, and other important functions.

Conserve Agriculture
Conserve agricultural landscapes and activities that support food quality and 
security.

Manage Growth
Manage growth strategically to respond to local conditions and balance 
priorities for long-term sustainability.

Deliver Efficient Infrastructure and Services
Ensure infrastructure is well planned, sensibly scaled, and aligned to growth and 
change.

Support Tourism & Recreation
Share the experience of Parkland County’s natural beauty, economy, and 
amenity with residents and visitors.

1.5.1	 Build Safe and Resilient Places
Parkland County has a responsibility to make sure all development is safe 
and resilient. This means identifying and avoiding development near hazards, 
mitigating risks from hazards to people and the environment, and proactively 
planning for response and recovery from major disasters or other emergencies.

Outcomes
•	 Development is located away from highest risk areas and hazards.

•	 Risks from hazards are reduced for people and the environment.

•	 Development is adaptive to changing conditions or disruptions—
including increased drought, flooding, and wildfires.

•	 The County has effective emergency services and response plans.

1.5.2	 Protect Natural Functions
Parkland County has a responsibility to protect important natural systems 
that provide food, habitat, water, clean air, and other important functions. 
Conserving and connecting natural areas supports the health and wellbeing of 
today’s residents and will preserve the use and enjoyment of these landscapes 
for future generations.
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Outcomes
•	 Parkland County’s natural systems are healthy, connected, and functional.

•	 Parkland County’s surface and groundwater quality 
and quantity is protected and improved.

•	 All new development is Nature Positive, minimizing 
impacts on natural function. 

•	 Cumulative effects of development on natural functions are 
monitored and used to evaluate new development.

•	 Parkland County’s biodiversity flourishes and species-at-risk are protected.

•	 Landscapes disturbed by historical industrial activity are restored.

1.5.3	 Conserve Agriculture 
Parkland County has a responsibility to conserve farmland, prevent 
fragmentation, and retain agricultural operations. Agriculture contributes to food 
security, anchors the local economy, and sits at the heart of the region’s rural 
experience. In the context of growth, it is critical to set clear rules for protecting 
agricultural land and its many benefits.

Outcomes
•	 The County’s highest quality farmland is not broken up 

into small pieces or converted to other uses.

•	 The County’s protection of farmland supports viable, sustainable, 
and multi-generational agricultural operations.

•	 Parkland County’s soils are healthy and produce high 
quality food and agricultural products.

•	 Country Residential Development supports a rural experience and 
contributes to the area’s agricultural and agritourism economy.

•	 The value-added agri-food sector grows, adding new employment 
and economic diversity for current and future generations.

1.5.4	 Manage Growth
Parkland County has a responsibility to coordinate growth across the county 
in alignment with the other shared responsibilities. The County must balance 
growth with protecting the things that make Parkland County a great place to 
live, play, and do business – including natural areas, agricultural lands, and 
infrastructure. Focusing growth where it is best aligned to local conditions and 
opportunities is strategic, ensuring efficient use of land that provides the most 
benefit to Parkland County in the long term.

Outcomes
•	 Development in Parkland County contributes to 

the sustainable growth of the region.

•	 The county has diverse and affordable housing to support 
the needs of current and future residents. 

•	 Country Residential Development makes efficient use of land and 
reduces new fragmentation of natural and agricultural lands.
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•	 Commercial investment is attracted to the County, 
supporting a diverse and growing employment base.

•	 Industrial growth is clustered and leverages 
existing investments and infrastructure.

•	 The development process is streamlined.

1.5.5	 Deliver Efficient Infrastructure & Services
Parkland County has a responsibility to ensure that infrastructure and servicing 
is well planned, sensibly scaled, and aligned to growth and change. The County 
has a strong base of infrastructure—it is close to the City of Edmonton and 
Edmonton International Airport; it is bisected by the Canadian National (CN) 
railway mainline, national highways and pipelines; and it is home to large-scale 
power generation and distribution networks. Coordinating with these assets will 
ensure that growth and development is efficient, sustainable, and affordable 
and infrastructure is viable long-term.

Outcomes
•	 Parkland County’s roads and rail lines are safe and well-connected.

•	 Utility investments support expected growth.

•	 New growth leverages existing infrastructure investments and capacity 
and considers impacts on municipal operations and service delivery.

•	 Long-term planning ensures infrastructure servicing 
is efficiently integrated with land use.

•	 Effective community services are enabled across the county.

1.5.6	 Support Recreation and Tourism
Parkland County has a responsibility and opportunity to share its remarkable 
natural, recreational, and cultural qualities with residents and visitors. The 
County has premier amenities for all-season recreation and is home to treasures 
of arts and culture. Building on this strong base with purposeful policy and 
investment can unlock a meaningful and thriving network of experiences that 
supports exploration and connects the community across land and water. By 
developing key areas for recreation and tourism, Parkland County can focus its 
investments and encourage community activity.

Outcomes
•	 Parkland County offers high quality recreational and 

cultural experiences for its residents and visitors.

•	 Nature-based activities connect residents and visitors to 
Parkland County’s natural landscapes in all seasons.

•	 Amenities are linked by pathways and trails.

•	 Former industrial landscapes are leveraged to create new 
opportunities for energy, recreation, and tourism.

•	 Opportunities for arts and culture are fostered, 
enabling broader participation and sharing.
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2.1	 Map Layers � 15

2.2	 Plan Areas � 15

2.3	 Development Concept Map� 17
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The Development Concept Map describes how Parkland County will manage and 
direct future growth and development. The layers on the map identify important 
features within the county that are referenced in policies throughout the MDP.

2.1	 Map Layers 
The following section categorizes components of the Development Concept 
Map (Figure 4). These categories are referenced throughout the policies and 
initiatives in the Plan.

2.1.1	 Area Categories
a.	 Environmentally Significant Areas (ESAs) and High Priority Landscapes 

are identified on Figure 4 - Development Concept Map.

b.	 Rural Agricultural Areas and Prime Agricultural Areas are 
identified in Figure 4 - Development Concept Map. 

c.	 Parkland County’s Major Employment Areas are:
i.	 Acheson Industrial Area; and

ii.	 Fifth Meridian Business Park.

d.	 Parkland County’s Local Employment Areas are:
i.	 All hamlets; and

ii.	 Keephills and Sundance generation stations.

e.	 Parkland County’s Growth Hamlet is Wabamun Hamlet.

f.	 Parkland County’s Rural Hamlets are the hamlets of Entwistle, 
Tomahawk, Duffield, Gainford, Fallis, Keephills, and Carvel.

g.	 Country Residential Areas are shown on Figure 4 - Development Concept Map.

2.2	 Plan Areas 
On top of these layers, the Development Concept Map sets out nine “Plan 
Areas”, each of which plays a unique role in the Development Concept:

2.2.1	 Wabamun Hamlet – Growth Hamlet
Wabamun Hamlet is envisioned as a hub for housing, employment, and 
recreation—a base camp for adventure in Wabamun Country. It presents some 
of the best opportunities for housing diversity, including more affordable and 
seniors housing options. Wabamun Hamlet’s waterfront has the potential to 
become a magnet for investment, growth, and visitors, providing high quality 
public access to Wabamun Lake.

2 Development 
Concept

The Development Concept Map 
is driven by the 2024 Technical 
Growth Study.
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2.2.2	 Acheson Industrial Area
The Acheson Industrial Area will continue to support ongoing development in 
the rural industrial and commercial sectors. The focus of the area is industrial 
growth coordinated with existing residential uses and sensitive natural areas.

2.2.3	 West Parkland
The focus of West Parkland is to support ongoing agricultural activity and rural 
experience. The area will continue to balance agriculture with well-connected 
natural systems. Small residential and industrial growth in this area should be 
primarily concentrated within hamlets.

2.2.4	 Agricultural Heartland
The Agricultural Heartland is home to most of the County’s Prime Agricultural 
Areas. Agricultural activities should continue to be balanced with the 
preservation of natural spaces, including lakes and wetlands. The area can 
support limited residential growth, while maintaining its agricultural focus.

2.2.5	 Lake Country
The focus of Lake Country is to accommodate country residential growth in 
balance with agricultural activity and the health of lakes or other natural 
spaces, including the unique Carvel Pitted Delta. The area will enable 
opportunities for recreation and enhanced protection of lakes and natural areas.

2.2.6	 River’s Edge
Located south of the Enoch Cree First Nation and abutting the City of Edmonton, 
the focus of River’s Edge is to accommodate country residential growth while 
balancing important natural systems and wetlands. The area will enable 
recreation opportunities and enhanced access to natural spaces.

2.2.7	 Wabamun Country
The focus of Wabamun Country is to leverage its proximity to Wabamun Lake 
and post-industrial landscapes to unlock unique development opportunities in 
recreation, residential, and employment. The area is positioned to provide year-
round experiences that attract new audiences to Parkland County. The area’s 
success hinges on balancing the health of the Wabamun Lake Watershed with 
new development.

2.2.8	 North Saskatchewan River
The focus of the North Saskatchewan River area is to protect watershed health 
and the riparian environments of the North Saskatchewan River, while enabling 
local and regional recreation opportunities.

2.2.9	 Pembina River
The Pembina River area focuses on protecting its riparian environments while 
enabling recreation opportunities.

The Acheson Industrial Area is 
subject to an Area Structure 
Plan that outlines specific 
planning direction for the area.
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Figure 4.  Development Concept Map 

2.3	 Development 
Concept Map
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Chapter 3 of the Municipal Development Plan presents policies to manage 
growth and development. These policies provide direction for the location 
and configuration of different development types and describe requirements 
for plans and studies. Chapter 3 is organized according to the six shared 
responsibilities outlined in the Decision-making Framework introduced in 
Chapter 1.

Development policies in Chapter 3 use one of three terms to indicate the 
strength of requirement:

Must / Will: The actions outlined are mandatory and apply to all situations.

Should: A preferred course of action that must be applied unless it is not 
feasible or an alternative solution meets the policy intent.

May: The County can choose to apply the policy 
when and where it is appropriate.

3.1	 General Development Policies 
and Plan Requirements

3.1.1	 General Standards
a.	 Development must adhere to federal and provincial acts, standards and regulations.

b.	 All engineering requirements must be completed by a qualified engineer 
with Association of Professional Engineers and Geoscientists of Alberta 
(APEGA), licensed to practice in the Province of Alberta.

c.	 All environmental study requirements must be completed by a qualified 
environmental professional who has a minimum of three years relevant experience 
to the subject matter and is licensed to practice in the Province of Alberta. 

d.	 All technical reports and studies must be completed by a qualified professional.

e.	 All infrastructure and utilities must be developed to County standards.

3.1.2	 Plan Requirements
Area Structure Plans (ASP), Area Redevelopment Plans (ARP), Conceptual 
Schemes (CS), and Master Site Development Plans (MSDP) are planning tools 
that help Parkland County make informed decisions about future development. 

Area Structure Plans and Area Redevelopment Plans are statutory planning 
documents that are adopted by bylaw at Council after three readings and a 
mandatory Public Hearing. The plans describe land uses, densities, the location 

3 Development 
Policies
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of major infrastructure, and development phasing. Area Structure Plans are 
typically used for new development and Area Redevelopment Plans are typically 
County led plans for redevelopment of existing developed areas.

Conceptual Schemes and Master Site Development Plans are non-statutory 
planning documents. The County determines what needs to be included in 
the plans and which studies are required to support them. Typically, these 
plans provide: (a) additional detailed planning for a smaller area within an 
existing ASP, or (b) replace the function of an ASP for smaller scale areas. A 
Conceptual Scheme is used for planning multi-lot development and a Master 
Site Development Plan is typically used for planning a single larger site or a few 
adjacent sites.

a.	 Development must occur within an Area Structure Plan or Area 
Redevelopment Plan if one or more of the following conditions apply:
i.	 it is in a Major Employment Area; or

ii.	 it is in a Growth Hamlet; or

iii.	 it is located outside of Country Residential Areas 
and includes 17 or more lots or units.

b.	 Development must occur within a Conceptual Scheme if it includes 
5 or more lots or units and any part of the development is: 
i.	 within 800 m of a Crown-claimable Water Body; or

ii.	 within or adjacent to an Environmentally Significant Area; or

iii.	 within a Prime Agricultural Area.

c.	 Development should occur within a Conceptual Scheme 
if it includes 5 or more lots or units.

d.	 	Infill development typically does not require a Conceptual Scheme. A 
Conceptual Scheme may be required when Infill development:
i.	 increases density beyond the capacity of existing or planned infrastructure; or

ii.	 proposes to change the intent of an approved statutory plan.

e.	 	Development should occur within a Master Site Development Plan if it 
is on 4 or less parcels and meets any of the following criteria:
i.	 is a multi-building development; or

ii.	 is a phased development; or

iii.	 involves shared or phased utilities.

f.	 Area Structure Plans, Area Redevelopment Plans, Conceptual Schemes, and Master 
Site Development Plans should be prepared in close consultation with landowners, 
impacted communities, municipal service providers, and interested parties.
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3.2	 Development Policies to Build 
Safe & Resilient Places
Parkland County has a responsibility to ensure that development is safe 
and resilient. This means locating development away from known hazards 
such as flood areas, steep slopes, or contaminated sites. It also includes 
ensuring development is designed to reduce risks and impacts to human and 
environmental health, quality of life, property, and business continuity. 

3.2.1	 Flooding
a.	 Development must be located outside of the Floodway.

b.	 Development within a Provincially defined Flood Hazard Area, 
or within the 1:200 inundation area of a Water Body, must 
address flood risk through a Flood Hazard Study.

c.	 Development must address overland flooding risks and manage on-site drainage so 
that the rate and volume post development is the same as prior to development.

d.	 Development in known or suspected shallow water table areas must conduct shallow 
water table or percolation testing to determine appropriate water and sewer servicing. 

3.2.2	 Fire
a.	 Development should account for wildfire risk. Supporting studies may be 

required, including a Wildfire Hazard Study or a Wildfire Protection Plan.

b.	 Development must demonstrate it meets County 
standards for emergency fire servicing.

3.2.3	 Steep Slopes
a.	 Development subject to unstable terrain or steep slopes (>15%) must 

address ground stability risks through a Geotechnical Assessment.

3.2.4	 Contaminated Sites
a.	 Development subject to potential contamination must address these 

risks through Phase 1 or 2 Environmental Site Assessments.

b.	 Development activity must ensure no spread of 
contaminants off site or into the environment.

c.	 Development should not dedicate lands that contain contaminants over 
acceptable guidelines as reserve, public utility lot, or right-of-way.

3.2.5	 Railways
a.	 Sensitive or incompatible land uses, including residential 

uses, should avoid siting near railway lines.

b.	 Development of residential or other sensitive uses near railway lines 
must address rail hazards. Supporting studies, including noise and 
vibration studies and risk assessments, may be required.

FireSmart Canada offers a free 
library of resources, including 
principles for site and building 
design that help reduce risk and 
increase wildfire resilience.

Federation of Canadian 
Municipalities and the Railway 
Association of Canada has 
published ‘Guidelines for New 
Development in Proximity to 
Railway Operations’ to guide 
development near railway lines.
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c.	 Development within 30m of railway main lines must ensure that safety 
measures such as setbacks, berms and security fencing are provided to the 
satisfaction of the County and in consultation with the railway operator.

3.2.6	 Airports and Aerodromes
a.	 Development on airport and aerodrome lands must comply with 

all relevant federal, provincial, and municipal requirements.

b.	 Subdivision and development near private airports, airstrips and 
aerodromes must enable the safe operation of those facilities.

3.2.7	 Energy & Pipelines
a.	 Sensitive or incompatible land uses, including residential uses, should 

be located away from major energy infrastructure and corridors.

b.	 Development in the vicinity of energy infrastructure and multi-use corridors 
should mitigate safety risks through setbacks, buffers, and landscaping.

3.2.8	 Sour Gas
a.	 Development must meet or exceed the Alberta Energy Regulator (AER) setback 

for sour gas, pursuant to the Subdivision and Development Regulation, unless 
Parkland County receives written approval from AER for a reduced setback.

b.	 Developments that are appropriate near sour gas facilities include:
i.	 Industrial uses;

ii.	 Agricultural uses; and

iii.	 Open spaces that do not involve high levels of human activity.

3.2.9	 Confined Feeding Operations 
a.	 Confined Feeding Operations should be located where there are 

minimal conflicts with non-complementary or sensitive land uses, 
as identified in Figure 4 - Development Concept Map.

b.	 Residential subdivisions may be restricted in the 
vicinity of Confined Feeding Operations.

3.3	 Development Policies to 
Protect Natural Functions
Parkland County’s natural systems have intrinsic value and provide functions 
that support the health and wellbeing of people and wildlife, like purifying 
water, pollinating crops, and providing habitat. The County has a responsibility 
to protect these functions so that they continue to support the region for 
generations to come. The County’s High Priority Landscapes, Environmentally 
Significant Areas, and High Value Natural Features are the highest priority areas 
for protecting natural functions.

Development can support this shared responsibility by being nature-positive. 
Nature-positive means activities and developments that, on balance, protect, 
conserve, and/or enhance the beneficial functions of the natural features within 

Licences, permits, approvals or 
other authorizations granted 
by Natural Resources Canada 
(NRC), the Canada Energy 
Regulator (CER), the Alberta 
Energy Regulator (AER), or the 
Alberta Utilities Commission 
(AUC) prevails over any 
statutory plan, Land Use 
Bylaw, subdivision decision 
or development decision by a 
municipality.

Confined Feeding Operations 
are regulated by Alberta’s 
Natural Resources Conservation 
Board (NRCB) under the 
Agricultural Operation Practices 
Act (AOPA).
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the County more than they impair, degrade, or nullify them. The best way for 
development to be nature-positive is to avoid the significant disruption of 
natural functions in the first place. This is the best option because is it very 
difficult to replicate the function of established, intact natural areas. When 
avoidance is not viable, the next best approach is to mitigate or reduce the 
impacts of a development. As a final option, when disturbance is unavoidable 
and mitigation is not viable, impacts to natural functions can be offset. 
Offsetting natural functions generally includes replacing or restoring part of the 
removed functions.

3.3.1	 Nature Positive Development
a.	 Development should protect and avoid impacts to natural features and functions. 

Where disturbance cannot be avoided, development must mitigate or offset 
impacts to natural features and functions by achieving nature-positive design. 

b.	 Development must complete a Biophysical Impact 
Assessment when requested by the County. 

c.	 When the potential for species-at-risk are identified through the 
Biophysical Impact Assessment, development must provide additional 
species studies and protection measures as requested by the County 
and according to all relevant Federal and Provincial requirements. 

d.	 Where carrying capacities, measures of cumulative effects, or development 
limits are defined in an Area Structure Plan, Conceptual Scheme, or Master Site 
Development Plan, development must demonstrate that it is within defined limits.

3.3.2	 Environmentally Significant Areas and High Priority Landscapes
a.	 Development must protect and enhance natural features and their 

functions in High Priority Landscapes and Environmentally Significant 
Areas through incorporation of nature-positive operations.

b.	 Development in or adjacent to High Priority Landscapes and Environmentally 
Significant Areas must complete a Biophysical Impact Assessment. 

c.	 Development in Environmentally Significant Areas and High 
Priority Landscapes must maintain landscape connectivity and 
wildlife corridors as identified by Parkland County.

3.3.3	 Reserves & Easements
a.	 Development must dedicate the following areas as Environmental 

Reserve as part of subdivision at the request of the County:
i.	 a swamp, gully, ravine, coulee or natural drainage course;

ii.	 land that is subject to flooding or is, unstable; 

iii.	 High Value Wetlands, wetlands hydrologically connected to High 
Value Wetlands, or wetlands that cross property boundaries; or

iv.	 a strip of land, not less than 6 metres in width, abutting 
the bed and shore of any body of water.

Parkland County’s ESAs are 
recognized as the backbone of 
the ecological networks that 
span the County. As part of a 
green network approach, High 
Priority Landscapes have also 
been identified that connect 
Environmentally Significant 
Areas.

Natural features are the key 
components of natural systems. 
They include things like 
forests and tree-stands, lakes, 
wetlands, drainage paths, and 
native vegetation.

Natural functions are the 
beneficial processes enabled 
by natural systems. They keep 
natural systems vital and 
provide goods and services that 
include provisioning services, 
regulating services, habitat 
services, and cultural and 
spiritual services.

Environmental Reserve, 
Environmental Reserve 
Easement, Conservation 
Reserve, and Conservation 
Easements are all defined in 
the Municipal Government Act 
(MGA). Detailed requirements 
for MR and other reserve types 
are located in Parkland County 
Policy C-PD15 Dedication and 
Use of MR, Environmental 
Reserve (ER) and Environmental 
Reserve Easement (ERE).
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b.	 At the time of subdivision, development must provide a minimum of 30 
metres of shoreline buffer as Environmental Reserve, Environmental Reserve 
Easements, or Conservation Easements from Crown-claimable water 
bodies, unless the County provides site-specific setbacks for the area.

c.	 Development may, at the discretion of the County, provide an Environmental 
Reserve Easement instead of Environmental Reserve when:
i.	 public access is not required; or

ii.	 the area is not deemed Hazardous or undevelopable.

d.	 Development may be required to provide Conservation Reserve or 
a Conservation Easement as part of subdivision where:
i.	 The land cannot be taken as Environmental Reserve;

ii.	 The land has Environmentally Significant Areas 
or High Value Natural Features; and

iii.	 The County identifies value in protecting and conserving the land.

e.	 Development should be setback from Environmental Reserve, Environmental 
Reserve Easement, Conservation Reserve, and Conservation Easement areas.

3.3.4	 Water Bodies
a.	 Development along water bodies should implement:

i.	 Conservation by Design principles;

ii.	 Low Impact Development (LID) for storm water management;

iii.	 appropriate naturalization and bioengineering for bank stability;

iv.	 communal wastewater or self-contained tank and haul systems; and

v.	 other measures that reduce nutrient discharge and sedimentation.

3.3.5	 Wetlands
a.	 In addition to Provincial requirements, development must avoid and retain High Value 

Wetlands, including areas necessary to support hydrological connections and recharge.

b.	 Development must avoid or mitigate impacts to Moderate Value Wetlands, 
including areas necessary to support hydrological connections and recharge.

c.	 Development should contribute to the net-gain of wetlands in Parkland County by: 
i.	 prioritizing wetland avoidance and retention over minimization or replacement;

ii.	 replacing or enhancing wetlands within the watershed using permittee-
responsible means rather than paying a replacement fee; and

iii.	 designing stormwater management facilities as 
constructed wetlands where feasible.

3.3.6	 Ground and Surface Water
a.	 Development must protect groundwater quality and quantity. 

Supporting studies may be required, including hydrology or hydro-
geology studies, water balance studies, wetland assessment and impact 
report, and flow rate/discharge quantity and quality studies.

Under the Municipal 
Government Act, Environmental 
Reserves may be taken by the 
County to preserve natural 
features, prevent pollution of 
land and water bodies, provide 
necessary public access to a 
water bodies, and mitigate risk 
of personal injury or property 
damage from undevelopable or 
hazardous lands.

The Parkland County Riparian 
Setback Matrix Model can be 
used to determine site-specific 
setbacks from Crown-claimable 
water bodies and watercourses, 
especially in grandfathered 
areas where there may be 
existing development without 
a current buffer along a Water 
Body.

LID measures have substantive 
positive impacts on the long-
term health of the Water Body, 
often provide improved amenity, 
and may lower maintenance 
costs compared to non-
naturalized approaches.

The Alberta Wetland Policy 
recommends that the 
development strategy for 
wetlands should be, in order: 
avoidance, minimization, and 
replacement.
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b.	 Development must protect surface water quality quantity, and the health of 
aquatic ecosystems. Supporting studies may be required, including hydrology 
or hydro-geology studies, water balance studies, wetland assessment and 
impact reports, and flow rate/discharge quantity and quality studies.

c.	 Development should maintain natural drainage patterns by: 
i.	 implementing naturalization, retention and enhancement of 

natural drainage patterns in the development process;

ii.	 managing peak and overall stormwater volumes leaving the development area;

iii.	 reducing impermeable surfaces within a development area; and

iv.	 implementing Low Impact Development techniques 
for storm water management.

3.4	 Development Policies to 
Conserve Agriculture
Agricultural lands are one of Parkland County’s most important resources, 
contributing to the region’s economy, food security, and culture. The County has 
a responsibility to conserve agricultural lands and the viability of agricultural 
operations for future generations. This means balancing the needs of farmers 
and their families while limiting the fragmentation of farmland caused by 
subdivisions for non-agricultural purposes.

The MDP defines two types of agricultural land, shown on the Development 
Concept Map (Figure 4):
•	 Rural Agricultural Areas; and

•	 Prime Agricultural Areas. 
Rural Agricultural Areas make up most of the county’s agricultural lands—in 
these areas, agricultural uses take priority over other types of development. 
Prime Agricultural Areas are areas with the highest quality soils—in these areas, 
conservation of agricultural land and operations is the highest priority.

3.4.1	 Rural Agricultural Areas
Rural Agricultural Areas are the base district across most of the county. 
These areas prioritize a range of agricultural and agriculture-supporting uses. 
Subdivision is limited to protect agricultural lands from fragmentation while 
allowing flexibility and multi-generational farm-living.

a.	 In Rural Agricultural Areas, agricultural operations and 
uses will have precedence over other land uses.

b.	 Development and subdivision in Rural Agricultural Areas should avoid breaking 
up large, continuous stretches of farmland into smaller, disconnected pieces.

c.	 Development in Rural Agricultural Areas should minimize 
impacts to agricultural operations.

d.	 A quarter section in a Rural Agricultural Area may be 
subdivided into a maximum of four total parcels. 

Alberta’s Public Lands Act 
claims public ownership of the 
bed and shore of all wetlands 
deemed to be permanent or 
semi-permanent. Development 
activity within a Crown-owned 
Water Body requires Provincial 
approval.

High Value Wetlands means 
wetlands scoring “Good”, “Very 
Good”, and/or “Excellent”, 
as identified in the Parkland 
County Wetland Inventory & 
Historical Loss Assessment.

Permittee-responsible 
replacement is defined under 
the Alberta Wetland Policy 
by the Province as restorative 
replacement in accordance with 
the criteria and guidance of the 
Province.
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e.	 Development should cluster Agriculture-Related Uses, Value-added Agricultural 
Uses, and non-agricultural uses to minimize impact on agricultural lands.

f.	 Major energy development within the Rural Agricultural Areas 
should provide an Agricultural Impact Assessment to address 
co-location of agriculture with energy facilities.

3.4.2	 Prime Agricultural Areas
Prime Agricultural Areas are the highest value agricultural lands in the county 
that are a priority for conservation. These areas have additional subdivision 
limitations and study requirements to limit fragmentation and retain existing 
agricultural uses. 

a.	 Prime Agricultural Areas should be conserved for agricultural uses.

b.	 Development of the following uses is allowed in Prime Agricultural Areas, 
where they can mitigate impacts to agricultural land and operations:
i.	 Agriculture-related Uses;

ii.	 Value-added Agricultural Uses; and

iii.	 On-farm Diversified Uses. 

c.	 Development of a use not related to agriculture in Prime Agricultural 
Areas must provide an Agricultural Impact Assessment.

d.	 A quarter section in a Prime Agricultural Area may be 
subdivided into a maximum of three total parcels.

3.5	 Development Policies to 
Manage Growth
Parkland County is expected to grow from 33,000 to 40,000 residents between 
2023 and 2051. This growth, when managed effectively, will help the County 
expand opportunities and grow its tax base.

Responsible and coordinated growth involves prioritizing and concentrating 
higher intensity development in strategic locations, including employment 
areas and hamlets. Focused hamlet growth supports effective service provision, 
unlocks new types of housing, and builds employment momentum while 
supporting rural areas. Concentrating commercial and industrial growth in 
employment areas leverages servicing and builds economic diversity and 
capacity.

3.5.1	 General Growth and Land Use
a.	 All growth and development in the County must align with the Edmonton 

Metropolitan Region Growth Plan policies, including density targets.

b.	 Secondary and garden suites will be allowed throughout the County.

c.	 Home-based businesses will be allowed throughout the County where they are well-
suited to their context and do not significantly impact neighbouring properties.
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d.	 Development of multi-parcel residential subdivisions adjacent 
to existing non-residential uses should incorporate buffering 
and landscaping elements to minimize impacts.

e.	 Compatible land uses may be mixed within buildings or on individual sites.

3.5.2	 Hamlet Development
Hamlets provide housing, services, and local employment that serves both the 
hamlet community and the surrounding rural area. The MDP defines two types 
of hamlets, shown on the Development Concept Map (Figure 4):
•	 Rural Hamlets; and,

•	 Growth Hamlets.
The following policies apply to both Rural Hamlets and Growth Hamlets. 

a.	 Hamlets will allow a full range and mixing of land uses, including but not limited to:
i.	 residential uses;

ii.	 local commercial retail uses;

iii.	 employment uses;

iv.	 institutional and community uses such as schools, 
community halls, and religious assemblies;

v.	 recreational and cultural uses; and

vi.	 light industrial uses where they are compatible with neighbouring land uses.

b.	 Hamlets will allow for a diverse range of housing forms, including but not limited to:
i.	 single detached dwellings;

ii.	 duplexes, tri-plexes, and four-plexes;

iii.	 manufactured homes;

iv.	 low rise apartments; and

v.	 seniors’ housing and continuing care facilities.

c.	 Development in hamlets should: 
i.	 incorporate a range of housing types and densities;

ii.	 provide or connect to adequate servicing;

iii.	 be well-connected to the existing hamlet road and pathway networks; 

iv.	 provide amenities or additional non-residential uses that will 
benefit the hamlet and contribute to a complete community;

v.	 use native vegetation and low-impact stormwater techniques; and

vi.	 incorporate public open spaces and support low impact 
recreational activities, such as community playgrounds, interpretive 
trails and facilities, parks and community gardens.

d.	 New residential subdivision within hamlets should 
be adjacent to existing development.
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3.5.3	 Growth Hamlets
Growth Hamlets are selected as priority locations for growth in housing, 
employment, servicing, and amenities. Their location and infrastructural 
capacity supports growth, and they take on a larger regional role compared 
to Rural Hamlets. Growth Hamlets are opportunities for tight-knit, walkable 
communities where residents can access most needs without a vehicle.

a.	 Development in Growth Hamlets must be connected to municipal servicing.

b.	 Regional-scale commercial and institutional uses will be allowed in Growth Hamlets.

c.	 New residential subdivisions in Growth Hamlets must provide a 
minimum density of 20 dwelling units per net residential hectare. 

d.	 Development in Growth Hamlets should connect to surrounding 
areas with trails, open spaces and recreational uses.

3.5.4	 Employment Areas
Employment areas are concentrated areas of commercial, institutional, and 
industrial uses that provide diverse economic opportunities and employment 
for residents. The MDP defines two types of employment areas, shown on the 
Development Concept Map (Figure 4):
•	 Major Employment Areas; and,

•	 Local Employment Areas.

a.	 All Employment Areas will allow Urban Agricultural uses.

b.	 Major Employment Areas will allow large and regional-
scale commercial, industrial, and institutional uses.

c.	 Development in Major Employment Areas must be connected to municipal servicing.

d.	 Local Employment Areas will allow commercial, retail, light industrial, 
and service uses that provide everyday needs and employment.

3.5.5	 Country Residential Areas
Country Residential Development is the subdivision of rural lands to create 
multiple unserviced residential lots in which households are responsible to 
provide their own on-site water and private sewage system. In the MDP, 
Country Residential Areas refer to parcels that have Country Residential land 
use designation, as shown in the Development Concept Map (Figure 4).

a.	 All Country Residential Development must occur in Country Residential 
Areas or in areas already designated as Country Residential in 
the Land Use Bylaw at the time of adoption of this Plan.

b.	 Existing agricultural uses will retain the right to farm.

c.	 Country Residential Development must not exceed 50 lots per quarter section.

d.	 Country Residential Development should minimize fragmentation and 
impacts to natural and agricultural lands by implementing:
i.	 compact and clustered development patterns;

ii.	 Conservation by Design principles; and

iii.	 shared systems or servicing.

Wabamun Hamlet is Parkland 
County’s Growth Hamlet. It has 
an active Area Redevelopment 
Plan called the Wabamun 
Hamlet Area Redevelopment 
Plan (WHARP).

Parkland County’s Major 
Employment Areas are Acheson 
Industrial Area and Fifth 
Meridian Business Park.

Parkland County’s Local 
Employment Areas include all 
hamlets and the Keephills and 
Sundance generation stations, 
shown on the Development 
Concept Map.

The limit of 50 lots per quarter 
section is set out by the 
Edmonton Metropolitan Region 
Board Growth Plan.
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e.	 Country Residential Development should include multi-purpose trails that:
i.	 are located in Municipal Reserve parcels or along 

subdivision road rights-of-way; and

ii.	 support connectivity to other trail segments, parks, 
public amenities, hamlets, and subdivisions.

3.5.6	 Lakefront Residential
a.	 Lakefront Residential development must be located in areas already 

designated as Lakefront Residential in the Land Use Bylaw at the time 
of this Plan or in areas determined by an Area Structure Plan.

3.5.7	 Municipal Reserve
Municipal Reserve (MR) lands are County-owned parcels used for community 
uses such as schools, recreation facilities, or utilities. A portion of development 
lands or their value as a payment are typically transferred to the County through 
the subdivision process.

a.	 Development must identify Municipal Reserve at the Area Structure 
Plan, Conceptual Scheme, and Subdivision stages.

b.	 Development must dedicate Municipal Reserve (MR) per County 
policy. At the time of subdivision, development must:
i.	 dedicate lands as Municipal Reserve where there 

is immediate benefit for public use; or

ii.	 defer the Municipal Reserve by caveat when the Reserve land is not 
needed at present but may be provided through future subdivision; or

iii.	 provide payment of cash-in-lieu in place of reserve land when the 
Reserve land is not required at present or in the future; or

iv.	 provide a combination of land and cash-in-lieu.

c.	 	Municipal Reserve parcels should be located adjacent to Environmental 
Reserve areas, other Municipal Reserve parcels, or near water bodies and 
watercourses to promote responsible access, use, and enjoyment.

3.5.8	 Development in Highway Corridors 
a.	 Development oriented to highways and major roads should be 

located with consideration for access and services.

b.	 Industrial development fronting a major highway or corridor 
may incorporate design elements like fencing and landscaping 
to reduce negative visual impacts on the corridor.

3.5.9	 Natural Resource Development
Natural resource development is an important part of Parkland County’s 
economy. These operations are regulated by provincial and federal bodies, 
which determine requirements for siting, impacts, and remediation. Parkland 
County works with operators and regulating bodies to ensure natural resources 
are developed in a way that aligns with the County’s growth strategy.

a.	 All natural resource extraction operations must comply with 
provincial and federal regulations and permitting.

Detailed requirements for MR 
and other reserve types are 
located in Parkland County 
Policy C-PD15 Dedication and 
Use of Municipal Reserve (MR), 
Environmental Reserve (ER) 
and Environmental Reserve 
Easement (ERE).
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b.	 Development of new or expanded natural resource operations must 
conduct public consultation in accordance with County policy.

c.	 Development of new or expanded natural resource extraction 
operations must demonstrate how proposed activities:
i.	 respond to the existing land use context and environmental characteristics;

ii.	 mitigate off-site impacts; and

iii.	 implement best practices for resource extraction.

d.	 Uses developed adjacent to existing and known future aggregate extraction 
areas must be compatible with aggregate resource extraction and its impacts.

3.5.10	 Energy Development
Energy Development has a long history in Parkland County and remains a 
significant economic driver. Similar to resource extraction, large scale energy 
development is regulated by other orders of government. The County works 
with energy providers and government bodies to ensure energy developments 
are located in places where they are compatible with surrounding and planned 
development.

a.	 Development of energy projects must align with federal and/
or provincial authorities and permitting processes.

b.	 Development of Renewable Energy Microgeneration 
will be allowed in all areas of the County.

c.	 Major energy development will not be allowed in Environmentally Significant 
Areas, High Priority Landscapes, and Prime Agricultural Areas.

d.	 Major energy development should be prioritized in disturbed or brownfield sites.

3.5.11	 Heavy Industrial Development
a.	 Development proposing heavy industrial uses must work with the 

County to determine site suitability. To be considered, heavy industrial 
must demonstrate mitigation of negative impacts on:
i.	 natural functions;

ii.	 agriculture land and operations;

iii.	 sensitive uses, including existing and planned residential development; and

iv.	 tourism and recreation areas and activities.

b.	 Development that includes heavy industrial uses must be sited away from:
i.	 Environmentally Significant Areas or High Priority Landscapes;

ii.	 Prime Agricultural Areas; and

iii.	 hamlets, villages, or other residential settlements and subdivisions.

Microgeneration refers to 
the small-scale generation 
of electricity or heat by 
individuals, small businesses, 
or small communities focused 
on meeting their own energy 
needs. Microgeneration is 
typically smaller in scale and 
owned by individuals. It does 
not operate commercially or 
provide energy to the region. Its 
output is typically measured in 
kilowatts (kW) of energy. Major 
energy development refers 
to large-scale facilities that 
produce substantial amounts of 
energy, usually for distribution 
to a broader region. Its output 
is typically measured in 
megawatts (MW) of energy.
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3.6	 Development Policies to Deliver 
Efficient Infrastructure & Services
The County has a responsibility to leverage existing and planned infrastructure 
in a fiscally and environmentally sustainable way. County infrastructure includes 
roads, power utilities, stormwater management facilities, and water and 
wastewater servicing. Development must be planned and serviced in support of 
the long-term viability of infrastructure. 

3.6.1	 Roads
a.	 Development of new roads should be coordinated with other modes of transportation, 

including the rail network, transit systems, airports and aerodromes.

b.	 Development of new roads should limit the disturbance and 
fragmentation of Environmentally Significant Areas.

c.	 Development must provide legal and physical access 
for any subdivision or development.

d.	 All external and internal roads serving a residential 
subdivision or major development must:
i.	 be developed to the County’s current engineering standards; and 

ii.	 complete any buffering, fencing or landscaping requested by 
the County to enhance public safety and mitigate noise.

e.	 Development should incorporate road networks that ensure direct access to all 
properties from public routes, avoiding the use of ‘panhandle’ access roads.

f.	 Where the County has identified road widening rights-of-way, 
development must account for these rights-of-way for all parcels 
adjacent to municipal roads at the time of subdivision.

3.6.2	 Servicing Costs
a.	 Development must pay all levy fees as a condition of subdivision 

and/or development, where fees have been established by the County. 

b.	 Development must front-end the costs of on-site and off-site infrastructure systems to 
support their development, and bear the costs of the extension of municipal services.

c.	 Development may be required to oversize infrastructure to support future growth.
In cases where infrastructure oversizing is required to support future growth, the 
County will work with developers to explore cost sharing and recovery models.

3.6.3	 Utility Corridors
a.	 Energy and utility infrastructure, including high-pressure pipelines, 

sour gas facilities and major power transmission lines, should be 
located within existing utility corridors wherever possible.

3.6.4	 Water and Wastewater Utility
a.	 Development in Major Employment Areas must connect to piped municipal 

water and wastewater systems where existing services are available. 

Parkland County’s 
Transportation Master Plan sets 
out many more detailed policies 
about the current and future 
transportation system.

A panhandle is a narrow, 
elongated parcel of land 
extending from a main body of 
a property to an adjacent public 
roadway, providing private 
access to the property. These 
road types can impact access 
and land use efficiency.

Development levies are detailed 
in County Policy C-PD05 – 
Offsite Infrastructure Levies.
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b.	 Multi-parcel subdivisions with access to high-pressure 
water systems must connect to those systems. 

c.	 Multi-parcel subdivisions with access to low-pressure 
water systems should connect to those systems.

d.	 Multi-parcel subdivisions with access to wastewater 
systems should connect to those systems.

3.6.5	 Private Communal Utility Systems
a.	 Private on-site water and wastewater systems must comply with:

i.	 all relevant provincial legislation and regulations (e.g. Alberta 
Health Act, Private Septic Regulations, Alberta Environment);

ii.	 all relevant Alberta Building Code regulations; and

iii.	 all applicable County standards, bylaws, procedures, policies including 
this Municipal Development Plan and the County Land Use Bylaw.

b.	 Development should provide full or partial Private Communal 
Utility Systems to service multi-parcel subdivisions in:
i.	 areas near built-up areas, including hamlets;

ii.	 areas with an identified high susceptibility of groundwater 
contamination or a high water table; 

iii.	 areas within 100 metres of a Crown-claimable Water Body;

iv.	 intensive multi-parcel developments where municipal water 
and wastewater systems are not available; and

v.	 areas deemed unsafe or not suitable for on-site water or sanitary systems 
for reasons of safety, natural systems health, or other considerations.

c.	 Infrastructure associated with communal systems must 
be located on commonly held property.

d.	 Development of communal systems must submit for County review a plan for 
capital replacements, major rehabilitation, maintenance, and construction. It 
must also complete a fiscal impact assessment that considers life-cycle costs of 
maintaining the infrastructure required to service the subdivision or development.

3.6.6	 Stormwater Management 
a.	 Development must account for stormwater impacts to the parcel and 

surrounding area. The County may require supporting evidence that these 
impacts have been addressed, including a stormwater management plan.

b.	 When stormwater infrastructure is required, development should design 
naturalized stormwater management facilities that add amenity, 
natural functions, and that compliment existing natural spaces.

c.	 Development may incorporate Low Impact Development techniques 
to maintain surface water quality and manage surface water 
quantity, including the use of rain gardens, swales, planters, trenches, 
cisterns, and permeable pavement or other techniques.

d.	 Development of stormwater management facilities may make use of 
existing natural features where permitted. Stormwater management 
facilities may not be constructed in Crown-claimable water bodies.

High-pressure water systems 
supply water at a pressure 
level that is higher than typical 
residential systems.

Low-pressure water systems 
supply water at lower pressure, 
typically relying on pressure-
boosting equipment at the point 
of distribution. The West Inter 
Lake District (WILD) Water 
System is an example of a low-
pressure water system. 

Areas susceptible to 
groundwater contamination are 
identified in the Environmental 
Conservation Master Plan.

County Policy C-ES04 – Storm 
Water Management Facility 
Naturalization provides 
more detailed requirements 
applicable to subdivisions.
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3.7	 Development Policies to Support 
Recreation & Tourism
Parkland County is home to significant recreation and tourism opportunities, 
drawing on the area’s beautiful natural landscapes, rural experience, and 
proximity to Edmonton. The County has a responsibility to support recreation 
and tourism development, growing and diversifying the region’s economy 
and sustaining the qualities that draw people to live in and visit the county. 
Recreation in particular provides positive social, health, economic, and 
environmental benefits to the community.

Development of recreation and tourism facilities should be sensitive to their 
environmental and agricultural context and promote enjoyment of the County’s 
natural assets. Amenities should be designed to support all ages and abilities.

3.7.1	 Recreation and Tourism Development
a.	 Development of recreation and tourism developments, including local 

service commercial, hospitality, or institutional uses, should:
i.	 have appropriate transportation and utility infrastructure;

ii.	 integrate with surrounding land uses; and

iii.	 mitigate any off-site impacts.

b.	 Development of small-scale agri-tourism and eco-tourism 
amenities should be allowed throughout the County. 

c.	 Large-scale recreation, tourism, and resort development should be located in 
Wabamun Country, North Saskatchewan River, and Pembina River Plan Areas.

d.	 Major recreation, tourism, and resort developments may be allowed in Lake 
Country and River’s Edge Plan Areas where the following conditions are met: 
i.	 Proposed developments are compatible with existing land uses and do 

not limit the long-term residential development of the area; and

ii.	 Site servicing and transportation access can be adequately addressed.

e.	 Campgrounds, cabins, equestrian facilities and other recreation and tourism supportive 
uses should locate in Wabamun Country, Lake Country, and River’s Edge Plan Areas.

f.	 Development along Crown-claimable water bodies and water courses should 
identify opportunities to enhance public access for water-based recreation.

3.7.2	 Parks & Trails
a.	 Development may be required to dedicate rights-of-way at the 

time of subdivision to create strategic links for the County’s 
wider parks, recreation, and open space network.

b.	 Development of trails in Environmentally Significant Areas and High 
Priority Landscapes will be restricted to non-motorized uses.

c.	 Development of motorized recreation trails and facilities must be located to 
minimize disruption to residents and Environmentally Significant Areas, High Priority 
Landscapes, and Prime Agricultural Areas. Supporting studies may be required.
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d.	 Development of new parks, open spaces, and recreation facilities should:
i.	 be planned for multi-use areas; 

ii.	 ensure activities are available to people of all ability levels; and

iii.	 locate to leverage adjacent complimentary uses.

e.	 Multi-parcel residential development should include public gathering 
places such as parks, open spaces and community facilities that are 
safe, accessible, and linked to existing pathways and open spaces.

f.	 Development of public facilities, including recreation centres, campgrounds, 
and playgrounds, should address safety through site design, lighting, and 
other Crime Prevention Through Environmental Design (CPTED) measures.

Parkland County’s Parks, 
Recreation and Culture Master 
Plan contains additional 
detail and direction on parks 
and open space development 
requirements.
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Chapter 4 of the Municipal Development Plan directs the planning initiatives 
of the Parkland County municipal government. It describes actions that enable 
good development, meet the obligations of higher-level policies, and help 
fulfill the MDP’s six shared responsibilities. Chapter 4 is organized into the 
same high-level sections as Chapter 3, and it adds a final section focused on 
implementation.

Policies in this chapter are worded to instruct the Parkland County government. 
They indicate a preferred course of action that must be applied unless it is not 
feasible or an alternative solution meets the intent of the initiative.

The County Initiatives listed in this MDP will not be all be immediately 
undertaken by the County. Each initiative is subject to budget process and 
Council direction.

4.1	 County Initiatives to Build 
Safe & Resilient Places

4.1.1	 Hazards
a.	 Educate residents and developers about legislated requirements 

related to development near natural and built hazards.

b.	 Collaborate with the Provincial Government to keep flood 
hazard mapping and regulations up to date.

c.	 Collaborate with regional watershed groups to fill 
knowledge gaps around groundwater hazards.

d.	 Consider adjacent land uses when providing recommendations 
to the National Resource Conservation Board (NRCB) on 
applications for expansion of confined feeding operations.

e.	 Ensure County land holdings comply with the Alberta Tier 1 and 
Tier 2 Soil and Groundwater Remediation Guidelines.

4 County 
Initiatives

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 72



Parkland County Municipal Development Plan
Chapter 4: County Initiatives

37

4.2	 County Initiatives to Protect 
Natural Functions

4.2.1	 Nature Policy Framework
a.	 Develop and maintain a Nature Policy Framework to guide conservation-based 

activities, decision-making and investment in the County, and provide options to 
achieve nature-positive development that maintains the functions of natural features. 

b.	 Update the Conservation Master Plan to include guidance on County-led conservation 
and restoration initiatives, as well as partnerships, education, and outreach.

c.	 Maintain a Wetland Replacement Program working in partnership with county 
landowners, the Government of Alberta, and non-government organizations.

d.	 Update Environmentally Significant Area boundaries and natural asset 
inventories every 5 years and use Environmentally Significant Areas to 
prioritize areas for conservation, restoration and ecological enhancement.

e.	 Establish Area Structure Plans with defined outcomes, development 
limits, and carrying capacities to manage the cumulative impacts 
of development and uses on Environmentally Significant Areas, 
High Priority Landscapes, and High Value Natural Features.

4.2.2	 Protecting Natural Landscapes
a.	 Implement tools to protect, mitigate, and offset impacts 

to natural features and their functions.

b.	 Where County projects may impact natural landscapes, offset 
the impact to achieve nature-positive outcomes.

c.	 Explore the potential for ecosystem service credits on County-owned natural assets.

d.	 Conserve natural features using tools in the following order of priority:
i.	 Environmental Reserve or Environmental Reserve Easement

ii.	 Conservation Easement; then

iii.	 Conservation Reserve.

e.	 Acquire Environmental Reserve strategically to:
i.	 preserve natural features;

ii.	 prevent pollution of land and water bodies;

iii.	 provide necessary public access to a water bodies; and

iv.	 mitigate risk of personal injury or property damage 
from undevelopable or hazard lands.

f.	 Consider Environmental Reserves, Environmental Reserve Easements, Conservation 
Reserves, and perpetual Conservation Easements as protected natural areas.

g.	 Establish a Local Conservation Fund and natural asset investment plan to:
i.	 acquire Environmentally Significant Areas and land within High 

Priority Landscapes through Conservation Reserve; 
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ii.	 incentivize Conservation Easements with Land Trust 
partners as part of the development process; and 

iii.	 conserve and restore High Value Natural Features acquired by the County.

h.	 Use education and enforcement to conserve the natural state 
of Environmental Reserve lands and easements.

4.2.3	 Water Bodies and Wetlands
a.	 Protect, enhance and restore the water quality, water 

quantity, and aquatic ecosystems in the region by:
i.	 retaining buffers in their natural state along water bodies;

ii.	 incorporating best practices to minimize soil erosion, protect and 
enhance riparian zones, conserve and enhance areas that contain habitat 
for federally or provincially listed plant or wildlife species; and

iii.	 conserving wetlands and establishing riparian setbacks around wetlands.

b.	 Encourage net gain of wetlands in the county through a wetland replacement 
program and tools to proactively conserve high value wetlands.

c.	 Review opportunities to protect Environmentally Significant 
Areas along the North Saskatchewan River.

4.2.4	 Climate Mitigation & Adaptation
a.	 Develop and implement a Climate Change Adaptation Plan that addresses 

climate risks and vulnerabilities and prioritizes nature-based solutions.

b.	 Measure and reduce Parkland County operational greenhouse 
gas emissions to achieve net-zero by 2050.

c.	 Collaborate with organizations working toward outcomes 
aligned with the County’s climate change initiatives.

d.	 Support the growth, development and implementation of sustainable 
infrastructure or development projects including, but not limited to:
i.	 Low Impact Development;

ii.	 energy efficient and climate resilient buildings;

iii.	 LEED ND neighbourhood certification;

iv.	 Alternative Fuel Vehicle charging; and

v.	 eco-industrial parks, compact community design, or other 
innovative development models that reduce the overall 
environmental footprint of a development.

e.	 Provide incentives for Renewable Energy Microgeneration in all 
areas of the county, including the use of agricultural buildings or 
infrastructure for small scale production of renewable energy.

f.	 Incentivize the development of sustainable infrastructure and renewable energy.

g.	 Investigate the carbon sink capacity of Parkland County’s natural assets 
and their potential to offset urban emissions in the broader region.

h.	 Monitor new protocols to develop and trade carbon credits in the metropolitan region.

LEED ND is the Canada Green 
Building Council’s certification 
for neighbourhood development. 

The New National Urban Park 
Proposal provides guidance on 
the opportunities in this area.
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4.2.5	 Education & Incentives
a.	 Incentivize private land stewardship through education, grants, 

and by enabling third-party Conservation Easements.

b.	 Promote the use of educational and community engagement 
programs to inform and educate residents on initiatives to 
conserve, enhance or restore the function of natural assets.

4.2.6	 Collaboration
a.	 Partner with the Government of Alberta, Indigenous communities, neighbouring 

municipalities, industry, non-government organizations and the public 
to ensure the protection of regional natural features and functions.

b.	 Work within the Alternative Land Use Services (ALUS) program 
toward conservation and restoration objectives.

c.	 Support regional air quality monitoring.

d.	 Participate in regional environmental planning initiatives.

e.	 Participate in regional watershed groups and support 
regional watershed planning initiatives.

f.	 Collaborate with lake management groups to monitor and 
manage lake health and encourage lake stewardship.

4.3	 County Initiatives to 
Conserve Agriculture

4.3.1	 Preserving Agricultural Land
a.	 Explore Transfer of Development Credits (TDC) systems that incentivize development:

i.	 away from Prime Agricultural Areas; and

ii.	 away from High Priority Landscapes and Environmentally Significant Areas.

b.	 Consider the use of Conservation Reserve to protect Prime Agricultural 
Areas that also support natural assets and functions.

4.3.2	 Encouraging Agricultural Activity
a.	 Use flexible subdivision and development practices to 

accommodate emerging agricultural sectors.

b.	 Prepare an Urban Agricultural plan for the County’s Growth 
Hamlets and Major Employment Areas.

c.	 Enable multi-generational housing and supportive uses on agricultural land.

External partners and the tools 
they implement are actively 
engaged in conserving priority 
areas such as Environmentally 
Significant Areas, High Priority 
Landscapes, and High Value 
Natural Features.
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4.3.3	 Education
a.	 Increase public awareness, support, and understanding of agricultural 

operations and businesses, emphasizing their importance to:
i.	 food security;

ii.	 employment and the economy;

iii.	 the environment; and

iv.	 rural quality of life.

4.4	 County Initiatives to Manage Growth
4.4.1	 Growth and Transition

a.	 Support healthy, affordable, innovative, and diverse 
housing forms throughout Parkland County. 

b.	 Collaborate with housing developers and non-profit organizations 
to help deliver affordable housing and housing for seniors.

4.4.2	 Hamlets 
a.	 Provide incentives for Infill and redevelopment of vacant, 

brownfield, and underutilized lots in hamlets.

b.	 Consider acquiring vacant or underused lots to provide additional 
amenity space in hamlets when a need is identified.

c.	 Sustain existing infrastructure in Rural Hamlets.

4.4.3	 Growth Hamlets
a.	 Encourage growth and development in the County’s Growth Hamlets.

b.	 Maintain a Hamlet Area Redevelopment Plan for all growth hamlets.

c.	 Prioritize growth and development of the following uses in Growth 
Hamlets, where appropriate levels of servicing are available:
i.	 Local and regional employment, commercial, and residential growth,

ii.	 New social, institutional, and community services, and

iii.	 New protective services infrastructure.

d.	 Consider the expansion of Growth Hamlet boundaries when: 
i.	 proposed or existing developments are located 

adjacent to the hamlet boundary; 

ii.	 insufficient Infill capacity exists to meet market demands;

iii.	 employment or economic growth requires additional lands;

iv.	 orderly and sequential development is supported; and

v.	 there are viable infrastructure and servicing solutions for the additional lands.

Wabamun is designated as a 
Growth Hamlet.

Hamlet Area Redevelopment 
Plans should identify inter-
departmental projects that 
support implementation of the 
County’s Hamlet Reinvestment 
Strategy at the County level 
that will revitalize and support 
hamlets for long-term vitality.
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4.4.4	 Country Residential Growth
a.	 Create and maintain an inventory of country residential development 

and permissions in Parkland County that enables more detailed analysis 
of growth, vacant lots, distribution, type, and cumulative impact.

b.	 Investigate density bonusing incentives to encourage country residential 
development to conserve more natural functions on site.

4.4.5	 Municipal Reserve
a.	 Acquire, defer and dispose of reserve land and use cash-in-lieu in 

adherence with County Policy, agreements with local school boards, 
and the requirements of the Municipal Government Act.

b.	 Update the Municipal Reserve policy to establish an approach that considers High 
Priority Landscapes and natural features during Municipal Reserve allocation.

c.	 Partner with community groups to adapt underused Municipal 
Reserve land to benefit the local community.

4.4.6	 Employment Growth & Diversification
a.	 Collaborate with community organizations to grow economic development initiatives.

b.	 Support commercial and employment growth in Major 
Employment Areas and Local Employment Areas.

c.	 Maintain an Area Structure Plan or Area Redevelopment 
Plan for all Major Employment Areas.

4.4.7	 Energy Development
a.	 Develop a long-term strategy to grow and diversify Parkland 

County’s energy tax base. This strategy may include:
i.	 a marketing strategy that promotes the advantages of 

locating large-scale energy projects in the county;

ii.	 proposed tax incentives for energy development;

iii.	 recommendations for supporting infrastructure; and

iv.	 development guidance.

b.	 Promote the adaptive reuse of existing energy infrastructure, including 
previously disturbed lands and transmission networks.

c.	 Explore incentives for Renewable Energy Microgeneration in all 
areas of the county, including the use of agricultural buildings and 
infrastructure for small scale production of renewable energy.

4.4.8	 Industrial Growth
a.	 Support complementary industrial growth that enables the transfer or reuse of 

materials and energy and unlocks the potential for shared systems and services.

b.	 Establish development standards for key industrial and commercial growth corridors.

c.	 Complete an Aggregate Resource Management Plan to guide the 
extraction of aggregate resources throughout the county.
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d.	 Support the continued operation and adaptive reuse of power generation 
facilities within Parkland County as an important source of local employment.

e.	 Support the development of alternative and renewable energy industry 
as an economic generator and partnerships with industry and education 
institutions to establish energy pilot projects in Parkland County.

4.4.9	 Collaboration
a.	 Build and maintain relationships with industry that:

i.	 promote economic opportunities within Parkland County;

ii.	 identify gaps where municipal support would unlock new opportunities; and

iii.	 share relevant data and development plans.

b.	 Foster relationships with Provincial departments to attract development opportunities 
that are aligned with Government of Alberta priorities and action plans.

c.	 Collaborate with neighbouring municipalities on initiatives that 
address regional barriers to attracting new development.

d.	 Develop post-secondary partnerships to increase opportunities 
for residents, businesses and agricultural producers.

e.	 Partner with stakeholders to sponsor workforce initiatives that 
attract and retain labour and talent in Parkland County.

4.5	 County Initiatives to Deliver 
Efficient Infrastructure & Services

4.5.1	 Community Services & Social Development
a.	 Consider cost-recovery mechanisms for providing community 

services, including off-site levies for new and expanded community 
facilities, as enabled by the Municipal Government Act.

b.	 Maintain the Parkland County Social Development Plan.

4.5.2	 Schools
a.	 Collaborate with the Parkland School Division and the Evergreen 

Catholic Separate School Division to determine the locations, 
sizes and configuration of future school sites.

b.	 Encourage the shared use of existing County school sites for 
community and recreational programs, continuing and distance 
education, and training and entrepreneurship programs.

4.5.3	 Childcare
a.	 Support childcare uses in all residential, commercial, and mixed-

use areas of Parkland County through the Land Use Bylaw.

b.	 Advocate for the creation of childcare facilities providing supports 
for current and future childcare operators to identify needs, 
access funding, and navigate provincial licensure.
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4.5.4	 Fire & Protective Services
a.	 Support and maintain mutual-aid agreements with adjacent municipalities 

and First Nations communities to ensure the provision of protective 
services, fire and medical service provision for all county residents.

b.	 Maintain a high standard of fire protection and protective 
services to support all parts of the county.

c.	 Collaborate with the Royal Canadian Mounted Police (RCMP) and community 
groups to promote community policing in all parts of the county.

d.	 Collaborate with Provincial health providers to ensure emergency and community 
health services are available to all parts of the county, and to assist in 
identifying the need for new or expanded community services or facilities.

4.5.5	 Infrastructure Investment & Cost Recovery
a.	 Assist, where feasible, in the cost recovery of oversizing and extension 

of municipal utility infrastructure that will accommodate future development.	

b.	 Recover infrastructure costs through off-site levies or other 
cost recovery mechanisms where possible.

c.	 Explore partnerships with Home Owners Associations 
(HOAs) to provide and maintain local amenities.

d.	 Explore alternative fuel options for the County fleet.

4.5.6	 Transportation
a.	 Protect long-term transportation corridors to maintain a 

safe, coordinated, efficient and cost effective road network.	

b.	 Consider the safe, efficient and cost-effective provision of transportation 
infrastructure services when making land use and development decisions.	

c.	 Work with Alberta Transportation and Economic Corridors to facilitate network 
improvements where County roadways and provincial highways intersect.

d.	 Collaborate with Alberta Transportation and Economic Corridors to support the 
development of grade-separated crossings at strategic locations within the county.

e.	 Aim to upgrade collector and local roadways to provide sufficient 
shoulders for safe non-motorized use and Active Transportation.

f.	 Improve Active Transportation infrastructure in Growth Hamlets, 
including provision of sidewalks and pathways.

g.	 Consider Alternative Fuel Vehicle strategies in the next 
update to the Transportation Master Plan.

4.5.7	 Transit
a.	 Create and implement a Regional Transit Plan.

b.	 Ensure that Area Structure Plans account for potential future transit service.
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c.	 Explore the provision of a safe, resilient and reliable transit service that 
provides connections between the County’s Growth Hamlets, Major 
Employment Areas, and nearby municipalities.	

d.	 Support community-led transit service programs, especially those 
for the elderly and people with accessibility needs.

e.	 Raise awareness of established transit service among county residents and visitors.

4.5.8	 Rail
a.	 Collaborate with CN Railway and Transport Canada to optimize rail 

access in Major Employment Areas.	

b.	 Consider purchasing abandoned railway rights-of-way for the 
creation of public pathways, parks or other public use.

4.5.9	 Aviation
a.	 Support airport and aerodromes and compatible development adjacent to them.

b.	 Collaborate with Transport Canada to ensure any new private airports, 
airstrips and aerodromes are compatible with existing and future 
development and follow current design and consultation guidelines.	

4.5.10	 Utilities
a.	 Ensure the regular maintenance of County-owned and 

operated facilities and infrastructure.	

b.	 Develop extensions to utility infrastructure when they: 
i.	 support and enhance capacity in growth areas such as 

Major Employment Areas, Local Employment Areas, Growth 
Hamlets, and populated multi-parcel subdivision areas;

ii.	 are supported by the appropriate Commission 
or governing body and its members;

iii.	 align with the overall direction outlined in this 
MDP and Council Strategic Plan; and

iv.	 align with overall policy direction in the Edmonton Metropolitan Growth Plan.

c.	 Consider extending municipal water and wastewater servicing to 
the Entwistle Business Industrial Park and implementing an off-
site levy bylaw or other cost recovery mechanisms.

d.	 Protect long-term energy, infrastructure and multi-use corridors in collaboration with 
federal and provincial regulators, regional partners and utility and energy providers.

e.	 Establish and maintain membership with regional water and 
wastewater infrastructure system organizations.

f.	 Ensure that the development of future municipal water and wastewater 
systems complies with the Edmonton Metropolitan Growth Plan.

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 80



Parkland County Municipal Development Plan
Chapter 4: County Initiatives

45

4.5.11	 Digital Connectivity
a.	 Support the development of digital connectivity across the county through:

i.	 Creation of a long-term digital connectivity strategy; and

ii.	 Collaboration with regional, provincial, and federal 
governments, organizations, and operators.

4.5.12	 Waste
a.	 Collaborate with adjacent municipalities to create and manage regional waste 

management, compost, and recycling systems.	

b.	 Support sustainable waste services through e-waste diversion.	

c.	 Expand awareness and education programs to encourage:
i.	 home composting and residential recycling; and

ii.	 commercial and industrial business recycling and by-product re-use.

d.	 Implement Extended Producer Responsibility in Growth Hamlets, in Country 
Residential Areas, and at transfer stations, where most applicable. 

4.6	 County Initiatives to Support 
Recreation & Tourism

4.6.1	 Parks and Recreation
a.	 Develop a Parks Classification System to support the future 

development of park areas within the county.

b.	 Establish viable standards for recreation facilities and open spaces in hamlets.

c.	 Coordinate recreation infrastructure across jurisdictions to support:
i.	 activities across boundaries;

ii.	 land uses compatibility;

iii.	 environmental areas protection;

iv.	 preservation of viewpoints; and 

v.	 minimization of impacts from traffic, noise and other nuisances.

d.	 Support regional and intermunicipal partnerships and cost-sharing 
arrangements that provide recreational opportunities for county residents.

e.	 Consider public-private funding arrangements where recreation and 
tourism development provides opportunities for public use.

f.	 Collaborate with schools and other public space providers 
to provide multi-purpose recreation facilities.

g.	 Support age-friendly recreation initiatives.

h.	 Enable pilot projects to explore unstructured recreation 
as part of reclamation activities.

Consider an Age-Friendly 
Community Assessment
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4.6.2	 Access to Natural Areas
a.	 Ensure public water access is managed through the design 

and management of subdivision and development adjacent 
to Crown-claimable water bodies and watercourses.

b.	 Coordinate and plan Active Transportation connections between hamlets 
and nearby provincial parks, protected areas and recreation areas.

c.	 Educate the public and visitors about safe and responsible use of natural areas.

4.6.3	 Trails
a.	 Collaborate with regional stakeholders, neighbouring municipalities 

and adjacent provincially designated areas to develop integrated 
regional trail connections wherever possible.

b.	 Explore opportunities to connect multi-use trails along and around water bodies.

c.	 Develop more explicit guidance on the location, timing, and quality of Municipal 
Reserve, Environmental Reserve, and Conservation Reserve trails.

d.	 Support the development of trail systems on existing Municipal 
Reserve and Environmental Reserve parcels to enhance 
public access to natural and recreational areas.

e.	 Explore opportunities to connect trails between 
employment areas and residential areas.

f.	 Explore partnerships to identify waterway recreation and tourism 
opportunities and encourage eco-tourism and recreation opportunities 
along the North Saskatchewan River and Pembina River.

g.	 Identify opportunities for trail development to enhance resilience and 
increase safety in the face of hazards like flooding, wildfires, and rail.

4.6.4	 Off-Highway Vehicles
a.	 Maintain policies and regulations for off-highway vehicles that mitigate impacts to:

i.	 sensitive natural features including Environmentally 
Significant Areas and water bodies;

ii.	 Prime Agricultural Areas;

iii.	 existing agricultural operations; and

iv.	 existing or planned residential development.

b.	 Collaborate with off-highway vehicle groups to identify needs and 
potential locations for off-highway staging and recreation use.

c.	 Explore opportunities for off-highway vehicle recreation 
use in the former Highvale Coal Mine area.

4.6.5	 Arts, Culture, & Heritage
a.	 Encourage growth of arts and culture throughout the county.

b.	 Complete a Municipal Heritage Plan to investigate ways to inventory, 
preserve and maintain historic sites and historic districts.

c.	 Collaborate with local arts and culture groups to 
support arts and culture across the county.

d.	 Explore ways to integrate art into planning and development, 
particularly on County-owned infrastructure.
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4.7	 Implementation of County Initiatives 
4.7.1	 Plans & Studies

a.	 Maintain plans and reports as required, in alignment with the Edmonton 
Metropolitan Region Growth Plan and this Municipal Development Plan, including 
plans and master plans related to natural systems, land use, and infrastructure.

b.	 Review Area Structure Plans to determine their functional status and alignment with 
the Municipal Development Plan. Update or rescind Area Structure Plans as necessary.

c.	 Consider undertaking the following inventories and analysis to support future growth:
i.	 feasibility analysis for communal servicing and locations;

ii.	 groundwater analysis, including high water table 
and recharge/discharge areas; and

iii.	 feasibility analysis for the location of potential 
transfer of development credit programs.

d.	 Ensure the Land Use Bylaw aligns with the Municipal Development Plan.

4.7.2	 Fiscal Sustainability
a.	 Recover the capital cost of providing roads, sanitary sewer, water, storm 

water systems and other services to new developments through off-site 
levies which developers must pay as a condition of development.

b.	 Create an asset management plan to:
i.	 determine the life-cycle costing of the County’s built and natural assets;

ii.	 assist with establishing infrastructure priorities; and

iii.	 understand the impacts of climate change on built and natural infrastructure.

4.7.3	 Regional Collaboration 
a.	 Partner with neighbouring First Nations and Métis Nations on joint economic, 

community and planning projects that provide a mutual benefit to all residents.

b.	 Circulate statutory plans and amendments, subdivision applications, 
and applications for a discretionary use to adjacent municipalities 
or First Nations when the application affects lands:
i.	 within 800 m of an adjacent municipality; or

ii.	 within 1600 m of the City of Edmonton; or

iii.	 in any case when the County identifies relevant off-site impacts; or

iv.	 when circulation is a requirement of an active IDP.

c.	 Participate in the Edmonton Metropolitan Region Board and updates 
to the Edmonton Metropolitan Region Growth Plan.

d.	 Complete and maintain Intermunicipal Collaboration Frameworks 
(ICFs) and Intermunicipal Development Plans (IDPs) with adjacent 
municipalities that are non-members of the Edmonton Metropolitan 
Region Board as required by the Municipal Government Act. 

e.	 Support intermunicipal partnerships that facilitate the provision of joint transportation, 
utility and community infrastructure, and environmental and recreational initiatives.
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f.	 Resolve intermunicipal or intergovernmental issues or disputes with an intent 
to achieve a resolution on the issue that is to the benefit of both parties.

g.	 Follow an escalating process of mediation to resolve an intermunicipal dispute or 
disagreement over a development application. Proceed to a formal mediation, 
when necessary, prior to proceeding to the Land and Property Rights Tribunal.	

4.7.4	 Engagement
a.	 Support open, responsible and transparent governance.

b.	 Conduct regular reviews of the County’s Public Engagement Policy 
to ensure it is effectively addressing community needs.

c.	 Share information with residents and stakeholders on major 
planning and development initiatives and decisions and be 
transparent in communicating opportunities for feedback.

d.	 Partner with community committees, associations and other community organizations 
to support the implementation of the Municipal Development Plan at the local scale.	

4.7.5	 Monitoring
a.	 Monitor and review the MDP through an annual report prepared 

by the County Administration for Council review.

b.	 Complete a preliminary MDP review every four years to ensure the 
goals and policy directions denoted in the MDP reflect current growth 
forecasts, market trends and community values. Conduct a major update 
every eight years or when prompted by a preliminary review.

4.7.6	 Alignment with the Municipal Development Plan
a.	 Reference the Municipal Development Plan and its goals and 

policies in strategic plans, budget presentations, and other 
administrative submissions to Council, as appropriate.

b.	 Update statutory plans approved before the adoption 
of this MDP to align with MDP direction.

c.	 In progress amendments to statutory plans and Conceptual Schemes, or 
to the Land Use Bylaw must be revised to align with this MDP if their date 
of approval is more than two years after the adoption of this MDP.

d.	 In progress applications for subdivision must be revised to align with this MDP if their 
date of approval is more than 6 months after the adoption of this MDP. Extensions to 
the one-year approval period for subdivision may not be granted under this clause.
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Term Definition

Active Transportation Human powered travel, including but not limited to: walking, cycling, inline skating and 
travel with the use of mobility aids, including motorized wheelchairs and other power 
assisted devices moving at a comparable speed.

Agriculture-related use A use directly related to agriculture that primarily supports agriculture, benefits from being 
in close proximity to agriculture, and provide direct products and/or services to agriculture. 
In the MDP, this definition excludes high-impact uses, including seed cleaning, agricultural 
equipment sales, and uses that would be considered 'heavy industrial'.

Agri-tourism Tourism facilities or activities in agricultural areas, where visitors engage in farm-based 
experiences including tours, harvesting, farm work, and agricultural education.

Alternative fuel vehicle Vehicles that use non-conventional fuels, including electric vehicles and vehicles powered by 
other energy sources such as hydrogen fuel cells, biofuels, and compressed natural gas.

Area Redevelopment Plan A statutory plan adopted by bylaw that provides a framework for the redevelopment 
of an area of land. When completed for a hamlet, it is referred to as a Hamlet Area 
Redevelopment Plan (HARP).

Area Structure Plan A statutory plan adopted by bylaw at Council after three readings and a mandatory Public 
Hearing. At minimum, it describes land uses, densities, the location of major infrastructure, 
and development phasing.

Conceptual Scheme A non-statutory planning document that is approved by Council resolution without a Public 
Hearing. It may contain a range of planning information at the County's discretion. It is 
typically used to: (a) add new information or detail to an area within an existing ASP, or 
(b) replace the function of an ASP. A Conceptual Scheme typically addresses smaller areas 
compared to an ASP.

Conservation by Design An approach to land subdivision that incorporates consideration of economic, social, and 
environmental factors. It typically includes: (a) identification of conservation areas, (b) 
identification of development areas, (c) identification of building sites, and (d) design of 
roads, trails, and lot lines.

Conservation Easement A Conservation Easement as defined and enabled by the Alberta Land Stewardship Act Sec 
28, as amended.

Conservation Reserve A Conservation Reserve as defined and enabled by the Municipal Government Act Sec 
664.2(1), as amended.
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Term Definition

Country Residential Area Lands within Parkland County with zoning that allows for County Residential development.

Country Residential 
Development

The subdivision of rural lands to create multiple unserviced residential lots in which 
households are responsible to provide their own on-site water and private sewage systems.

County Initiative A policy addressed to County Council and Administration, outlining key actions, programs, 
and commitments that the County government should bring to bear to enable good 
development.

Crown-claimable 
Water Body

As identified in the Public Lands Act, the Province of Alberta owns any permanent water 
bodies, including permanent wetlands. These are referred to as “Crown-claimable” water 
bodies. 

Development In the Municipal Government Act, development means:

a)	 an excavation or stockpile and the creation of either of them;

b)	 a building or an addition to or replacement or repair of a building and the construction 
or placing of any of them on, in, over or under land;

c)	 a change of use of land or a building or an act done in relation to land or a building 
that results in or is likely to result in a change in the use of the land or building; or

d)	 a change in the intensity of use of land or a building or an act done in relation to land 
or a building that results in or is likely to result in a change in the intensity of use of 
the land or building.

Development Concept Map A high-level schematic map that outlines key development factors and regional 
development roles across Parkland County. 

Development Policy A policy that applies to development. It sets out requirements to ensure growth in Parkland 
County is safe, sustainable, and well-organized.

Eco-tourism Tourism facilities or activities in natural areas, designed to minimize impact on natural 
systems while promoting conservation and education.

Environmental Reserve Lands defined as Environmental Reserve in the Municipal Government Act.
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Term Definition

Environmental 
Reserve Easement

An easement created for the purposes specified in the Municipal Government Act.

Environmentally 
Significant Area

An area with important or unique environmental characteristics, as identified in Parkland 
County's Environmental Conservation Master Plan.

Floodway A flood hazard designation that represents the area of highest hazard, where design flood 
flows are deepest, fastest, and most destructive. New development in floodways is typically 
prohibited.

Growth Hamlet A hamlet identified by the municipality as a location to accommodate growth, with 
servicing capacity or the ability to tie into servicing.

Hazardous Presenting a significant risk of personal injury or property damage occurring during 
development or use of the land.

High Priority Landscape An area characterized by overlapping features of ecological importance including 
Environmentally Significant Areas, wetland complexes, biodiversity hotspots, landscape 
connectivity, sensitive surface and groundwater features, and sensitive landforms.

High Value Natural Feature A natural feature considered by Parkland County to have high conservation value.

High Value Wetland A wetland scoring “Good”, “Very Good”, or “Excellent”, as identified in the Parkland County 
Wetland Inventory & Historical Loss Assessment.

Infill Development on previously unused or underutilized land located within an existing 
developed area.

Land Use Bylaw The Land Use Bylaw regulates development within Parkland County with a goal of ensuring 
that neighboring land uses are compatible. The LUB is an important tool to ensure that 
local development aligns with the County’s vision. Land use regulations can help preserve 
prime agricultural lands, protect environmentally sensitive areas, support diverse economic 
growth and help families age in place within their community.

Lakefront Residential An area already designated as Lakefront Residential in the Land Use Bylaw at the time of 
this Plan or in areas determined by an Area Structure Plan.

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 88



Parkland County Municipal Development Plan
Glossary

53

Term Definition

Local Employment Area An area with a concentration of industrial, commercial, and/or institutional uses that have 
locally significant business and economic activities and generate a small concentration of 
employment for the local area; or, rural areas with existing resource-based economic assets 
resulting in employment in agricultural, mining, or forestry.

Local Plan A non-statutory plan that describes planning intent for a defined local area. It may 
supplement or replace of statutory secondary plans in the approval process. In Parkland 
County, Conceptual Schemes and Master Site Development Plans are examples of Local 
Plans.

Low Impact Development A land planning and engineering design approach for managing stormwater runoff. LID 
emphasizes conservation and use of on-site natural features to protect water quality. 
This approach implements engineered small scale hydrologic controls to replicate the 
predevelopment hydrologic regime of watersheds through infiltrating, storing, evaporating, 
and detaining runoff close to its source.

Major Employment Area An area with a concentration of industrial, commercial, and/or institutional land uses that 
have regionally significant business and economic activities and high levels of employment.

Master Site 
Development Plan

A design proposal for how a large property will look when development and construction 
is complete, or how a resource/aggregate extraction business will operate. <- these two 
conditions seem like very different things.

May The County can choose to apply the policy when and where it is appropriate.

Moderate Value Wetland A wetlands identified in the Parkland County Wetland Inventory & Historical Loss Assessmet 
as having moderate value. 

Municipal Reserve Lands defined as Municipal Reserve in the Municipal Government Act.

Must The actions outlined are mandatory and apply to all situations.

Natural Features Key components of natural systems. They include things like forests and tree-stands, lakes, 
wetlands, drainage paths, and native vegetation.

Natural Functions The beneficial processes enabled by natural systems. They keep natural systems vital and 
provide goods and services that include provisioning services (like raw materials and fresh 
water), regulating services (like pollination, carbon capture, and microclimates), habitat 
services (supporting biodiversity) and cultural and spiritual services (enriching the human 
experience of landscape and place).
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Term Definition

Nature Positive Nature-positive means activities and developments that, on balance, protect, conserve, 
and/or enhance the beneficial functions of the natural features within the County more than 
they impair, degrade, or nullify them.

On-farm Diversified Use A secondary use, limited in area to the principal agricultural use, and compatible with the 
principal agricultural use and agricultural uses in the adjacent area. On-farm diversified 
uses may include but are not limited to home occupations, agri-tourism uses, and uses that 
produce value-added agricultural products.

Prime Agricultural Areas Lands that include Class 2 and 3 soils according to the Land Suitability Rating System 
(LSRS) used by the Government of Alberta.In the MDP, Prime Agricultural Areas account for 
Prime Agricultural Lands identified in the Edmonton Metropolitan Region Board’s Regional 
Agriculture Master Plan.

Private Communal 
Utility System

A shared infrastructure for water or sewage treatment that is owned, operated, and 
maintained by a private entity rather than a public authority.

Renewable Energy 
Development

The planning, construction, and operation of faciltiies and infrastructure that generate 
energy from renewable resources such as solar, wind, biomass, and hydroelectric power. <- 
do we need to make this more of a 'utility' definition, to contrast microgeneration?

Renewable Energy 
Microgeneration

Refers to the small-scale generation of electricity or heat by individuals, small businesses, 
or small communities focused on meeting their own energy needs. Microgeneration is 
typically smaller in scale, is owned by individuals, and does not operate commercially or 
provide energy to the region.

Rural Agricultural Areas Lands that host a wide range of agricultural operations, rural subdivisions, farmsteads, rural 
businesses, park, environmental areas, recreational amenities, and other uses. The primary 
land use is agriculture. Aligns with Policy Area 1 in the Regional Agriculture Master Plan.

Rural Hamlet A hamlet not classified as a growth hamlet.

Should A preferred course of action that must be applied unless it is not feasible or an alternative 
solution meets the policy intent.

Plan Area A large area designated in the Parkland County MDP Development Concept that plays a 
unique role in the future of Parkland County.

Subdivision The division of a parcel of land by an instrument, either a plan of subdivision or an 
instrument as defined in the Land Titles Act.
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Term Definition

Urban Agriculture Agricultural activities that occur in a built-up area. May include community and rooftop 
gardens, edible landscapes in public spaces, and indoor production. Opportunities for urban 
agriculture in the Acheson Plan Area reflect Policy Area 4 in the Regional Agriculture Master 
Plan. 

Value-added 
Agricultural Use

A use that adds a process or a service to an agricultural raw material. It may include 
some form of processing, such as milling, drying, cleaning, sorting, slaughtering, distilling, 
refining, or direct marketing and distribution.

Water body Any location where water flows or is present, whether or not the flow or the presence of 
water is continuous, intermittent or occurs only during a flood, and includes but is not 
limited to wetlands and aquifers but does not include certain irrigation features. See the 
Alberta Water Act for the precise definition.

Will The actions outlined are mandatory and apply to all situations.
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Appendix A	 Mapping Appendix

Appendix B	 What We Heard Reports

Appendix C	 Technical Growth Study
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143
ONLINE SURVEY 

RESPONSES

500+
UNIQUE VISITORS 
TO THE WEBSITE

Engagement Approach

Why We Engaged
The purpose of Stage 1 engagement was to introduce the Municipal Development Plan (MDP) 
project and to learn about community values and priorities relating to growth in the County. This 
feedback will inform updates to the vision of the MDP and updates to the growth scenarios within 
the Technical Growth Study.

Who We Engaged
We engaged with the general public, including Parkland County residents, community 
organizations, and industry stakeholders.

A total of 143 people completed the online survey and 32 people attended one of the three 
in-person drop-in open houses / information sessions. Eight community organizations 
participated in the community workshop and two stakeholders participated in a virtual industry 
session.

What We Asked
In this first stage, we asked participants about:

Vision

•	 What they value the most about Parkland County today and would like to see protected or 
enhanced in the future

•	 What the greatest challenges facing Parkland County are that need to be addressed

Growth Priorities

For each of the following six topics, we asked about top priorities for each type of growth and 
where that growth should be prioritized.

•	 Housing & Community Services
•	 Water & Environment
•	 Transportation & Mobility
•	 Recreation & Parks
•	 Employment & Economic Development
•	 Agriculture & Food Security

How We Engaged
Stage 1 engagement involved both in-person events and online engagement from September 20 
to November 22, 2023. All of these events, activities, and communication tactics are summarized 
on the following page.

32
PUBLIC SESSION 

ATTENDEES

11
COMMUNITY & 

INDUSTRY  
SESSION  

PARTICIPANTS
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Engagement Findings
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Key Findings

Preserve natural areas for ecological health and connection to 
nature

Parkland County’s natural landscapes are its most valued asset. These natural areas are 
valued for their beauty, ecological functions, and recreational role. Having access to 
nature and a wide range of land and water based recreational opportunities is seen as a 
primary draw for living in the County. When asked about priorities for growth, participants  
said they want to see natural areas protected and enhanced as the County grows. This 
includes protecting both land, water, and wildlife from degradation or loss due to 
development.

Protect agricultural lands and activities

Agriculture is seen as both a valued economic driver in the region and part of the rural 
experience of the County. Protection of agricultural lands from fragmentation and urban 
encroachment is a high priority for participants. Additionally, many want to see more 
diversity of agricultural uses allowed and encouraged, such as value-add tourism uses and 
community-based agricultural activities like community gardens.

Support a rural experience and flexibility

Maintaining the rural experience and experience of Parkland County is important. Many 
participants expressed how they value rural living and the ways that it is different from 
living in the city. These differences include having more greenspace, less light pollution, 
less noise, lower taxes, more housing choices, and more access to recreation and nature. 
Another value was the development flexibility that comes with living on larger rural lots 
and the lower level of government involvement. Another part of the rural experience is 
the sense of community. Participants want to see this rural experience maintained by 
ensuring there are still a variety of rural living options, open spaces, and the appropriate 
levels of rural servicing.

Focus industrial and commercial growth

Industrial and commercial growth are key drivers of Parkland County’s economy and are 
valued for the jobs they provide and their tax revenue which keeps mill rates low and 
supports County services. At the same time, participants have concerns about the 
encroachment of major employment uses on rural residential areas, agricultural lands, 
and environmentally sensitive areas. In order to reduce encroachment, many participants 
wanted to see buildout of existing employment areas prioritized first over new areas. 
Attracting new industrial and commercial businesses was a priority, including making it 
easier to develop and do business in the County.
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Vision
Participants provided feedback on what they value most 
about the County and what the biggest challenges are that 
the County is facing. The results below contain responses 
from both the survey and in-person sections.

Values

Through the survey and in person engagement, the team 
received 82 values comments.

Natural Landscapes and Recreation

The largest theme arising from the values responses was 
Parkland County’s diverse natural areas and landscapes. 
These were valued both for their beauty and recreational 
benefits to residents and visitors.

Rural Experience and Flexibility

Many participants said they value the rural experience that 
Parkland County provides. Specifically, participants value 
quiet areas, friendly culture, low density living, dark skies, and 
more freedom to do what you want on your own property.

Agriculture

Agriculture is another key attribute that participants value in 
the County. There is a desire to see agriculture protected and 
enhanced, especially family-run farms.

Economic Opportunity

Many participants value the economic opportunities 
available in the County. Values include low mill rates, County 
progressiveness, and specific industrial opportunities in 
Acheson.

Other Values

•	 Well planned development
•	 County engagement with community
•	 Education & healthcare
•	 Water / sewer servicing
•	 Buffers between residential / employment uses

Challenges

The team received 80 comments about challenges facing the 
County.

Loss of Natural and Agricultural Areas

A main challenge noted in the comments was the loss and 
fragmentation of natural landscapes and agricultural lands 
from development. Participants cited increasing growth 
pressure from the City of Edmonton and concerns about 
both residential sprawl and commercial and industrial 
development. Related to this were overall concerns about 
filling in wetlands and water quality impacts.

Quality of County Services

Another main challenge is the quality of servicing, specifically 
road condition and internet access. A few comments also 
indicated a desire for upgraded water/sewer, power, and 
community facilities.

Crime and Security

Many participants felt that a growing challenge was 
increasing crime in the County. This included concerns about 
speeding, illegal dumping, illegal ATV use, drug-use, and 
theft/break-ins. Several participants wanted to see more 
enforcement and police presence in the County.

Maintaining Rural Experience

Several participants felt maintaining the rural nature of the 
County is a challenge. The loss of natural areas and 
agricultural areas, commercial/industrial encroachment on 
residential areas, and more urban subdivisions (denser / more 
services) impact the rural experience. Changing 
demographics and values were also mentioned as 
contributing factors. Some participants were also concerned 
about increasing regulation and controls on properties as 
well as influence by the City / Edmonton Metropolitan Region 
on County affairs.

82
VALUES

80
CHALLENGES
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Expanding County Tax Base

Participants felt that the County is facing a challenge of 
balancing its tax base with costs. The comments indicated a 
desire to see an increased tax base through new employment 
and residential development as well as reduced government 
spending to keep taxes low. There was also a concern that 
the County could focus too much on expanding its tax base 
at the cost of the environment or established residential 
communities.

Other Challenges

•	 Homelessness
•	 Accessibility
•	 Affordability / Cost of living
•	 Education and healthcare
•	 Wildfire response
•	 Communications between County and residents
•	 Poor process for selecting engineering / construction 

consultants
•	 New online permit system
•	 High costs / fees to develop
•	 Lack of amenities for families
•	 RV and boat storage not currently allowed
•	 Chem trails
•	 Green energy transition
•	 Costly hamlets
•	 County having to take on Prov / Fed responsibilities
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Growth Priorities
Participants were asked to rank their priorities and priority 
areas for six types of growth:

•	 Housing and Community Services
•	 Water and Environment
•	 Transportation and Mobility
•	 Recreation & Trails
•	 Employment & Economic Development
•	 Agriculture & Food Security

The following sections combine the results from the survey 
and in-person events.
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Housing and Community Services

Growth Priorities

The most important priority under the Housing and Community Services topic was to provide a 
rural / remote experience (66%). This aligns with what was heard in the previous ‘values’ section. 
The lowest priority was increasing housing available in hamlets (11%). About a fifth of participants 
provided an ‘other’ response, which is summarized below.

OTHER PRIORITIES

•	 Servicing existing residents 
with water and sewer

•	 Supporting farmers
•	 Upgrading internet service
•	 Preserving natural areas for 

wildlife and human 
enjoyment / protecting 
from encroachment

•	 Preventing new industry 
from establishing near 
residential areas 

•	 Reducing red tape 

Increasing resiliency to �ooding, �res,
and other natural hazards

Providing a rural/remote lifestyle

Diversifying types of housing available
in the County (tiny homes, multi-

generational, rental etc)

Don’t know

Encouraging more senior’s housing
/ability to age-in-place facilities

Ensuiring housing a�ordability

Ensuring new residential development
is serviced (water / sewer)

Other

Locating housing near local
commercial and community services

Increasing housing available in hamlets

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

66%

38%

31%

29%

23%

23%

21%

16%

11%

3%

(96 Answered, 71 Skipped)

Which of the following three Housing and Community Services priorities are the most important to you?
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Priority Areas for Residential Growth

The top ranked areas for residential growth were those closest to the City of Edmonton on 
the east side of the County, with Big Lake the top selected option (39%). This was followed 
by the County’s two priority growth hamlets, Wabamun (30%) and Entwistle (24%). The 
lowest ranked area was Tomahawk. A few ‘other’ locations were suggested, which are 
summarized to the right.

Reasons for Selecting Priority Residential Areas

When asked why they selected priority areas, participants indicated that they wanted to 
see residential growth directed near existing residential areas and hamlets. This was for 
several reasons, including: 

•	 proximity to existing services and amenities
•	 proximity to roads and municipal servicing
•	 shorter commutes to Edmonton
•	 protection of agricultural land and natural areas
•	 available and affordable land

OTHER PRIORITY AREAS

•	 South slopes Wabamun 
•	 None / limit residential 

growth or prioritize 
employment growth first

•	 All areas along the Hwy 628 
corridor

•	 Allow secondary suites

Which areas should the County prioritize for residential growth?
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Additional place-specific comments were provided for some 
of the growth locations, which are summarized below.

1 - Entwistle

•	 Distributed growth to take pressure off other areas

3 - Seba Beach to Lake Isle	

•	 Business potential such as tourism and recreation to 
support residential growth 

•	 Maintains growth in existing hamlets 

4 - Wabamun	

•	 Ideal location in relation to other municipalities
•	 Access to nature
•	 Business potential such as tourism and recreation to 

support residential growth (like Sylvan Lake or Pigeon 
Lake)  

•	 Large parcels of land available to develop 
•	 Ideal location for seniors 

5 - Duffield / Keephills Corridor	

•	 Located along a busy corridor 
•	 Existing services, stores, and shops 
•	 Residential growth could lead to investments and 

improvements in the area

6 - Carvel / Hwy 16	

•	 Close to other municipalities / centres (Acheson, the 
Tri-Region and Edmonton)

•	 Ideal for people looking for rural living and proximity to 
city amenities 

7 - Meridian	

•	 Proximity to existing urban centres, Tri-Region and 
Edmonton and shorter commute times

•	 Ideal for rural living and open space access
•	 Close to schools, medical facilities and groceries 
•	 Aligns with highway upgrade and improvement project
•	 Opportunity for Net Zero development

8 - Big Lake	

•	 Proximity to Tri-Region and Edmonton 
•	 Balanced rural living with access to amenities 
•	 Ideal for recreation-oriented residential development

10 - Hwy 60 & Hwy 627

•	 Aligns with highway upgrades 
•	 Proximity to amenities and jobs in Tri-Region and 

Edmonton while promoting rural living 
•	 Potential to create a tourism industry
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Water & Environment

The highest ranked water and environment priorities were protecting existing natural areas and 
wetlands (72%) and protecting water quality (71%). The lowest ranked priority was reducing 
carbon emissions (10%). Other suggested priorities are summarized below.

OTHER PRIORITIES

•	 Protecting municipal water 
supply

•	 Creating wildlife corridors 
and underpasses

•	 Implementing controlled 
burns 

•	 Supporting regenerative 
farming practices 

•	 Ensuring industry 
prioritizes water and 
environmental health

•	 Planting trees 
•	 Do not waste resources on 

reducing carbon emissions 

Protecting water quality

Protecting existing natural
areas and wetlands

Managing stormwater and drainage

Don’t know

Establishing wildlife corridors

Enhancing forest cover /
tree canopy in the County

Reclaiming former resource
extraction / industrial lands

Other

Reducing carbon emissions

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

72%

71%

40%

30%

24%

23%

10%

10%

2%

(96 Answered, 73 Skipped)

Which of the following three Water and Environment priorities are the most important to you?
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Which of the following three Transportation and Mobility priorities are the most important to you?

Transportation & Mobility

The highest ranked transportation and mobility priority was improving local roads and intersections (83%) and the lowest was developing 
regional transit opportunities (23%). 

OTHER PRIORITIES

•	 Connecting  local and rural 
roads to the rest of 
Parkland County

•	 Ensuring bridges are in 
good repair and properly 
maintained

•	 Widening roads to support 
large agriculture 
equipment 

•	 Building wildlife crossings
•	 Providing railway crossings 
•	 Improving the airport 
•	 Allowing ATVs on trails 
•	 Extending the Edmonton 

LRT to Spruce Grove or 
Stony Plain

•	 Returning unused 
Registered Road 
Dispositions to the former 
land owner 

•	 Reducing traffic speeds and 
enforcing speed restrictions 
without camera 
surveillance 

•	 Not investing in additional 
transit

Improving trail and bike connections

Improving local roads and intersections

Making streets and sidewalks
safer for pedestrians

Don’t know

Developing regional
transit opportunities

Other

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

83%

47%

41%

28%

23%

5%

(93 Answered, 76 Skipped)

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 114



14  |  Parkland County Municipal Development Plan

Providing additional non-motorized
recreation trails and opportunities

Updating existing parks
and recreation facilities

Reclaiming former resource extraction
lands for recreational development

Other

Providing more recreational
opportunities for youth

Attracting additional recreation
providers, businesses, and services

Providing more recreational
opportunities for older adults

Providing additional motorized
recreation trails and opportunities

Don’t know

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

47%

45%

43%

32%

29%

25%

18%

16%

5%

(91 Answered, 78 Skipped)

Recreation & Parks

The three top recreation and parks priorities were updating existing parks and recreation facilities 
(47%), providing additional non-motorized recreation trails and opportunities (45%), and 
reclaiming former resource extraction lands for recreational development (43%). The lowest 
ranked was providing additional motorized recreation trails and opportunities (18%).

OTHER PRIORITIES

•	 Partnering with regional 
municipalities /
conservation organizations 
for recreation and 
education

•	 Adding more parks 
•	 Adding trails to keep 

pedestrians off highways, 
connect subdivisions, and 
use municipal reserve land

•	 Providing water access and 
water play opportunities 
(paddle boarding / 
kayaking)

•	 Getting private sector to 
provide recreation and park 
development	

•	 Removing user restrictions 
and allowing horses on 
trails 

•	 Limiting development to 
keep lands natural

Which of the following three Recreation & Parks priorities are the most important to you?
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Priority Areas for Non-Motorized Recreation

Participants were asked about priority areas for non-motorized recreation. The top ranked 
areas were Big Lake (38%), Carvel / Hwy 16 (35%), Meridian (35%), and Wabamun (33%).

Participants wanted to see non-motorized recreation areas located close to residents and 
visitors and developed in a way to reduce impacts on environmentally sensitive and 
agricultural lands. Although some residents felt non-motorized recreation investments 
should be in locations with existing recreation, others felt it should be prioritized in areas 
without existing options. Several comments mentioned leveraging non-motorized 
recreation opportunities to enhance tourism in the region.

Additional place-specific comments were provided for some of the growth locations, 
which are summarized on the following page.

OTHER PRIORITY AREAS

•	 Chickakoo 
•	 Former Highvale and 

Whitewood mines 
•	 All areas
•	 None / limit new parks and 

trails as they are expensive 
to build and maintain and 
negatively impact 
environment

•	 None / not a priority 
because many people use 
private land for recreation 
and enjoyment

Which areas should the County prioritize for non-motorized recreation growth?
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1 - Entwistle	

•	 Adventure sport opportunities 
•	 Proximity to water 

4 - Wabamun	

•	 Avoids conflict with residents
•	 Partially established for non-motorized activity including 

recreation and tourism 

5 - Duffield / Keephills Corridor	

•	 Attracts visitors within Tri-Region 
•	 Not overly developed and minimal conflict with residents
•	 Proximity to water

6 - Carvel / Hwy 16	

•	 Attract visitors from Edmonton and Tri-Region and 
requires less travel from other centres

•	 Not overly developed 
•	 Currently does not have many non-motorized recreation 

options
•	 Opportunities for horse riding trails

7 - Meridian	

•	 Enhance with bike and walking trails that connect to a 
larger network 

•	 Not overly developed
•	 Close to Tri-Region and existing Parkland County residents
•	 Chickakoo

8 - Big Lake	

•	 Near established residential or populated areas in 
Parkland County and Tri-Region

•	 Opportunity to improve existing natural trails for walking, 
jogging, mountain biking and hiking

•	 Connect to a larger recreation trail system or network 
(Lois Hole Park and St Albert)

10 - Hwy 60 & Hwy 627	

•	 Near larger population 
•	 More bike and walking tails to enhance natural areas
•	 Leverage University of Alberta Botanical Gardens
•	 Close to Edmonton and urban centres and provides 

visitors country feel and outdoor experience
•	 Doesn’t have existing recreation 

Which areas should the County prioritize for motorized recreation growth?
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Priority Areas for Motorized Recreation

Two former mine areas were presented as options for motorized recreation prioritization. 
The Highvale Mine was ranked as a priority by 58% of participants and Whitewood Mine 
was 47%.

Many respondents felt redeveloping or reclaiming former mines for motorized recreation 
was a great idea. At the same time, some respondents felt motorized recreation should 
not be prioritized anywhere because it is too destructive to the environment and a 
nuisance to residents. Other comments included:

•	 Prioritize mines for non-motorized activity, not just motorized  
•	 Spread out motorized activity in both areas to minimize intensity and damage 
•	 Restrict motorized recreation and prioritize these areas for other uses (agriculture / 

employment)
•	 Do not prioritize off-highway vehicles (unsustainable, a noise nuisance, fire hazards, 

disruptive)
•	 Feel recreation in these areas attracts tourists rather than residents

Additional place-specific comments were provided for the growth locations, which are 
summarized below.

11 - Former Highvale Mine	

•	 Large enough area to support the activity 
•	 Central to Parkland County and close to Wabamun Lake
•	 Opportunity for wildlife sightings 

12 - Former Whitewood Mine	

•	 Smaller in size and less chance of excessive destruction 
•	 Far enough from the lake to minimize damage 

OTHER PRIORITY AREAS

•	 Crown land
•	 None / restrict motorized 

recreation
•	 None / continue to allow 

motorized recreation in 
ditches rather than 
prioritizing former mines 
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Attracting new industries
to the County

Retaining existing County
businesses and industries

Supporting at-home businesses

Don’t know

Removing red tape for new
business development

Supporting renewable energy
operations and transition

Improving the sustainability of
business and industrial development

Other

Enhancing knowledge and training
opportunities in the County

Providing additional serviced
land for employment uses

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

49%

44%

42%

34%

34%

23%

15%

11%

10%

2%

(88 Answered, 81 Skipped)

Employment & Economic Development

Just under half of participants chose attracting new industries to the County as a priority (49%). The lowest ranked priority was 
providing additional serviced land for employment uses (10%). Other suggested priorities are provided below.

OTHER PRIORITIES

•	 Develop existing industrial 
lands first 

•	 Avoid Acheson annexation
•	 Streamline development, 

permitting and licensing 
•	 Regulate home-based 

businesses (prevent 
nuisances / limit the 
number permitted on one 
property)

•	 Remove barriers to solar 
power and other renewable 
energy vs limit renewable 
energy (not reliable / harms 
wildlife)

•	 Support farming and 
agriculture 

•	 Support and incentivize 
small and mid-sized 
businesses 

•	 Establish Parkland County 
as part of Alberta’s 
economic corridors

•	 Ensure industrial growth 
does not negatively impact 
water quality and 
ecological integrity is 
maintained

Which of the following three Employment & Economic Development priorities are the most important to you?
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Priority Areas for Industrial Growth

Acheson was the highest ranked priority area for industrial growth (80%). Most 
participants wanted to see industrial growth where industry is already established, there 
is infrastructure / transportation to support it, and it is away from residential, natural, and 
agricultural areas. Additional place-specific comments were provided for some of the 
growth locations, which are summarized below.

1 - Entwistle	

•	 Ideal for light and medium industrial uses  
•	 Avoids industrial development near water
•	 Strengthens and supports surrounding community 
•	 Already invested for industrial and should be used as such 

7 - Meridian	

•	 Avoids industrial development near water
•	 Disperses industry throughout the County

8 - Big Lake	

•	 Close to urban centres

9 - Acheson East & West	

•	 Strategic location near Edmonton 
•	 Keeps industrial clustered or concentrated rather than spread out 

OTHER PRIORITY AREAS

•	 None / limit or stop 
industrial growth

•	 All / spread out for more 
opportunity

•	 Area 10 and Acheson East 
to Winterburn

Which areas should the County prioritize for industrial growth?
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Priority Areas for Commercial Growth

Acheson was the highest ranked priority area for commercial growth (57%). The County’s 
two priority growth hamlets, Wabamun and Entwistle, were ranked as second and third 
priority (33% and 30%). Comments indicated a desire to see commercial growth aligned 
with residential growth and highways, where the population and servicing can support it. 
Additional place-specific comments were provided for some of the growth locations, 
which are summarized below.

1 - Entwistle	

•	 Give more choices and convenience
•	 Strengthens surrounding community

2 - Tomahawk	

•	 Opportunity for a tourism-based economy 

3 - Seba Beach to Lake Isle	

•	 Spread out commercial so there are more options for residents and less distance to 
travel 

4 - Wabamun	

•	 Central location
•	 Close to nearby residents
•	 Opportunity for tourism-based businesses 

6 - Carvel / Hwy 16	

•	 Not much existing and could benefit from commercial 
•	 Well located, but requires a highway interchange to be successful 

7 - Meridian	

•	 Central location to catch commuters
•	 Would benefit from a variety of commercial uses (offices, medical, restaurants, retail, 

shopping, and hotels)

8 - Big Lake

•	 Would benefit from a variety of commercial (offices, medical services, day care 
restaurants, retail, shopping, hotels, and gyms)

•	 Has a population to support commercial 
•	 Close to the city and access to industry and roads

9 - Acheson East & West	

•	 Good location and in proximity to services, labour and other industries 
•	 Minimal residential impact to maintain rural country living 
•	 Main roads and transportation routes 
•	 Would benefit from medical services  
•	 Nearby population and commuter traffic to support it 
•	 Avoids development in agricultural land and green space

OTHER PRIORITY AREAS

•	 All areas / Prioritize 
commercial growth 
everywhere

•	 Existing commercial areas / 
limit sprawl 

•	 In proximity to larger 
centres in the region
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Which areas should the County prioritize for commercial growth?
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Agriculture & Food Security

The top agricultural and food security priority was protecting high-value agricultural lands from 
fragmentation (63%). Encouraging and supporting agricultural training and education was the 
lowest priority (19%). Additional suggested priorities are summarized below.

Supporting value-add agri-based
businesses and agri-tourism initiatives

Protecting high-value agricultural
lands from fragmentation

Supporting more sustainable
agricultural practices

Encouraging and supporting
agricultural training and education

Don’t know

Supporting more community 
and urban agricultural activities 

(community gardens, etc)

Promoting the County’s
agricultural sector

Other

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

63%

42%

42%

39%

33%

19%

13%

6%

(89 Answered, 80 Skipped)

OTHER PRIORITIES

•	 Promote modern 
agricultural practices and 
technologies, regenerative 
agriculture, agrivoltaics 
farming

•	 Support and protect small 
scale farmers and family 
farmers 

•	 Reduce regulations and 
government oversight and 
follow what farmers need

•	 Prevent encroachment 
•	 Encourage succession

Which of the following three Agriculture & Food Security priorities are the most important to you?
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Community Stakeholder Workshop & 
Discussion Guides
The Community Stakeholder Workshop focused on high level growth priorities and 
challenges that the County is facing. A Discussion Guide was sent to all invited groups to 
complete with the same questions as the workshop, for any organizations that could not 
attend the session.

The following groups were represented at the session or submitted a discussion guide:

•	 Brightbank Community Association
•	 Duffield Community Association
•	 Carvel Ukrainian Cultural Society 
•	 Clymont Community Association
•	 Edmonton Area Land Trust (EALT)
•	 North Saskatchewan Watershed Alliance (NSWA)
•	 Parkland Big Lakes Area Community Association (PBLACA)
•	 Smithfield Community Association
•	 Wagner Natural Area Society

9
ORGANIZATIONS 
REPRESENTED

Housing & Community Services
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Health and medical services 

•	 Recreation (parks, playing, fishing, 

birding)

•	 Sense of community 

•	 Library network 

•	 Community hall events 

•	 Country experience compared to 

infill developments in the City of 

Edmonton   

•	 Opportunities for youth inclusion 

in community hall events

•	 Opportunities for joint recreation 

with Indigenous and non-

Indigenous youth

•	 Residential proximity to natural 

resource operations is a nuisance 

•	 Protecting farmland 

•	 Insufficient seniors’ healthcare 

and supports 

•	 Concerns with safety/vandalism/

crime and lack of reporting theft  

•	 Lack of hall activity (Smithfield) 

•	 Concerns with development 

dollars overriding community input

•	 Waste treatment 

•	 Indigenous relations

•	 Fiber optic access

•	 Seniors care centre, aging in place

•	 Consider what constitutes 

“improvement” and impact on 

assessment

•	 Don’t penalize verandas without 

assessment impact 

•	 Data centres as job opportunities

•	 Don’t over regulate agritourism 

•	 Building standards for housing 

renovations and new buildings 

•	 Offer municipal mail postage free 

•	 Tiny home subdivision

•	 Restrict short-term rental uses
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Water & Environment
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 ALUS

•	 Work with producers to reduce 

environmental impact 

•	 Carvel and Delta have a mix of 

pristine and higher productivity 

natural areas

•	 Wetland inventory 

•	 Could have stronger teeth in Land 

Use Bylaw

•	 Could have offsets from other 

areas

•	 Lake and wetland health key to 

local identity

•	 Wetland role for maintaining 

groundwater recharge

•	 Municipal water line extension 

along Hwy 16

•	 Better water quality 

•	 Alternative energy developments

•	 Power generation transition 

•	 Existing County support for 

maintenance of Bunchberry 

Meadows Conservation Area and 

Glory Hills Conservation Land, 

including snake relocation project.

•	

•	 Power generation transition 

•	 Air quality  

•	 Potential impacts on bed and 

shore

•	 Water quantity to support 

development

•	 Development and approval from 

Alberta Energy Regulator  

•	 Not enough groundwater data 

collection or evaluation 

•	 Flood and drought mitigation 

•	 Big motor boat speed and 

disruptions on pot-hole lakes 

•	 Enforcement on Municipal Reserve 

•	 Property taxes on land trust 

(charities) owned conservation 

lands can be high, but these 

provide a public benefit to 

Parkland County citizens.

•	 That residential developments 

need to respect wetlands 

•	 Third party environmental 

assessment

•	 Exempt charitable/non-profit 

organizations from property taxes 

for conservation lands open to the 

public

•	 Collaborate with land trusts on 

conserving natural spaces

 Transportation & Mobility

ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Well positioned and served by 

highway infrastructure

•	 Hwy 16 corridor and major 

connector

•	 Hwy 628 

•	 Vehicle and wildlife conflicts 

•	 Emergency services

•	 Traffic volume with growth 

•	 Traffic gravel truck on roads

•	 Focus development along 

corridors

•	 County must insist on better 

communications about 

transportation from Province

•	 Paving Township Road 540 would 

prevent traffic on Hwy 16
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Recreation & Parks
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Variety of space and areas

•	 Proximity to provincial park 

•	 Connected trails 

•	 Risk of shutdown if underused 

•	 Maintenance to avoid vandalism 

•	 Water diversion

•	 How to make trail networks and 

amenities equitable across the 

County 

•	 Capacity of County to meet 

everyone’s recreation needs

•	 River Valley Alliance’s trail system 

as an economic development 

opportunity 

•	 Clustered trail development in 

built up areas

•	 Do not surrender active recreation 

facilities / lands 

Employment & Economic Development
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Acheson is a big economic driver

•	 Community-minded business 

•	 Corporate volunteerism in the 

community 

•	 Opportunity for solar to power the 

County 

•	 Take advantage of underutilized 

lands

•	 Attract big businesses, then 

smaller service ones will come 

•	 Opportunity for diversified 

agriculture like hydroponics

•	 Hwy 60 rail crossing is a safety 

issue 

•	 Expansion of industrial areas

•	 Protecting prime agricultural lands 

and wetlands

•	 Agricultural lands being subdivided 

for residential use 

•	 Resistance to energy 

diversification and lack of 

incentives 

•	 Clean energy improvement plan 

(CETP)

Agriculture & Food Security
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Reduce fragmentation of prime 

agricultural land

•	 Small-scale producers 

•	 Diversity in agricultural production

•	 Opportunity to use stormwater for 

irrigation 

•	 Loss of agricultural land to 

residential and urban growth 

•	 Nature areas lost to agricultural 

land

•	 Increasing scale has impacted 

roads

•	 Agri-business needs to allow farm 

and storefront

•	 Engineering standards for access 

and ROW onto farms

•	 Chemicals in agriculture spray and 

runoff 

•	 Excess nutrients in water

•	 Competing water resources for 

irrigation and livestock watering

•	 Limit subdivision until thresholds 

are met in existing serviced areas

•	 Key corridors for large 

improvements 

•	 New markets for agriculture  

•	 Why are we planning for growth? 

Why noy focus on quality of life
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Industry Session
Two industry stakeholders participated in a virtual discussion about values, challenges, 
and priorities. The following questions were asked:

•	 What are the greatest opportunities for growth in Parkland County? 
•	 What makes developing in Parkland unique from other locations in the region? 
•	 Are there any existing barriers to development that you would like to see addressed 

through the MDP update?
•	 What priorities do you want to see highlighted in the MDP? 
•	 Are there particular areas where you’d like to see growth prioritized?

The two participants indicated that priorities were to:

•	 Make it easier to develop and staying competitive by reducing red tape / providing 
clearer processes

•	 Clearly identify what is or isn’t allowed on a property upfront to assist in decision-
making and save costs / time

•	 Clearly identify which studies / assessments are required upfront in the development 
process

•	 Focus growth, buildout, and promotion of existing employment areas like Acheson
•	 Enable residential growth and balance the  protection of wetlands with development 

needs
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Next Steps
Thank you to everyone who participated in Stage 1!

Your feedback will be used to inform the Technical Growth Study scenarios and updates to the 
vision and priorities in the Municipal Development Plan. Stay tuned to yourparkland.ca/mdp for 
updates and future engagement opportunities.
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101
SURVEY  

RESPONSES

Engagement Approach

Why We Engaged
The purpose of Stage 2 engagement was to report back on what we heard in Stage 1 and present 
updated draft concepts for the Municipal Development Plan (MDP). This feedback will inform the 
draft MDP.

Who We Engaged
We engaged with the general public, including Parkland County residents, community 
organizations, and industry stakeholders.

A total of 101 people completed the online survey and 56 people attended the in-person drop-in 
open house. Eight community organizations participated in the community workshop, three 
community organizations completed a discussion guide, and four stakeholders participated in a 
virtual industry session.

What We Asked
The second stage of engagement focused on the following content.

Vision & Goals

The guiding vision statement and four goals for the plan. We asked about:

•	 How well the draft vision and goals align with their wishes for the future of the County
•	 Which of the four goals resonates the most
•	 Suggestions to improve the draft vision and goals

Development Concept

The draft Development Concept map divides the County into seven areas with proposed future 
roles and functions. We asked about:

•	 Level of agreement with the seven areas on the map and their primary roles
•	 Suggestions for improving the draft Development Concept

Bold Moves & Potential Policy Actions

Six Bold Moves were presented with a series of potential policy actions. We asked about:

•	 Level of support for each of the potential policy actions
•	 Any additional policy actions

56
OPEN HOUSE
ATTENDEES

9
COMMUNITY  

ORGANIZATIONS

4
INDUSTRY 

 PARTICIPANTS
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Key Findings
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Key Findings
The following themes were drawn from across all the 
engagement activities and audiences.

Protect natural and agricultural areas from 
cumulative impacts

A significant theme throughout all engagement was the 
need to protect natural and agricultural lands. Specifically, 
many comments spoke to the need to look at cumulative 
impacts of development, acknowledging that what happens 
on an individual property or across multiple properties over 
time can have many off-site impacts on water bodies, natural 
systems, species, soils, and agricultural viability. Recreation, 
including trails, also has impacts on these lands. Several 
participants noted the important relationships between 
agricultural lands and natural areas for water recharge and 
habitat. Protecting waterbodies and water recharge areas 
was a specific topic of concern raised, especially 
considerations for climate change and drought. A few 
participants also wanted to see inclusion of Indigenous 
Peoples in stewardship of natural areas. Both agricultural and 
natural lands are important to the quality of life and economy 
of the County, and therefore need to be considered a priority 
in decision-making. 

Keep Parkland rural

‘Rural” was the draft goal that resonated the most with most 
participants and was a re-occurring theme heard throughout 
the engagement activities. Natural areas and agricultural 
lands and activities were seen as a significant part of what 
makes Parkland rural, but many participants suggested that 
there is more to what makes the County rural. Rather than 
talking about rural being an experience, it is seen as a way of 
life. Sense of community and connection were considered 
important, as well as culture, diversity, and heritage. 
Economic development, including commercial and industrial 
development, was considered part of being rural. Rural was 
also tied to expectations around levels of service and keeping 
tax rates low and competitive. Quality of life, safety, self-
sufficiency, and the ability to do many things with ones’ land 
were also considered important, as was limiting government 
overreach and influence. Development encroachment on 
residential areas, loss of agricultural and natural lands, and 
urban levels of servicing, like street lights, were seen as 
threats to keeping the County rural.
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Concentrate residential development to 
prevent further fragmentation

Many participants spoke to their concerns around extent and 
location of development happening in the County. In 
particular, participants were concerned about the 
fragmentation and loss of agricultural and natural areas and 
impacts to existing residents from development, especially 
along the east side of the County. Many participants want to 
see more clustering of development and building out of 
existing subdivisions, prior to subdivision and development 
of additional land. There was also general agreement with 
concentrating residential density and employment uses in 
the Hamlet of Wabamun. There was a tension between public 
and industry perspectives around whether a more urban 
level of service and density should be allowed close to the 
borders with Edmonton and Spruce Grove. Generally, most 
participants were not supportive of major changes in density 
to existing built-out subdivisions, except for secondary 
dwelling units which were supported.

Balance clarity and flexibility in 
development rules

There were multiple perspectives on regulations for 
development, with some participants calling for more strict 
and clear rules and others wanting to see more flexibility to 
account for unique situations and entrepreneurial 
opportunities. Requests for stricter rules and enforcement 
were typically about protecting natural areas and natural 
drainage patterns. Asks for clearer rules and less discretion 
were often tied to the desire to eliminate the amount of 
studies required and reduce multiple interpretations . Scale 
was also a factor, with some participants wanting to see more 
rules and permit requirements for large subdivisions or 
developments but less permits and processes for single 
properties. For agricultural lands specifically, participants 
wanted to see rules to prevent fragmentation but did not 
want rules that restrict what farmers can do on their lands, 
especially the ability to subdivide for multi-generational 
farming and living. 

Allowing for additional types of uses, from housing types to 
other business opportunities or agricultural uses, was 
generally supported. There were also several specific 
comments calling for the updating of Area Structure Plans to 
provide clearer rules and align with modern best practices for 

agricultural and environmental protection.
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Public
The following summaries include the results from the in-person open house and the 
public survey.
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Fourteen percent of participants said that the vision and 
goals did not align with their wishes, with 5% selecting “very 
poorly”.

For the goals, “Rural” resonated the most with participants 
and “Reliable” the least.  Nine percent of participants said that 
none of the goals resonated with them.

There were 49 suggestions for improving the vision and 
goals. Many of the comments were about keeping Parkland 
County rural and what that means. Some specific wording 
changes were also suggested.

Keeping Parkland rural

•	 Natural areas are protected
•	 Agricultural areas, heritage, and operations are 

preserved for food security and the economy
•	 More than just rural and natural features that define the 

County
•	 Impacts from industrial and residential development are 

mitigated for residents
•	 There is a sense of community and people support each 

other
•	 Spending and taxes are low
•	 Government does not get in the way / reduced red tape, 

rules, and permits
•	 Residents have the ability to be self-sufficient
•	 Ability to live, work, and play in rural context
•	 Families and succession / multigenerational living is 

supported
•	 Gives land back to Indigenous farmers

Wording Choice

•	 Add protect and enhance land and waters
•	 Add broader environmental sustainability, which 

includes wildlife
•	 Add community spirit
•	 Add safe and secure
•	 Add connected
•	 Add resilient
•	 Add inclusive and diverse from a economic, business, 

social, environmental, and geographical perspective
•	 Focus on local agriculture
•	 Reliable is not proactive enough
•	 Rural experience is too subjective
•	 Connect agriculture to quality of life

General

•	 Natural areas should be first
•	 Answer seems pre-determined
•	 Not written as goals but as attributes / too operational / 

not measurable
•	 Seems too restrictive
•	 Don’t understand the diagram / can’t see the actual plan
•	 On the right track / resonates
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Draft MDP Development Concept
There was an overall level of agreement with all seven areas and their primary roles in the 
draft MDP Development Concept. Environmentally Sensitive Areas (ESA) received the 
highest number of “strongly agree” responses, however, Rural Agriculture had the highest 
level of agreement overall at 81%. Rural Residential Mix, though 61% agreed with, had the 
highest level of disagreement at 14%. Wabamun Hamlet had the lowest level of 
agreement, but this was primarily due to having the highest number of “neutral” 
responses. Hamlets and Settlements was skipped by the most participants at 24%.

There were 78 suggestions for how to improve the draft Development Concept. These are 
organized by the different areas in the concept.

0 20 40 60 80 100

What is your level of agreement with the seven areas and their
primary roles identiÿed in the draft MDP Development Concept?

Percent of Participants (112 Answered, 45 Skipped)

A-Hamlet of Wabamun

B-Acheson

C-Rural Residential Mix

D-Rural Agriculture

E-Wabamun Country

Environmentally
Signi�cant Areas (ESA)

Hamlets & Settlements

31%

27%

22%

20%

15%

13%

11% 42% 15% 6% 18%

38% 23% 16%5%

36% 16% 6% 24%

42% 10% 10% 13%

36% 16% 14%5%5%

55% 11%

31% 6% 8%
2% 4%

3% 2% 2%

1%

1%

4% 2%

2% 1%

4%

4% 4%

2%

18%

Strongly
Agree

Agree Neutral Disagree SkippedStrongly
Disagree

Don’t
Know

78
COMMENTS

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 143



Stage 2 Public Engagement Summary  |  11

County-wide Comments

There were several comments related to development in the 
County as a whole:

•	 Too much development
•	 Concerns about gravel operation being extended
•	 Against spread of low density residential – should be 

focused in hamlets and towns
•	 Several comments spoke to the overall approach of the 

draft Development Concept:

•	 Need to balance development, agricultural, and 
natural areas

•	 Have overlays versus distinct areas, to be more 
flexible

•	 30 years is too long to plan for given rate of 
technological change

•	 Plan needs to define ‘protection’ and ‘impact’ to help 
with consistent interpretation

•	 Allow small homes

•	 Should allow small industrial in other places too

Additional comments spoke to financial considerations for 
the County:

•	 Do not assume federal or provincial servicing costs
•	 Do not subsidize projects in other municipalities (rec 

centre)
•	 Do not subsidize development that is not revenue 

positive, consider fiscal impacts
•	 Get rid of permitting and fees
•	 Consider the impacts of climate change on operations 

and maintenance such as impacts on roads and water
•	 Concerns that County chooses gravel over ESAs because 

of profit

Three additional areas were suggested for identification in 
the Development Concept:

•	 Should be an area similar to Wabamun Country along 
the North Saskatchewan River and Pembina River

•	 Jackfish area should be its own area, expand ASP, allow 
some opportunities from C, D, and E

•	 Need to consider Parkland airport and the economic 
opportunities for tourism and industry
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A - Hamlet of Wabamun

The Hamlet of Wabamun and its role, though supported by 
50% of participants had the lowest level of agreement in the 
concept. This was primarily due to more “neutral” responses 
than any other area. The following comments were tied to 
the Hamlet of Wabamun:

•	 Need recreation and economic development to sustain 
business and diverse population

•	 Good to see County moving forward with 2011 plans for 
development

•	 Need recreation centre instead of a marina
•	 Do not cater to just Edmontonians recreating
•	 Focus on services for residents
•	 Need more industrial development

B – Acheson

Acheson had 58% agreement overall and 10% disagreement. 
The comments for Acheson indicated several tensions 
existing for the area and the aspirations for its future role in 
the County. On one hand, many participants wanted to see 
the expansion of industrial and commercial uses in the area 
to support Parkland County’s tax base. On the other hand, 
there were comments calling for more recognition and 
mitigation of impacts to existing residential neighbourhoods, 
including Osborne Acres, in the future role of Acheson. 
Several comments also specifically mentioned the need for 
both protection of prime agricultural lands and natural areas, 
including Wagner bog and its re-charge areas.

•	 Mitigate impacts to existing residents

•	 Existing residential here needs to be protected 
(Osborne Acres)

•	 Wish that Acheson role was same as C & D (agriculture 
and residential)

•	 Need to enforce dark sky policies

•	 Enforce speed limits and no-thru traffic to protect 
residents of Osborne Acres

•	 Concerns about intersection improvements at 16A 
and Spruce Valley Rd and future overpass of Highway 
60, bringing more traffic to Osborne Acres

•	 Wagner Natural Area needs to be protected (no new 
trails), as well as its recharge areas

•	 Expand residential in Acheson and allow higher density 
transitional residential along 231 Street

•	 Allow heavy industrial and manufacturing in Acheson
•	 The land between RR 265 and Hwy 60, between 16A and 

628 is already zoned industrial and should be included 
in the Acheson Area (B)

•	 Never give Acheson to Edmonton

C - Rural Residential Mix

Rural Residential mix had 61% agreement and 14% 
disagreement overall. There were many perspectives on the 
role of these areas, including wanting to see more clustered 
or limited development, wanting greater diversity of housing 
options, and supporting more small-scale agricultural 
activities. 

Residential Rules

•	 Cluster residential development around existing 
development

•	 Make sure density doesn’t get too high (keep rural)
•	 Too much development, shouldn’t be allowing more
•	 Need to develop amenities on the east edge to attract 

Edmontonians
•	 Add diverse housing and services to promote aging in 

place and support people continuing to live in their 
community

•	 Allow more housing options (multi-generational, suites)
•	 Slope analysis should not be required for country 

residential
•	 Don’t allow streetlights in residential areas
•	 More rules and enforcement about drainage, wetlands 

being filled, and ESAs

Agriculture

•	 Protect Agricultural lands from fragmentation
•	 Promote agricultural advantage
•	 Should still be agricultural role
•	 Help people who are trying to prioritize agricultural / 

natural lands / ESA functions through policy, grants, and 
reducing red tape for small scale agriculture, 
horticulture, agritourism

D - Rural Agriculture

Rural Agriculture was the most agreed upon area within the 
draft Development Concept at 81% agreement overall, 
indicating the importance of agriculture in the future of 
Parkland County to participants. Comments for this area 
included:
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•	 There is a lack of ESAs in this area
•	 Leave it as Agriculture
•	 Provide an off-road vehicle staging area (north)
•	 Encourage highway commercial
•	 Encourage agritourism
•	 Clearly define uses on agricultural lands
•	 Allow multigenerational housing on farms
•	 Recognize other non-high quality agricultural lands as 

well

E - Wabamun Country

Wabamun Country, though still 53% supported, received the 
second lowest level of agreement after Wabamun Hamlet. 
Like the hamlet, this was primarily because of its high 
number of neutral and skipped responses. There were 
different perspectives on the recreation focus for the area, 
with some comments indicating that they wanted to see 
more agricultural focus in the area instead. Comments for this 
area included:

•	 Limit recreation and focus on Agriculture
•	 Need recreation and economic development to sustain 

business and diverse population
•	 Protect the lake and its health
•	 Reclaim the TransAlta lands

Environmentally Significant Areas (ESA)

ESAs had the highest number of strongly agree responses, 
and the second highest level of agreement after rural 
agriculture, with 62% support. Comments for this area 
included:

•	 ESAs need to be the priority for protection over 
development

•	 Please explain ESA
•	 Make sure ESA don’t become too invasive for adjacent 

properties
•	 ESAs should not influence mid-sized Agricultural 

development
•	 Federal ESAs impact residential and agricultural 

waterbodies
•	 Protect Wagner natural area and recharge areas

Hamlets and Settlements

Hamlets and Settlements received 51% support overall. This 
was the most skipped question of the seven areas. The 
comments for this area included:

•	 Make the hamlets less of an eyesore
•	 Demonstrate the costs and benefits of initiatives in 

hamlets
•	 Support aging infrastructure in hamlets
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Expanding / not limiting property rights

•	 Do not tell farmers what to do on their lands
•	 Allow for change to existing farm operations and for 

moderate development on farms for succession 
planning and family operation expansion

•	 Allow and encourage small scale agricultural activities in 
residential subdivisions, including live-stock, micro-
farming, indoor farming

•	 Support modernized equestrian opportunities on large 
properties

•	 Provide tax incentives for farms and agritourism
•	 Offset the cost of farming with community growth
•	 Create the process for communal agriculture
•	 Remove barriers versus using incentives
•	 Don’t eliminate opportunities for entrepreneurs
•	 Allow indoor recreation and agritourism on agricultural 

lands

Protecting natural areas

•	 Protect Wagner Bog
•	 Protect small waterbodies / ponds and reduce fill to 

preserve natural drainage patterns
•	 Recognize the importance of agricultural land for natural 

areas, wildlife, and water recharge zones for ecologically 
sensitive areas

Development requirements

•	 More evaluation of subdivisions
•	 Tax business development on agricultural lands at the 

commercial versus agricultural rates
•	 Limit number of development permits on agricultural 

lands
•	 Rules should encourage development while mitigating 

impacts on agriculture (preservation not protection)
•	 Landscape buffer between residential and agriculture to 

deter recreation use
•	 Small business should be allowed as of right

Concentrate development

•	 Where it already exists
•	 Along main roads / existing infrastructure
•	 In existing buildings (industrial)
•	 Away from top quality soils

Area Structure Plans

•	 Many ASPs will need to be updated to reflect new 
priorities / ways of planning

•	 Concerns that ASPs can be done by developers without 
consideration for agricultural lands

Land Use Bylaw

•	 Remove minimum house size rules to allow for tiny 
homes

•	 Provide clarity and ensure certainty in LUB by tightening 
up discretionary land uses so decisions are not being 
made by staff who have little/no knowledge and/or 
experience or ties to farms and farmers.

•	 Approach each case as unique and allow flexibility
•	 Allow solar panels on roofs without a permit

Other

•	 Don’t sell land to foreigners
•	 Don’t use pesticides
•	 All good proposals
•	 Consider social fabric
•	 Whitewood and Highvale should be converted to 

agriculture
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Proposed actions

•	 Don’t agree with connecting ESAs
•	 Minimize other government involvement
•	 Clarification that a Land Trust such as Edmonton and 

Area Land Trust can conserve land through conservation 
easements or through (fee simple) ownership of land.

Development rules and enforcement

•	 Should be about mitigation, not preventing 
development

•	 Need to balance environmental protection with support 
for agriculture and rural economic development

•	 Need more explicit but reasonable rules (yes / no) for 
development versus study after study

•	 Ensure flexibility for specific situations
•	 Environmental studies should be required for industrial 

and commercial development but not small-scale 
housing renovations 

•	 Need more comprehensive studies, including drainage 
studies

•	 Need more enforcement of existing rules, like tree 
removal

•	 Do not allow filling of  wetlands and ensure fill has no 
hazardous material

•	 Maximize opportunities in the Provincial Wetland 
Replacement Program

•	 Better enforcement and monitoring of encroachment on 
ESAs and water bodies, including removal of vegetation 
or use of lake water

Operations and maintenance

•	 Designate specific areas for ATV
•	 Ban all ATV use
•	 Provide signage for protected areas
•	 Proactive wildfire prevention on County lands

Other actions

•	 Protect Wagner Bog / Acheson forest
•	 Tax incentives to conserve
•	 Clean up the gravel pit at Range Road 33
•	 Clean up / restore mine sites
•	 Connect Wabamun Provincial Park to Hamlet via trails
•	 Build wildlife corridors over highways
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The most supported actions were about making it easier to 
build secondary dwellings and non-traditional housing. There 
was also interest in providing incentives to develop seniors’ 
and universally accessible housing. There was less support for 
allowing further subdivision of existing areas and providing 
incentives to developers to meet construction timelines.

There were 34 comments, which are summarized by theme.

Housing types

•	 Look at what other communities are doing
•	 Need a range of dwelling sizes for all ages / stages and 

succession
•	 More focus on multigenerational housing and age in 

place versus large senior complexes
•	 Allow temporary homes (tiny, trailer, mobile, etc) and 

enable these as secondary dwellings
•	 Make it easier and encourage for eco-friendly 

improvements like solar
•	 Do not increase housing diversity / too big of a problem 

for Parkland to solve
•	 County should not take on non-market housing 
•	 Locating density

Clustering development and density

•	 Certain areas should not allow high density 
development (natural areas like Wagner)

•	 Only allow density in hamlets, including apartments and 
row housing

•	 Density belongs in cities
•	 Concerns about crime with additional density

Infill development

•	 Opposing views on whether to allow more density or 
subdivision of existing large lots and sub-divisions

•	 Allow farmers to subdivide
•	 Infrastructure
•	 Need to increase infrastructure capacity to support 

additional density in Big Lake

•	 Developers should pay for servicing

Development rules and enforcement

•	 Update Area Structure Plans based on new 
environmental practices

•	 Enforce / have penalties for bylaws and permits and 
timelines versus incentives

•	 Rushing developers does not ensure quality housing
•	 Suggest taxing the project at the finished tax rate by the 

deadline
•	 Housing needs to incorporate fire prevention / fire smart
•	 Buffer between residential and industrial uses
•	 Healthcare and natural healthcare availability
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Lighting and Impacts

•	 Protect residents from impacts of industry / resource 
extraction

•	 No streetlights in country residential areas
•	 Enforce dark sky policies along Highway 16
•	 Stricter lighting standards for industrial and commercial

Residential development

•	 Protect ESAs
•	 Cluster development
•	 Focus on existing housing and country residential
•	 Fill in country residential lots already subdivided and do 

not allow additional subdivision
•	 More eco-friendly and fire smart building and incentives

Supporting rural experience

•	 Not just about agriculture
•	 Support industrial and commercial
•	 Support agriculture as a way of life, not an experience
•	 About building community
•	 Rural version of live, work, play
•	 Celebrate culture and history
•	 Support and allow rural activities (horses, ATV, 

greenhouses)
•	 Build a demonstration farm

Development rules and enforcement

•	 Do not enforce unless more than one complaint
•	 Do not want landscaping requirements or design 

guidelines
•	 Do not interfere with landowner rights / choices
•	 Notify residents by mail of new subdivision proposals
•	 Concerns about the wealthy influence on Council 

decisions
•	 Concerns with heritage program incentives and think it 

could be abused
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Trails 

•	 Do not want more trails in natural areas due to negative 
impacts (fire, theft, etc)

•	 Concerns about trails through residential areas / private 
property and crime

•	 Need to maintain / enhance current trails and parks
•	 Tension between creating designated ATV trails and 

areas or not allowing ATVs at all 
•	 Concerns about maintenance costs of trails and ability of 

County to support this
•	 Connect the whole County with trails and expand on 

types of trails (bike trails, cross country, horse, 
interpretive)

•	 Trails should be along highway or railway

Protecting natural and agricultural areas

•	 More enforcement for motorized recreation, trespassing, 
littering

•	 Make natural areas more accessible to public
•	 Simplify building process for agricultural buildings on 

large parcels

Tourism and recreation

•	 Not a priority / No more money into recreation (focus on 
core services)

•	 Capitalize on the airport for tourism
•	 Do not subsidize tourism 
•	 Provide more tourism opportunities and make it easier 

in the LUB
•	 Let industry create their own tourism strategies
•	 Need more camping areas to reduce illegal camping
•	 Don’t hurt other communities to support Wabamun 

(farmer’s market, Seba)

Location specific

•	 North Saskatchewan River and Pembina River should be 
recreation destinations

•	 Want to see river access in Black Hawk area
•	 Want to see more trail access to lakes (Big Lake, Hubble 

Lake)
•	 No more trails in Wagner
•	 Glad to see waterfront development in Wabamun 

progressing
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Development rules and enforcement

•	 Tighter rules for large businesses near residential to 
mitigate impacts like noise, yard maintenance, traffic 
speeds

•	 Less rules, fees, regulations, and taxes versus providing 
incentives

•	 Less red tape, but at the cost of the environment
•	 Standardized development application forms and staff 

approach, highlighting all supporting studies, reports 
etc to make this easier

•	 Religious institutions should pay taxes
•	 Support diversification of home-based businesses
•	 Too much commercial in residential areas
•	 Incentives to build in west end of County
•	 Want to see a few strip malls
•	 Need employment areas near residential areas
•	 Allow other places to have employment development 

(not just Acheson and Wabamun) if they can be properly 
serviced

•	 Provide job growth incentives for Wabamun area

Partnerships

•	 Partner regionally, but not at the cost to Parkland
•	 No federal involvement
•	 Alberta Transportation should honour commitment for 

highway 628 from city limits west
•	 Attract investment from businesses (not just 

government and institutions)

Priority economic areas

•	 Focus on growth markets: technology, aviation, health, 
alternative energy

•	 Agritourism and eco-tourism
•	 Encourage development of south Acheson off Highway 

60
•	 More focus on business vs residential development (tax 

base)

Industrial

•	 Do not allow heavy industry near rural communities, 
consider existing residential

•	 Concentrate heavy industry into very specific locations
•	 Need more industrial areas Entwistle, Wabamun, 

Tomahawk (former mine lands)
•	 Push development to Wabamun area
•	 Only allow clean industrial
•	 Unclear what rural servicing standard means
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Interested Parties
The following summaries are from the Community Workshop and Industry Session.
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Community Organization Engagement
In addition to the public engagement process, a workshop 
was hosted with invited community organizations.  A brief 
presentation was provided, giving an update on the project, 
then participants were divided into two groups for two 
discussion based activities. 

For organizations that could not attend, there was an option 
to provide feedback through a discussion guide, which had 
similar questions to the in-person session.

We heard from the following organizations:

•	 Carvel Hall Association
•	 Clifford E Lee Nature Sanctuary
•	 Committee on Keephills Environment
•	 Edmonton River Valley Conservation Coalition
•	 Farming Forward Association
•	 Jackfish Lake Management Association
•	 Mayatan Lake Management Association
•	 Nature Conservancy of Canada
•	 Wabamun Watershed Management Council
•	 Wagner Natural Area Society

Overview presentation and questions

The following feedback was received during the 
presentation:

•	 The MDP needs to set out clear direction and priorities 
for the next 30 years. Needs to guide decision making 
and help with discretionary interpretation in the Land 
Use Bylaw.

•	 Need to get it right at this level and ensure that ASPs get 
updated to reflect the MDP

•	 Need to consult with Indigenous peoples on new 
development

•	 Need to consider cumulative impacts (not just individual 
properties)

•	 Need accountability for requirements at the time of 
development

•	 Concerns that we are not asking the public the right 
questions (in reference to the What We Heard Report)

•	 What does priority growth area mean?
•	 Questions around the level of influence of the EMRB on 

the MDP and forthcoming updates to the regional 
growth plan.

•	 Countywide concerns about drought and crime

Vision & Goals

•	 Agree generally
•	 Should be ‘resilient’ vs ‘reliable’ / don’t like reliable
•	 Should include diversity (geography, people, economy)
•	 ‘Systems’ needs to be defined better
•	 Emphasize environmental leadership and protection
•	 Don’t agree with prosperous, as it conflicts with 

environmental protection
•	 Should recognize ecological goods and services

Development Concept

The groups were provided with a large printout of the draft 
MDP Development Concept.  Groups were asked about their 
level of agreement with areas and roles identified in the 
concept and if they had any areas of concern about the 
concept. The feedback on the Development Concept is 
summarized below.

General Concept

•	 Direction looks fine overall, as long as there are clear 
policies to go along with the areas, clear implementation 
strategy, and enforcement of the plan

•	 Desire to see more recreation development along 
riverbanks

•	 Keep plan process manageable
•	 Want to see the linkages between the MDP and LUB

Acheson

•	 Concerns about area B-Acheson’s role and impacts on 
Wagner Bog recharge areas and agricultural lands and 
desire to see buffer or transition areas around industrial 
development

ESAs

•	 Need to recognize and consider the role of agricultural 
land and soils in recharge for natural areas (importance 
of pervious landcover) 

•	 Need to ensure holistic view of ESAs that is connected to 
the broader landscape. Different functions and needs for 
Grassland, wetland, riparian, forest.

•	 Need to consider species at risk and wildlife corridors, 
(migratory birds require eco islands, more species 
moving north due to climate change)
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•	 Recognize the Great Waters Area as an environmentally 
significant region to protect the Carvel Pitted Delta

•	 Add connected area linking between C and D that links 
significant Carvel Pitted Delta

•	 TransAlta plans may not align with suggested concept
•	 Need proper planning in Wabamun area to deal with 

rising levels of tourism and recreation pressure so the 
area is not loved to death

Bold Moves

Each group was given a worksheet and printouts of the 
proposed policy actions under each of the Bold Moves. 
Groups were asked to choose two of the Bold Moves to 
discuss, answering which actions should be a priority, which 
actions should be added or removed,  and if there are any 
tensions between the Bold Move and other priorities for the 
County.

Protect agricultural lands and activities

•	 Desire to see incentives for small-scale agriculture
•	 Need to track and manage cumulative impacts (across 

many properties)
•	 Agree with all actions
•	 Disagreement with farmer’s deserving to “cash in” on 

profits from subdivision of land
•	 Should require wildlife friendly agricultural practices

Conserve and connect natural landscapes

•	 Agree with identifying larger landscape areas to protect 
and connect ESAs

•	 Need to update existing ASPs to improve environmental 
protection

•	 Add “water” to conserve and connect natural landscapes 
Bold Move

•	 Suggest providing additional rules such as sensitive area 
setbacks, lighting requirements tied to wildlife impacts, 
addressing nutrient loading

•	 Add some enforcement and education actions and 
policies to Conserve & Connect Natural Landscapes

•	 Existing tree protection requirements need to be 
enforced

•	 Add working with Indigenous peoples on the 
stewardship of natural areas

•	 Add tighter rules for development in ESAs, specifically 
around water bodies

•	 Regulatory tools should be the priority for natural 
landscapes

•	 Issue that when an ESA is designated, it gets demolished
•	 Need to incentivize conservation such as a fund to 

conserve ESAs or a tax credit
•	 Work with other partners to align conservation goals 

(Ducks Unlimited, NCC)
•	 Increasing housing diversity puts pressure on using 

agriculture and ESA lands
•	 Concerns about regional / other municipalities having 

different regional conservation goals

Cultivate a rural experience

•	 Disagree with design guidelines
•	 Heritage should not be a priority

Inspire recreation

•	 Add “culture” to inspire recreation Bold Move to capture 
heritage and other elements of culture

•	 Suggest that the County support a cultural centre
•	 Take extreme care when “simplifying the development 

of new recreation, tourism”to ensure natural areas 
remain protected

•	 Be mindful of the impacts of large events

Drive economic momentum

•	 Need to clearly define heavy industrial development and 
what it means / what the impacts are. If there is 
pollution, noise, smell, there will be conflicts.

•	 Don’t want to see heavy industrial
•	 Need to ensure that streamlining the development 

process doesn’t come at the cost of protecting natural 
and agricultural areas

•	 Rail spreads invasive species

Increase housing diversity

•	 For housing, need to ensure that farmers can still have 
two parcels to enable multigenerational farming

•	 Need clearer rules for secondary units
•	 County can be too rigid with rules. Need to re-assess 

approaches more frequently.
•	 Disagree with incentivizing development to be 

completed on time. Should be a requirement.
•	 Agree with infill and clustering of development
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Industry Engagement
A workshop was hosted with invited industry organizations.  
A brief presentation was provided, giving an update on the 
project, then participants participated in a series of 
discussion questions about the Development Concept and 
two of the Bold Moves.

For organizations that could not attend, there was an option 
to provide feedback through a discussion guide, which had 
similar questions to the in-person session.

Streamlining Development

The main topic of discussion on this topic was the 
requirements for Conceptual Schemes (CS) for development. 
Participants noted that from their experience, the CS often 
duplicates content already provided in Area Structure Plans 
(ASP) and are time consuming. Additionally, the engagement 
requirements can be challenging, time consuming, and 
costly, as they require getting all property owners in a quarter 
section involved. The first developer doing the CS often ends 
up paying for the CS on their own to the benefit of other 
property owners in the plan area.

Some suggestions on how to improve the process were to:

•	 More clearly define different roles and requirements 
between the ASP and CS

•	 Require enough detail at the ASP level that a CS is not 
required

•	 Require a more detailed ASP and make CS only for areas 
smaller than a quarter section

Development Concept

Generally, participants were supportive of the draft 
Development Concept. The discussion mainly focused on 
Acheson (Area B) in the concept and ideas to have transition 
areas on the west side (with Spruce Grove) and the east side 
to 231 Street (with Edmonton). It was suggested that a future 
transition area could include:

•	 Urban residential development to provide live / work 
opportunities

•	 Some commercial development that supports the 
industrial areas

•	 Non-medium industrial uses to transition between 
industrial and residential

Bold Moves

Due to time constraints, the group was asked to select two 
out of the six Bold Moves to discuss. The two moves selected 
were increase housing diversity and drive economic 
momentum.

Increase Housing Diversity

The main themes of the discussion on housing diversity were:

•	 Wanting to see more urban types of housing allowed 
near the border with Edmonton along 231 Street, similar 
to development in Balzac in Rocky View County or 
Melcor’s developments outside of Calgary. City has plans 
to upgrade the rest of 231 Street in the next 2-3 years.

•	 Agreement with focusing additional residential density 
in Wabamun but believe there is demand to support 
additional residential density in Special Study Area B in 
the Acheson ASP. 

•	 Won’t be community support for allowing lots in 
existing subdivisions to subdivide further or add 
additional units

•	 Challenges with current Rural Country Residential 2.13m 
water table requirements. There are engineered 
solutions to allow for areas with shallower water tables 
to be considered developable, such as septic tanks.
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Drive Economic Momentum

The main themes of the discussion on driving economic 
momentum were:

•	 Need to be careful of the impacts of allowing Heavy 
Industrial, given the setbacks required can interfere with 
other medium industrial development. Suggest that any 
heavy industrial development must purchase the 
setback areas at development potential rates.

•	 Have not had any issues with the medium industrial use 
and requirements

•	 Connecting to rail a challenge as CN won’t do anything 
unless they know the user and the CN mainline is a 
highway, so moving smaller volumes on that line is too 
difficult and a spur line would be needed.

•	 The County has been really good at keeping all 
infrastructure plans up to date which has been good for 
guiding development. Please continue this.

•	 The economic advantage of Acheson is being eroded by 
levies. Starting to see others give precedence to other 
municipalities (such as Spruce Grove) due to difficulty of 
developing in Acheson.

•	 Need to get the Hwy 60 overpass built
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Next Steps
Thank you to everyone who participated in Stage 2!

This feedback will be used to inform updates to the Municipal Development Plan. In Stage 3, the 
project team will be sharing the draft Municipal Development Plan for feedback. Stay tuned to 
yourparkland.ca/mdp for updates and future engagement opportunities.
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28
SURVEY  

RESPONSES

Engagement Approach

Why We Engaged
The purpose of Stage 3 engagement was to share an updated draft Municipal Development Plan 
(MDP) for public and organizational input. This feedback will inform final revisions to the draft 
MDP.

Who We Engaged
We engaged with the general public, including Parkland County residents, community 
organizations, and industry stakeholders.

A total of 28 people completed the online survey and 11 people attended the in-person drop-in 
open house. Eight community organizations participated in the community workshop, three 
community organizations completed a discussion guide, and four stakeholders participated in a 
virtual industry session.

What We Asked
The third stage of engagement focused on the following content.

•	 Vision & Values (for information)
•	 Development Concept (for information)
•	 Decision-making framework 
•	 Key changes to Development Policies and County Initiatives

How We Engaged
Stage 3 engagement involved both in-person events and online engagement from July 17 to 
August 14, 2024. All of these events, activities, and communication tactics are summarized on the 
following page.

11
OPEN HOUSE
ATTENDEES

6
COMMUNITY  

ORGANIZATIONS

2
INDUSTRY 

 PARTICIPANTS
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Key Findings
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Key Findings
The following themes were drawn from across all the 
engagement activities and audiences.

Strength of Development Requirements

One of the main themes identified in the Stage 3 feedback 
was how strict the County should or should not be with its 
development requirements, particularly in natural and 
agricultural areas. Some participants expressed a desire to 
see even stronger restrictions or prohibitions of development 
along waterbodies than those proposed in the draft MDP. 
Similarly, some participants wanted to see stronger 
limitations on how many times agricultural lands can be 
subdivided and more protection for agricultural areas that 
are not captured by the Prime Agricultural Lands definition. 

At the same time, some participants felt that the 
requirements were already too restrictive for property 
owners. Some of these participants wanted to see less 
restrictive subdivision rules for agricultural lands to allow for 
more multi-generational farming and living. They also 
recommended having more area-specific requirements for 
agriculture so that agricultural areas like the West side of the 

county were not subject to the same level of restrictions. 
Some participants expressed that the conservation of natural 
areas should be incentivized rather than required. There were 
also some general concerns about requirements creating too 
much red tape for development, which could impact 
development interest and viability.

Clarity of Interpretation

There were some suggestions for improving the overall 
clarity and consistent interpretation of the document. One of 
the suggestions was completing a glossary of terms to 
ensure that definitions are consistently applied and 
understood. Some key terms that were asked to be defined 
better were “adequate mitigation” and “innovative measures”, 
“floodplain”, “lakefront”, “arts and culture”, and “hazard”. The 
use of plain language was also recommended.

Additionally, some participants wanted to see more clarity 
around the requirements for development and the decision 
making framework. Some felt an accompanying guide would 
be helpful. Others wanted to see more explicit connections 
to the framework and the policies in the MDP. A few 
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participants also wanted to see clearer policies around study 
or planning requirements. It was felt that if the policies use 
“may” there was a risk that they would always be required if 
left up to the County’s discretion. Providing more certainty in 
the policies was seen as beneficial for both development and 
the community to know what to expect when a decision is 
made.

Implementation

Many participants expressed that they agreed with the 
statements and policies within the draft MDP, but that they 
were concerned about follow-through and implementation.  
Some participants suggested providing measurable 
outcomes in the MDP to track implementation and the 
success of the plan. Others wanted to see more enforcement 
and monitoring, especially when it comes to the protection 
of natural areas. To track success, some participants 
suggested that the County conduct some baseline studies to 
determine the cumulative impacts of development over 
time.
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Public
The following summaries include the results from the in-person open house and the 
public survey together. Comments have been summarized by main themes.
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Draft MDP Decision Making 
Framework
The draft MDP Decision Making Framework was presented 
for feedback and refinement. Just over half of participants, 
55%, agreed with the decision making framework, while 24% 
disagreed. Another 21% of responses were neutral.

Most liked parts of the framework

The two main things that participants liked about the 
decision-making framework were the overall structure and 
what was prioritized.

Structure

•	 Clear, simple, and easy to follow.
•	 Uses questions in decision gates instead of rules.
•	 Good visuals.
•	 Ability to move from a “no” to a “yes”.

21
COMMENTS

Priorities

•	 Prioritizes conservation of natural and agricultural lands.
•	 Includes focus on recreation.
•	 Supports business growth in areas like Wabamun.
•	 Tied to impacts and viability of development.
•	 Includes sustainable resource management including 

infrastructure and public services.

Suggested changes to the framework

Participants had suggestions to improve the understanding 
and interpretation of the decision-making framework as well 
as feedback on what is prioritized in the framework. There 
was a difference of opinion within the comments between 
the desire to protect and restrict development on natural and 
agricultural lands and the desire to protect development 
rights.

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 177



Stage 3 Public Engagement Summary  |  9

Strongly
Disagree

Neutral Strongly
Agree

3% 3% 3%3%
0%

14%

21%
24%

10% 10%
7%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (39 Respondents/10 Skipped)

AVG: 6

Communication and Clarity

•	 Include a glossary of terms.
•	 “Adequately mitigate” is too vague to interpret or 

enforce.
•	 Specify what “innovative measures” mean in the context 

of mitigating impacts to natural functions.
•	 Concerned there may be loopholes in how agriculture is 

defined. Need to protect not just prime agricultural 
lands/soils, but all agricultural lands.

Priorities

•	 Don’t agree with the focus on agriculture.
•	 Don’t agree with the focus on protecting natural areas.   
•	 Should be clearer how high priority natural areas are a 

key mandate of the plan.
•	 Would like to see more innovative sustainable 

development encouraged.
•	 Need more focus on enhancing and growing more 

business.
•	 Reevaluate the focus on agriculture and natural areas; 

balance with other priorities.

Development Rights

•	 Avoid excessive red tape.
•	 Ensure the framework protects landowner rights and 

avoids overly restrictive rules.
•	 Clarify how the framework affects specific areas.

Suggested changes to the Development 
Concept

The Development Concept was provided for context in the 
survey, but there was not a specific question associated with 
it. Some participants provided feedback on the Development 
Concept within the Decision Framework section, which are 
summarized below:

•	 Like the designation of the North Saskatchewan River 
and Pembina River as special areas with protective 
buffer zones.

•	 Rural agriculture could be used to protect wetlands and 
lakes.
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yes

Inherited Responsibilities
Treaty rights

Federal & provincial legislation
Regional coordination

Shared Responsibilities

Community Input
Increasing input and collaboration

Safe & Resilient
Development

Protect
Natural Functions

Conserving 
Agricultural Land

Coordinating
Growth

Delivering Efficient
 Infrastructure

& Services

Share Experiences
Through Recreation

and Tourism

Does the
proposed
development
avoid
natural and
human
hazards? 

Can the
development
adequately
mitigate
present
hazards? 

Does the
proposed
development
avoid 
impacting the
function of
natural
systems? 

Can the
development
adequately
mitigate
disruption of
natural
systems? 

Does the
proposed
development
avoid
impacting prime
agricultural
land or
activity?

Can the
development
adequately
manage
impacts on
agricultural 
land or 
activity? 

Does the
proposed
development
support
the MDP growth
role within
the County?

Is the proposed
development
viable for the
County to
service?

Can the
development
adapt to better
support the
growth roles 
defined in
the MDP? 

Can the
development
adapt to
become
more viable for
the County
to service? 

Does the
proposed
development 
help share
Parkland’s
assets with
residents and
visitors?

Can the
development
better support
sharing
Parkland’s 
assets? 

no

yes,
but

yes

stop

no

no

yes,
but

yes

stop

no

no

yes,
but

yes

stop

no

no

yes,
but

yes

stop

no

no

yes,
but

yes

stop

no

no

yes,
but

yes

stop

no

What measures can Parkland County take to achieve its goals, meet its shared responsibilities, and enable good development?

County Initiatives

Development Policies
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Safe & Resilient Development

Participants were asked what their level of agreement was 
with the updates and direction to policies within the “Safe 
and Resilient Development” Shared Responsibility. Over half, 
65%, of survey participants agreed with most of the policy 
changes. An additional 29% were neutral and 7% were in 
disagreement with most of the changes.

Do you have any additional feedback to 
help refine this direction?

The suggestions for the Safe & Resilient Development 
Section focused on studies and development requirements 
as well as education and awareness.

Studies & Requirements

•	 Make the floodway definition clearer.
•	 Ensure environmental studies are done by experts and 

at the right times, based on science and local conditions. 
Concerned that current provincial study best practices 
are not adequate.

•	 Avoid increasing development costs too much with new 
restrictions; balance protection with economic 
feasibility.

8
COMMENTS

•	 Provide clear guidelines for residential development and 
avoid unsuitable concepts like the 15-minute city.

•	 Require commercial and industrial developments to use 
traditional infrastructure instead of relying on local 
groundwater wells.

Education & Awareness

•	 Like the idea of educating residents on preserving 
natural assets and think the County should offer 
incentives like tax breaks for those who do so.

•	 Suggest using “inform” or “share” instead of “educate” to 
make communication about natural asset preservation 
more collaborative.

•	 Highlight companies that protect natural assets on the 
County website for promotional benefits.

Strongly
Disagree

Neutral Strongly
Agree

0% 0% 0% 0%0%

7%

29%

14% 14% 14%

21%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (39 Respondents/25 Skipped)

AVG: 7
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Key Policy Changes

Key Development Policies Level of Change 

Floodway No development allowed in a floodway. Same as current MDP.

Natural Hazards

Development is responsible for addressing risks from 
natural hazards, including flooding, shallow water 
table, fire, and steep slopes. The County may request 
supporting studies. 

Strengthened language on addressing risks but 
provided flexibility on how they are addressed in a 
development and when studies are required.

Built Hazards

Development is restricted or has additional 
requirements near built hazards, including railways, 
airports, utilities, pipelines, sour gas facilities, confined 
feeding operations, and contaminated sites. 

Strengthened language on addressing risks but 
provided flexibility on how they are addressed in a 
development and when studies are required.

Key County Initiatives Level of Change 

Education 
Educate residents and developers about legislative 
requirements for development near built and natural 
hazards. 

New policy.

Flood Information Collaborate with the Province to keep flood mapping 
and regulations updated. New policy.

Collaboration Collaborate with regional watershed groups to fill 
knowledge gaps around groundwater hazards. New policy.
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11
COMMENTS

Protecting Natural Functions

The policies under the “Protection of Natural Functions” 
Shared Responsibility received the second highest level of 
agreement from participants, with 85% indicating agreement 
with many or most of the changes. An additional 8% of 
responses were neutral and 8% were in disagreement with 
the changes.

Do you have any additional feedback to 
help refine this direction?

Comments in this section were generally related to the level 
of studies and requirements, overall enforcement, and 
stormwater management. 

One of the differences of opinions in the responses was 
around how strict the County should be about natural 
protection. Some responses indicated a desire for even 
stronger requirements or fully prohibiting development in 
sensitive areas, while others felt rules should be less 
restrictive and more focused incentives.

Studies & Requirements

•	 Ensure that environmental studies are appropriate and 
based on clear and updated guidelines. The Province’s 
current guidelines are insufficient. 

•	 Use natural asset data to incentivize property owners, 
not restrict their rights.

•	 Clearly prohibit development in Environmentally 
Sensitive Areas (ESAs) and High Priority Landscapes.

•	 Change the wording from “may” to “should” to offset the 
impacts on natural systems.

Development Near Water

•	 Define the required setback distance from riparian areas 
and water bodies and reduce development in buffer 
zones around water bodies.

•	 Prohibit natural resource development within ~1 km 
buffer of water bodies.

•	 Consider adding specific parameters for maintaining 
waterbody health.

•	 Add stipulations that cabins/houses near water bodies 
cannot have septic systems to reduce nutrient runoff 
and blue/green algae blooms (e.g., Pigeon Lake).

Enforcement & Monitoring

•	 Ensure that new changes are enforced effectively. 
•	 Monitor areas like Chickakoo Lake to prevent negative 

impacts on watersheds and drainage patterns.
•	 Respect existing uses and investments in Municipal 

Reserve, Environmental Reserve, and Conservation 
Reserve lands. Consider the impact of changes on 
residents who use and invest in these areas.

Stormwater Management

•	 Recommend designing stormwater management 
facilities to mimic natural wetland functions, including 
specific slopes, reuse of live soils, and wetland 
vegetation, rather than just focusing on appearance.

•	 Allow development in most areas if stormwater 
management is properly engineered to handle water 
movements.

Other

•	 Implement stricter fines for littering.
•	 Establish a glass recycling plant. 
•	 Focus on practical environmental solutions like solar 

panels in parking lots, rooftop gardens, increased green 
space, and native plants. 
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Key Policy Changes

Key Development Policies Level of Change 

Natural Function 
Development must protect natural systems and 
their functions. The County may request supporting 
studies. 

Strengthened language on protection but provided 
flexibility on how it is addressed in a development 
and when studies are required. 

Environmental 
Reserve / 
Easements 

Development must dedicate as environmental reserve 
/ easements for: setbacks from waterbodies, steep 
slopes and ravines, areas identified by the County for 
pollution prevention, and hazard areas.

Updated location criteria. 

Environmentally 
Sensitive Areas 
& High Priority 
Landscapes 

Development in ESA and High Priority Landscape 
must:
achieve no net loss of natural features and functions, 
maintain natural systems connectivity and wildlife 
corridors, and provide conservation reserve or 
conservation easements as required.  

Should: avoid disturbance or alteration of natural 
systems and naturalize, retain, or enhance natural 
drainage patterns.

May: offset impacts to natural systems if disturbance 
cannot be avoided.

Strengthened language for environmental 
requirements in ESAs and High Priority Landscapes.  

Strongly
Disagree

Neutral Strongly
Agree

8% 8%

0% 0%0% 0%0%

15% 15%

23%

31%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (39 Respondents/26 Skipped)

AVG: 8
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Key Development Policies Level of Change 

Water  

Development must: 
•	 protect surface water and not increase nutrient 

runoff.
•	 protect groundwater from contamination. 
•	 be buffered and setback from riparian areas using 

environmental reserve, environmental reserve 
easements, or conservation easements. 

•	 demonstrate enough waterbody carrying capacity 
to support the density of proposed development.

Supporting studies may be required. 

Strengthened language about development’s 
responsibility to protect surface & ground water, 
while providing greater flexibility on when studies are 
required. 

Wetlands 

Development must avoid and retain high value 
wetlands, avoid or mitigate impacts to moderate 
value wetlands, and should contribute to net-gain of 
wetlands in the county. 

Stronger language on development’s responsibility 
to protect / mitigate impacts to wetlands, tied to the 
County’s Wetland Inventory. 

Natural Function 
Implement tools to protect, mitigate, and offset 
natural features, their functions, and the services they 
provide.

Strengthened language for County protection. 

Cumulative 
Impacts 

Establish Area Structure Plans to manage cumulative 
impacts of development on Environmentally Sensitive 
Areas, High Priority Landscapes, and water bodies. 

New policy.

Reserves & 
Easements 

Acquire land to protect natural features in the 
following order of priority: Environmental reserve 
or environmental reserve easement; Conservation 
easement; then Conservation reserve.  
Establish a Conservation Reserve Fund and natural 
asset investment plan. 

New policy.

Waterbodies & 
Wetlands 

Protect, enhance and restore the water quality, water 
quantity, and aquatic ecosystems in the region by 
retaining buffers in their natural state, using best 
practices, and conserving wetlands. 

Encourage net gain of wetlands. 

Minor language edits and additional policy on net-
gain of wetlands. 

Climate mitigation 
and Adaptation 

Develop a Climate Change Adaptation Plan, support 
energy transition, collaborate on climate change 
initiatives, and support sustainable infrastructure.

New policies and strengthening of previous policies. 

Education, 
Incentives, and 
Collaboration 

Provide education and incentives for sustainable 
initiatives and land stewardship and partner with the 
Government of Alberta, Indigenous communities, 
neighbouring municipalities, industry, non-
government organizations. 

Support regional air quality monitoring, regional 
watershed planning, and lake monitoring and 
management. 

Minor language updates and new policy to support 
air quality monitoring. 
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Conserving Farmland

There was an overall level of agreement with the “Conserving 
Farmland” Shared Responsibility, with 67% agreeing with 
many or most of the proposed changes. Neutral and disagree 

responses were equal to each other at 17% each.

Do you have any additional feedback to 
help refine this direction?

Two key themes were reflected in the comments: how Prime 
Agricultural Lands are defined in the MDP and subdivision 
requirements for agricultural areas.

A key difference in opinion in the responses was whether the 
County should be more or less strict about the subdivision of 
agricultural lands. Those wanting to see stricter rules felt it 
was important to protect the lands from fragmentation. 
Those wanting to see more flexible rules felt that it was 
important to allow more multi-generational housing and 
farming or have different rules for different parts of the 
county.

Definition of Prime Agricultural Lands

•	 Avoid using the term “Prime Agricultural Land” as it can 
be exploited by developers. 

6
COMMENTS

•	 The County should protect all farmland and address 
inconsistencies in definitions with the Regional 
Agriculture Master Plan.

•	 Focus on protecting the most fertile agricultural land, 
which is located in the east end of the county, rather 
than imposing restrictions on land in the west end. 

Subdivision of Agricultural Lands

•	 Allow flexible land use and subdivision on the west side 
of the county.

•	 Do not allow new subdivisions on prime agricultural 
lands. Direct development to less productive natural 
areas.

•	 Remove restrictions on the number of homes on family 
farms to accommodate multi-generational farming 
needs and diverse living arrangements.

Strongly
Disagree

Neutral Strongly
Agree

17% 17%

8% 8% 8% 8% 8%

0%0% 0%

25%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (40 Respondents/28 Skipped)

AVG: 7
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Key Policy Changes

Key Development Policies Level of Change 

Rural Agricultural 
Areas 

In rural agricultural areas: 
•	 Agriculture is the primary land use and existing 

agricultural operations have priority over other land 
uses. 

•	 Agriculture-related, value-add, or diversified uses 
are supported, but should be clustered away from 
Prime Agricultural Lands. 

•	 Quarter sections can be subdivided into 4 parcels. 

Removal of specific sizing requirements for different 
subdivisions. Language updated to align with 
Regional Agriculture Master Plan. 

Prime Agricultural 
Areas 

These are West Parkland and Agricultural Heartland. 
In these areas: 
•	 Prime Agricultural Lands must be protected and 

conserved for agricultural uses (demonstrated 
through Agricultural Impact Assessments). 

•	 Non-agricultural uses should be clustered in 
hamlets and employment areas. 

•	 Undivided quarter sections can be subdivided into 
3 parcels. 

Prime Agricultural Areas are the same, but “small 
holdings” distinction has been removed. 

Updated language and strengthened protection of 
Prime Agricultural Lands within Prime Agricultural 
Areas aligning with the Regional Agriculture Master 
Plan.  

Agriculture 
in Country 
Residential Areas 

In Country Residential areas: 
•	 Existing agricultural uses have the right to farm. 
•	 New subdivisions on Prime Agricultural Lands 

should be clustered and directed to the least 
agriculturally productive site on the quarter section. 

Updated language to align with the Regional 
Agriculture Master Plan. 

Key County Initiatives Level of Change 

Conserving 
Agricultural Land  

Enable transfer of development credits in new Area 
Structure Plans within Environmentally Significant 
Areas and High Priority Landscapes to conserve 
agricultural and natural lands. 

Use conservation reserve to conserve agricultural 
lands that support natural assets / their functions. 

Strengthened policy on transfer of development 
credits and new policy for conservation reserve. 

Encouraging 
Agricultural 
Activity 

Accommodate emerging agricultural sectors.  

Prepare an urban agricultural plan for the County’s 
Growth Hamlet and Employment Area. 

Enable multi-generational housing and supportive 
uses on agricultural land.  

New policy for urban agriculture plan in alignment 
with the Regional Agriculture Master Plan. 

Education 
Increase public awareness, support, and 
understanding of agricultural operations and 
businesses 

Minor language edits. 
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Coordinating Growth

For the “Coordinating Growth” Shared Responsibility, all 
responses indicated either agreement or neutrality with the 
changes: 75% agreed and 25% were neutral. No one selected 
that they disagreed with this section.

Do you have any additional feedback to 
help refine this direction?

Suggestions for “Coordinating Growth” were about how uses 
are defined and mixed, lakefront development, and 
comments on specific areas within the county.

Use Definition and Mixing

•	 Clarify the definition of prime agricultural land by 
breaking it down into categories (soils 1, 2, 3) and 
considering potential uses for soils 3, 4, and 5 with 
appropriate planning.

•	 Consider diversified uses for large Country Residential 
(CR) parcels and differentiate development potential 
based on size.

•	 Allow businesses to include employee housing on their 
land to support growth, attract quality employees, and 
reduce County costs for infrastructure.

•	 Support renewable energy.

8
COMMENTS

Lakefront Development

•	 Prohibit lakefront development.
•	 Ensure water bodies are publicly accessible when 

possible.
•	 Enforce strict septic system guidelines to protect water 

quality near lakes.

Specific Areas

•	 Identify strengths, weaknesses, and areas for 
improvement in all hamlets.

•	 Address aging infrastructure in hamlets and future 
resource management.

•	 Clarify what changes will affect the Hubbles Lake 
subdivision and the implications of including it back in 
the plan.

•	 Development of Fifth Meridian Business Park is 20 years 
away and the cost is high. Should not be a priority.

•	 Do not require more lakefront development in 
Wabamun.

Strongly
Disagree

Neutral Strongly
Agree

25% 25% 25%

8% 8%8%

0% 0%0% 0% 0%
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AVG: 7
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Key Policy Changes

Key Development Policies Level of Change 

Employment Areas 

Acheson and Fifth Meridian Business Park are the 
Major Employment Areas, which support intensive 
commercial, industrial, and institutional uses.

Local Employment Areas are hamlets and Keephills 
and Sundance generation stations, which allow 
commercial and light industrial uses to support 
everyday needs and employment. 

No change to Major Employment Areas. 

Light industrial uses allowed in Local Employment 
Areas. 

Hamlets 

Wabamun is the County’s Growth Hamlet. All other 
hamlets are considered Rural Hamlets. 

All hamlets should support a range of residential uses 
and densities, open spaces, pathways, recreation. 

Entwistle has been updated to a Rural Hamlet.  

Minor updates to hamlet policies.

Country 
Residential 

Country residential development must be located 
within an approved Area Structure Plan or on lands 
already zoned for Country Residential. Infill Country 
Residential must be guided by an Area Structure Plan 
(ASP) or Local Plan. 

New policy for infill development. 

Lakefront 
Development 

Lakefront development should be limited to 
Wabamun Country, as well as locations identified 
within existing Area Structure Plans.

Minor language updates. 

Renewable Energy 

Microgeneration supported everywhere. 

Energy development should be located on low 
quality, disturbed sites and not on Environmentally 
Sensitive Areas or Prime Agricultural Lands. 

No change to microgeneration policy. 

New policies directing where large energy 
development is appropriate. 

Key County Initiatives Level of Change 

Hamlets 
Support a full range of land uses within hamlets and 
maintain a Hamlet Area Redevelopment Plan for all 
Growth Hamlets. 

Only Wabamun Hamlet subject to Hamlet Area 
Redevelopment Plan requirement. 

Employment Areas Maintain an Area Structure/Redevelopment Plan for 
all Major Employment areas. Updated language. 

Energy 
Development 

Develop a long-term strategy to grow and diversify 
Parkland County’s energy tax base and explore 
incentives for the microgeneration of renewable 
energy sources. 

New policies.

Collaboration 

Build and maintain relationships with industry, the 
Province, neighbouring municipalities, and post-
secondary institutions to increase and promote 
economic opportunities within the county. 

Updated language. 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 188



20  |  Parkland County Municipal Development Plan

10
COMMENTS

Delivering Efficient Infrastructure 
and Services

Changes to the “Delivering Efficient Infrastructure and 
Services” policies had 58% agreement and 17% 

disagreement, as well as 25% neutral responses.

Do you have any additional feedback to 
help refine this direction?

Roads & Servicing

•	 Require subdivisions in water body buffer zones to 
connect to municipal wastewater systems.

•	 Require new country residential subdivisions with over 6 
lots to install a community waste collection system and 
explore community well systems.

•	 Align County road standards with provincial minimums, 
avoiding overbuilding for private single-dwelling 
projects.

•	 Focus on maintaining roads, providing waste 
management, and controlling weeds. 

Community Services

•	 Allow and encourage childcare facilities in residential 
and general agricultural districts.

•	 Increase the availability and accessibility of mental 
health services in rural areas.

Digital Connectivity

•	 Prioritize 4G over 5G for rural areas.
•	 Improve rural internet services including Fallis, Seba 

Beach, Wabamun, Ascot Beach, Rizzie Beach, Whitewood 
Sands, and Keephills/Jackfish Lake areas.

•	 Explore better solutions with academic experts rather 
than industry representatives. 

•	 Work with businesses to provide fiber optic 
infrastructure.

Strongly
Disagree

Neutral Strongly
Agree

25%

17% 17%

8% 8% 8%8% 8%

0% 0%0%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (39 Respondents/27 Skipped)

AVG: 6
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Key Policy Changes 
Key Development Policies Level of Change 

Roads 
Development of new roads should limit the 
disturbance and fragmentation of Environmentally 
Significant Areas. 

New policy.  

Servicing Costs 
Development is responsible to pay all servicing levies 
and front end the cost of connection to municipal 
servicing.  

Simplifications and removal of redundant policies. 

Water and 
Wastewater 

Multi-parcel development must connect to high-
pressure water systems where available and should 
connect where low-pressure water systems are 
available. 

Multi-parcel subdivisions should connect to 
wastewater systems where existing services are 
available. 

Strengthened. 

Stormwater 
Management 

Development of stormwater management facilities 
may make use of existing natural features where 
permitted. Stormwater management facilities may 
not be constructed in crown-claimable wetlands. 

Clarified. 

Key County Initiatives Level of Change 

Childcare Support childcare uses in all residential, commercial, 
and mixed use areas of the county. New policy.

Electric Vehicles Explore electrification of the County fleet and EV 
strategy updates to the Transportation Master Plan. New policy. 

Transit 
Ensure that Area Structure Plans account for 
potential future transit service and raise awareness of 
established transit services. 

New policy. 

Airports Support airport and aerodromes and compatible 
development adjacent to them Updated language. 

Digital 
Connectivity 

Support the development of digital connectivity 
across the county through the creation of a long-
term digital connectivity strategy and collaboration 
with regional, provincial, and federal governments, 
organizations, and operators. 

Modernized language. 

Waste 
Review possible requirements for Extended Producer 
Responsibility in growth hamlets, in country 
residential, and at transfer stations. 

New Policy.

Alternative Transportation

•	 For County fleets, consider local context and feasibility 
of electric vehicles and consider self-generating power 
solutions instead, due to Alberta’s unreliable energy 
production.

•	 Ensure transit projects are profitable and don’t place an 
extra financial burden on taxpayers.

Other

•	 Focus on real estate growth to ensure investment values 
increase.
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7
COMMENTS

Sharing Experiences Through 
Tourism and Recreation

Changes to the “Sharing Experiences Through Tourism and 
Recreation” policies were all on the agreement side of the 

slider. There were no neutral or disagree responses.

Do you have any additional feedback to 
help refine this direction?

The main concerns include establishing designated areas for 
off-highway vehicles and recreational activities, ensuring 
environmentally responsible development for lakefront 
residential areas, and increasing public access to lakes with 
potential for public-private partnerships to enhance services 
and revenue. There is a need for clearer definitions of art and 
culture, alongside support for restricting motorized vehicles 
in environmental reserves and improving education on 
responsible use of natural areas. 

Off-Highway Vehicle Areas

•	 Designate areas for off-highway vehicles, with potential 
for horseback riding and mountain biking.

•	 Review motorized trail planning in Keephills/Jackfish, 
considering similar treatment to Wabamun for resident 
recreation.

Lakefront Residential and Public Access

•	 Develop lakefront residential areas only if 
environmentally responsible and land is sufficient.

•	 Increase public access to lakes from areas like Hamlet of 
Wabamun or the new Sundance Boat Launch.

•	 Explore public-private partnerships (P3) for commercial 
services at the boat launch to benefit residents and 
generate revenue.

Arts and Culture

•	 Seek clarity on what qualifies as art and culture, 
addressing concerns that some local art is viewed as 
ideology rather than genuine art.

Environmental Protection and Education

•	 Support restrictions on motorized vehicles in 
environmental easements and reserves.

•	 Advocate for increased education and enforcement on 
safe and responsible use of natural areas.

Strongly
Disagree

Neutral Strongly
Agree

33%

22% 22%

11% 11%

0% 0% 0%0%0%0%

0 1 2 3 4 5 6 7 8 9 10

Percentage of Respondents (39 Respondents/27 Skipped)

AVG: 8
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Key Policy Changes 
Key Development Policies Level of Change 

Prime Tourism 
Areas 

Focus major tourism and recreation investment in 
the Prime Recreation and Tourism areas of Wabamun 
Country, North Saskatchewan River, and Pembina 
River. 

Updates to the areas classified as Prime Recreation 
and Tourism Areas. 

Agri and Eco-
tourism 

Development of agri-tourism and eco-tourism 
amenities is supported throughout the county. No change. 

Former Mine 
Lands 

Reclaimed natural resource extraction areas should be 
considered for future recreational, tourism and resort 
purposes. 

No change. 

Water Access 

Development of Lakefront Residential should 
enhance public access to the lake. 

Development of resort, tourism, and recreation 
facilities should be sensitive to their environmental 
context and promote the enjoyment of the county's 
environmental assets. 

Minor language updates. 

Motorized Access 

Development of motorized recreation trails and 
facilities must be located to minimize disruption to 
residents and sensitive natural areas. 

Motorized trails are not allowed on Environmental or 
Conservation Reserves or Easements. 

 New policy. 

Key County Initiatives Level of Change 

Parks Establish standards for recreation facilities and open 
spaces in hamlets. No change.

Education Educate the public and visitors about safe and 
responsible recreational use of natural areas. No change. 

Former Mine 
Lands 

Explore opportunities for off-highway vehicle 
recreation use in the former Highvale Coal Mine area. New policy.

Arts & Culture 

Encourage growth of arts and culture throughout the 
county and collaborate with local arts and culture 
groups. 

Explore ways to integrate art into planning and 
development, particularly on County-owned 
infrastructure. 

New policy. 

Parks and Trails

•	 Require new residential subdivisions with over 10 lots to 
include usable recreational spaces, such as parks and 
trails, not just empty municipal reserves.
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Interested Parties
The following summaries are from the Community Workshop and Industry Session and the 
accompanying discussion guides..
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Community Organization Engagement
In addition to the public engagement process, a workshop 
was hosted with invited community organizations.  A brief 
presentation was provided and then participants engaged in 
a discussion-based activity. For organizations that could not 
attend, there was an option to provide feedback through a 
discussion guide, which had similar questions to the 
in-person session.

We heard from the following organizations:

•	 Brightbank Community
•	 Carvel Pitted Delta
•	 Ducks Unlimited
•	 Mayatan Lake Management Association
•	 Wabamun Watershed Management Council
•	 Wagner Natural Area Society

The following sections summarize the themes from the 
feedback heard in both the in-person workshop and the 
discussion guides.

Development Concept

•	 The “Lake Country” boundary should be adjusted to 
align with natural contours and incorporate lakes that 
are currently bisected at the southern edge.

•	 Watersheds should be clearly defined for each 
waterbody.

Safe & Resilient Development

Like

•	 Strengthened language and education on natural 
hazard risks.

Suggestions

•	 Refine definition of “hazard” to consider impacts on 
habitat, not just human safety. The current definition 
undermines their role in ecosystem functions such as 
flood management and drought resilience.

Protecting Natural Functions

Likes

•	 Conservation of natural systems is prioritized early in the 
decision process, recognizing the importance of these 
systems for ecosystem sustainability and human use.

•	 The protection of Environmentally Sensitive Areas and 
aquatic systems.

•	 The focus on water features and information gathering 
for development decisions.

•	 Strengthened language on respecting natural features 
and integrating them into development planning.

•	 Language on prioritizing avoidance of wetlands, given 
their critical role and the ongoing loss of these 
ecosystems. 

Suggestions

•	 Provide “Biodiversity Loss” as a metric or policy 
parameter to better address ecological impacts.

•	 Measure and define the cumulative impacts of different 
types of development on landscapes to manage 
long-term ecological effects.

•	 Build a database for all ecosystem types to be used as a 
development viability metric.

•	 Add definitions for key terms such as “Development 
Credit”.

•	 Provide more explicit guidance to the Land Use Bylaw 
on the difference between ‘lake lands’ and ‘non-lake 
lands’’.

•	 Limit certain types of recreation in certain types of 
natural areas.

•	 Add guidance on managing impacts to low-value 
wetlands and recommending avoidance or mitigation.

•	 Baseline studies should be provided by the County for 
each watershed and additional studies required from 
developers for comprehensive analysis.

6
ORGANIZATIONS
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Conserving Agricultural Land 

Likes

•	 Retention of agricultural lands, particularly prime 
agricultural lands.

Concerns

•	 Potential land speculation that could undermine 
agricultural land preservation.

Suggestions

•	 Encourage agriculture-related, value-added, and 
diversified land uses within relevant areas (vs county 
wide). Clustering activities away from their primary 
sources may reduce their value and effectiveness.

•	 Recognize that Prime Agricultural Land retains its value 
only if owners and operators are supported through 
diversification and allowable services in those areas.

Coordinating Growth

Suggestions

•	 Add questions to assess if the development provides 
economic benefits and aligns with the decision 
framework long-term. 

•	 Continue developing open spaces, pathways, and 
recreation in all Hamlets (not just growth hamlets).

Delivering Efficient Infrastructure & 
Services  

•	 While electrifying the County fleet is a forward-thinking 
initiative, addressing gaps in digital connectivity and 
aging-in-place support is more important.

Sharing Experiences Through Tourism & 
Recreation  

Like

•	 Having specific motorized use areas.
•	 Sensitivity to natural landscapes in relation to recreation.

Suggestions

•	 Define how the impact of encouraging growth in arts 
and culture for all ages will be measured to effectively 
evaluate its success.

General

Likes

•	 Decision making framework guidance on applying and 
implementing the six shared responsibilities.

•	 Engagement opportunities and the improvements in 
the MDP update process.

Suggestions

•	 Assess the feasibility of responsibilities assigned in the 
development process to ensure practical and effective 
implementation.

•	 Provide criteria to evaluate how competing priorities will 
be assessed by the County.

•	 Unclear how “mitigate” will be interpreted or fulfilled.
•	 Clarify how to implement and measure community 

input and collaboration.
•	 Provide more policy to achieve net wetland gain 

through development. Use data collected by community 
organizations for further assistance and analysis.

•	 Use plain language, provide measurable outcomes, and 
remember that transparency involves more than just 
sharing information.

•	 A more comprehensive user guide for the Decision 
Making Framework is needed to enhance clarity.

•	 The Decision Making Framework should be aligned with 
policy subsections to better evaluate if developments 
align with intentions of the MDP.

•	 The current MDP version is lacking in clarity for 
developers.

•	 Issuing the document glossary as an addendum would 
be beneficial for clarity.
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Industry Engagement
A workshop was hosted with invited industry organizations.  
A brief presentation was provided, giving an update on the 
Draft MDP, followed by two discussion questions. 

•	 What is your feedback on the table of required plans?
•	 What is your feedback on the flexible approach to study 

requirements?

The discussion is captured thematically below.

Conceptual Scheme Requirements

•	 There is ambiguity about when a conceptual scheme 
(CS) is required in the draft MDP (“may” in most cases), 
which could result in it always being required. This 
impacts development timelines and could affect 
competitiveness.

•	 In areas like Acheson, where detailed Area Structure 
Plans (ASPs) and water network studies already exist, a 
Conceptual Scheme may be redundant, as the ASP 
already provides sufficient detail. ASPs vary in detail 
however, so some older ones may not support 
streamlined processes effectively.

•	 Suggest that conceptual schemes requirements are 
removed where detailed ASPs are already in place.

•	 Should reduce the scope and size of Conceptual 
Schemes to one property owner or quarter section.

•	 Consider adding conditions to subdivision approvals 
rather than requiring a full Conceptual Scheme, 
especially when only one condition is required.

•	 Pre-application meetings could be used to decide on a 
case-by-case basis whether a Conceptual Scheme is 
needed, although this approach may not be ideal for all 
applicants.

Comparisons and Perceptions

•	 The process in Parkland County is perceived as more 
cumbersome compared to neighboring areas like Stony 
Plain and Spruce Grove, where development processes 
seem less complicated.

•	 In Spruce Grove, detailed ASPs eliminate the need for 
additional conceptual schemes, allowing developers to 
proceed directly to subdivision and engineering phases.

•	 There is a perception that Parkland County is difficult to 
work with compared to other municipalities, impacting 
business satisfaction and timelines.

General Feedback and Suggestions:

•	 Developers need more certainty about when a 
Conceptual Scheme is or is not required to avoid 
planning for worst-case scenarios unnecessarily.

•	 Streamlining the process to provide clarity and reduce 
ambiguity would help address concerns about slow 
timelines and bureaucratic hurdles.

•	 Adopting successful practices from other municipalities, 
such as the streamlined approach in Spruce Grove, could 
improve the process in Parkland County. 

2
ORGANIZATIONS
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Next Steps
Thank you to everyone who participated in Stage 3!

This feedback will be used to inform updates to the Municipal Development Plan. Stay tuned to 
yourparkland.ca/mdp for updates and information about the Public Hearing.
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1. Introduction 

1.1. Purpose 
This growth study was undertaken in 2023 to help inform an update to Parkland 

County’s Municipal Development Plan. Since the last County Growth Study was 

completed in 2017, Parkland County has experienced new growth rates, shifting 

priorities, and the absorption of Wabamun Hamlet. The County required an 

updated growth concept to address these major shifts in assumptions, ideas, and 

jurisdiction. 

This study merges technical analysis with input from the public and County 

leadership. Together, these streams identify options, assess direction, and 

ultimately recommend a preferred growth scenario for Parkland County. 

The recommendations in this study are not statutory. However, they do play an 

important role informing the Parkland County Municipal Development Plan (MDP). 

The MDP positions its spatial concept and policies toward achieving the study’s 

preferred concept. 
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1.2. Process 
This growth study process is summarized in the following diagram. The diagram is 

divided into sections that correspond to the chapters in the study. 

Chapters 2-4 outline the inputs that inform the growth study. Chapter 2 presents 

the economic analysis, which includes projections of the type, intensity, and 

regions of growth. Chapter 3 undertakes a spatial suitability analysis. This is a 

modelled, information-driven approach that identifies expected growth potential 

for key uses, based on a range of measured factors. Chapter 4 summarizes the 

qualitative input received from workshops and surveys conducted with County 

Council, the project’s administrative advisory committee, and the broader public 

of Parkland County. 

 

These inputs are compiled into a model that then outputs: 

+ A set of ‘fixed strategies’ that present a clear preferred approach across 

scenarios. 

+ A set of ‘variable strategies’ that capture decision points between directions. 

+ Evaluation criteria comprised of technical recommendations and community 

priorities. 

Chapter 5 uses these outputs to develop and evaluate the variable strategies. It 

reviews each variable strategy for performance against both technical parameters 

and alignment with community priorities. For each strategy, this evaluation 

identifies a preferred option. As a final step, Chapter 6 merges the preferred 
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variable strategies with the fixed strategies to produce the preferred growth 

concept. 

More detailed packages of work supporting the project inputs are collected in 

appendices at the end of the report. 

1.3. Study Area 
 

The growth study encompassed the entirety of Parkland County. The municipalities of Stony 

Plain and Spruce Grove were omitted from the total areas shown in the economic analysis, 

unless otherwise noted. Suitability mapping accounted for the presence of these 

municipalities, but the study does not make recommendations about growth within their 

jurisdiction. 

Map 1. Study Area Map – Parkland County 
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2.1. Market Context 
Methodology 

The core economic analysis of this study was carried out from March 2023 

through October 2023 with the delivery of a “Backgrounder” Summary Report in 

September 2023 and a “Demand & Allocation” Summary Report in January 2024. 

To support the analysis, the project team undertook detailed on-the-ground 

fieldwork, engagement with staff and Council, and desktop review of a variety of 

sources. 

In assessing the future opportunities, demand, positioning, and allocation of land 

use, the study examined several background documents to establish a baseline of 

historical and current context for land use. These included: 

+ EMRB Growth Plan (2017) 

+ Tri-Municipal Regional Transit Plan (2018) 

+ Tri-Municipal Regional Plan (2021) 

+ Parkland County Technical Growth Study (2017) 

+ Parkland County Sustainability Plan (2017) 

+ Parkland County Municipal Development Plan (2017) 

+ Edmonton Metropolitan Region Board (EMRB) Population Projections (2023) 

Industrial and commercial market demand in Parkland County, and the projected 

future development of floorspace and corresponding land needs, was forecast up 

to the year 2051 based on three population growth scenarios (low, medium, and 

high). 

Within those three growth scenarios, four different approaches were used to 

forecast the demand for additional commercial industrial space in Parkland 

County. These include an examination of: 

+ Historic annual absorption 

+ Employment forecasts by sector 

+ Forecast of working age population 

+ Application of current space per capita ratio against future population growth 

All four of the methodologies were blended to produce a weighted average. 
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2.1.1. Industrial Context 
Acheson 

Acheson currently contains 12,579,000 sf of industrial floorspace. This is broken 

down into three categories: 

+ Specialized: 5.67 million sf 

+ Logistics: 5.64 million sf 

+ Flex 1.28 million sf 

The area has a 0.5% vacancy (as of June 2023). This is lower than the historical 

average of 3.1% and the forecasted 2.4%. Based on historic data (CoStar June 

2023), current 5-year forecasts for average annual net absorption and deliveries of 

industrial property in Parkland County are estimated to be in the range of 20,000 

sf per year. 

Parkland County (including Spruce Grove and Stony Plain) 

Across the rest of Parkland County, there is 3,970,000 sf of industrial space. 70% 

of this is in Spruce Grove. The space is comprised of: 

+ Specialized: 1.92 million sf 

+ Logistics: 1.09 million sf 

+ Flex: 954,100 sf 

The area has a 0.8% vacancy (as of June 2023). This is lower than the historical 

average of 3.6% and in line with the forecasted 0.8%. Based on historic data 

(CoStar June 2023), current 5-year forecasts for average annual net absorption 

and deliveries of industrial property in Acheson are estimated to be in the range of 

230,000 sf per year. 

Spruce Grove has assigned 642 gross acres for industrial space in ASPs for future 

development. 

2.1.2. Commercial Context 
Outlying Edmonton Suburbs – Retail 

+ Average vacancy: 2.7% 

+ Historical average annual new space: ~440,000 sf 

"Outlying" Edmonton Suburbs -Office 

+ Average vacancy: 5.4% 

+ Historical average annual new space: ~88,500 sf 

Spruce Grove 

+ Major regional shopping & service hub 
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+ 3.16 million sf of retail floor space (8.5% vacancy) 

+ 420,000 sf of office space (23.7% vacancy as of January 2022) 

+ ~637,000 sf of future/imminent retail development 

Stony Plain 

+ Secondary shopping & service destination 

+ ~ 1 million sf of retail floor space (<3% vacancy) 

+ ~ 150,000 sf of office space (<5% vacancy) 

2.2. Demand Forecasting 
2.2.1. Method 

The following demand forecasts combine multiple demand methodologies 

combined with EMRB 30-year low, medium, and high population forecasts. 

Market-driven demand draws on available data and historic trends as predictors 

for prospects. Economic development driven demand accounts for external 

factors and attraction strategies designed to alter the pace of growth. The 

following forecasts exclude Spruce Grove and Stony Plain. There will be strong 

ongoing demand for both industrial and commercial development in Parkland 

County in the period to 2051. 

2.2.2. Industrial Demand Forecast 
Forecasting industrial demand considers traditional factors such as overall labour 

supply, employment by industry as well current per capita space ratios. But in the 

case of Parkland County, historic and forecasted trends of net absorption and new 

deliveries has also been layered into demand estimates. There are however 

outliers to annual net absorption that are not likely to happen very often and 

therefore forecast must reflect certain market realities. For example, in the third 

quarter of 2022, the Acheson submarket welcomed one of Canada's four Amazon 

robotic picking/packing/shipping buildings. The Amazon Acheson building 

measures 2.9 million square feet over five floors and is the largest building in the 

submarket. This building will no doubt stimulate ancillary development, but the 

likelihood of another building of that scale is very low. That being said, Parkland 

County can quickly turn around development applications, and more logistic-style 

buildings are expected to be coming to the market. Large-scale retailers, like 

Home Depot and the Brick, are soon to complete new builds that amount to 1.1 

million sf. Given Acheson's location in Parkland County, and Parkland's 

commitment to offering quick turnarounds in the planning process to compete 

with other jurisdictions, construction can follow announcements relatively 

quickly. More announcements will no doubt follow on new builds to the area. In 

combination with forecasted net absorption, the average site coverage (or Floor 

Area Ratio) of industrial buildings in Parkland County, and more specifically 
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3.1. Suitability Mapping 
3.1.1. Method 

Suitability mapping provides the growth study with a spatial understanding of the 

expected distribution of growth for different use types. Each use type is assigned a 

series of push and pull factors that shape its distribution. For example, commercial 

uses are pulled toward existing servicing and infrastructure, highways and highway 

intersections, existing commercial uses, and existing residential. They are pushed away 

from areas of environmental significance, historic resource value, and steep slopes. 

Using a digital model, the push/pull factors for each use are weighted for relative 

importance, and then run through a multi-layered spatial model of the county. The 

result is a “heat map” for each use showing the suitability of that use across Parkland 

County. Agricultural suitability is not mapped in this way, as the project inherited strong 

suitability maps from the EMRB’s Regional Agricultural Master Plan (RAMP). These 

maps are shown and discussed in Section 5.1. 

Benefits 

The suitability method provides several key benefits: 

+ It provides a clear reading of expected growth distribution across the county that 

accounts for technical constraints and drivers, including servicing and 

infrastructure. 

+ It accounts for key development constraints, including the protection of high 

potential agricultural land and environmentally sensitive areas, in alignment with 

key Council priorities. 

+ It identifies areas of overlapping suitability where two or more uses are well-suited 

to the same location. This can present opportunities for productive combinations 

of uses and might also indicate areas of potential conflict. Both conditions can be 

passed forward to the Municipal Development Plan to help direct policy. 

Limitations 

Like all models, the suitability mapping approach is an imperfect representation of on-

the-ground conditions. There are always cases where the utility of the model finds its 

limit. The process also tends to privilege current conditions over future conditions. For 

example, it assumes that growth will tend to happen nearer to existing infrastructure. 

While this trend usually plays out, there are also situations where unanticipated factors 

drive growth and infrastructure trails. Finally, some key factors (like small wetland 

complexes or other minor environmental characteristics not captured in the ESA layer) 

are too fine-grained to register at this scale of analysis. For these factors, which drive 

direction more at the Area Structure Plan and site scale, recommendations have been 

passed forward to the Municipal Development Plan process to ensure that these 

important site-scale influences remain a key consideration in development. 
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This study manages the impact of these limitations in the way it characterizes the 

suitability outputs. The outputs are never presented as a pure guide or direct influence 

on an outcome. Instead, they form a well-informed and supportive scaffolding that 

interacts with other measures to identify and verify a preferred direction. This preferred 

direction accounts for both model limitations and desired future conditions not found 

in the current landscape. 
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3.2. Growth Corridor Review 
3.2.1. Corridor Map 

Highway corridors form a frame for rural places. They are conduits that move 

people and goods, landmarks that provide wayfinding and orientation, and 

magnets that attract and drive a wide range of development types. 

A corridor analysis was undertaken as part of the spatial review. Highways were 

first categorized into primary and secondary corridors based on volume and 

classification. Additional context drove further distinction into corridor segments. 

Each of these segments has a unique set of priorities and opportunities, outlined 

below. 

Map 7. Primary and Secondary Growth Corridors 

 

 

  

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 223



3.2.2. Primary Corridors 
The following section recommends positioning for each corridor segment based on 

its context and opportunities. For many of these primary corridors, even with 

additional development intensity, agricultural equipment will remain a key corridor 

user. In growth corridors, there will be an increasing need to manage potential 

conflicts and ensure safety between residential traffic and agricultural equipment. 

A. Highway 60 - Acheson Core 

+ Maintain and invest in safe and easy access to industrial employment 

opportunities that brings jobs closer to residents. 

+ Prioritize development and growth that improves the movement of people and 

goods within Parkland County and across the region. 

B. Highway 60 - South Community Corridor 

+ Prioritize the development and growth of social infrastructure such as schools, 

health care, community centres and sports to complement the residential growth 

expected around this corridor. 

+ Cluster these amenities and services to ensure they are accessible through 

linkages, pathways, and shared parking lots for pedestrians and vehicles. 

C. Highway 16 - Acheson/Big Lake Transition 

+ Support the development and growth of transitions between industrial and 

residential uses. This includes commercial development such as highway-

oriented retail, office parks, light industrial, as well as landscaping buffers. 

+ Support clean and safe access and connections between Parkland County and 

across the region and create jobs closer to residents. 

+ Given proximity to Altalink transmission line, additional opportunities for wind 

and solar projects in this corridor (pending Provincial approval). 

D. Highway 16 - Spruce Grove/Stony Plain Fringe 

+ Support the development of commercial uses that are visible and accessible 

from the highway to encourage activity from local and regional residents. 

+ Promote compact developments and intensification that builds up this corridor. 

E. Highway 16 -Mid-country Duffield/Carvel Transition 

+ Establish a rural corridor with distinct and attractive landscapes and views. 

+ Provide screening through fencing or landscaping to maintain high quality views. 

+ Support the development of nodes with local commercial options within this 

corridor. 

+ Given proximity to Altalink transmission line, seek opportunities for wind and 

solar projects (pending Provincial approval). 
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F. Highway 16 - Wabamun Country 

+ Create gateway features that provide a sense of arrival including wayfinding and 

signage features in highly visible areas. 

+ Provide screening through fencing or landscaping to maintain high quality views 

and a sense of immersion in a natural recreation area. 

+ Protect naturalized spaces along the corridor and support the development of 

pathways and dedicated recreation areas. 

3.2.3. Secondary Corridors 
Secondary corridors had more consistent roles across the County. Whereas the primary 

corridors are more public facing, higher-volume, and concerned with identity and visibility, 

secondary corridors play a stronger support role in the day-to-day life of the rural communities 

they serve. 

G. Highway 16 West 

+ Maintain the rural nature of Parkland County and support the agricultural and 

agri-food network. 

+ Enhance the character, function, and activity level of historic or significant 

rural and agricultural districts. 

H. Highway 628 

+ Leverage Provincial upgrades to elevate this corridor to a secondary growth 

area. 

+ Use this corridor to extend the growth potential of Acheson. 

I. All Other Rural Secondary Highways 

+ Explore trail rights-of-way. 

+ Improve transportation options for agriculture and development and linkages 

to small settlements. 

+ Plan for modest growth along these corridors. 
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3.3. Natural Corridors 
3.3.1. Corridor Connectivity Map 

Natural corridors are an increasingly important consideration in both urban and 

rural landscape structure. Natural corridors are continuous or stepped lines of 

high-quality natural space that provide linkages between larger patches of 

significant natural landscapes. The following map shows corridor potential across 

the county. High potential areas largely correspond to ESAs (Environmentally 

Significant Areas) and waterbodies.  

Map 8. Natural Corridor Potential 

 

3.3.2. Corridor Interactions 
A high-level review of corridor potential across the county indicates several key 

areas where there may be a higher instance of conflicts between wildlife 

movement, development, and highway corridors. 
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Map 9. Corridor Interactions 

 

This map diagrams likely high-level corridor routes. The orange patches in the map 

are drawn from Provincial data showing actual vehicle-wildlife collision hot-spots. 

Most of the potential conflict areas exist on the west end of the county, away from 

most development pressures. There is, however, a patch of potential conflict 

along Highway 16 north of Wabamun Lake. This stretch of highway, within the 

Wabamun Area Vision’s “Wabamun Country” stretch of road, should receive 

additional attention as development and highway volume increase to ensure that 

conflict risks are mitigated. 
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3.4. Growth Nodes 
To make more direct recommendations, and to simplify the questions of prioritization for public 

engagement, the study focused its attention on ten points that represent key growth nodes. The 

nodes are shown in the following maps. The remainder of this section describes the demand 

allocation and outlines a recommended positioning/role for each node. 

Map 10. Growth Nodes 

 

Map 11. Growth Nodes with Demand Allocation Summary (Medium Scenario) 
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+ High travel north-south corridor will experience natural expansion from 

Edmonton, with a focus on country residential and medium-lot single family 

types. 

+ There is limited future opportunity for neighbourhood-scale commercial 

development to follow residential growth, given fragmented land ownership in 

this area. 

+ Industrial profile will continue to support agricultural uses, green energy 

research, and potential opportunities around the existing airport. 

+ This region used to be a large wetland complex, leading to a range of drainage 

challenges. These issues, especially those flagged by administration, should 

be investigated further to better understand the need for coordinated 

management through the area.  
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4.1. Council Workshop 
Overview 

On September 19, 2023, the project team hosted a workshop with Parkland 

County Council. The group reviewed the growth projections, suitability maps, and 

growth nodes, and engaged in discussion about prioritization.  

The first exercise produced a series of vision-level concepts. Councillors were 

asked to describe in three words their aspirational future of Parkland County. The 

themes from the responses were: 

+ Progressive / leader 

+ Fiscally responsible 

+ Liveable / residential growth 

+ Sustainable / nature-focused 

Growth Priorities 

Participating councillors were asked to identify use specific priorities as well as 

growth priority areas on the growth node map. In addition to discussing concern 

over future annexation of County lands, they identified the following priorities: 

+ Focusing on Acheson for industrial and commercial growth. 

+ Better protecting and conserving Environmentally Significant Areas (ESA). 

+ Focusing hamlet growth in Wabamun to leverage ongoing investments and 

location. 

+ Clustering residential and providing efficient servicing. 

The top prioritized growth nodes from the session were: 

+ Acheson 

+ Big Lake 

+ Highway 60 S & Highway 627 

+ Meridian 

+ Wabamun 

Councillors expressed a desire to present a business- and investment-friendly 

face to encourage development across the county, while incentivizing efficient 

and serviceable growth nodes. 
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4.2. Community & Stakeholder 
Engagement 

4.2.1. Purpose & Approach 
The focus of the first stage of public engagement for the Municipal Development 

Plan and Technical Growth Study update was to gather community values and 

priorities relating to growth. Feedback from this engagement, summarized below, 

has been incorporated into the development of the growth scenarios within this 

Technical Growth Study. It will also inform updates to the vision of the updated 

Municipal Development Plan (MDP). 

Audience 

The project engaged with the public, including Parkland County residents, 

community organizations, and industry stakeholders. 

A total of 143 people completed the web survey and 32 people attended one of 

the three in-person drop-in open houses and information sessions. Eight 

community organizations participated in an in-person community workshop and 

two stakeholders participated in an online industry-focused session. 

Engagement Opportunities 

The project offered a range of opportunities for community members to have their 

voices heard. These included: 

+ A public survey hosted online and available in paper copy. 

+ Three in-person drop-in open houses and information sessions. 

+ A virtual interactive industry session. 

+ An in-person community stakeholder workshop. 

+ Paper discussion guides that enabled input from groups unable to attend the 

stakeholder or virtual sessions. 

4.2.2. Topics 
In the public engagement, we asked participants about: 

Vision 

+ What they value the most about Parkland County today and would like to see 

protected or enhanced in the future 

+ What the greatest challenges facing Parkland County are that need to be 

addressed 
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Growth Priorities 

For each of the following six topics, we asked about top priorities for each type of 

growth and where that growth should be prioritized. 

+ Housing & Community Services 

+ Water & Environment 

+ Transportation & Mobility 

+ Recreation & Parks 

+ Employment & Economic Development 

+ Agriculture & Food Security 

4.3. Vision & Values 
The feedback gathered across all engagement sessions was compiled into a What 

We Heard report, which is attached to this report as an appendix. The report goes 

into greater detail about the engagement tactics and results. The following 

summary highlights key findings, values, and challenges that emerged from the 

conversations. A summary of the interrelated community values that emerged 

from these conversations is captured in the following diagram. 
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4.3.1. Key Findings 
Overall direction 

+ Preserve natural areas for ecological health and connection to nature. 

+ Protect agricultural lands and activities. 

+ Support a rural experience and flexibility. 

+ Focus industrial and commercial growth. 

Principal Values 

+ Natural landscapes and recreation. 

+ Rural experience and flexibility. 

+ Agriculture. 

+ Economic opportunity. 

Principal Challenges 

+ Loss of agricultural and natural areas. 

+ Quality of County services. 

+ Crime and security. 

+ Maintaining rural experience. 

+ Expanding the County tax base. 

4.4. Growth Priorities 
The engagement asked specific questions about growth priorities. Participants 

were asked to rank their priorities for six types of uses. The top three responses 

are summarized here: 

Housing and Community Services 

+ Providing a rural/remote lifestyle. 

+ Increasing resilience to natural hazards, including flooding and fires. 

+ Encouraging more seniors housing to enable aging-in-place. 

Water and Environment 

+ Protecting existing natural areas and wetlands. 

+ Protecting air quality. 

+ Managing stormwater and drainage. 
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Transportation & Mobility 

+ Improving local roads and intersections, including better shoulder space, 

infrastructure for pedestrians, and upgrades to accommodate increased 

traffic. Residents acknowledged that some of the traffic patterns were the 

result of construction in the Highway 16 corridor and were likely temporary. 

+ Improving bike and trail connections. 

+ Making streets and sidewalks safer for pedestrians. 

Recreation and Parks 

+ Updating existing parks and recreation facilities. 

+ Providing additional non-motorized recreation trails and opportunities. 

+ Reclaiming former resource extraction lands for recreational development. 

Employment and Economic Development 

+ Attracting new industries to the County. 

+ Retaining existing County businesses and industries. 

+ Supporting at-home businesses. 

Agriculture and Food Security 

+ Protecting high-value agricultural lands from fragmentation. 

+ Supporting more community and urban agricultural activities like community 

gardens, food-bearing plants in public space, and food-based events. 

+ Supporting value-add agriculture-based businesses and agri-tourism 

initiatives. 
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4.5. Growth Distribution 
Participants were asked to indicate on maps where certain types of growth should 

be prioritized. The following maps highlight the distributions recommended 

throughout the engagement. 

4.5.1. Residential Growth Distribution 
The top ranked areas for residential growth were those closest to the City of 

Edmonton on the east side of the County, with Big Lake the top selected option 

(39%). This was followed by the County’s two priority growth hamlets, Wabamun 

(30%) and Entwistle (24%). The lowest ranked area was Tomahawk. 

Map 12. Residential Growth Distribution Results 
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4.5.2. Non-motorized Recreation Growth Distribution 
Participants wanted to see non-motorized recreation areas located close to 

residents and visitors and developed in a way to reduce impacts on 

environmentally sensitive and agricultural lands. Although some residents felt 

non-motorized recreation investments should be in locations with existing 

recreation, others felt it should be prioritized in areas without existing options. 

Several comments mentioned leveraging non-motorized recreation opportunities 

to enhance tourism in the region. 

While it wasn’t part of the nodal growth structure used in this engagement, there 

are additional opportunities for recreation development in the Highvale Mine area 

south of Wabamun Lake. These opportunities are outlined in greater detail in the 

Wabamun Area Vision document. 

Map 13. Non-motorized Recreation Growth Distribution Results 
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4.5.3. Motorized Recreation Growth Distribution 
Two former mine areas were presented as options for motorized recreation 

prioritization. The Highvale Mine was ranked as a priority by 58% of participants 

and Whitewood Mine was 47%. Many respondents felt redeveloping or reclaiming 

former mines for motorized recreation was a great idea. At the same time, some 

respondents felt motorized recreation should not be prioritized anywhere because 

it is too destructive to the environment and a nuisance to residents. 

Map 14. Motorized Recreation Growth Distribution Results 
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4.5.4. Industrial Growth Distribution 
Acheson was the highest ranked priority area for industrial growth (80%). Most 

participants sought industrial growth where industry is already established, there is 

infrastructure / transportation to support it, and it is away from residential, natural, 

and agricultural areas. 

Map 15. Industrial Growth Distribution Results 
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4.5.5. Commercial Growth Distribution 
Acheson was the highest ranked priority area for commercial growth (57%). The 

County’s two priority growth hamlets, Wabamun and Entwistle, were ranked as 

second and third priority (33% and 30%). Comments indicated a desire to see 

commercial growth aligned with residential growth and highways. 

Map 16. Commercial Growth Distribution Results 
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5.1. Fixed Strategies 
Some strategy areas were considered as ‘fixed’ because they did not require 

strategic variation across scenarios and there was broad consensus across the 

technical and community inputs to support them. 

5.1.1. Natural Lands 
The protection of high-quality natural landscapes was one of the highest-ranked 

priorities identified by Council and the community. This is part of a commonly 

held vision for growth in Parkland County. Proponents of natural protection made 

the case for the value of natural landscapes based on benefits to residents 

(including recreation, quality of life, identity, and rural experience), the healthy 

function of ecological systems (including water quality, microclimates, and 

pollination) and impact on the economy (including agricultural potential, 

recreation, and resident/workforce attraction). 

The following map shows Environmentally Significant Areas (ESA) and natural 

corridor suitability. Together, these layers describe the areas in which 

development comes at a higher ecological cost. The distribution of other forms of 

growth in this growth study further accounts for ecological well-being by baking 

environmental sensitivity in as a ‘push’ factor in the suitability analysis. 

Development and growth should respond to ESAs locally and as part of broader 

systems. Calculation of the ecological cost of developing these spaces should be 

key in informing development decisions across the county. Where possible, 

development should be clustered in existing nodes and disturbed parcels. 

Map 17. Natural Land Strategy 
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5.1.2. Agricultural Lands 
Protection of high potential agricultural landscapes was among the top-rated 

priorities shared by Council and the public. This directive also aligns with regional 

priorities as described through the Edmonton Metropolitan Region Board’s (EMRB) 

Regional Agricultural Master Plan (RAMP). 

Agricultural land plays a significant role in Parkland County’s economy, is vital to 

its identity and ongoing value-proposition as a rural place, and plays a key role in 

increasing food security. Protecting these landscapes reinforces what community 

members valued most about Parkland County. Due to consensus about the 

importance of agricultural land, the growth study did not explore any scenario 

variations in which agricultural land was strategically degraded in favour of other 

uses. The map below shows prime agricultural lands from the LESA model (Land 

Evaluation and Site Assessment) and two RAMP policy areas: one area in which 

protection of agricultural is the principal priority, and one in which agricultural 

land is encouraged to continue alongside other forms of development. 

Map 18. Agricultural Lands and RAMP Policy Areas 

 

There are key regions in which priority should be given to large, contiguous 

agricultural uses. This component of the strategy is reinforced by other strategic 

elements that seek to incentivize clustering of non-agricultural land around 

existing growth—reducing sprawl and further fragmentation. Most of Parkland’s 

best agricultural land is in the southeast between the North Saskatchewan River 

and Stony Plain, but every major development decision should give due 

consideration to the protection of contiguous, high-quality agricultural lands. 

Where agricultural land shares the landscape with other uses, notably country 
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residential in the county’s northeast, protection of this land will be lower, but 

should nonetheless remain a factor in development decisions.  

5.1.3. Recreation 
Engagement participants identified the importance of recreation in Parkland 

County as a key factor in the region’s identity, quality of life, and economic 

transition. Recreation is positioned as a foundational opportunity for the region’s 

transformation and is a key part of servicing existing populations and attracting 

new residents. 

The recreation profile of Parkland County includes both motorized and non 

motorized recreation opportunities, both of which draw on the region’s natural 

assets. Wabamun Lake is the heart of recreation for the county. Recreation 

development should leverage the opportunities of the area around the lake, 

including mine land reclamation and new trail connections that link recreation 

nodes, including river access points inside and outside the Highvale Mine. 

Map 19. Non-motorized Recreation Development Suitability 
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Map 20. Motorized Recreation Development Suitability 

 

Wabamun Country provides several key opportunities for year-round motorized 

recreation uses, both on and off the water. Wabamun Lake will remain a key 

destination for recreational boaters throughout the summer. Wabamun Lake Provincial 

Park, Wabamun Hamlet, and the recently built south boat launch (near the Sundance 

Generating Station) all provide public access for boaters. 

In the winter, snowmobiles are a popular motorized activity, on the frozen lake and 

throughout nearby trails. The former mine lands at Whitewood and Highvale (both north 

and south of the lake) provide strong opportunities for motorized recreation for ATVs, 

dirt bikes, and snowmobiles throughout the year. 

At the core of these activities, Wabamun Hamlet should be positioned as a basecamp 

for regional recreation. It can bolster this role through the development of additional 

commercial, hospitality, and recreation infrastructure that connects it to the region. 

Increasing use of e-bikes, which unlock cycling infrastructure for a wider range of 

people throughout the year, can be expected to make use of both roads and trails in the 

area. 

 Outside of Wabamun, there are opportunities for new trails and recreation 

development throughout the Highway 16 corridor. A county-wide trail strategy is 

currently underway and will help guide recreation focus and investment across the 

county. 
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Map 21. Recreation Growth Profile 

 

5.1.4. Commercial Distribution 
Commercial growth increases the County’s tax base and brings employment and 

services to residents. Good commercial development has strong growth potential 

across the county. 

The technical growth study inputs outlined in Chapters 2-4 included both 

projections and spatial suitability for commercial uses. Together, these inputs 

paint a picture of the distribution, volume, and form of commercial growth across 

the County. According to the economic analysis, commercial uses will tend to 

follow other growth types, building on residential and employment growth and 

distribution. Because of this “following” tendency, the commercial growth 

strategy is largely dependent on other growth patterns. For this reason, it is 

positioned as a “fixed’ element in the scenario creation and evaluation. 

Strategically, Parkland County can evaluate commercial growth according to how 

well supports existing development or based on how it aligns with future growth 

priorities. There are some more detailed implications for commercial distribution 

along the highways, but these are captured in the variable strategies outlined for 

highway corridors in Section 5.2. 
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Map 22. Commercial Distribution Strategy 

 

Commercial growth should be concentrated in the growth areas in Wabamun, 

Acheson, and on the north border with Stony Plain and Spruce Grove. 
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5.2. Variable Strategies 
 

There are four components of the growth concept for which there are distinct 

strategic options. In the following section, each of these components is outlined 

and evaluated, resulting in a collection of preferred direction. Taken together, 

these preferred strategies and the fixed strategies outlined in Section 5.1 work 

together to comprise the preferred growth concept. Variable strategies address 

the following topics: 

+ Hamlet growth prioritization areas. 

+ Industrial growth prioritization areas. 

+ Corridor development focus. 

+ Country residential development areas. 

5.2.1. Hamlet Growth Focus 
Overview 

The incorporation of Wabamun Hamlet into Parkland County in 2021 is a key 

factor that precipitated this study. The inclusion of Wabamun into the fabric of the 

County has led to new conversations about the role that Wabamun might play—

especially in contrast to Entwistle. The suitability analysis uncovered that both 

hamlets had some characteristics that made them well-suited to be a growth 

focus. Through the technical review and community engagement, two options 

emerged: 

+ Option 1: Allow growth to occur organically between both Wabamun and 

Entwistle. Do not incentivize growth and continue to expand servicing as 

required between the hamlets. 

+ Option 2: Classify Wabamun as a priority growth hamlet. Allow growth to 

continue in both hamlets but incentivize Wabamun investment. Focus on 

expanding servicing and amenity in Wabamun. 
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Map 23. Hamlet Growth Focus Options 

 

Technical Assessment 

On the topic of hamlet growth focus, the technical analysis supports Option 2. It 

identified Wabamun as the most prominent long-term growth opportunity for 

creating a strong regional node for residential, community commercial, small, and 

medium scale local industrial formats and tourism opportunities. This position 

was bolstered by: 

+ Wabamun’s proximity to Spruce Grove and Stony Plain 

+ The area’s access from Highway 16, and centrality to future outdoor 

recreational amenities. 

+ A high capacity for full-time and seasonal work-from-home segments. 

+ Good opportunities for medium-density housing, setting the stage for a more 

diverse housing mix. 

In the suitability analysis, Wabamun presented a wide range of opportunities for 

growth among different uses. As described in the Wabamun Area Vision, the 

hamlet is well positioned to grow into a new role as a regional anchor, and the 

basecamp for recreation development throughout “Wabamun Country”. New 

investments in the hamlet’s waterfront on Wabamun Lake also promise to unlock 

new housing segments and activate broader recreational draws to the area. 

Growth should be directed to Wabamun to make good on these investments. 

Alignment with Community Priorities 

Community survey results indicated a slight preference for prioritization of growth 

in Wabamun over Entwistle for residential (indicated by 30% vs 24% of 
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participants) and commercial (indicated by 33% vs 30% of participants). 

Evaluation of the two options against broader community values and priorities 

yields a slight advantage for Option 2. This was premised on the advantages 

clustering development has on increased infrastructure efficiency and reduced 

impact on natural and agricultural land. 

Preferred Direction 

Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue Option 2. This option 

designates Wabamun as a priority growth hamlet and explores incentives to focus 

and expand the hamlet’s development profile. The study recommends that 

Parkland County continue to enable growth in Entwistle. 

 

5.2.2. Industrial Growth Focus 
Overview 

Parkland County is home to a wide range of industrial development. Some of this 

development is clustered into industrial zones, while other development is more 

dispersed, largely following resource extraction operations. Among industrial 

zones, Acheson Industrial Area is the largest and most developed in Parkland 

County. Acheson has strategic advantages in its proximity to Edmonton, strong air, 

rail, and highway connections, and labour market access. Parkland County is also 

home to the Entwistle Industrial Area and the Meridian Business Park. These areas 

are smaller in scale, but still offer acres of developable space and strong 

industrial connectivity. Through the technical review and community engagement, 

two options emerged: 

+ Option 1: Allow growth to occur organically between Acheson, smaller 

industrial parks, and corridor lands along Highway 16. Do not incentivize 

growth and continue to expand servicing to support more decentralized 

growth. 

+ Option 2: Focus on Acheson as a priority industrial growth area. Incentivize 

industrial growth and support intensification and expansion of industrial uses 

in the Acheson area. 

Technical Assessment 

On the topic of industrial growth focus, the technical analysis supports Option 2. 

Acheson presents the most viable long-term growth opportunity, and it is in Parkland 

County’s best interest to further solidify it as a strong anchor for industrial growth. 

This position was bolstered by: 

+ Acheson’s well-established infrastructure and access. The area has extensive 

existing services and long-term investment in place to address long-term 

capacity. Growth in this area will leverage several hundred million dollars of 

infrastructure investment. 
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+ The area’s ability to accept intensification of high-quality developments. 

+ The area’s lack of residential growth, which reduces the potential for growth 

conflicts. 

+ The opportunity to continue to integrate office and retail commercial uses that 

support workforce needs. 

Alignment with Community Priorities 

The community survey results showed a strong preference for prioritizing industrial 

growth in Acheson (indicated by 80% of participants) compared to Meridian (21% of 

participants) and Entwistle (28% of participants). Evaluation of the two options 

against broader community values and priorities also yields an advantage for Option 

2. This edge is premised on the advantages in focusing investment attraction, 

minimizing the costs of new servicing and infrastructure, and limiting impacts on 

natural and agricultural landscapes. 

Preferred Direction 

Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue Option 2 for industrial 

growth focus. This option focuses industrial development in Acheson, incentivizing 

growth and expanding the area’s existing role as an industrial growth anchor. The 

study recommends that Parkland County continue to enable industrial growth in 

Entwistle and Meridian. 

Map 24. Industrial Growth Focus Options 
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5.2.3. Country Residential Approach 
Overview 

Parkland County is subject to strong country residential growth pressure due to its 

proximity and connectivity to Edmonton. This form of development fulfills an in-

demand housing segment, but also tends to fragment natural and agricultural 

lands, increase expectations of service levels, and shift the experience of rural 

places. Demand for country-style housing, either permanent or temporary, tends 

to gather around waterbodies, presenting additional ecological management 

challenges. The technical analysis presented questions about the distribution, 

intensification, and types of country residential growth. These questions were 

reflected in conversations with administration, which centred on appropriate 

forms, densities, and infill strategies for country residential. These conversations 

resulted in the following two strategic options. 

+ Option 1: Allow country residential growth to continue in areas with existing 

demand. Do not incentivize growth locations based on specific patterns or 

nodes. Provide additional guidance within the MDP to prioritize lower-impact 

country residential forms and guide suitable areas for Country Residential at 

the scale of the Area Structure Plan and site. 

+ Option 2: Recommend the development of a suite of higher-level rules and 

incentives to give shape to country residential growth patterns across 

Parkland County. Focus growth to support nodes of existing commercial and 

community amenity, and deter growth in other areas, regardless of demand. 

Map 25. Country Residential Suitability 

 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 259



Technical Assessment 

On the topic of country residential direction, the technical review recommends 

Option 1. The economic analysis identified a series of higher-potential areas in 

which country residential demand is highest. These areas included the Seba 

Beach/Isle Lake node, the Duffield/Keephills area, along Highway 60 south of 

Acheson, and in the county’s northeast near Edmonton. There is little gained in 

trying to coordinate regional growth dynamics for this type. Instead, the study 

recommends focusing on site-scale qualities of this development type that can 

increase its financial viability and reduce its negative impact. 

Alignment with Community Priorities 

Community input on low density and country residential growth focused more on 

quality than distribution. There was no distinct direction toward Option 1 or 2. 

Key ideas that emerged from the community conversation included: 

+ Preservation of rural experience: participants mentioned that development of 

lots smaller than ½-acre tended to feel like suburban extensions of 

Edmonton, rather than rural. Residents of these places were perceived to 

bring higher expectations for level of service level of service, including 

elements like street lighting. 

+ There was a desire to support more diverse housing types across the County, 

especially in ways that supported aging in place. 

+ Participants remained concerned with the impacts of residential growth on 

natural and agricultural land. 

Preferred Direction 

Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue Option 1 for its country 

residential approach. Development should align with emerging regional housing 

strategies. Additional community concerns and internal conversations regarding 

the qualities of country residential are best addressed through updates to the 

Municipal Development Plan and Land Use Bylaw. 

5.2.4. Highway Corridors 
Overview 

Highway corridors tend to attract development, largely due to access, servicing 

and visibility. The suitability mapping shown in this report largely reflects this 

trend—the shape of growth in Parkland County is largely focused on these areas. 

As discussed in the corridor review in Section 3.2 of this report, Parkland has both 

primary and secondary growth corridors that run through the county. Primary 

growth corridors include Highway 16 running east-west through the county, and 

Highway 60, which runs north-south near the county’s east extent. Conversations 

through the technical and community components of this growth study reflected 

two potential corridor strategies: 
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+ Option 1: Allow highway corridor growth to continue according to market 

demand and within policy constraints, with growth expected to largely cluster 

at key intersections and near existing development. 

+ Option 2: Recommend measures to direct highway corridor development 

toward specific nodes, supported by incentives and land use planning.  

Map 26. Primary and Secondary Growth Corridors 

 

Technical Assessment 

As growth along the highway corridors in Parkland County is largely anticipated to 

occur near existing and planned development, the technical assessment 

recommends Option 1. There is little reason to expend effort incentivizing growth 

toward a smaller set of nodes, and adding local access off of Highway 16 is not a 

priority given the road’s regional role. That said, given the range of corridor types in 

the county, there is an opportunity to shape highway development through 

infrastructure investment and within the Municipal Development Plan. Highway 

growth often requires a supporting parallel road network to enhance accessibility. 

Investment in this form of infrastructure can be used as a gentle strategy to 

improve the suitability of highway commercial in desirable areas. Policies at the 

MDP and LUB level can support outcomes along the corridors related to 

aesthetics, district identity and character, and site suitability for highway-oriented 

commercial. These outcomes are directed at a finer level of detail than what is 

directed by this growth study. 

Alignment with Community Priorities 

The public and stakeholder engagement sessions did not ask directly about 

highway corridors. We received no specific feedback that directed a particular 

distribution of growth among the corridor areas. For this reason, community 
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priorities provided no distinct direction toward Option 1 or 2. Community input 

on Parkland’s highways was more focused on the function and quality of the 

roadways themselves. On secondary highways, participants raised concerns 

about the mix of traffic on highways, including high-speed vehicles, pedestrians 

walking along the highway or ditch, and large farm implements. Most people 

wanted to see commercial development focused on highways, to minimize its 

interruption of agricultural, natural, and residential spaces farther from these 

corridors. 

Preferred Direction 

Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue Option 1 for its highway 

corridor approach. Development in these areas should continue to be market-led 

and given appropriate shape by policies in the Municipal Development Plan and 

Land Use Bylaw. 
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6.1. Growth Concept 
The following map is a diagrammatic summary of high-level direction included 

within the technical study. The section following the map summarizes key 

direction from the strategies, which are described in greater detail in Chapter 5. 

Map 27. Preferred Growth Concept 

 

6.2. Strategy Summary 
6.2.1. Natural Spaces 

In the preferred growth scenario, development and growth should respond to 

Environmentally Significant Areas (ESA) locally and as part of broader systems. 

Calculation of the ecological cost of developing these spaces should be key in 

informing development decisions across the county. Where possible, 

development should be clustered in existing nodes and disturbed parcels. 

6.2.2. Agricultural Land 
In the preferred growth scenario, priority should be given to large, contiguous 

agricultural uses as indicated in the RAMP. Every major development decision 

should give due consideration to the protection of contiguous, high-quality 

agricultural lands. Where agricultural land shares the landscape with other uses, 

notably country residential in the county’s northeast, protection of land in high ag- 

potential area should remain a factor in development decisions. 
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6.2.3. Recreation 
In the preferred growth scenario, recreation development and growth are centred 

in Wabamun Country, the area around Wabamun Lake. Wabamun Hamlet is 

positioned as a base camp for recreation across the region, which can include 

both motorized and non-motorized activities on and off the lake. 

6.2.4. Commercial 
In the preferred scenario, Parkland County supports commercial growth when it 

responds to other growth, especially in Acheson, Wabamun, and in suitable 

locations along highway corridors. Access to and from the highways will become a 

key consideration supporting commercial growth nodes. 

6.2.5. Hamlet Growth Focus 
Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue a strategy that designates 

Wabamun as the sole priority growth hamlet and explores incentives to focus and 

expand the hamlet’s development profile. This recommendation includes 

demoting Entwistle from its current status as a priority growth node. The study 

recommends that Parkland County continue to enable growth in Entwistle and 

other settlements, but without additional incentive. This strategy leverages 

existing investments across the county while focusing near-term effort on 

enhancing Wabamun’s role in the county. 

6.2.6. Industrial Growth Focus 
Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County pursue a strategy for industrial 

growth that focuses development in Acheson, incentivizing growth and expanding 

the area’s existing role as an industrial growth anchor. The study recommends that 

Parkland County continue to enable industrial growth in Entwistle and Meridian. 
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6.2.7. Country Residential 
Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County not pursue a particular incentive 

structure to shape growth at this time. Instead, the County should wait to align an 

approach with the EMRB’s upcoming regional strategy. Questions related to the 

qualities (rather than distribution) of country residential are best addressed 

through the update to the Municipal Development Plan and Land Use Bylaw. 

6.2.8. Highway Corridors 
Based on the technical assessment and alignment with community priorities, the 

growth study recommends that Parkland County not pursue a particular incentive 

structure to shape highway corridor growth. Development in these areas should 

continue to be market-led and given appropriate shape by policies in the 

Municipal Development Plan and Land Use Bylaw.  
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7. Appendices 
 

NOTE: Appendices attached separately while in draft. 

7.1. Engagement Report 

7.2. Market Research Backgrounder 

7.3. Demand and Growth Scenarios 

7.4. Economic Scenario Memorandum 
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2  |  Parkland County Municipal Development Plan

143
ONLINE SURVEY 

RESPONSES

500+
UNIQUE VISITORS 
TO THE WEBSITE

Engagement Approach

Why We Engaged
The purpose of Stage 1 engagement was to introduce the Municipal Development Plan (MDP) 
project and to learn about community values and priorities relating to growth in the County. This 
feedback will inform updates to the vision of the MDP and updates to the growth scenarios within 
the Technical Growth Study.

Who We Engaged
We engaged with the general public, including Parkland County residents, community 
organizations, and industry stakeholders.

A total of 143 people completed the online survey and 32 people attended one of the three 
in-person drop-in open houses / information sessions. Eight community organizations 
participated in the community workshop and two stakeholders participated in a virtual industry 
session.

What We Asked
In this first stage, we asked participants about:

Vision

•	 What they value the most about Parkland County today and would like to see protected or 
enhanced in the future

•	 What the greatest challenges facing Parkland County are that need to be addressed

Growth Priorities

For each of the following six topics, we asked about top priorities for each type of growth and 
where that growth should be prioritized.

•	 Housing & Community Services
•	 Water & Environment
•	 Transportation & Mobility
•	 Recreation & Parks
•	 Employment & Economic Development
•	 Agriculture & Food Security

How We Engaged
Stage 1 engagement involved both in-person events and online engagement from September 20 
to November 22, 2023. All of these events, activities, and communication tactics are summarized 
on the following page.

32
PUBLIC SESSION 

ATTENDEES

11
COMMUNITY & 

INDUSTRY  
SESSION  

PARTICIPANTS
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Engagement Findings
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Key Findings

Preserve natural areas for ecological health and connection to 
nature

Parkland County’s natural landscapes are its most valued asset. These natural areas are 
valued for their beauty, ecological functions, and recreational role. Having access to 
nature and a wide range of land and water based recreational opportunities is seen as a 
primary draw for living in the County. When asked about priorities for growth, participants  
said they want to see natural areas protected and enhanced as the County grows. This 
includes protecting both land, water, and wildlife from degradation or loss due to 
development.

Protect agricultural lands and activities

Agriculture is seen as both a valued economic driver in the region and part of the rural 
experience of the County. Protection of agricultural lands from fragmentation and urban 
encroachment is a high priority for participants. Additionally, many want to see more 
diversity of agricultural uses allowed and encouraged, such as value-add tourism uses and 
community-based agricultural activities like community gardens.

Support a rural experience and flexibility

Maintaining the rural experience and experience of Parkland County is important. Many 
participants expressed how they value rural living and the ways that it is different from 
living in the city. These differences include having more greenspace, less light pollution, 
less noise, lower taxes, more housing choices, and more access to recreation and nature. 
Another value was the development flexibility that comes with living on larger rural lots 
and the lower level of government involvement. Another part of the rural experience is 
the sense of community. Participants want to see this rural experience maintained by 
ensuring there are still a variety of rural living options, open spaces, and the appropriate 
levels of rural servicing.

Focus industrial and commercial growth

Industrial and commercial growth are key drivers of Parkland County’s economy and are 
valued for the jobs they provide and their tax revenue which keeps mill rates low and 
supports County services. At the same time, participants have concerns about the 
encroachment of major employment uses on rural residential areas, agricultural lands, 
and environmentally sensitive areas. In order to reduce encroachment, many participants 
wanted to see buildout of existing employment areas prioritized first over new areas. 
Attracting new industrial and commercial businesses was a priority, including making it 
easier to develop and do business in the County.
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Vision
Participants provided feedback on what they value most 
about the County and what the biggest challenges are that 
the County is facing. The results below contain responses 
from both the survey and in-person sections.

Values

Through the survey and in person engagement, the team 
received 82 values comments.

Natural Landscapes and Recreation

The largest theme arising from the values responses was 
Parkland County’s diverse natural areas and landscapes. 
These were valued both for their beauty and recreational 
benefits to residents and visitors.

Rural Experience and Flexibility

Many participants said they value the rural experience that 
Parkland County provides. Specifically, participants value 
quiet areas, friendly culture, low density living, dark skies, and 
more freedom to do what you want on your own property.

Agriculture

Agriculture is another key attribute that participants value in 
the County. There is a desire to see agriculture protected and 
enhanced, especially family-run farms.

Economic Opportunity

Many participants value the economic opportunities 
available in the County. Values include low mill rates, County 
progressiveness, and specific industrial opportunities in 
Acheson.

Other Values

•	 Well planned development
•	 County engagement with community
•	 Education & healthcare
•	 Water / sewer servicing
•	 Buffers between residential / employment uses

Challenges

The team received 80 comments about challenges facing the 
County.

Loss of Natural and Agricultural Areas

A main challenge noted in the comments was the loss and 
fragmentation of natural landscapes and agricultural lands 
from development. Participants cited increasing growth 
pressure from the City of Edmonton and concerns about 
both residential sprawl and commercial and industrial 
development. Related to this were overall concerns about 
filling in wetlands and water quality impacts.

Quality of County Services

Another main challenge is the quality of servicing, specifically 
road condition and internet access. A few comments also 
indicated a desire for upgraded water/sewer, power, and 
community facilities.

Crime and Security

Many participants felt that a growing challenge was 
increasing crime in the County. This included concerns about 
speeding, illegal dumping, illegal ATV use, drug-use, and 
theft/break-ins. Several participants wanted to see more 
enforcement and police presence in the County.

Maintaining Rural Experience

Several participants felt maintaining the rural nature of the 
County is a challenge. The loss of natural areas and 
agricultural areas, commercial/industrial encroachment on 
residential areas, and more urban subdivisions (denser / more 
services) impact the rural experience. Changing 
demographics and values were also mentioned as 
contributing factors. Some participants were also concerned 
about increasing regulation and controls on properties as 
well as influence by the City / Edmonton Metropolitan Region 
on County affairs.

82
VALUES

80
CHALLENGES
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Expanding County Tax Base

Participants felt that the County is facing a challenge of 
balancing its tax base with costs. The comments indicated a 
desire to see an increased tax base through new employment 
and residential development as well as reduced government 
spending to keep taxes low. There was also a concern that 
the County could focus too much on expanding its tax base 
at the cost of the environment or established residential 
communities.

Other Challenges

•	 Homelessness
•	 Accessibility
•	 Affordability / Cost of living
•	 Education and healthcare
•	 Wildfire response
•	 Communications between County and residents
•	 Poor process for selecting engineering / construction 

consultants
•	 New online permit system
•	 High costs / fees to develop
•	 Lack of amenities for families
•	 RV and boat storage not currently allowed
•	 Chem trails
•	 Green energy transition
•	 Costly hamlets
•	 County having to take on Prov / Fed responsibilities
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Growth Priorities
Participants were asked to rank their priorities and priority 
areas for six types of growth:

•	 Housing and Community Services
•	 Water and Environment
•	 Transportation and Mobility
•	 Recreation & Trails
•	 Employment & Economic Development
•	 Agriculture & Food Security

The following sections combine the results from the survey 
and in-person events.
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Housing and Community Services

Growth Priorities

The most important priority under the Housing and Community Services topic was to provide a 
rural / remote experience (66%). This aligns with what was heard in the previous ‘values’ section. 
The lowest priority was increasing housing available in hamlets (11%). About a fifth of participants 
provided an ‘other’ response, which is summarized below.

OTHER PRIORITIES

•	 Servicing existing residents 
with water and sewer

•	 Supporting farmers
•	 Upgrading internet service
•	 Preserving natural areas for 

wildlife and human 
enjoyment / protecting 
from encroachment

•	 Preventing new industry 
from establishing near 
residential areas 

•	 Reducing red tape 

Increasing resiliency to �ooding, �res,
and other natural hazards

Providing a rural/remote lifestyle

Diversifying types of housing available
in the County (tiny homes, multi-

generational, rental etc)

Don’t know

Encouraging more senior’s housing
/ability to age-in-place facilities

Ensuiring housing a�ordability

Ensuring new residential development
is serviced (water / sewer)

Other

Locating housing near local
commercial and community services

Increasing housing available in hamlets

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

66%

38%

31%

29%

23%

23%

21%

16%

11%

3%

(96 Answered, 71 Skipped)

Which of the following three Housing and Community Services priorities are the most important to you?
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Priority Areas for Residential Growth

The top ranked areas for residential growth were those closest to the City of Edmonton on 
the east side of the County, with Big Lake the top selected option (39%). This was followed 
by the County’s two priority growth hamlets, Wabamun (30%) and Entwistle (24%). The 
lowest ranked area was Tomahawk. A few ‘other’ locations were suggested, which are 
summarized to the right.

Reasons for Selecting Priority Residential Areas

When asked why they selected priority areas, participants indicated that they wanted to 
see residential growth directed near existing residential areas and hamlets. This was for 
several reasons, including: 

•	 proximity to existing services and amenities
•	 proximity to roads and municipal servicing
•	 shorter commutes to Edmonton
•	 protection of agricultural land and natural areas
•	 available and affordable land

OTHER PRIORITY AREAS

•	 South slopes Wabamun 
•	 None / limit residential 

growth or prioritize 
employment growth first

•	 All areas along the Hwy 628 
corridor

•	 Allow secondary suites

Which areas should the County prioritize for residential growth?
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Additional place-specific comments were provided for some 
of the growth locations, which are summarized below.

1 - Entwistle

•	 Distributed growth to take pressure off other areas

3 - Seba Beach to Lake Isle	

•	 Business potential such as tourism and recreation to 
support residential growth 

•	 Maintains growth in existing hamlets 

4 - Wabamun	

•	 Ideal location in relation to other municipalities
•	 Access to nature
•	 Business potential such as tourism and recreation to 

support residential growth (like Sylvan Lake or Pigeon 
Lake)  

•	 Large parcels of land available to develop 
•	 Ideal location for seniors 

5 - Duffield / Keephills Corridor	

•	 Located along a busy corridor 
•	 Existing services, stores, and shops 
•	 Residential growth could lead to investments and 

improvements in the area

6 - Carvel / Hwy 16	

•	 Close to other municipalities / centres (Acheson, the 
Tri-Region and Edmonton)

•	 Ideal for people looking for rural living and proximity to 
city amenities 

7 - Meridian	

•	 Proximity to existing urban centres, Tri-Region and 
Edmonton and shorter commute times

•	 Ideal for rural living and open space access
•	 Close to schools, medical facilities and groceries 
•	 Aligns with highway upgrade and improvement project
•	 Opportunity for Net Zero development

8 - Big Lake	

•	 Proximity to Tri-Region and Edmonton 
•	 Balanced rural living with access to amenities 
•	 Ideal for recreation-oriented residential development

10 - Hwy 60 & Hwy 627

•	 Aligns with highway upgrades 
•	 Proximity to amenities and jobs in Tri-Region and 

Edmonton while promoting rural living 
•	 Potential to create a tourism industry

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 281



12  |  Parkland County Municipal Development Plan

Water & Environment

The highest ranked water and environment priorities were protecting existing natural areas and 
wetlands (72%) and protecting water quality (71%). The lowest ranked priority was reducing 
carbon emissions (10%). Other suggested priorities are summarized below.

OTHER PRIORITIES

•	 Protecting municipal water 
supply

•	 Creating wildlife corridors 
and underpasses

•	 Implementing controlled 
burns 

•	 Supporting regenerative 
farming practices 

•	 Ensuring industry 
prioritizes water and 
environmental health

•	 Planting trees 
•	 Do not waste resources on 

reducing carbon emissions 

Protecting water quality

Protecting existing natural
areas and wetlands

Managing stormwater and drainage

Don’t know

Establishing wildlife corridors

Enhancing forest cover /
tree canopy in the County

Reclaiming former resource
extraction / industrial lands

Other

Reducing carbon emissions

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

72%

71%

40%

30%

24%

23%

10%

10%

2%

(96 Answered, 73 Skipped)

Which of the following three Water and Environment priorities are the most important to you?
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Which of the following three Transportation and Mobility priorities are the most important to you?

Transportation & Mobility

The highest ranked transportation and mobility priority was improving local roads and intersections (83%) and the lowest was developing 
regional transit opportunities (23%). 

OTHER PRIORITIES

•	 Connecting  local and rural 
roads to the rest of 
Parkland County

•	 Ensuring bridges are in 
good repair and properly 
maintained

•	 Widening roads to support 
large agriculture 
equipment 

•	 Building wildlife crossings
•	 Providing railway crossings 
•	 Improving the airport 
•	 Allowing ATVs on trails 
•	 Extending the Edmonton 

LRT to Spruce Grove or 
Stony Plain

•	 Returning unused 
Registered Road 
Dispositions to the former 
land owner 

•	 Reducing traffic speeds and 
enforcing speed restrictions 
without camera 
surveillance 

•	 Not investing in additional 
transit

Improving trail and bike connections

Improving local roads and intersections

Making streets and sidewalks
safer for pedestrians

Don’t know

Developing regional
transit opportunities

Other

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

83%

47%

41%

28%

23%

5%

(93 Answered, 76 Skipped)
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Providing additional non-motorized
recreation trails and opportunities

Updating existing parks
and recreation facilities

Reclaiming former resource extraction
lands for recreational development

Other

Providing more recreational
opportunities for youth

Attracting additional recreation
providers, businesses, and services

Providing more recreational
opportunities for older adults

Providing additional motorized
recreation trails and opportunities

Don’t know

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

47%

45%

43%

32%

29%

25%

18%

16%

5%

(91 Answered, 78 Skipped)

Recreation & Parks

The three top recreation and parks priorities were updating existing parks and recreation facilities 
(47%), providing additional non-motorized recreation trails and opportunities (45%), and 
reclaiming former resource extraction lands for recreational development (43%). The lowest 
ranked was providing additional motorized recreation trails and opportunities (18%).

OTHER PRIORITIES

•	 Partnering with regional 
municipalities /
conservation organizations 
for recreation and 
education

•	 Adding more parks 
•	 Adding trails to keep 

pedestrians off highways, 
connect subdivisions, and 
use municipal reserve land

•	 Providing water access and 
water play opportunities 
(paddle boarding / 
kayaking)

•	 Getting private sector to 
provide recreation and park 
development	

•	 Removing user restrictions 
and allowing horses on 
trails 

•	 Limiting development to 
keep lands natural

Which of the following three Recreation & Parks priorities are the most important to you?
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Priority Areas for Non-Motorized Recreation

Participants were asked about priority areas for non-motorized recreation. The top ranked 
areas were Big Lake (38%), Carvel / Hwy 16 (35%), Meridian (35%), and Wabamun (33%).

Participants wanted to see non-motorized recreation areas located close to residents and 
visitors and developed in a way to reduce impacts on environmentally sensitive and 
agricultural lands. Although some residents felt non-motorized recreation investments 
should be in locations with existing recreation, others felt it should be prioritized in areas 
without existing options. Several comments mentioned leveraging non-motorized 
recreation opportunities to enhance tourism in the region.

Additional place-specific comments were provided for some of the growth locations, 
which are summarized on the following page.

OTHER PRIORITY AREAS

•	 Chickakoo 
•	 Former Highvale and 

Whitewood mines 
•	 All areas
•	 None / limit new parks and 

trails as they are expensive 
to build and maintain and 
negatively impact 
environment

•	 None / not a priority 
because many people use 
private land for recreation 
and enjoyment

Which areas should the County prioritize for non-motorized recreation growth?
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1 - Entwistle	

•	 Adventure sport opportunities 
•	 Proximity to water 

4 - Wabamun	

•	 Avoids conflict with residents
•	 Partially established for non-motorized activity including 

recreation and tourism 

5 - Duffield / Keephills Corridor	

•	 Attracts visitors within Tri-Region 
•	 Not overly developed and minimal conflict with residents
•	 Proximity to water

6 - Carvel / Hwy 16	

•	 Attract visitors from Edmonton and Tri-Region and 
requires less travel from other centres

•	 Not overly developed 
•	 Currently does not have many non-motorized recreation 

options
•	 Opportunities for horse riding trails

7 - Meridian	

•	 Enhance with bike and walking trails that connect to a 
larger network 

•	 Not overly developed
•	 Close to Tri-Region and existing Parkland County residents
•	 Chickakoo

8 - Big Lake	

•	 Near established residential or populated areas in 
Parkland County and Tri-Region

•	 Opportunity to improve existing natural trails for walking, 
jogging, mountain biking and hiking

•	 Connect to a larger recreation trail system or network 
(Lois Hole Park and St Albert)

10 - Hwy 60 & Hwy 627	

•	 Near larger population 
•	 More bike and walking tails to enhance natural areas
•	 Leverage University of Alberta Botanical Gardens
•	 Close to Edmonton and urban centres and provides 

visitors country feel and outdoor experience
•	 Doesn’t have existing recreation 

Which areas should the County prioritize for motorized recreation growth?
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Priority Areas for Motorized Recreation

Two former mine areas were presented as options for motorized recreation prioritization. 
The Highvale Mine was ranked as a priority by 58% of participants and Whitewood Mine 
was 47%.

Many respondents felt redeveloping or reclaiming former mines for motorized recreation 
was a great idea. At the same time, some respondents felt motorized recreation should 
not be prioritized anywhere because it is too destructive to the environment and a 
nuisance to residents. Other comments included:

•	 Prioritize mines for non-motorized activity, not just motorized  
•	 Spread out motorized activity in both areas to minimize intensity and damage 
•	 Restrict motorized recreation and prioritize these areas for other uses (agriculture / 

employment)
•	 Do not prioritize off-highway vehicles (unsustainable, a noise nuisance, fire hazards, 

disruptive)
•	 Feel recreation in these areas attracts tourists rather than residents

Additional place-specific comments were provided for the growth locations, which are 
summarized below.

11 - Former Highvale Mine	

•	 Large enough area to support the activity 
•	 Central to Parkland County and close to Wabamun Lake
•	 Opportunity for wildlife sightings 

12 - Former Whitewood Mine	

•	 Smaller in size and less chance of excessive destruction 
•	 Far enough from the lake to minimize damage 

OTHER PRIORITY AREAS

•	 Crown land
•	 None / restrict motorized 

recreation
•	 None / continue to allow 

motorized recreation in 
ditches rather than 
prioritizing former mines 
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Attracting new industries
to the County

Retaining existing County
businesses and industries

Supporting at-home businesses

Don’t know

Removing red tape for new
business development

Supporting renewable energy
operations and transition

Improving the sustainability of
business and industrial development

Other

Enhancing knowledge and training
opportunities in the County

Providing additional serviced
land for employment uses

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

49%

44%

42%

34%

34%

23%

15%

11%

10%

2%

(88 Answered, 81 Skipped)

Employment & Economic Development

Just under half of participants chose attracting new industries to the County as a priority (49%). The lowest ranked priority was 
providing additional serviced land for employment uses (10%). Other suggested priorities are provided below.

OTHER PRIORITIES

•	 Develop existing industrial 
lands first 

•	 Avoid Acheson annexation
•	 Streamline development, 

permitting and licensing 
•	 Regulate home-based 

businesses (prevent 
nuisances / limit the 
number permitted on one 
property)

•	 Remove barriers to solar 
power and other renewable 
energy vs limit renewable 
energy (not reliable / harms 
wildlife)

•	 Support farming and 
agriculture 

•	 Support and incentivize 
small and mid-sized 
businesses 

•	 Establish Parkland County 
as part of Alberta’s 
economic corridors

•	 Ensure industrial growth 
does not negatively impact 
water quality and 
ecological integrity is 
maintained

Which of the following three Employment & Economic Development priorities are the most important to you?
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Priority Areas for Industrial Growth

Acheson was the highest ranked priority area for industrial growth (80%). Most 
participants wanted to see industrial growth where industry is already established, there 
is infrastructure / transportation to support it, and it is away from residential, natural, and 
agricultural areas. Additional place-specific comments were provided for some of the 
growth locations, which are summarized below.

1 - Entwistle	

•	 Ideal for light and medium industrial uses  
•	 Avoids industrial development near water
•	 Strengthens and supports surrounding community 
•	 Already invested for industrial and should be used as such 

7 - Meridian	

•	 Avoids industrial development near water
•	 Disperses industry throughout the County

8 - Big Lake	

•	 Close to urban centres

9 - Acheson East & West	

•	 Strategic location near Edmonton 
•	 Keeps industrial clustered or concentrated rather than spread out 

OTHER PRIORITY AREAS

•	 None / limit or stop 
industrial growth

•	 All / spread out for more 
opportunity

•	 Area 10 and Acheson East 
to Winterburn

Which areas should the County prioritize for industrial growth?
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Priority Areas for Commercial Growth

Acheson was the highest ranked priority area for commercial growth (57%). The County’s 
two priority growth hamlets, Wabamun and Entwistle, were ranked as second and third 
priority (33% and 30%). Comments indicated a desire to see commercial growth aligned 
with residential growth and highways, where the population and servicing can support it. 
Additional place-specific comments were provided for some of the growth locations, 
which are summarized below.

1 - Entwistle	

•	 Give more choices and convenience
•	 Strengthens surrounding community

2 - Tomahawk	

•	 Opportunity for a tourism-based economy 

3 - Seba Beach to Lake Isle	

•	 Spread out commercial so there are more options for residents and less distance to 
travel 

4 - Wabamun	

•	 Central location
•	 Close to nearby residents
•	 Opportunity for tourism-based businesses 

6 - Carvel / Hwy 16	

•	 Not much existing and could benefit from commercial 
•	 Well located, but requires a highway interchange to be successful 

7 - Meridian	

•	 Central location to catch commuters
•	 Would benefit from a variety of commercial uses (offices, medical, restaurants, retail, 

shopping, and hotels)

8 - Big Lake

•	 Would benefit from a variety of commercial (offices, medical services, day care 
restaurants, retail, shopping, hotels, and gyms)

•	 Has a population to support commercial 
•	 Close to the city and access to industry and roads

9 - Acheson East & West	

•	 Good location and in proximity to services, labour and other industries 
•	 Minimal residential impact to maintain rural country living 
•	 Main roads and transportation routes 
•	 Would benefit from medical services  
•	 Nearby population and commuter traffic to support it 
•	 Avoids development in agricultural land and green space

OTHER PRIORITY AREAS

•	 All areas / Prioritize 
commercial growth 
everywhere

•	 Existing commercial areas / 
limit sprawl 

•	 In proximity to larger 
centres in the region
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Which areas should the County prioritize for commercial growth?
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Agriculture & Food Security

The top agricultural and food security priority was protecting high-value agricultural lands from 
fragmentation (63%). Encouraging and supporting agricultural training and education was the 
lowest priority (19%). Additional suggested priorities are summarized below.

Supporting value-add agri-based
businesses and agri-tourism initiatives

Protecting high-value agricultural
lands from fragmentation

Supporting more sustainable
agricultural practices

Encouraging and supporting
agricultural training and education

Don’t know

Supporting more community 
and urban agricultural activities 

(community gardens, etc)

Promoting the County’s
agricultural sector

Other

Percent of Participants
0 10 20 30 40 50 60 70 80 90 100

63%

42%

42%

39%

33%

19%

13%

6%

(89 Answered, 80 Skipped)

OTHER PRIORITIES

•	 Promote modern 
agricultural practices and 
technologies, regenerative 
agriculture, agrivoltaics 
farming

•	 Support and protect small 
scale farmers and family 
farmers 

•	 Reduce regulations and 
government oversight and 
follow what farmers need

•	 Prevent encroachment 
•	 Encourage succession

Which of the following three Agriculture & Food Security priorities are the most important to you?
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Community Stakeholder Workshop & 
Discussion Guides
The Community Stakeholder Workshop focused on high level growth priorities and 
challenges that the County is facing. A Discussion Guide was sent to all invited groups to 
complete with the same questions as the workshop, for any organizations that could not 
attend the session.

The following groups were represented at the session or submitted a discussion guide:

•	 Brightbank Community Association
•	 Duffield Community Association
•	 Carvel Ukrainian Cultural Society 
•	 Clymont Community Association
•	 Edmonton Area Land Trust (EALT)
•	 North Saskatchewan Watershed Alliance (NSWA)
•	 Parkland Big Lakes Area Community Association (PBLACA)
•	 Smithfield Community Association
•	 Wagner Natural Area Society

9
ORGANIZATIONS 
REPRESENTED

Housing & Community Services
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Health and medical services 

•	 Recreation (parks, playing, fishing, 

birding)

•	 Sense of community 

•	 Library network 

•	 Community hall events 

•	 Country experience compared to 

infill developments in the City of 

Edmonton   

•	 Opportunities for youth inclusion 

in community hall events

•	 Opportunities for joint recreation 

with Indigenous and non-

Indigenous youth

•	 Residential proximity to natural 

resource operations is a nuisance 

•	 Protecting farmland 

•	 Insufficient seniors’ healthcare 

and supports 

•	 Concerns with safety/vandalism/

crime and lack of reporting theft  

•	 Lack of hall activity (Smithfield) 

•	 Concerns with development 

dollars overriding community input

•	 Waste treatment 

•	 Indigenous relations

•	 Fiber optic access

•	 Seniors care centre, aging in place

•	 Consider what constitutes 

“improvement” and impact on 

assessment

•	 Don’t penalize verandas without 

assessment impact 

•	 Data centres as job opportunities

•	 Don’t over regulate agritourism 

•	 Building standards for housing 

renovations and new buildings 

•	 Offer municipal mail postage free 

•	 Tiny home subdivision

•	 Restrict short-term rental uses
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Water & Environment
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 ALUS

•	 Work with producers to reduce 

environmental impact 

•	 Carvel and Delta have a mix of 

pristine and higher productivity 

natural areas

•	 Wetland inventory 

•	 Could have stronger teeth in Land 

Use Bylaw

•	 Could have offsets from other 

areas

•	 Lake and wetland health key to 

local identity

•	 Wetland role for maintaining 

groundwater recharge

•	 Municipal water line extension 

along Hwy 16

•	 Better water quality 

•	 Alternative energy developments

•	 Power generation transition 

•	 Existing County support for 

maintenance of Bunchberry 

Meadows Conservation Area and 

Glory Hills Conservation Land, 

including snake relocation project.

•	

•	 Power generation transition 

•	 Air quality  

•	 Potential impacts on bed and 

shore

•	 Water quantity to support 

development

•	 Development and approval from 

Alberta Energy Regulator  

•	 Not enough groundwater data 

collection or evaluation 

•	 Flood and drought mitigation 

•	 Big motor boat speed and 

disruptions on pot-hole lakes 

•	 Enforcement on Municipal Reserve 

•	 Property taxes on land trust 

(charities) owned conservation 

lands can be high, but these 

provide a public benefit to 

Parkland County citizens.

•	 That residential developments 

need to respect wetlands 

•	 Third party environmental 

assessment

•	 Exempt charitable/non-profit 

organizations from property taxes 

for conservation lands open to the 

public

•	 Collaborate with land trusts on 

conserving natural spaces

 Transportation & Mobility

ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Well positioned and served by 

highway infrastructure

•	 Hwy 16 corridor and major 

connector

•	 Hwy 628 

•	 Vehicle and wildlife conflicts 

•	 Emergency services

•	 Traffic volume with growth 

•	 Traffic gravel truck on roads

•	 Focus development along 

corridors

•	 County must insist on better 

communications about 

transportation from Province

•	 Paving Township Road 540 would 

prevent traffic on Hwy 16
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Recreation & Parks
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Variety of space and areas

•	 Proximity to provincial park 

•	 Connected trails 

•	 Risk of shutdown if underused 

•	 Maintenance to avoid vandalism 

•	 Water diversion

•	 How to make trail networks and 

amenities equitable across the 

County 

•	 Capacity of County to meet 

everyone’s recreation needs

•	 River Valley Alliance’s trail system 

as an economic development 

opportunity 

•	 Clustered trail development in 

built up areas

•	 Do not surrender active recreation 

facilities / lands 

Employment & Economic Development
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Acheson is a big economic driver

•	 Community-minded business 

•	 Corporate volunteerism in the 

community 

•	 Opportunity for solar to power the 

County 

•	 Take advantage of underutilized 

lands

•	 Attract big businesses, then 

smaller service ones will come 

•	 Opportunity for diversified 

agriculture like hydroponics

•	 Hwy 60 rail crossing is a safety 

issue 

•	 Expansion of industrial areas

•	 Protecting prime agricultural lands 

and wetlands

•	 Agricultural lands being subdivided 

for residential use 

•	 Resistance to energy 

diversification and lack of 

incentives 

•	 Clean energy improvement plan 

(CETP)

Agriculture & Food Security
ASSETS / OPPORTUNITIES CHALLENGES PRIORITIES

•	 Reduce fragmentation of prime 

agricultural land

•	 Small-scale producers 

•	 Diversity in agricultural production

•	 Opportunity to use stormwater for 

irrigation 

•	 Loss of agricultural land to 

residential and urban growth 

•	 Nature areas lost to agricultural 

land

•	 Increasing scale has impacted 

roads

•	 Agri-business needs to allow farm 

and storefront

•	 Engineering standards for access 

and ROW onto farms

•	 Chemicals in agriculture spray and 

runoff 

•	 Excess nutrients in water

•	 Competing water resources for 

irrigation and livestock watering

•	 Limit subdivision until thresholds 

are met in existing serviced areas

•	 Key corridors for large 

improvements 

•	 New markets for agriculture  

•	 Why are we planning for growth? 

Why noy focus on quality of life
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Industry Session
Two industry stakeholders participated in a virtual discussion about values, challenges, 
and priorities. The following questions were asked:

•	 What are the greatest opportunities for growth in Parkland County? 
•	 What makes developing in Parkland unique from other locations in the region? 
•	 Are there any existing barriers to development that you would like to see addressed 

through the MDP update?
•	 What priorities do you want to see highlighted in the MDP? 
•	 Are there particular areas where you’d like to see growth prioritized?

The two participants indicated that priorities were to:

•	 Make it easier to develop and staying competitive by reducing red tape / providing 
clearer processes

•	 Clearly identify what is or isn’t allowed on a property upfront to assist in decision-
making and save costs / time

•	 Clearly identify which studies / assessments are required upfront in the development 
process

•	 Focus growth, buildout, and promotion of existing employment areas like Acheson
•	 Enable residential growth and balance the  protection of wetlands with development 

needs
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Next Steps
Thank you to everyone who participated in Stage 1!

Your feedback will be used to inform the Technical Growth Study scenarios and updates to the 
vision and priorities in the Municipal Development Plan. Stay tuned to yourparkland.ca/mdp for 
updates and future engagement opportunities.
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Land Us e Demand Forecas ting
Factoring in multiple demand methodologies,  combined with EMRB 30-year low, medium and high 
population forecasts,  "market-driven" demand can be estimated for industrial,  retail and office uses 
(retail and office are combined under "commercial").

"Market-driven" demand means that which can be accounted for by using available data and historic 
trends/averages as a predictor for realistic future prospects.

"Economic development-driven" demand pertains to external factors such as local,  provincial or 
federal attraction strategies that can have a s ingular or cumulative large impact (e.g.  2.9 million sf 
Amazon Warehouse).

C ommercial and industrial forecasts EXC LUDE Spruce Grove and Stony Plain and are specific for 
Parkland C ounty.
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C ommercial & Indus trial Demand Forecas ting
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Land Us e Demand Forecas ting – Indus trial

Gross land demand for approximately 77 to 180 hectares by 2051

New floorspace by 2051 in range of 1.7 million sf to 4.0 million sf

Average new floorspace per year in range of 57,400 sf to 132,700 sf

Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth

Employment Growth Forecast (sf) 105,023 3,150,693 Employment Growth Forecast (sf) 105,990 3,179,696 Employment Growth Forecast (sf) 108,199 3,245,969

Labour Force Growth (sf) 49,598 1,487,937 Labour Force Growth (sf) 92,536 2,776,068 Labour Force Growth (sf) 205,812 6,174,360

Per Capita Population Growth 17,685 530,550 Per Capita Population Growth 35,925 1,077,750 Per Capita Population Growth 84,045 2,521,350

Average (sf/yr) / Total 57,435 1,723,060 Average (sf/yr) / Total 78,150 2,344,505 Average (sf/yr) / Total 132,685 3,980,560

Avg Industry Standard Floor Area Ratio (FAR) 0.25 Avg Industry Standard Floor Area Ratio (FAR) 0.25 Avg Industry Standard Floor Area Ratio (FAR) 0.25

Gross Land Area Required (acres) 189.9 Gross Land Area Required (acres) 258.3 Gross Land Area Required (acres) 438.6

Gross Land Area Required (hectares) 76.8 Gross Land Area Required (hectares) 104.5 Gross Land Area Required (hectares) 177.5

LOW MEDIUM HIGH
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Land Us e Demand Forecas ting - Retail

Gross land demand for approximately 10 to 11 hectares by 2051

New floorspace by 2051 in range of 260,000 sf to 302,000 sf

Average new floorspace per year in range of 8,600 sf to 10,100 sf

Forecast Model

2022 - 2032
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2022 - 2032
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2022 - 2032
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth

Employment Growth Forecast (sf) 19,924 597,716 Employment Growth Forecast (sf) 20,085 602,563 Employment Growth Forecast (sf) 20,455 613,640

Labour Force Growth (sf) 576 17,272 Labour Force Growth (sf) 1,391 41,716 Labour Force Growth (sf) 3,540 106,202

Per Capita Population Growth 5,432 162,958 Per Capita Population Growth 5,797 173,904 Per Capita Population Growth 6,186 185,586

Average (sf/yr) / Total 8,644 259,315 Average (sf/yr) / Total 9,091 272,728 Average (sf/yr) / Total 10,060 301,809

Avg Industry Standard Floor Area Ratio (FAR) 0.30 Avg Industry Standard Floor Area Ratio (FAR) 0.30 Avg Industry Standard Floor Area Ratio (FAR) 0.30

Gross Land Area Required (acres) 23.8 Gross Land Area Required (acres) 25.0 Gross Land Area Required (acres) 27.7

Gross Land Area Required (hectares) 9.6 Gross Land Area Required (hectares) 10.1 Gross Land Area Required (hectares) 11.2
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Land Us e Demand Forecas ting - Office

Gross land demand for approximately 1.5 to 2.4 hectares by 2051

New floorspace by 2051 in range of 71,500 sf to 129,000 sf

Average new floorspace per year in range of 2,900 sf to 4,300 sf

Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth
Forecast Model

2021 - 2051
Projected 
Average

Annual Growth

2021 - 2051
Projected

Total Growth

Employment Growth Forecast (sf) 5,476 164,285 Employment Growth Forecast (sf) 5,507 165,223 Employment Growth Forecast (sf) 5,579 167,368

Labour Force Growth (sf) 491 14,738 Labour Force Growth (sf) 826 24,782 Labour Force Growth (sf) 1,709 51,278

Per Capita Population Growth 
(@ sf per capita)

1,179 35,370
Per Capita Population Growth 
(@ sf per capita)

2,395 71,850
Per Capita Population Growth 
(@ sf per capita)

5,603 168,090

Average (sf/yr) / Total 2,893 71,464 Average (sf/yr) / Total 3,288 87,285 Average (sf/yr) / Total 4,329 128,912

Avg Industry Standard Floor Area Ratio (FAR) 0.5 Avg Industry Standard Floor Area Ratio (FAR) 0.5 Avg Industry Standard Floor Area Ratio (FAR) 0.5

Gross Land Area Required (acres) 3.3 Gross Land Area Required (acres) 4.1 Gross Land Area Required (acres) 6.0

Gross Land Area Required (hectares) 1.4 Gross Land Area Required (hectares) 1.7 Gross Land Area Required (hectares) 2.4

LOW MEDIUM HIGH
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Growth S cenarios  – C ommercial & Indus trial

Total gross land required for commercial 
and industrial land uses by 2051 based 
on "market-driven" forecasts could be 88 
ha to 191 ha

Total floorspace could be in range of 2.1 
million sf to 4.4 million sf by 2051
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Res idential Demand Forecas ting
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Land Us e Demand Forecas ting – S ingle Family

Low

Medium

High
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Land Us e Demand Forecas ting – Multi-Unit

Low

Medium

High
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Land Us e C oncept Ideas

As identified in various C ounty studies:

• Acheson intensification
• Specialized manufacturing
• Eco-industrial
• Value-added agriculture
• Green businesses
• C ircular economy

• Rural diversification
• Rural sustainability
• Alternative energy production/ energy  
    transition
• C omplete communities
• Entrepreneurship
• Tourism
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Parkland County MDP – Market Analysis 

MEMORANDUM  
 
TO: Matt Knapik 
 
FROM: Kieron Hunt 
 
DATE: January 5, 2024 
 
SUBJECT:  Market Analysis Summary Positioning Rationale 
 
  
Introduction 
 
FBM Planning Ltd. (“FBM”) working in collaboration with O2 Planning + Design was tasked with 
preparing a Residential, Industrial and Commercial Market Analysis as part of the development of 
a Technical Growth Study in support of the Parkland County Strategy MDP Amendment. More 
specifically, the FBM work is intended to assist in preparing the Technical Growth Study to 
informing the MDP Update pertaining to the following areas: 
 

• Existing economic conditions 
• Economic trends 
• Growth demand and allocation 
• Input into economic indicators for spatial analysis 
• Inform development of three growth scenarios 

  
The core work of this study was carried out from March 2023 through October 2023 with the 
delivery of a “Backgrounder” Summary Report and a “Demand & Allocation” Summary Report in 
January 2024. To support the analysis, the FBM Team undertook detailed on-the-ground 
fieldwork as well as participation in a Council workshop to discuss potential land use allocation 
and future growth nodes. 
 
It should be noted that this market study is a long-term real-estate analysis as part of the MDP, 
providing projections for the next 30+ years; it differs from a near-term growth plan, which 
typically looks at growth over a 10 years or less. In this regard, utilizing a 10-year timeline 
typically allows the potential for more accurate market-driven predictions.  
 
FBM does not warrant that any estimates contained within the study will be achieved over the 
identified time horizons but that they have been prepared conscientiously and objectively on the 
basis of information obtained during the course of this study. Demand forecasts are based on 
“market-driven” methodologies take into account historic patterns of growth, population growth, 
employment, and patterns of development and absorption. These figures are considered 
baseline conservative figures and are not subject to influences that are often referred to as 
“economic development-driven” which can usurp or exceed forecasts. Although the longer-term 
outlook also encapsulates market-driven forecasts, it cannot account for larger economic 
development-driven results, which means that any future land forecasts should be viewed as the 
minimum needed for long-term planning. A good example would be the recent 1.9 million sq. ft. 
Amazon facility, which cannot be accounted for in traditional market-based forecasting. 
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Data Resources 
 
In assessing the future opportunities, demand, positioning, allocation and typologies of 
residential, commercial and industrial land uses, the study examined a number of background 
resource documents to establish a baseline of historical and current context for land use. These 
included: 
 

• EMRB Growth Plan (2017) 
• Regional Context (Spruce Grove, Stony Plain, Enoch First Nation & Paul First Nation) 
• Tri-Municipal Regional Transit Plan (2018) 
• Tri-Municipal Regional Plan (2021) 
• Parkland County Technical Growth Study (2017) 
• Parkland County Sustainability Plan (2017) 
• Parkland County Municipal Development Plan (2017) 
• EMRB Population Projections 

 
To further support the market analysis, additional resources used in the course of the study to 
ascertain and “triangulate” important demographic and market performance metrics for the 
various land uses included data from, but not limited to the following companies and/or 
organizations: 
 

• Statistics Canada 
• Manifold Data Mining Inc. 
• EMRB 
• Conference Board of Canada 
• Realtors Association of Edmonton 
• Canadian Realtors Association 
• Prospects Realtors App 
• CoStar 
• FBM (Spruce Grove, Stony Plain, Wabamun, St. Albert Market Studies) 
• Colliers 
• Avison Young 
• CBRE 
• Cushman Wakefield 

 
Demand Methodology & Highlights 
 
Industrial & Commercial Demand Overview  
 
Industrial market demand in Parkland County (excluding the City of Spruce Grove and Town of 
Stony Plain) and the projected future development in terms of floorspace and corresponding land 
needs in the County were forecast up to the year 2051 based on three (3) population growth 
scenarios (low, medium and high). 
 
Within those for growth scenarios, four (4) different approaches were used to forecast the 
demand for additional commercial industrial space in Parkland County. These include an 
examination of 1) historic annual absorption, 2) employment forecasts by sector, 3) the forecast 
of working age population, and 4) application of current space per capita ratio against future 
population growth.  
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• Specialized manufacturing 
• Eco-industrial 
• Value-added agriculture 
• Green businesses 
• Circular economy 
• Rural diversification 
• Rural sustainability 
• Alternative energy production/ energy transition 
• Complete communities 
• Entrepreneurship 
• Tourism 

 
Each of these elements have been considered in the positioning and allocation of future demand 
for residential, commercial and industrial formats. Additionally, and more specifically for 
commercial and industrial land uses our study applied industry-recognized site location criteria 
that informed and added a further layer of analysis. These factors have been incorporated into 
O2’s master land base compatibility modelling and include, but are not limited to: 
 

• Servicing capacity (water, sewer, gas, power) 
• Local and regional road networks 
• Proximity to community and protective services 
• Existing residential areas 
• Existing commercial area 
• Major employment nodes 
• Land and environment suitability 

 
With these as factors, the priority nodal areas of growth identified as most compatible, 
complementary and realistic for future long-term growth and planning in the County have been 
identified in the MDP strategy, and which are supported by the following broad nodal positioning 
statements: 
 
Acheson East & West 

 Focus on industrial growth in logistics & supply chain, manufacturing/production, 
construction, and natural resources (oil & gas service providers) 

 High travel east-west and north-south corridor for attracting regional employment base 
 Large format and Specialized users to ontinued growth sectors and as major 

employment node for County and City 
 Lower priority on housing to avoid conflicts of user groups 
 Office and retail commercial uses to be integrated within industrial lands for supportive 

and ancillary worker needs 
 
Big Lake (North of Hwy 16) 

 Focus on housing comprising wide mix of single family and multi-unit formats to provide 
natural expansion from western side of Edmonton as well as north of Spruce Grove to 
take advantage of services and amenities in Spruce Grove (e.g. new multi-purpose event 
centre and Westwine commercial development) 

 Supporting community-scale, grocery anchored shops and services, including small 
component of supporting professional and personal services 
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Highway 60 South & Hwy 627 
 Providing residential to support Acheson and Spruce Grove Growth 
 Natural expansion from Edmonton 
 High travel north-south corridor 
 Focus on housing comprising country residential and medium lot single family 
 Future small neighbourhood-scale commercial 
 Agricultural uses and green energy research in periphery as well as potential future 

airport general aviation activities 
 
Meridian  & Hwy 779 Corridor (north of Hwy 16 – Stony Plain & Spruce Grove 

 Focus on housing comprising wide mix of single family and some lower density multi-
unit formats to provide supportive growth for Stony Plain and Spruce Grove 

 Smaller neighbourhood or community-scale retail in long-term to support residential 
growth. 

 Focus in near term on providing industrial and business park growth in Meridian Business 
Park along Hwy 16 

 
Carvel/Manly Corner/Hwy 16 & 16A 

 Utilize convergence point of Hwy 43 and Hwy16 as opportunity for smaller light industrial 
growth 

 Continued Country and medium lot single family residential in Carvel as well as seasonal 
residential opportunities in Spring Lake with small scale supporting shops and services 

 
Wabamun 

 The most prominent long term growth opportunity for creating a strong regional node for 
residential, community commercial, small and medium scale local industrial formats and 
tourism opportunities. 

 Distance from Spruce Grove/Stony Plain, access from Hwy 16 and centrality relative to 
its location near natural current and future outdoor recreational amenities is beneficial for 
long term growth 

 Growth will attract full-time and seasonal residents with high amenity value for work-
from-home segments  

 Residential formats less oriented towards Country residential, but rather a mix of 
medium and small lot single family, low density multi-unit housing (duplex, triplex, 
townhomes) and low rise apartment or mixed-use in Wabamun Hamlet as part of Area 
Redevelopment Plan, marina development and future APEC lands. 

 
Duffield/Keephills/Paul First Nation 

 Focus on Country Residential and medium and small lot housing to support local village 
retail and schools for young families 

 Opportunity for potential specialized industrial and manufacturing to take advantage of 
multiple rail lines and possible spurs. This may involve economic development 
opportunities for the Paul First Nation. 

 Lesser traveled corridor would provide futre opportunity for connecting Keephills and 
Duffield with Wabamun and future Carvel/Spring Lake nodes 

 Keephills could become an important long-term sub-node along Hwy 627  
 Duffield and Keephills, as well as the Paul First Nation will be important for Wabamun’s 

eventual growth as a regional service centre for Parkland County 
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   02

Think broadly about what agriculture is. Especially 
in Alberta, agriculture is a well-established piece 
of the province, and we want to continue that, 
but don’t get too narrowly focused on what 
agriculture is at the moment. Think about the entire 
spectrum of agriculture, the really small stuff and 
the new things that haven’t been considered yet. 
A broad-spectrum lens that opens us up to new 
opportunities in the future. Agriculture isn’t just 
growing things, it’s also the value-added piece. We 
don’t know what agriculture will look like in 20 years, 
or even 200 years. It’s nice to think this will last for 
200 years, but this document will set up  
whatever comes next.

“

”
R AMP ENGAGEMENT STAKEHOLDER
December 2020
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   07

How to Read and Interpret 
This Document 

The policies apply to the geographical area 
within the policy areas as identified. If no 
policy area is specified, the policies apply 
in all policy areas. 

The starting point for RAMP is the Edmonton 
Metropolitan Region Growth Plan 
Re-Imagine. Plan. Build. approved by the 
Province of Alberta in October 2017. RAMP 
supports the implementation of the growth 
plan and responds to the three objectives 
identified in Section 6 (Agriculture) in the 
growth plan with more detailed policies to 
address the objectives. This work is the 
beginning with further work contemplated 
as part of the implementation of RAMP 
and scoping of the other considerations 
identified in an appendix in this document.

RAMP establishes a policy framework based 
on identified criteria, to inform land use 
decisions. Where RAMP policies contain 
a list of sub-policies, all sub-policies shall 
be required to be met in their entirety, 
unless specified otherwise. 

The RAMP framework establishes four 
discrete geographic policy areas to identify 
the agricultural lands in the Region. RAMP 
policy areas consider existing land uses 
in the Region and the three policy tiers 
in the growth plan – metropolitan core, 
metropolitan area and the rural area. 

Policy Area 1- Rural Agriculture is generally 
defined as the lands within the rural area 
policy tier in the growth plan and may include 
some areas within the metropolitan area tier. 

Policy Area 2- Agriculture Co-exists with 
Other Land Uses is defined based on 
existing land use designations and zoning 
(within existing statutory plans), includes 
country residential areas, major employment 
areas, and resource extraction areas, 
as examples.

Policy Area 3 - Agriculture in Future 
Transition Lands is defined based on 
approved statutory plans of member 
municipalities as of August 2021 and may 
include lands designated for future growth 
in the next 25 – 50 years. 

Policy Area 4 - Urban Agriculture is defined 
as the built-up urban area within member 
municipalities as of August 2021. 

The contents of this Plan include a number 
of components that together represent the 
framework of the first Regional Agriculture 
Master Plan (RAMP) for the Edmonton 
Metropolitan Region (EMR). The RAMP 
framework includes policy area maps, 
policy definitions, policy area policies, 
implementation and monitoring  
and reporting. 

The policy area maps, policy definitions, and 
policy area policies must be read together 
to ensure context and understanding as an 
integrated policy framework.

The policies in RAMP apply to all lands in the 
EMR, except for those lands under provincial 
and federal jurisdiction, such as provincial 
parks, airports, military bases and First 
Nations Reserves. 

Terms or phrases in italics throughout 
the document are defined under policy 
definitions, or in the glossary of the regional 
growth plan Reimagine. Plan. Build. 

The introductions to the policy area policies 
provide context and background and are 
intended to assist in understanding the 
intent of the policies and are not policy.
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CONSOLIDATION SUMMARY 

Bylaw Date Subject 

26-2002 27/08/2002 Adoption of Atim Creek Area structure Plan 

23-2003 04/04/2003 
Amendment to 7.5.1 Concerning Sewage (Only at 
SW 22-53-27-W4M) 

44-2004 12/07/2004 

Amendment to Section 7.1.1concerning subdivision 
(Only at Pt. SE 17-53-27-W4M) 
Amendment to Map 5 (Fringe area to Country 

Residential Core at Pt. SE 17-53-27-W4M) 

12-2009 14/07/2009 

Amendment to Section 7.1.3 concerning multiple 

housing units (Only at Pt. NW 35-53-27-W4M) 
Amendment to Section 7.2.1 concerning money in 

place of reserve (Only at Pt. NW 35-53-27-W4M) 
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ATIM CREEK NORTH AREA STRUCTURE PLAN 
 
 

1.0 INTRODUCTION  
 
1.1 Regional Context and Area 
 
The Atim Creek North Area Structure plan area is located in the northeast corner of 
Parkland County (see Map 1). The plan area contains approximately one township 
(36 square miles) and is bounded by Highway 44 on the east, Highway 16 on the 
south, Highway 779 on the west and Sturgeon County on the north. The City of 
Spruce Grove and the Town of Stony Plain are to the south and southwest, while 
the City of Edmonton is four miles to the east. 

The Atim Creek North Area Structure plan area has a key location within Parkland 
County. The area has excellent access via major highways and secondary roads, 
and is in immediate proximity to Edmonton, Parkland County’s Acheson Industrial 
Area, Spruce Grove, Stony Plain and St. Albert. There is also an abundance of 
visual amenities and natural features, which make it attractive for country 
residences, there already being a significant number of grouped subdivisions in the 
area.  

 
1.2 Plan Impetus 
 
The Municipal Development Plan indicates that upon completion of a drainage 
study, which was completed in 2000, the Atim Creek North area should have an 
area structure plan. The preparation and adoption of the Atim Creek North Area 
Structure Plan (hereinafter also referred to as the ASP) is mindful of the planning 
directions in the Municipal Development Plan adopted in 1998 by the County.  

Given the area’s location, accessibility and amenities, Parkland County anticipates 
continued and potentially increased development pressure in the coming years. The 
County wishes to be proactive to guide development through the adoption of a land 
use strategy and related policies that provides for the expansion of country 
residential development and the retention of agriculture until development occurs.   

 
1.3 Purposes of the Plan 
 
The purposes of the area structure plan are: 
 

(1) to provide a land use strategy and related policies which provide a framework 
to guide the use of land in the plan area; 

(2) to promote the effective implementation of the land use strategy and policies, 
including cooperation with adjoining municipalities. 
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2.0 PLANNING PROCESS AND CONSULTATION 
 
2.1 Planning Process 
 
The planning process to prepare the Atim Creek North Area Structure Plan 
consisted of five phases. Phases 1 and 2 commenced in April 2001. These phases 
included background research and initial contacts with agencies and stakeholders 
to identify planning issues and opportunities for the area. Phase 3 was oriented to 
public participation, primarily through a landowner questionnaire and public 
meetings. The Atim Creek North Background Report presented the results of the 
research, contacts and public participation during phases 1 to 3. 
 
Phase 4 focused the preparation of the draft area structure plan. This included 

further consultation with landowners, the general community, agencies and other 
stakeholders.  
 
In Phase 5 the comments and suggestions received on the draft plan were used by 
the Steering Committee to evaluate the draft plan. Where felt appropriate by the 
Steering Committee, the draft plan was revised and subsequently recommended to 
Council as the proposed area structure plan. Following first reading of the bylaw to 
adopt the proposed area structure plan, a public hearing was held in accordance 
with the requirements of the Municipal Government Act. Unlike input received 
during the earlier phases of the plan process, submissions at the public hearing 
were more in favor of forms of non-agricultural development and outnumbered the 
submissions that supported the proposed plan. Based upon feedback at the public 
hearing, Council directed that the proposed plan be revised to accommodate 
country residential development throughout most of the plan area and provide for 
some highway commercial development in the southeast corner. 
 
2.2 Consultation 
 
Stakeholder consultation was a major part of the plan preparation process. The 
term ‘stakeholder’ is used in the broadest sense, and refers to landowners, 
community groups, farm based associations, environmental interest groups, 
government departments and agencies and municipalities.  
 
Throughout the planning process, the objectives of stakeholder consultation were: 

 To build public awareness and interest in the area structure plan; 

 To utilize various mechanisms to involve the public throughout the planning 
process;  

 To identify pertinent planning issues;  
 To identify land use opportunities in the plan area; 
 To identify a community vision and land use strategy for the planning area;  
 To identify planning goals and policies related to the vision and land use 

strategy; and  
 To build understanding of the recommended/adopted area structure plan. 
 

During the initial phases of the plan preparation process, various consultation 
formats were used to encourage and facilitate widespread public involvement. These 
included news releases, contact letters, personal meetings/interviews, a mail-out 
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questionnaire to all landowners and two public open houses combined with 
community meetings. The questionnaire was mailed to nearly 1,500 landowners 
within the County in and immediately adjacent to the plan area. There were 201 
completed responses to the questionnaire, representing a 14% response. Two 
community meetings were also held, with 77 residents in attendance. Public input 
from the questionnaire responses and community meetings was used to draft the 
planning vision for the area (see Section 1.4) and to outline a land use strategy 
generally favored by a strong majority of the participants.  

Departments and agencies contacted for background information, views and 
insights included: Parkland School Division #70, Evergreen Catholic Separate 
Regional Division No. 2, Westview Regional Health Authority, Telus Access 
Planning, UtiliCorp, Alberta Agriculture, Food and Rural Development, Alberta 
Environment, Alberta Transportation, Alberta Community Development, and 

Alberta Energy and Utilities Board. Adjacent municipalities consulted were the City 
of Spruce Grove, the Town of Stony Plain and Sturgeon County. 
 
Other stakeholders contacted for information and views on the draft plan were: 
the City of St. Albert, the City of Edmonton, Edmonton Regional Airport Authority 
(including NavCanada and Transport Canada), Alberta Capital Regional Wastewater 
Commission, Capital Region Parkland Water Services Commission, Parkland Village 
Community Association, Muir Lake Community Group, Alberta Fish and Game 
Association, Big Lake Environmental Support Society (BLESS), Wagner Bog 
Environmental Association, Spruce Grove Chamber of Commerce, Edmonton Real 
Estate Board, R.C.M.P., Parkland Ambulance Authority, and Alberta Sand and 
Gravel Association, as well as cattle and seed cleaning associations, the regional 
library and Spruce Grove Gun Club. 
 
At the draft area structure plan stage, consultation was also multi-faceted. Included 
were news releases, the mail-out of the draft plan to all landowners and one public 
open house combined with community meetings, as well as referral of the draft plan 
to adjacent municipalities and government departments. The input received during 
this phase was used to review and revise the draft area structure plan.  

An open house and public meeting were held on March 5, 2002 at the Parkland 
Village School. A total of 88 people attended. An opportunity for discussion and 
questions was provided. Attendees also were provided the opportunity to submit 
comments and suggestions for changes to the plan on comment sheets. Of the 34 
returned comment sheets, 14 expressed support for the draft plan, 15 raised 
objections to certain aspects of the plan, and 5 stated neutral or general views. 

The Phase 4 Report provides a thorough synopsis of the discussions and feedback 
on the draft plan. The majority of input related to the land use concept, most often 
in the context of country residential development (where and how much) within the 
agricultural portions of the plan area. Comments on the lack of commercial nodes 
along Highway 16 were also raised.  

In general there was considerable support for the plan, but a number of 
respondents requested changes in the land use allocation for their property (i.e. the 
majority from agricultural to country residential, with some from agricultural to 
tourism/commercial). Others questioned the use of the potential overlay district. 
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Following the review of public feedback, the Steering Committee reviewed the draft 
plan’s land use concept, goals and policies in light of the responses and made 
changes consistent with the Plan’s vision and guiding principles. The Steering 
Committee recommended that the revised area structure plan be considered by 
Council for adoption as the Atim Creek North Area Structure Plan. 

Following first reading of the bylaw to adopt the proposed area structure plan, a 
public hearing was held in accordance with the requirements of the Municipal 
Government Act. Unlike input received during the earlier phases of the plan 
process, submissions at the public hearing were more in favor of forms of non-
agricultural development and outnumbered the submissions that supported the 
proposed plan. Based upon feedback at the public hearing, Council directed that 
the proposed plan be revised to accommodate country residential development 
throughout most of the plan area and provide for some highway commercial 

development in the southeast corner. 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 511



 
  

3.0 PLANNING FRAMEWORK 
 
3.1 Enabling Legislation 
 
Section 633(1) of the Municipal Government Act (Statutes of Alberta, 1994, Chapter 
M-26.1) provides for a municipality to adopt an area structure plan for the purpose 
of providing a framework for the subsequent subdivision and development of an 
area of land. The section prescribes that an area structure plan must describe the 
land uses proposed for the area, either generally or with respect to specific parts of 
the area, the proposed sequence of development, the density of population and the 
location of major transportation routes and public utilities. An area structure plan 
may also contain other matters pertinent to the planning framework for the plan 
area. 

  
3.2 Parkland County  
 
3.2.1 Municipal Development Plan 
 
The Municipal Development Plan states Parkland County’s Planning Intent is: 

To facilitate choices for rural residential living and beneficial economic 
development, including measures to promote the continued viability of 
agriculture, through the allocation of compatible land uses, the conservation of 
resources and the environment, and the effective provision of municipal 
services and infrastructure. 

 
The Atim Creek North Area Structure Plan responds accordingly to this strategic 
community planning intent, mindful of the location, resources, land uses, activities 
and residents - both present and future - in the plan area. 
 
The strategic planning intent is further defined by seven key strategies. These are 
reviewed in Section 5.2 of this area structure plan, including how each relates to 
the Atim Creek North plan area. 
 
A major planning direction in the MDP is to separate rural residential opportunities 
from productive farmland areas. This is reflected in the MDP Land Use Concept, 
which designates broad core areas for country residential development, primarily 
within the northeast and southeast corners of the County. By allocating country 
residential lands within existing core country residential areas, the plan promotes 

the protection of productive agricultural lands elsewhere in the County from 
encroachment by country residential subdivisions. The Land Use Concept also 
recognizes the need for alternate country residential areas by assigning other areas 
within the County as future country residential areas. 
 
The MDP Land Use Concept allocates three general land use areas within the Atim 
Creek North plan area. These are the country residential core area in the west 
portion of the plan area, an urban fringe area along Highway 16 and the country 
residential future area, which covers the remainder of the plan area. 
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The general purpose of the Country Residential Core area is to provide for multi-lot 
country residential development, while recognizing extensive agriculture and forms 
of horticultural operations are compatible in this area. As such, the northwest 
portion of the Atim Creek North plan area is one of the broad areas within the 
County that should be the primary focus of country residential development. 
 
The Fringe Area is a strip of land, one-half mile wide, along the north side of 
Highway 16 of intermunicipal importance to both the County and the City of Spruce 
Grove. The Fringe Area is restricted to agricultural uses unless otherwise provided 
for in an amendment to this area structure plan or through another more site 
specific area structure plan. In either case, the process will require extensive 
participation by the City of Spruce Grove. 
 

The general purpose of the Country Residential Future area is to maintain the lands 
therein as a productive agricultural area until multi-lot residential development is 
approved, in the longer-term, by the County. For the Atim Creek North plan area, 
the allocation of the large Country Residential Future area within the Municipal 
Development Plan was subject to a drainage study for Big Lake drainage basin and 
a future area structure plan. Therefore, the Country Residential Future allocation in 
the MDP was subject to change pursuant to the completion of the Water 
Management Plan for the Upper Big Lake Basin and the Atim Creek North Area 
Structure Plan. 
 
3.2.2 Adjacent Parkland County Area Structure Plans 
 
Glory Hills Area Structure Plan (1979) 

 
The country residential area west of the Atim Creek North plan area is within the 
Glory Hills ASP. These lands are predominantly districted for rural residential 
living. As well, the ASP makes provision for open space areas, potential future 
school sites, servicing and municipal reserves. 
 
Big Lake Area Structure Plan (1991) 
 
The Big Lake ASP provides a land use planning framework for the area of Parkland 
County east of the Atim Creek North area.  It sets aside the majority of the plan 
area for country residential development. The major exception is the lands along Big 
Lake and Atim Creek, which are allocated for agriculture and nature conservation 

since these are significant environmentally sensitive lands.  
 
Acheson Area Structure Plan (1997) 
 
The Acheson Industrial Area is one of six major industrial areas in metropolitan 
Edmonton. Lying to the southeast of the Atim Creek North area, the Acheson Area 
Structure Plan allocates most of the area for industrial development, although 
portions are to remain in agriculture. The portion of the Wagner Bog ecosystem, 
which lies within the northwest corner of the ASP, is allocated for conservation open 
space. The Acheson Industrial Park area is the primary focus area for industrial 
development on serviced land in Parkland County.  
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Fifth Meridian Area Structure Plan (2001) 
 
The Fifth Meridian Area Structure Plan area is to the southwest of the Atim Creek 
North plan area. This ASP provides a planning framework for a portion of the fringe 
lands south of Highway 16 adjacent to Stony Plain and Spruce Grove. It allocates 
lands for various densities of country residential development and accommodates 
business industrial areas, including on lands along the south side of Highway 16. 
Also, open space areas are provided for along Atim Creek and its tributaries. 
 
3.2.3 Land Use Bylaw 
 
The Parkland County Land Use Bylaw No. 15-00 divides the County into Land Use 
Districts. Each District specifies the permitted and discretionary uses of land, as 

well as standards, regulations and other provisions to administer the use, 
development and subdivision of land within the district. In the Atim Creek North 
plan area, five land use Districts are designated. These include: AGG – Agricultural 
General District; AGR – Agricultural Restricted District; AIL – Agricultural Intensive 
Livestock District; CRC – Country Residential Core District; and MHR – Mobile 
Home Residential District. The primary land use intent for each district is clear 
from the name of the district, being either general (extensive) agriculture, intensive 
agriculture, country residential or manufactured home community. 
 
3.3 Adjacent Municipalities 
 
City of Spruce Grove 
 
The City of Spruce Grove borders the plan area for three miles along Highway 16. 
Within the City, the Municipal Development Plan designates future residential 
development and environmental management areas. The latter category includes 
the environmentally significant Atim Creek, the terrain immediately adjacent to the 
creek and some upland areas along the stream course. A portion of the residential 
lands includes open space for the existing golf course. The City of Spruce Grove 
MDP contains policies that promote intermunicipal co-operation and 
communication on development matters. The goal is to foster cooperation where 
mutual interests are at stake. Some of the objectives include the conservation of 
shared natural environmental assets, to encourage the protection of rural vistas 
outside the City’s boundary, to discourage incompatible land uses in the fringe 
areas and to ensure continuity in transportation systems. 

 
Sturgeon County 
 
The Future Land Use concept in Sturgeon County’s Municipal Development Plan 
allocates land adjacent to the Atim Creek North plan area mostly for agriculture. 
Land use designations along the north side of Big Lake include Environmental 
Protection and Recreation. Recently, the County adopted the Calahoo-Villeneuve 
Sand and Gravel Extraction Area Structure Plan for an extensive area north of the 
Atim Creek North plan area. This new area structure plan allocates the lands 
adjoining Parkland County for agriculture, but also provides for potential sand and 
gravel resource extraction in the area south of Highway 633, including in the 
vicinity of Gladu Lake. 
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4.0 PRESENT SITUATION 
 
4.1 Land Use 
 
Map 2 presents the existing land uses (June 2001) in the plan area. Agricultural 
lands predominate, including farmstead and first parcel out sites. Farming 
operations are mostly extensive in nature (mixed, grain, cattle, horse operations), 
but there are six dairy operations and a number of nurseries and greenhouses. 
 
Grouped country residential areas are primarily clustered in the northwest portion 
of the plan area, essentially west of Campsite road, although there are other 
grouped developments scattered throughout the plan area. Parcel sizes normally 
range from 0.40 to 1.21 ha (one to three acres). In these grouped subdivisions, each 

parcel usually has individual private water and sewer services. In the plan area, 
there currently are approximately 770 residential parcels in grouped subdivisions, 
not all of which are developed. 
 
Most grouped subdivisions have municipal or environmental reserve. There is only 
one small municipal park in the plan area, located on the northeast shore of what is 
locally referred to as Muir Lake (NW 32; 53-27-W4). Facilities include picnic tables 
and privies. 
 
The Parkland Village manufactured home community, north of Spruce Grove on 
Century Road, is a higher density rural residential development. Containing 623 
sites, it has common water and sewer services. There are three recreation vehicle 
storage sites along Highway 16 and a construction business located south of Muir 
Lake. 

4.2 Natural Features 
 
The most significant natural features in the plan area are shown on Map 3. The 
Atim Creek 1:100 year floodplain and floodway are very important features in land 
use planning for the area. Other wetland features include lakes, sloughs and lands 
that are poorly drained, including those lands which are north of the neighbouring 
Wagner Natural Area. Other features include the hilly lands in the northwest corner 
of the plan area from which there are many vantage points to view the countryside, 
Spruce Grove, Stony Plain and, even, Edmonton. There are also extensive treed 
areas within the plan area, including clusters and corridors.  
 

4.3 Soil Ratings 
  
The Municipal Development Plan for Parkland County does not differentiate 
between higher and lower, or better and poorer, soils. Instead, in order to preserve 
the integrity of productive agricultural areas and the conservation of agricultural 
land, all land in the County is deemed to be agricultural unless it has a non-
agricultural designation in the Land Use Bylaw.  
 
Lands with higher quality soils, being classes 1, 2 and 3, are generally located on 
the lower, gently undulating lands in the southern half of the plan area, as shown 
on Map 3. As well, there is an area of very high soil quality in the northeast corner 
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of the plan area. The remaining lands in the plan area have lower capability soils, 
generally being associated with steeper slopes or poorly drained lands. 
 
4.4 Groundwater 
 
While municipal water systems are close by, the distances (and therefore the costs) 
involved in extending municipal water system and the density of development 
required to justify the costs, are not compatible with the land use strategy for the 
Atim Creek north area outlined in this plan.  Therefore, like most rural areas the 
availability of groundwater in the Atim Creek North plan area is very important.  
 
Background groundwater reports for Parkland County indicate that the plan area 
has some of the highest yielding groundwater aquifers in the County. Key aquifers 

are associated with the buried Beverly valley (generally coincides with the Atim 
Creek plain) and linear bedrock lows. In the plan area, groundwater yields in the 
vicinity of Atim Creek can exceed 45 imperial gallons per minute (300 m³ per day). 
However, groundwater yields can be extremely variable from location to location. 
Yields are usually much lower, and more variable, in the hilly lands in the 
northwest corner of the plan area, which is the primary core country residential 
area, and thus the impact of country residential development on groundwater 
resources is an important planning consideration. 
 
4.5 Roads 
 
The plan area is completely bordered by paved highways (Map 2). Highway 16 (the 
Yellowhead Highway) forms the south boundary and Highway 44 the east boundary. 
Along the west and north boundaries are Highways 779 and 633. Through the plan 
area, Highway 16 is twinned, divided and has expressway status, such that in the 
future all local access to the highway will be closed. All access and egress will be 
limited to major interchanges. There currently are three interchanges (Highway 44, 
Century Road and Highway 779). Another is planned for Campsite Road. 

Map 2 shows where service roads ‘along’ Highway 16 have been built. The back 
service road between Century Road and Highway 44 is paved, as is the frontage 
service road between Highway 779 and Golf Course Road. The other existing service 
road links are gravel. 

The municipal road system consists of local roads in subdivisions and municipal 
and collector roads (Map 4) along the township grid pattern. In the newer grouped 
country residential subdivisions, the local roads are paved, while in the older 

subdivisions the local roads are graveled. The local and minor collector roads are 
usually oiled (cold mix) but portions are graveled. The arterial collector north of 
Spruce Grove past Parkland Village is paved (seal coat) but gravel further to the 
north. The municipal roads are a combination of cold mix (usually the higher 
traveled roads serving the concentrated country residential areas) and gravel.  
 
4.6 Energy Infrastructure 
 
As shown on Map 4 there is a major high voltage transmission line that transects 
the plan area. Running parallel to Highway 16, this line is located along the quarter 
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section boundaries one-half mile north of the highway. Also shown on Map 4 are 
major oil/gas pipelines (non-sour) running through the plan area.  
 
4.7 Utility Services 
 
Significant utility infrastructure is located within the plan area are shown on Map 
4, one being a major fibre optic line that zigzags from the northeast corner of the 
plan area to Century Road. 
 
The Capital Region Sewage Line, which serves Stony Plain, Spruce Grove, the 
Acheson Industrial Area and the Fifth Meridian development area.  To date, other 
than the Parkland Village manufactured home community, there are no 
developments in the Atim Creek North plan area that utilize the regional line. A 

sewage transfer site is located where the line leaves the eastern boundary of the 
plan area.  
 
Although still operational, the Spruce Grove’s wastewater treatment site and related 
outfall line from Spruce Grove are not used except for back-up purposes. 
 
4.8 Community Services 
 
There are a number of community facilities within the plan area. An elementary 
school is located in Parkland Village, although the Muir Lake School is immediately 
adjacent to the west boundary of the plan area. Parkland Village also contains a 
community recreation centre and fire hall. There is a small County recreation 
facility on the northeast shore of Muir Lake. Health facilities, middle and senior 
schools, police and ambulance services are located nearby in Spruce Grove and 
Stony Plain. 
 
4.9 Major Planning Issues 
 
During the course of community consultation a number of land use and related 
planning issues were identified. The more significant are summarized below by 
general category. 
 
Considerable development pressure 

 proximity to cities and towns and accessibility via paved highways 

 scenic rural amenities attractive for country residential development  

 cost implications for the County regarding road upgrades and other 
infrastructure improvements 

 for sites that have limitations for farming, but often similarly for development 

 marginal agricultural lands interpreted as having high potential for non-
agricultural development  

 
Utilities  

 adequacy of private sewage disposal systems 

 future use of existing sewage lagoons; setback implications 

 regional water and sewer lines have capacity for additional use 

 sufficiency of groundwater supplies  
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Security of Agriculture 

 increasing land value (inhibits farm expansion; promotes sale of land for 
non-farm uses)  

 fragmentation of agricultural land 

 encroachment by non-farm uses on farm operations and lands 

 increasingly difficult for intensive livestock operations to expand and 
establish 

 
Environmental impacts, including on: 

 Atim Creek, its floodplain and tributary channels  

 Big Lake drainage area  

 Wagner Bog Natural Area 

 Big Lake sensitive environments 

 groundwater  

 localized habitat and amenity areas 
 
Transportation 

 need to eliminate level crossings and accesses along Highway 16   

 Highway 44 widening and access management 

 conflict between farm and non-farm traffic 

 increasing traffic and maintenance costs  

 County road standards and maintenance 
 
Services 

 accessibility for emergency and protective services – police, fire, ambulance 

 growth requires increase in emergency services 

 school capacities and locations 

 accessibility to health care facilities. 
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5.0 PLAN CONTEXT AND STRATEGIC DIRECTIONS 
 
5.1 MDP Strategic Planning Intent 
 
Parkland County’s Municipal Development Plan (Bylaw #38-98) emphasizes the 
following strategic community planning intent for the County as a whole: 
 

“Parkland County intends to facilitate choices for rural residential living and 
beneficial economic development, including measures to promote the continued 
viability of agriculture, through the allocation of compatible land uses, the 
conservation of resources and the environment, and the effective provision of 
municipal services and infrastructure.” 

 

The Atim Creek North Area Structure Plan responds accordingly to this strategic 
community planning intent. While mindful of the location, resources, land uses, 
and activities in the plan area, the plan emphasizes country residential expansion 
recognizing the excellent highway access to the plan area and its proximity to major 
urban centres and the County’s Acheson Industrial Area. 
 
5.2 Key County Planning Strategies 
 
The community planning intent is elaborated in the Municipal Development Plan 
through seven key strategies. These strategies are presented below, together with a 
synopsis of the land use strategy and policy directions in the Atim Creek North Area 
Structure Plan that respond to these strategies. 
 
MDP – Residential Strategy: To maintain in existing and potential country 
residential areas the rural characteristics which are desirable and attractive for 
healthy, safe and enjoyable rural living. 
 

Area Structure Plan: provides for expansion of country residential 
subdivisions throughout the majority of the plan area, thus endorsing 
country residential development on most of the lands identified provisionally 
in the Municipal Development Plan as a future country residential area. 

 
MDP – Agriculture Strategy: To maintain the significance of agriculture to the 
economy and way of life of the County, and therefore encourage the enhancement of 
the viability of the agricultural industry through the conservation of productive 

farmlands and the diversification of the agricultural industry. 
 

Area Structure Plan: provides for a variety of farming activities as a transition 
use until lands are developed for residential or other non-agricultural uses. 

 
MDP - Economic Development Strategy: To strengthen the County’s economic base 
by accommodating in appropriate locations the expansion and diversification of 
beneficial industrial and commercial land uses. 
 

Area Structure Plan: while supporting ‘economic activity’ nodes and areas in 
other parts of the County, the plan provides for some highway commercial 
development along Highway 16 in the southeast corner of the plan area. 
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MDP - Infrastructure and Services Strategy: To provide and maintain an effective 
roadway network and appropriate level of utility services, as well as convenient 
access to health and education facilities. 
 

Area Structure Plan: promotes the protection and maintenance of the 
network of roads in the plan area, thus assisting emergency services to 
readily access the entire plan area, and for residents to access school and 
health facilities located mostly outside the plan area. In promoting lower 
density residential areas typical of rural locations, the use of private, mostly 
individual water and sewer systems is advocated. 

 
MDP – Environment Strategy: To maintain and enhance environment quality 

throughout the municipality by managing and conserving the lands, features and 
resources that have greater sensitivity, implications of risk or higher public value. 
 

Area Structure Plan: the plan identifies sensitive environmental features and 
areas; policies advocate the appropriate management of land uses in 
response to the level of sensitivity of the feature or area. 

 
MDP - Intermunicipal Cooperation Strategy: To establish and maintain cooperative 
mechanisms with adjoining municipalities to facilitate compatible land use 
planning and municipal growth, the development and use of infrastructure and the 
conservation of the environment. 
 

Area Structure Plan: the plan endorses the cooperative planning for the strip 
of land (five mile long and one-half mile deep) along the north side of 
Highway 16 which is of common interest to the County and Spruce Grove. 
Unless other land uses are approved in one or more area structure plans for 
the lands within this fringe area, the lands are allocated for agricultural use.  

 
MDP - Implementation, Review and Amendment Strategy: To implement the 
Municipal Development Plan policies through the administration of the Land Use 
Bylaw and other County statutory plans. 
 

Area Structure Plan: serves to implement the Municipal Development Plan by 
establishing a land use strategy and supportive policies for the Atim Creek 
North area; to achieve consistency between the Atim Creek North Area 

Structure Plan and the Municipal Development Plan, a number of 
amendments to the Municipal Development plan are advised. 
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6.0 LAND USE STRATEGY AND POLICIES 
 
6.1 Key Elements 
 
The key elements of the Atim Creek North Area Structure Plan land use strategy 
are:   
 

(1) to provide for country residential expansion in a manner compatible with the 
infrastructure and water resources of the area; 

(2) to provide for a variety of agricultural operations until the lands they occupy 
are developed for residential or other non-agricultural uses; 

(3) to conserve sensitive environmental features;  
(4) to protect major transportation and utility infrastructure from encroachment.  

 
While the key element of the Plan is to provide for the expansion of country 
residential areas, the elements reflect the diversity of the area’s topography, 
amenities and sensitive features while providing for agriculture as a transition use. 
 
6.2 Land Use Strategy 
 
The Land Use Strategy for the plan area is shown on Map 5. 
 
6.2.1 Land is allocated among six Land Use Policy Areas, as shown on Map 5, in 

which the use and management of land are to be consistent with the policies 
in Sections 6 and 7 of this Plan. The Land Use Policy Areas are: 

 
(a) Country Residential Core Area; 
(b) Fringe Area; 
(c) Atim Creek Floodplain Area;  
(d) Manufactured Home Community Area;  
(e) Highway Commercial Cluster Area; and 
(f) Open Space Area. 
 

6.2.2 The boundaries between the Land Use Policy Areas generally follow property 
lines. Where the boundary does not follow a property line or where there is 
uncertainty regarding the location of a boundary, the specific boundary 
location may be determined only by: 

 

(a) the Council of Parkland County; or 
(b) the County subdivision authority, but only with respect to Open Space 

Area boundaries when an open space area is to be provided around Muir 
Lake or Gladu Lake through dedication of municipal reserve, 
environmental reserve, or both.  
 

6.2.3 Amendments to the Land Use Strategy Map will not be required for: 
 

(a) minor property boundary adjustments; 
(b) boundary variations acceptable to the County based upon information 

supplied in specific studies, outline plans or other relevant source 
materials. 
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6.3 Country Residential Core Area 
 
Of the approximate 36.5 square miles (94.5 km²) in the Atim Creek North plan area, 
all but approximately 5.5 square miles (14.25 km²) is allocated for country 
residential development. 
 
6.3.1 The primary use of land in the Country Residential Core Area is country 

residential.  Country residential development in the Atim Creek North plan 
area will be directed to the Country Residential Core Area.  

  
6.3.2 Extensive farming operations and horticultural uses are compatible within 

this Area. 

 
6.4 Fringe Area 
 
The Fringe Area covers lands deemed to be of intermunicipal interest to the County 
and Spruce Grove. Unless otherwise specifically provided for by an amendment to 
this area structure plan or through a more site specific area structure plan that 
supercedes the provisions in the Atim Creek North Area Structure Plan, the lands 
in the Fringe Area are for agriculture, preferably extensive in nature, dairy 
operations or horticulture. 
 
6.4.1  The use of land within the Fringe Area will be for agriculture, unless 

otherwise specifically provided for by an amendment to this area structure 
plan or through a more site specific area structure plan that supercedes the 
provisions in the Atim Creek North Area Structure Plan.  

 
6.5 Atim Creek Floodplain Area 
 
The Atim Creek Floodplain covers the 1:100 year flood plain of Atim Creek. 
Compatible forms of extensive agriculture and horticulture uses should prevail 
within these areas, although forms of recreation and/or tourism uses may also be 
compatible on appropriate lands. 
 
6.5.1 The use of land within the Atim Creek Floodplain Area shall be for extensive 

agricultural purposes or habitat conservation. 
 

6.5.2 Confined feeding operations are not compatible with the nature of the lands 
within the Atim Creek Floodplain. 

 
6.6 Manufactured Home Community Area 
 
The Manufactured Home Community Area recognizes that Parkland Village provides 
an optional form of rural residential living.  
 
6.6.1 The Parkland Village manufactured home community may be allowed to 

expand to the full potential of the site presently districted Mobile Home 
Residential District. 
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6.6.2 Only one manufactured home community is to be permitted in the plan area, 
that being Parkland Village. No land in the plan area may be redistricted to 
Mobile Home Residential District, except the NE 15; 53-27-W4, being the 
quarter section on which Parkland Village is located. 

 
6.7 Highway Commercial Cluster Area 
 
The Highway Commercial Cluster Area is applied to the two quarter sections of land 
in the southeast corner of the plan area, being those lying west of Highway 44 and 
between Highway 16 and the back service road. In this plan area, highway 
commercial and related land uses will need to be serviced to the satisfaction of the 
County by a common water distribution system and a common sewage collection 
system.  

 
6.7.1 Within the Highway Commercial Cluster Area, highway commercial and 

related land uses may be developed on land in accordance with the 
provisions of the highway commercial related district applied to the land by 
the County. One of the requirements of highway commercial and related land 
use development is that the development will need to be serviced to the 
satisfaction of the County by a common water distribution system and a 
common sewage collection system. 

 
6.7.2 In this plan area, subdivision and development proposals will require the 

submission of an outline plan and supporting planning, engineering and 
transportation studies for consideration and approval by the County and 
Alberta Transportation.  

 
6.8 Open Space Area 
 
The Open Space Area includes the existing County recreation facility at Muir Lake, 
and lands for potential expansion thereto, as well as potential public open space 
around Gladu Lake, including a possible ‘node’ on the south shore. These areas are 
limited in both size and potential, thereby being for day-use activities only. 
 
6.8.1 The policies in this Section and the applicable policies in Section 7 apply only 

to public land in the Open Space Area. Presently, the policies only apply to 
the County recreation site in the northeast corner of Muir Lake, but will 
apply to other lands around Muir Lake and Gladu Lake if dedicated as 

municipal or environmental reserve, or purchased by the County or other 
government authority for open space purposes. Until these other lands 
become public, if ever, they shall be considered as agricultural land.  

 
6.8.2 The lands allocated as Open Space Area on Map 5 are general. The exact 

size, shape and boundaries of an open space area may vary and may be 
determined as part of a subdivision application approval, through dedication 
of municipal and/or environmental reserve, or by land purchase, or both.  

 
6.8.3 The use of land within the Open Space Area is to be for day use only outdoor 

recreation, and may include picnic sites, trails and other low impact facilities 
appropriate to the capability and capacity of the site. 
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7.0 GENERAL POLICIES 
 
7.1 Residential Development 
 
Introduction 
 
One of Parkland County’s community planning strategies is to facilitate choices for 
rural residential living, but in doing so to maintain in existing and potential future 
country residential areas the rural characteristics which are desirable for healthy, 
safe and enjoyable living. In the plan area there is a variety of rural residential 
choices. These include a large number of residences on farms, ‘first parcel out’ 
residences separated from farm parcels, residences on large parcels (i.e. 4 to 16 ha) 
usually created in the 1950s to 1970s, residences in small and large multi-lot 

subdivisions, and manufactured home community residences. 
 
The Atim Creek North land use strategy provides continued opportunity for the 
creation of single residential parcels from unsubdivided quarter sections and a 
minor expansion of Parkland Village. By far the majority of opportunities for rural 
residential living will be in multi-lot country residential subdivisions. 
 
In the Municipal Development Plan, the northwest corner of the plan area is 
allocated as a Country Residential Core Area, and therefore already one of the focus 
areas in the county for country residential subdivisions in the short to medium 
term future. One of the key directions from Council for this Plan is that the majority 
of the remainder of the plan area also be allocated as Country Residential Core (see 
Map 5). 
 
Goals 
 
The residential development goals are: 
 

(1) To provide for the expansion of country residential development. 
(2) To encourage country residential subdivision and development to be 

mindful of the attractive attributes in the plan area while promoting 
healthy, safe and enjoyable rural living. 

Policies 
 
7.1.1 A single residential parcel, either a developed or undeveloped site, may be 

subdivided from an unsubdivided quarter section in accordance with the 
Municipal Development Plan. 

 
Notwithstanding the foregoing, the County may consider subdividing more 
than one residential parcel, only on Blocks 1 & 2, Plan 5760 RS, Lot 1, Block 
3, Plan 8822401, and Block 3, Plan 7820018, all in Pt. SE 17-53-27-W4M. 
 

7.1.2  Only one manufactured home community is to be permitted in the plan area, 
that being Parkland Village. Other than the remainder of the NE 15; 53-27-
W4, being the quarter section on which Parkland Village is located, no other 
land in the plan area may be redistricted to Mobile Home Residential District. 

 

Bylaw 44-2004 
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7.1.3 In the plan area multiple unit housing shall not be permitted. Only single 
detached dwellings will be allowed, including mobile or manufactured homes 
where provided for in the Municipal Development Plan or Land Use Bylaw.  

 
 Notwithstanding the foregoing, the County may consider multiple unit 

housing (duplex only) on Pt. NW 35-53-27-W4M.” 
 
7.1.4 As part of an application for a multi-lot country residential subdivision, the 

County will require the submission of a comprehensive outline plan prepared 
to a professional standard by a person or persons qualified to do so. 
Normally the County will require the outline plan to cover the entire quarter 
section in which the land being proposed for subdivision is located, but may 
allow the outline plan to cover a smaller area if in the opinion of the County 

circumstances so warrant. 
 
7.1.5 An outline plan must address those matters identified in the Municipal 

Development Plan and Land Use Bylaw and when required by the County be 
supported by geotechnical, engineering and other reports. Without restricting 
the requirements for information addressed elsewhere in this Plan and the 
Municipal Development Plan, the information and reports required by the 
County include:  

 
(a) the nature of the proposed use or uses;  
(b) the suitability of the site for the proposed use or uses; 
(c) site design;  
(d) parcel sizes; 
(e) density;  
(f) impact on the site, on adjacent lands and land uses thereon; 
(g) impact on the environment; 
(h) traffic impacts; 
(i) provisions for road widening, road improvements and intersection 

improvements for access roads leading to the site;  
(j) provisions for potable water and sewage disposal;  
(k) provisions for stormwater management; and  
(l) open space provisions. 

 
7.1.6 The County will require residential development to not exceed the capability 

of the site. In the opinion of the County, where site conditions are such that 

the standards in the Country Residential Core District provide for a total 
number of lots, lot sizes and/or density of lots that may exceed the capability 
of the site, the County may designate an overlay direct control district in 
order to apply specific standards and requirements to the area covered by the 
overlay direct control district.  

 
7.2 Community Open Space 
 
Introduction 
 
The presence of open space adds to the diversity of the settled landscape, helps to 
maintain the quality of the environment and enhances the quality of life of people 

Bylaw 12-2009 
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who have the opportunity, both real and perceived, of enjoying the open space. 
Enjoyment may be both active – playing or picnicking, and passive – such as simply 
taking a casual stroll to enjoy the scenery or view wildlife. Public feedback during 
the preparation of this plan confirmed that residents expect open space to be 
provided when subdivisions are approved, in large part to maintain and enhance 
the natural beauty of the area.   
 
Community open spaces are public land. This area structure plan provides for two 
levels of community open space in the plan area. The majority of these are ‘local 
level’ lands, usually provided through the dedication of municipal reserves and 
environmental reserves, to offer open space nodes and corridors within country 
residential subdivisions. These mostly serve residents in the immediate vicinity. The 
second is county level open space, intended to provide for recreational enjoyment by 

people from throughout the plan area and County. In the Atim Creek North area 
county level sites include the existing lands and facilities at Muir Lake, which have 
potential for expansion, and a potential area along the south shore of Gladu Lake.  
 
Goals 
 
The community open space goals are: 
 

(1) To provide for a variety of recreation opportunities in the plan area. 
(2) To assist in the conservation of sensitive features.  

 
Policies 
 
7.2.1 In approving a multi-lot country residential subdivision, the County normally 

will require the dedication of ten per cent of the developable area as 
municipal reserve. If the dedication of land as municipal reserve is not 
warranted due to site characteristics, the proposed low density of the 
subdivision and the unlikelihood of the expansion or intensification of the 
subdivision, the County may require money-in-lieu of reserve lands. 

 
 Notwithstanding the foregoing, the County may consider money-in-place of 

municipal reserve for a portion of the ten percent of the developable area of 
municipal reserve owing from Pt. NW 35-53-27-W4M. 

 
7.2.2 The County strongly encourages that the design of a multi-lot residential 

subdivision provides municipal reserve on lands that merit use as open 
space, whether for recreation areas, habitat areas, or both. These should be 
located and aligned, wherever possible, with existing or potential future open 
space in adjoining subdivisions and unsubdivided lands. Drainage courses to 
Atim Creek, and associated wetlands, provide opportunities for linking open 
space while also doubling as habitat corridors. 

 
7.2.3 In place of environmental reserve dedication, where the County deems that 

circumstances so warrant, the County may accept the registration by caveat 
of an environmental reserve easement in favor of the County.  

 

Bylaw 12-2009 
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7.2.4 The County will require the dedication of environmental reserve or an 
environmental reserve easement for the following: 

 
(a) a swamp, gully, ravine, coulee and natural drainage course; 
(b) land that is subject to flooding; 
(c) land that is considered unstable; and 
(d) land that is abutting the bed and shore of a lake, river, stream or other 

body of water. 
 
7.2.5 Muir Lake and Gladu Lake are to be considered as significant county level 

open space resources. 
7.2.6 When considering the approval of the subdivision of land around and in the 

immediate vicinity of Muir Lake, the County will require the dedication of 

reserve lands to add to the land base of the existing County recreation 
facility. To assist the consideration of reserve land dedication, the County 
may prepare a conceptual plan for a County park around the entire lake, 
with potential connections to the small pothole lake to southeast. 

 
7.2.7 The County may consider the preparation of a concept plan, in cooperation 

with Sturgeon County, for the shorelands of Gladu Lake that illustrates the 
potential of a continuous open space area around the lake, possibly 
associated with backland country residential development. The open space 
area could include a circumference trail, nodes for low impact day-use only, 
and canoe only accessibility to the lake. If lands adjacent to Gladu Lake 
within the Parkland County are approved for subdivision, a condition of 
approval will require the dedication of reserve lands to help form part of a 
public open space area and system around the lake. 

 
7.3 Commercial and Industrial Development 
 
Introduction 
 
One of Parkland County’s key community planning strategies is to strengthen its 
economic base. The Municipal Development Plan indicates this is to be 
accomplished, in part, by directing the development of beneficial industrial and 
commercial land uses to the Acheson Industrial Area and highway commercial 
cluster sites identified in the MDP Land Use Concept Map (Map 2). Commercial land 
uses may also be directed to other commercial cluster sites provided for in area 

structure plans adopted by the County, such as the lands identified for commercial 
use in the Fifth Meridian Area Structure Plan. For the North Atim Creek Area 
Structure Plan, Council directed that two quarter sections of land in the southeast 
corner of the plan area be allocated as a highway commercial cluster area. 
 
Goals 
 
The commercial and industrial goals are: 
 

(1) To accommodate in the plan area a highway commercial cluster area. 
(2) To prevent scattered industrial and commercial development. 
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Policies 
 
7.3.1 In the Highway Commercial Cluster Area, the County will require a proposal 

for subdivision and development approval to include the submission of an 
outline plan and supporting planning, engineering and transportation 
studies, each prepared to a professional standard by a person qualified to do 
so, for consideration and approval by the County and Alberta Transportation. 
Normally the County will require the outline plan to cover the entire quarter 
section in which the land being proposed for subdivision is located, but may 
allow the outline plan to cover a smaller area if in the opinion of the County 
circumstances so warrant. 

 
7.3.2 In the Highway Commercial Cluster Area, highway commercial and related 

land use development will need to be serviced to the satisfaction of the 
County by a common water distribution system and a common sewage 
collection system connected to the regional sanitary trunk sewer. 

 
7.3.3 An outline plan must address those matters identified in the Municipal 

Development Plan and Land Use Bylaw and when required by the County be 
supported by geotechnical, engineering and other reports. Without restricting 
the requirements for information addressed elsewhere in this Plan and the 
Municipal Development Plan, the information and reports required by the 
County include:  

 
(a) the nature of the proposed use or uses;  
(b) the suitability of the site for the proposed uses or uses; 
(c) site design, including parcel sizes;  
(d) impact on the site, adjacent lands and land uses thereon;  
(e) impact on the environment;  
(f) traffic impacts; 
(g) provisions for road widening, road improvements and intersection 

improvements for access roads leading to the site;  
(h) provisions for a common water distribution system and a common sewage 

collection system; 
(i) provisions for stormwater management; and  
(j) provisions for the dedication of municipal reserves or money-in-lieu of 

land. 
 

7.3.4 The County will require commercial development to not exceed the capability 
of the site. In the opinion of the County, where site conditions are such that 
the standards in the Highway Commercial District or another appropriate 
commercial district created by the County provide for a total number of lots, 
lot sizes and/or density of lots that may exceed the capability of the site, the 
County may designate an overlay direct control district in order to apply 
specific standards and requirements to the area covered by the overlay direct 
control district.  

 
7.3.5 In the Country Residential Core Area, Manufactured Home Community Area 

and Fringe Area, the County may approve a commercial land use if: 
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(a) the proposed site is suited for the proposed commercial use; 
(b) the proposed site is separated from other commercial uses to avoid the 

creation of a commercial node; 
(c) the proposed commercial use is compatible with land uses in the vicinity; 
(d) the subject parcel is designated with a land use district which 

accommodates the commercial land use; and 
(e) the proposed development is consistent with the provisions of this Plan. 

 
7.3.6 The only industrial use that may be allowed in the plan area is a natural 

resource extraction operation. 
 
7.4 Highways and Roadways 
 

Introduction 
 
The plan area has excellent access from all directions, it being bounded on all sides 
by highways. Access management is especially important for Highway 16, which is 
an important interprovincial highway and international transport route. Highway 
44 has become a major truck route for hauling sand and gravel from major nearby 
extraction operations in Sturgeon County. A series of collector and municipal roads 
provide access into the plan area. Country residential subdivisions are served 
internally by local roads, for which construction standards have increased such 
that new country residential areas now have paved roads. 
 
Goals 
 
The transportation infrastructure goals are: 
 
 (1) To promote an effective and safe roadway network. 
 (2) To encourage high development standards along major roadways. 
 
Policies 
 
7.4.1 Accesses to and setbacks from highways will be in accordance with the 

requirements of Alberta Transportation. 
 
7.4.2 Access to Highway 16 will be limited to interchange locations as shown on 

Map 5. Upon completion of the Campsite Road interchange, the County 

encourages the closure as soon as possible of the remaining level accesses 
and crossings within the plan area, and the completion of the Highway 16 
north service road network. 

 
7.4.3 From time to time the County will review its roadway classifications and may 

consider adding to the collector road system in the Atim Creek North area, as 
outlined on Map 5. Notwithstanding the existing and potential collector road 
system shown on Map 5, based upon changes of traffic patterns and volumes 
in the plan area the County may designate other roadways as collectors or 
eliminate any existing collector road from designation as a collector road. 

 
7.4.4 As a condition of subdivision approval the County may require: 
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(a) land to be provided for the widening of all or any portion of a highway, 

collector and municipal road adjacent to the land proposed to be 
subdivided; 

(b) rights-of way dedication for internal roads and the construction thereof, 
including accesses thereto;  

(c) upgrading of municipal roads and intersections that provide access to the 
subdivision and intersections; this provision may also apply as a 
condition of development approval; and 

(d) in consultation with Alberta Transportation, improvements to highway 
intersections affected by the subdivision or development. 

 
7.4.5 The provision of noise attenuation measures and screening may be required 

by the County as a condition of development approval along highways and 
collector roads. 

 
7.4.6 The County may consider the adoption of ‘entranceway’ standards for 

development along Highway 16 in order to promote higher visual appeal of 
development along this major interprovincial travel corridor. If adopted, these 
standards will be applied to development along Highway 16 and may also be 
applied to development along Highway 44 and along collector roads within 
one-half mile of Highway 16. 

 
7.5 Utility Services and Corridors  
 
Introduction 
 
It is important that utility services are provided, and maintained, in a manner that 
facilitates healthy living environments and protects the environment – especially 
water resources. Since this Plan primarily provides for farming and detached homes 
in country residential areas, parcels are to be serviced by individual utility systems 
in accordance with the rural, low density nature of the area. The major exception is 
Parkland Village.  
 
Goals 
 
The goals related to utility services and corridors are: 
 

(1) To require the provision and maintenance of utility services which 
maintain public health, as well as minimize impacts on the environment. 

(2) To apply stormwater management standards that meet Alberta 
Environment Standards and regional requirements for the Big Lake 
watershed area. 

(3) To protect significant utility, energy and telecommunication corridors 
from encroachment.  
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Policies 
 
7.5.1 Except in the Highway Commercial Cluster Area and the Manufactured 

Home Community Area, unless otherwise approved by the County the 
development of a parcel is to be individually serviced by: 

 
(a) an on-site private water well, which may be supplemented by an on-site 

cistern, and 
(b) an on-site sewage disposal system that must be in accordance with 

provincial standards. 
(c) Notwithstanding the foregoing, the County may consider approving a 

multi-parcel residential subdivision serviced by a common sewage 
collection system connected to the regional sanitary trunk sewer only on 

SW 22-53-27-W4M. 
 

7.5.2 In the Highway Commercial Cluster Area and the Manufactured Home 
Community Area, development will need to be serviced to the satisfaction of 
the County by: 

 
(a) a common water distribution system; and  
(b) a common sewage collection system connected to the regional sanitary 

trunk sewer, unless otherwise approved by the County.  
  
7.5.3 The County recognizes the need for a unified approach to stormwater 

management in the Upper Big Lake Basin and will continue to participate in 
the Big Lake Drainage Task Force until recommendations for stormwater 
management are accepted by the affected municipalities and Alberta 
Environment. 

 
7.5.4 Development within the plan area will be required to regulate stormwater to 

not exceed the pre-development flow standard established by Alberta 
Environment. If the present standard applied by Alberta Environment to 
development in the plan area is revised based upon the findings and 
recommendations of the Big Lake Drainage Task Force, upon agreement with 
the revised pre-development flow standard the County will apply the revised 
standard to development in the plan area.  

 
7.5.5 The developer will be required to cover the cost of all utility services, 

including any applicable off-site costs, unless otherwise approved by the 
County. 

 
7.5.6 Existing major utility, energy and telecommunication corridors will be 

protected from encroachment that might affect the operation of the 
infrastructure or the safety of the public. 

 
7.5.7 New pipelines and transmission lines are encouraged to locate within 

existing pipeline and transmission corridors. 
 
 

Bylaw 23-2003 
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7.6 Community Services 
 
Introduction 
 
Although there is a sizeable rural population residing in the plan area, the majority 
of community services, including schools, health centres and emergency services 
are located in or delivered out of nearby urban locations. Within the plan area, 
there is an elementary school and fire hall within Parkland Village. With continued 
rural population growth, it will be important that the County monitors the impact of 
growth on education, health, police, fire and ambulance services and facilities. 
 
Goals 
 

The community services goals are: 
 
 (1) To monitor the impacts of land uses change on education, health and 

protective services. 
 (2) To cooperate with service provider authorities and adjoining 

municipalities to promote the availability and delivery of community 
services to enhance the quality of life in the plan area. 

 
Policies 
 
7.6.1 The County will cooperate with school authorities to monitor the availability 

of classroom space to accommodate the school age children anticipated to 
reside in the plan area. If future demands warrant a new school in the plan 
area, the County will cooperate with school authorities to determine potential 
locations.  

 
7.6.2 If an identified potential school location is within a parcel of land which is 

the subject of an application for outline plan, subdivision or development 
approval, the County will require the application to allocate a site which has 
location, size and access suitable for the potential school.  

 
7.6.3 The County may exercise its subdivision authority to dedicate municipal 

and/or school reserve land to accommodate a school site.  
 
7.6.4 The County will continue to monitor policing services in the plan area with 

regards to matters related to traffic and unlawful acts affecting persons and 
properties.  

 
7.6.5 As subdivision and development continue in the plan area, the County will 

continue to monitor the ability of fire and ambulance services to meet 
generally accepted response times. Monitoring may include, but not be 
limited to, seeking input from residents in the plan area. 

 
7.6.6 The County will continue to seek opportunities to share protective and 

emergency services with adjoining municipalities. Through consultation with 
other municipalities and service providers, the County may consider the 
sharing of the provision of protective and emergency serves. 
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7.7 Extractive Resources  
 
Introduction 
 
While extensive deposits of sand and gravel occur to the north in Sturgeon County, 
none have been identified in the plan area to date. Should economic deposits be 
located, consideration should be given to protect these resources for their future 
use. 
 
Goal 
 
The extractive resources goal is: 

 
(1) To consider the protection of sand and gravel resources for future use. 

 
Policies 
 
7.7.1 In considering an application to subdivide or develop land, the application 

may be refused if the subdivision or development would compromise the 
future recovery of sand and gravel deposits. 

 
7.7.2 A resource extractive operation may be approved in the plan area, but any 

approval shall be with conditions that minimize effects on a sensitive feature, 
whether on-site, nearby or downstream, and the enjoyment of the use of 
nearby land.  

 
7.7.3 Parkland County may request the Province, Alberta Sand and Gravel 

Association or other group to study the plan area with the purpose of 
identifying deposits of sand and gravel. If economic deposits are identified, 
the County may consider the adoption of an overlay land use district to help 
ensure that the future extraction of the resource is not compromised. 

 
7.8 Groundwater 
 
Introduction 
 
During the community consultation process, concerns were expressed regarding 

diminishing groundwater yields in the area. Groundwater supplies in the plan area 
are variable, generally being the highest along the Atim Creek plain and the lowest 
in the hilly uplands. The availability of groundwater for farming operations and 
non-farm land uses is very important. Continued development in the plan area 
should not be permitted to jeopardize the ability of groundwater to sustain farming 
operations and existing domestic water wells in the area. More dense forms of land 
use may require the provision of a common water distribution system. 
  
Goals 
 
The groundwater goal is: 
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(1) To provide for development in a manner consistent with the sustainability 
of groundwater resources. 

 
Policies 
 
7.8.1 As part of an application for approval of a proposed subdivision or 

development that is to be served by groundwater, the County shall require a 
geotechnical report to be submitted outlining the intended method or 
methods of water supply and the availability of groundwater supplies. The 
report must be prepared by a person or persons qualified to do so in 
accordance with guidelines set out by Alberta Environment. 

 
7.8.2 The County will not approve a subdivision or development if the intended 

supply of water, including where applicable the sufficiency of groundwater, 
does not meet the requirements of the Water Act or is not to the satisfaction 
of the County. 

 
7.8.3 The County may require that water be supplied and/or be supplemented by 

the use of a cistern or cisterns, and where they do so will require the 
registration of a restrictive covenant against each parcel so affected. 

 
7.9 Agriculture and Agricultural Land 
 
Introduction 
 
Agriculture is important to the economic base of the County and a desired way of 
life choice for many County residents. While the majority of the Atim Creek North 
plan area is allocated for country residential use, farming is viewed as a vital 
transition use.   
 
Goals 
 
Agriculture and agricultural land goals are: 
 

(1) To maintain farming as a transition land use, and thereby its 
contribution to the economic base of the County.  

(2) To provide for agriculture operations to continue on lands whose owners 
desire to retain farming as a source of income and way of life. 

(3) To provide for diversification of the agricultural industry. 
 
Policies 
 
7.9.1  For the purposes of this plan, excepting land on which a non-agricultural 

use has been approved by the County, agricultural lands are all the lands 
within the: 

 
(a) Atim Creek Floodplain Area, unless otherwise excluded by provisions in 

this Plan and the Municipal Development Plan; 
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(b) Fringe Area, unless an area structure plan adopted by the County in 
accordance with the provisions of this Plan allocates some or all of the 
land for non-agricultural uses; 

(c) Highway Commercial Cluster Area, except any land allocated for highway 
commercial and related land uses in an outline plan approved by the 
County and Alberta Transportation; 

(d) Country Residential Core Area, except any land allocated for country 
residential and related land uses in an outline plan approved by the 
County or land that is subdivided into parcels of 4.04 ha (10 acres) or less 
in size;  

(e) Open Space Area, unless the land is public land. 
 
7.9.2 A variety of agricultural uses are encouraged in the plan area, but 

agricultural operations should be consistent with the sustainable use of the 
lands on which they operate, and practiced in a manner compatible with 
surrounding land uses and the environment. 

 
7.9.3 Where agricultural operations are in accordance with generally accepted 

agricultural practices, these operations should not be required to cease or 
significantly reduce their operation because of objections from other 
agricultural or non-agricultural uses in the vicinity. 

 
7.9.4 In accordance with the Municipal Development Plan, the basic parcel size for 

agricultural land is the quarter section. Therefore, on land which is 
considered as agricultural land in Section 7.9.1 a subdivision to 
accommodate a non-agricultural use should not be approved except as 
otherwise provided for in the Municipal Development Plan and Land Use 
Bylaw, these exceptions including: 

 
(a) a first residential parcel from an unsubdivided quarter section; 
(b) a non-agricultural use approved in accordance with the provisions the 

Municipal Development Plan and Land Use Bylaw;  
(c) a small farm pursuant to Section 7.9.5.  

 
7.9.5 The subdivision of agricultural land into parcels of no smaller than 16.2 ha 

(40 acres) in size for smaller, more specialized farming operations (e.g. 
nurseries, greenhouses, specialty crops) may be allowed by the County if the 
following criteria are met to the satisfaction of the County: 

 
(a) the soil, microclimatic and other conditions related to the proposed 

agricultural use are conducive to the proposed use; 
(b) the submission of a business plan, or similar document acceptable to the 

County, which outlines the nature of the operation, including existing 
and proposed investments in facilities, infrastructure and equipment, and 
demonstrates the likely viability of the specialized farming operation; 

(c) the operation will not have adverse impacts on neighbouring land uses or 
the environment; 

(d) the shape of the parcel is closer to square than rectangular.  
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7.9.6 On land which is considered as agricultural land in Section 7.9.1, when 
approving a subdivision or development for a non-agricultural use the 
County will seek to conserve agricultural land by minimizing the parcel size 
and area to be developed for the non-agricultural use. 

 
7.9.7 In accordance with the Agricultural Operation Practices Act, the authority for 

the approval of new confined feeding operations and expansions to existing 
operations lies with the Natural Resources Conservation Board. Because the 
plan area is primarily allocated for country residential use, the County 
prefers that confined feeding operations not be approved in the plan area, 
but does not oppose the expansion of existing operations if, in the opinion of 
the County, the enlarged operation would not have a deleterious effect on the 
environment or land uses in the vicinity. 

 
7.10 Conservation of Sensitive Features 
 
Introduction 
 
Parkland County desires to maintain and enhance the quality of the environment 
throughout the municipality. While conservation does not necessarily preclude 
development, the County recognizes that conservation measures to protect sensitive 
features not only add to the rural ambience of the County but also to the overall 
quality of life of County residents.  
 
The residents of the Atim Creek North area, through the community consultation 
mechanisms used to prepare this Plan, enunciated the importance of protecting 
sensitive features, especially the Atim Creek floodplain, wetlands, stream courses 
and the adjacent Wagner Natural Area. These features are valued as habitat for 
fish, waterfowl, migratory birds and upland game. Therefore, development is 
encouraged to be environmentally responsible, including the recognition of hazard 
lands, sensitive features and historical resources. 
 
Goals 
 
The conservation goals are: 
 

(1) To protect sensitive features from inappropriate use and encroachment. 
(2) To conserve the natural amenities of the area. 

(3) To promote environmentally responsible development. 
 
Policies 
 
7.10.1 For the purposes of this Plan, sensitive features include: 
 

(a) Atim Creek, its tributary stream courses and their immediate 
shorelands; 

(b) the Atim Creek 1:100 year flood plain;  
(c) lakes, and their immediate shorelands; 
(d) wetlands and poorly drained areas; and 
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(e) any other features determined by the County to be a sensitive feature 
based on a report, study or other form of information provided by or to 
the County, including any submitted to the County as part of an 
application process for approval of an outline plan, subdivision or 
development. 

 
7.10.2 Map 3 identifies the sites of sensitive features within the plan area. On this 

map the locations and boundaries of the sensitive features are general, and 
within the plan area all sensitive features may not be shown. The presence 
of features and their boundaries need to be determined through detailed 
site studies. 

 
7.10.3 The County encourages that the design for the subdivision and 

development of a site: 
 

(a) integrates sensitive features into the design to promote their 
conservation while enhancing the aesthetics of the subdivision or 
development; 

(b) promotes continuity among adjacent sites through the conservation or 
provision, wherever possible, of habitat and/or open space corridors; 

(c) protects other site amenities, such as views, steep slopes and drainage 
courses, to enhance the subdivision or development. 

 
7.10.4 Development will be directed away from hazard lands, being: 
 

(a) lands that are susceptible to erosion, subsidence or slumping; 
(b) flood prone lands; and  
(c) lands in proximity to sour gas facilities, if any should be located in the 

plan area. 
 
7.10.5 In the 1:100 year flood plain of Atim Creek, extensive agriculture uses shall 

predominate. Sites and facilities for habitat conservation and viewing may 
be provided, but non-agricultural development shall not be permitted 
unless otherwise provided for in this Plan. No permanent buildings will be 
permitted within the 1:100 year flood plain. 

 
7.10.6 As part of an application for approval of a proposed outline plan, 

redesignation, subdivision or development, the applicant may be required 

to be provide an environmental review, undertaken by a person or persons 
qualified to do so, to assess the impacts of the proposal and the means by 
which impacts may be mitigated. An environmental review may be required 
to address any or all of the following:  

 
(a) a description of the proposed undertaking, including its purpose and 

staging requirements; 
(b) a description of the features and resources of the site, adjacent 

properties and nearby lands that may be affected; 
(c) a description of the environmental sensitivity of these features and 

resources; 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 537



 
  

(d) a description of the predicted effects during construction on the features 
and resources, including the nature of the impacts on land, vegetation, 
water, including the quality of water in Atim Creek, wildlife and fish;  

(e) the nature of the impacts of land use activities on land, water, including 
the quality and quantity of water in Atim Creek, wildlife and fish upon 
completion of the development, including phases thereof identified by 
the County;  

(f) an indication of the limitations of the review, criteria used in predicting 
effects, and interests consulted; 

(g) an environmental mitigation/protection plan to alleviate any adverse 
impacts, monitor the performance of the mitigation/protection 
measures and identify the residual impacts and their significance on 
land, vegetation, water, wildlife and fish; 

(h) a presentation of the results in a framework that can assist decision 
makers in determining the final course of action; and 

(i) any other matters required by the County.  
 
7.10.7 In a manner consistent with the provisions of Section 7.10.6, the County 

also may request an applicant to submit information, provided by a person 
or persons qualified to do so, that:  

 
(a) identifies impacts on Atim Creek,  including but not limited to its flow, 

downstream habitats and the shoreland environment of Big Lake, and 
the proposed means to mitigate any adverse impacts; 

(b) identifies impacts on the Wagner Natural Area, including its 
ecosystems, and the proposed means to mitigate any adverse impacts; 
and 

(c) identifies impacts on any other sensitive features, and the proposed 
means to mitigate any adverse impacts. 

 
7.10.8 Where required by the Province, the County will require an application for 

subdivision or development approval to include a historic resource 
assessment prepared by a person qualified to do so. If a significant historic 
resource is identified in the assessment, the site plan must identify the 
measures that will be used to protect, conserve and/or study the resource 
as required by provincial legislation or advised by Alberta Community 
Development and agreed to by the County. 
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8.0 ADMINISTRATION AND IMPLEMENTATION POLICIES 
 
8.1 Authority of the Plan 
 
The authority for the Atim Creek North Area Structure Plan is through Section 633 
of the Municipal Government Act. Section 633(1) of the Municipal Government Act 
provides for a municipality to adopt, by bylaw, an area structure plan for the 
purpose of providing a framework for the subsequent subdivision and development 
of an area of land.   
 
The Atim Creek North Area Structure Plan has been prepared pursuant to Section 
9.4(c) of the Municipal Development Plan to assist the implementation of policies in 
the MDP in the Atim Creek North plan area. Section 9.4(b) of the Municipal 

Development Plan indicates the County may adopt an area structure plan to 
provide for land use changes in the Fringe Area north of Highway 16. The Atim 
Creek North Area Structure provides guidance that limits land use changes in this 
area, but in doing so is consistent with Section 9.4(b) of the MDP.  
 
8.1.1 The County will administer this Plan to guide the use and subdivision of 

land, the retention of farming as a transition land use and the conservation 
of resources in the plan area, thereby assisting the administration of the 
Municipal Development Plan. 

 
8.2 Consistency Among Plans 
 
Section 638 of the Municipal Government Act directs that all statutory plans adopted 
by a municipality must be consistent with each other. There is consistency among 
the policies in this Plan and policies in the Municipal Development Plan.  
 
However, the land use allocations in the Land Use Concept (Map 2) of the Municipal 
Development Plan were generalized for the Atim Creek North plan area awaiting 
direction from this Plan. Following the study of the plan area and community 
consultation, the Land Use Strategy (Map 5) in this Plan varies in places from the 
Land Use Concept (Map 2) in the Municipal Development Plan. In order to have 
land use concept/strategy consistency, some amendments to the MDP Land Use 
Concept Map are required. 
 
8.2.1 Regarding the area covered by the Atim Creek North Area Structure Plan, the 

Municipal Development Plan Land Use Concept (Map 2) will require to be 
amended as follows: 

 
(a) add to the Agriculture/Environmentally Significant land use area all 

lands allocated on the Land Use Strategy Map (Map 5) in this Plan as 
Atim Creek Floodplain Area, except for the portion within the Fringe Area;  

(b) add as a potential highway commercial cluster all lands allocated on the 
Land Use Strategy Map (Map 5) in this Plan as Highway Commercial 
Cluster Area;  

(c) add to the Country Residential Core land use area all lands allocated on 
the Land Use Strategy Map (Map 5) in this Plan as Country Residential 
Core Area;  
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(d) add to the Country Residential Core land use area all lands allocated on 
the Land Use Strategy Map (Map 5) in this Plan as Manufactured Home 
Community Area and Open Space Area, with these lands being pursuant 
to the provisions in Section 8.2.2 and 8.2.2(a). 

 
8.2.2 The provisions in the Atim Creek North Area Structure Plan for the lands in 

the Manufactured Home Community Area and Open Space Area shall take 
precedence over provisions in the Municipal Development Plan for the 
Country Residential Core land use area.  

 
(a) The subdivision and development of land for country residential uses are 

not to be approved in the Manufactured Home Community Area and 
Open Space Area. 

 
8.2.3 In the implementation of this Plan, when considering an application to 

approve an outline plan, redesignation, subdivision or development, the 
County: 

 
(a) may require a geotechnical report pursuant to Section 9.6 of the 

Municipal Development Plan and the provisions of this Plan, and 
(b) without limiting the provisions of this Plan should consider the matters 

listed in Section 9.7 of the Municipal Development Plan. 
 
8.3 Implementation through the Land Use Bylaw and Studies 
 
As a day-to-day tool to put into effect the policies of the County, including those 
contained within statutory plans, the administration of the Land Use Bylaw is vital 
to the achievement of the strategies, goals and policies of the Atim Creek North Area 
Structure Plan. 
 
8.3.1  The Land Use Bylaw will be used to implement the policies of this Plan. A 

bylaw to redesignate land in the plan area may be adopted by the County 
where the redesignation is consistent with the Land Use Strategy and the 
policies of this Plan. 

 
8.3.2 In the opinion of the County, where site conditions are such that the 

standards in a land use district provide for a subdivision or development that 
may exceed the capability of the site, the County may designate an overlay 

direct control district in order to apply specific standards and requirements 
to the parcel or parcels of land affected by the development. The County will 
require that any subdivision or development to not exceed the capability of 
the site on which the subdivision or development is to be located.  

 
8.3.3 The County may study density bonusing for country residential development 

where the parcels to be subdivided will be serviced with advanced sewage 
disposal systems that utilize new technologies whereby on-site sewage 
treatment requires less land is less impactive on the environment. 
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8.4 Intermunicipal Cooperation 
 
Parkland County desires to maintain cooperative mechanisms with adjoining 
municipalities to facilitate compatible land use planning, the appropriate 
development and use of infrastructure, and the conservation of the environment.  
 
8.4.1 The County confirms its desire to work cooperatively with adjacent 

municipalities in a manner in keeping with the provisions of Section 8 of the 
Municipal Development Plan. 

 
8.5 Plan Monitoring and Review 
 
Because factors affecting land use, development, settlement, farming and resource 

use are dynamic, the effectiveness and continued relevance of this Plan will be 
reviewed from time to time. 
 
8.5.1 The County will monitor the effectiveness of this Plan: 
 

(a)  as the plan’s policies are applied in processing proposed outline plans 
and applications to redesignate, subdivide and develop land; and 

(b) in communications with other municipalities and authorities dealing with 
matters of common interest that affect the plan area. 

 
8.5.2 The County will review this Plan in accordance with the provisions in the 

County’s Strategic Plan as adopted by Council. 
 
8.6 Plan Amendment 
 
8.6.1 The Council of Parkland County or a person or persons having an interest in 

land in the plan area may initiate an amendment to the Atim Creek North 
Area Structure Plan.  

 
8.6.2 If an amendment is initiated by a person or persons having an interest in 

land in the Plan area, prior to commencement of the bylaw amendment 
process the County may require the initiators to support the proposed 
amendment with a report or reports and other background information. 

 
8.6.3 The process to approve a proposed amendment to the Plan will be in 

accordance with the process required in the Municipal Government Act. When 
considering a proposed amendment, the County will: 

 
(a) consult affected adjoining municipalities in a manner in keeping with 

Section 8 of the Municipal Development Plan; and 
(b) refer the amendment to any adjoining municipality, school authority, 

provincial department and agency, and any other person, group or agency 
the County feels the amendment may affect. 
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8.7 Plan Repeal 
 
If the County feels that circumstances affecting the plan area have significantly 
changed, the County may repeal the Plan and may or may not replace the Plan with 
one or more area structure plans that cover all or only parts of the Atim Creek 
North plan area. 
 
8.7.1 The County may take action to repeal Bylaw 26-2002, and amendments 

thereto, being the bylaw adopting the Atim Creek North Area Structure Plan. 
 
8.7.2 The County will provide the City of Spruce Grove and Sturgeon County at 

least sixty (60) days notice of the County’s intention to pass a bylaw to repeal 

Bylaw 26-2002, and amendments thereto. 
 
8.7.3 The County may provide at least sixty (60) days notice to any school 

authority, provincial department and agency, other authority, agency, group 
or persons of its intention to pass a bylaw to repeal Bylaw 26-2002, and 
amendments thereto. 
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PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18  
CONSOLIDATED JUNE 19, 2020 

Land Use Districts Section 4 - Agricultural AGR – 30 

4.4 AGR – Agricultural Restricted District 

 Purpose 

To permit agricultural production and related farming activities while providing limited 
opportunity on a discretionary basis for compatible non-farm related land uses, and to prevent 
premature or scattered subdivision. 

 Uses  

a) Fundamental Use Provisions 

The Fundamental Use Provisions as requisite qualifiers for Permitted and Discretionary 
Uses listed within Subsection 2 b) and c) shall ensure: 

i) That Natural Resource Extraction/Processing shall not be located within a Multi-Parcel 
Residential Subdivision; 

ii) That notwithstanding 4.4.2 b) and c), the following uses are neither Permitted nor 
Discretionary Uses within the Jackfish Lake Area Structure Plan and surrounding 
Osborne Acres: 

(1) Agricultural Support Services 

(2) Natural Resource Extraction/Processing 

(3) Outdoor Participant Recreation Services 

(4) Tourist Campground, Destination 

(5) Tourist Campground, Enroute 

iii) That notwithstanding 4.4.2 a) and b) the following are neither Permitted nor 
Discretionary Uses within the AGR District surrounding Osborne Acres: 

(1) Dwelling, Single Detached 

(2) Manufactured Home, Single Wide 

(3) Secondary Suite (on Parcels smaller than 28.3 ha (70 acres)) 

(4) Out-Buildings 

iv) That Recreational Vehicle Storage shall not be within 150.0 m of a Multi-Parcel 
Residential Subdivision; 

v) That a Wind Energy Converter System - Minor, as a Permitted Use, is limited to no 
more than one system; and 

vi) That Wind Energy Converter System(s) - Minor, as a Discretionary Use, are limited to no 
more than two systems.  

b) PERMITTED USES c) DISCRETIONARY USES 

Apiary 

Bed and Breakfast Home 

Dwelling, Single Detached 

Farm Vacation Home 

Government Services 

Agricultural Support Services 

Animal Health Care Services 

Boarding House 

Cemetery 

Community Recreation Services 

AGR 
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PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18  
CONSOLIDATED JUNE 19, 2020 

Land Use Districts Section 4 - Agricultural AGR – 31 

b) PERMITTED USES c) DISCRETIONARY USES 

Home Day Care 

Manufactured Home, Single Wide 
Not a Permitted or Discretionary Use 
surrounding Osborne Acres. 

Wind Energy Converter System – Minor  

Accessory Uses for the uses listed in 4.4.2 
b) 

Cottage Industry 

Cultural Facilities 

Daycare Services 

Group Care Facility 

Group Home, Limited 

Group Home, Major 

Home Based Business Level 2 

Horticultural Use 

Kennel 

Medical Treatment Services 

Natural Resource Extraction/Processing 

Natural Science Exhibits 

Out-Building 

Outdoor Participant Recreation Services 

Personal and Health Care Services 
Only on Lot B, Plan 8421539 
Pt. NE-28-52-27-W4M 

Recreational Vehicle Storage  

Religious Assembly 

Riding Arena 

Secondary Suite 

Small Animal Breeding and/or Boarding 
Services 

Tourist Campground, Destination 

Tourist Campground, Enroute 

Wind Energy Converter Systems – Major 

Wind Energy Converter System – Minor  

Accessory Uses for the uses listed in 4.4.2 
c) 

 Subdivision  

a) Parcel Area Requirement (for purposes of new Parcel creation only) 

i) Extensive Agriculture and Extensive Livestock shall have a minimum Parcel area of 
60.0 ha, more or less. 

ii) Manufactured Home (single wide) and Dwelling, Single Detached shall have a 
minimum Parcel area of 0.8 ha of developable land and a maximum Parcel area of 
4.0 ha for a single Parcel residential subdivision, unless greater area is required to 
include shelterbelts, natural features, private on-site sewage disposal and water 

Bylaw No. 2018-09 
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PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18  
CONSOLIDATED JUNE 19, 2020 
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services, buildings or other improvements related to the residential component of a 
farmstead and the applicant can demonstrate to the satisfaction of the County that 
existing farming operations will not be restricted. The maximum width:depth ratio for 
a residential Parcel shall be 1:4.  

iii) Horticultural Use shall have a minimum Parcel area of 16.0 ha more or less. 

iv) For all other Permitted and Discretionary Uses the minimum and maximum Parcel area 
requirements shall be determined by the Subdivision Authority. 

b) Parcel Density Requirement (for purposes of new Parcel creation only) 

i) Manufactured home, single wide and dwelling, single detached shall have a maximum 
of one (1) single Parcel residential subdivision from an un-subdivided quarter section. 

ii) For all other Permitted and Discretionary Uses, the minimum and maximum Parcel 
density requirements shall be determined by the Subdivision Authority. 

 Development 

a) Setbacks for Principal Buildings  

i) A minimum Setback of 7.5 m shall be provided from the Property Line of an adjacent 
internal subdivision road. 

ii) A minimum Setback of 23.0 m shall be provided from the Property Line of an adjacent 
municipal road right-of-way. 

iii) A minimum Setback of 45.0 m shall be provided from the Property Line of an adjacent 
Arterial Road right-of-way. 

iv) A minimum Setback shall be provided as determined by the Development Authority in 
consultation with Alberta Transportation for Parcels adjacent to a Highway. 

v) A minimum Setback of 6.0 m shall be provided from the side edge of the Parcel, not 
adjacent to any roadway. 

vi) A minimum Setback of 6.0 m shall be provided from the rear edge of the Parcel, not 
adjacent to any roadway.  

b) Setbacks for Accessory Buildings 

i) A minimum Setback of 7.5 m shall be provided from the Property Line of an adjacent 
internal subdivision road. 

ii) A minimum Setback of 13.0 m shall be provided from the Property Line of an adjacent 
municipal road right-of-way. 

iii) A minimum Setback of 45.0 m shall be provided from the Property Line of an adjacent 
Arterial Road right-of-way. 

iv) A minimum Setback shall be provided as determined by the Development Authority in 
consultation with Alberta Transportation for Parcels adjacent to a Highway. 

v) A minimum Setback of 3.0 m shall be provided from the side edge of the Parcel, not 
adjacent to any roadway. 

vi) A minimum Setback of 3.0 m shall be provided from the rear edge of the Parcel, not 
adjacent to any roadway.  
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Introduction:  

This article describes the types of purposes that require a water user to obtain a Water Act 
licence. 

A licence provides authority to divert and use surface water or groundwater. The licence 
identifies source of supply, the locations of diversion sites, an allocation of water to be 
diverted and used from that source, the purpose the licence is issued for and the priority of 
the “water right” established by the licence.  

Section 11 of the Water Ministerial Regulation, as amended, outlines the purposes for which 
a licence may be issued. 

Knowing the purpose helps the department report against Water for Life outcomes and 
respond to public requests for water information. 

Explanation:  

Purposes are generally divided into five categories: Agriculture, Commercial, Industrial, 
Management, and Municipal. 

These categories have areas that fall within their broader ranges. 

Agriculture: 

• irrigation (district and private) 
• stockwatering (confined feeding operations (CFO) (feedlot) and non-CFO operations) 
• aquaculture (fish, fish farms and hatcheries) 
• gardens and greenhouses (market gardens, U-pick farms, and greenhouses (crops) 

Commercial: 

• gardening and sod (sod farms, tree farms and greenhouses (trees and plants)) 
• recreation (golf courses, snow/ice making, and parks and recreation campgrounds) 
• construction and transportation (cement and concrete plants, gravel and aggregate 

mining and washing, railroads, public roads, civil infrastructure and telecom) 
• water sourcing (water bottling) 
• manufacturing (food processing, slaughterhouse, equipment and industrial 

equipment) 
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• service and retail (car washing, hotels, motels, restaurants, cleaners, agricultural, 
industrial, oilfield services) 

Industrial: 

• upstream oil and gas (injection, water flood, enhanced oil recovery, SAGD, CSS, 
thermal, fracturing, hydrostatic testing, O&G plant processing, oil sands upgrader, 
and plant utility water) 

• downstream oil and gas (refineries, upgraders, waste disposal and remediation) 
• forestry (pulp and paper mills, sawmills and lumber milling) 
• mining (coal, minerals, metals, quarrying and milling) 
• processing (petrochemical, chemical and fertilizer plants) 
• power generation (thermal, gas, coal, biomass, renewables and hydropower) 

Management: 

• environmental (storage reservoir for wildlife or fish habitat enhancement, wetlands, 
and water conservation objective) 

• water management (lake level stabilization and flood control) 

Municipal 

• urban (village, town, city with a population over 2,500, regional waterline/ regional 
municipal supply systems) 

• suburban/rural (hamlets, counties, subdivisions, condominiums, mobile home 
complexes, cooperatives, colonies) 

• institutional (institutions, senior/nursing/childrens homes, correctional centres, 
training centres, hospitals) 

 
 
SOURCE: 
 
https://regulatoryassurance.alberta.ca/dras?sys_kb_id=c634905447945550be5d5ae8536d4396
&id=kb_article_view&sysparm_rank=1&sysparm_tsqueryId=949346f897ac6dd0099052b00153
afd5 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 560



SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 561



PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18  
CONSOLIDATED JUNE 19, 2020 

Development Regulations Section 12 - Specific Use Regulations 150 

12.13 Reclaimed Gas and Oil Wells 
1. The purpose of establishing Setbacks around well sites is to allow for the maintenance of the 

well site to occur, to protect the well site and to avoid damage to any construction or 
excavation equipment that may be used in construction of buildings or utilities on the site. 
Incorporating the Setbacks and access area associated with a well site, into a subdivision and 
development proposals may help in determining an effective subdivision design, the location 
of building sites, siting of underground utilities and grading of land. 

2. Setbacks from an abandoned well shall be established in accordance with the Subdivision and 
Development Regulations and the most current Directive as adopted by the Alberta Energy 
Regulator. 

3. Both the subdivision application and development permit application may require the 
registration of a Restrictive Covenant, against the title of the property that contains a reclaimed 
well identifying the Setback requirements identified in Section 12.13.2.  

4. For all other gas and oil wells, all applicable provisions under Section 11 of the Subdivision and 
Development Regulation shall be complied with. 

12.14 Recreational Vehicle Storage 
1. The following provisions shall apply to Recreational Vehicle Storage where allowed for in this 

Bylaw: 

a) a minimum Setback of 6.0 m shall be required from any Property Line; 

b) storage shall be as required under the Alberta Fire Code pertaining to water for fire 
suppression, fencing and access, etc.; 

c) vehicle entrances and exits, as well as internal vehicle routes shall be designed in a manner 
that provides a safe and clearly defined circulation pattern; 

d) all on-site roadways, parking, loading and storage areas shall have a durable hard surface 
of asphalt, gravel or similar material and the same shall be drained, developed to the 
satisfaction of the Development officer and the Parkland County Engineering Department; 

e) where on-site parking or storage is illuminated, all lighting shall be positioned in such a 
manner that lighting falling onto abutting properties is minimized; 

f) any developed portion of the site must be graded, contoured and seeded and shall 
provide for a satisfactory disposal of surface water by grading and drainage in such a 
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manner that no surface water shall drain onto public roadway or other neighbouring 
property; 

g) there shall be no storage of hazardous materials or goods on site; 

h) no day use or over-night accommodation shall be allowed on site; 

i) the storage of Recreational Vehicles shall not include storage for the salvage of, or for 
derelict Recreational Vehicles; 

j) the Recreational Vehicle compound shall be fenced with a minimum 1.83 m high chain link 
fence around the periphery of the storage area; 

k) any proposed sanitation dump shall be in accordance with the Alberta Safety Code; 

l) landscaping, if required by the Development Authority, shall be as follows: 

i) on sites smaller than 1.0 ha a minimum of 10%, or as otherwise required by the 
Development Authority, of the site shall be landscaped. On sites larger than1.0 ha, a 
minimum of 60%, or as otherwise required by the Development Authority, of the 
required front and side yard Setbacks of the site shall be landscaped;  

ii) one tree for every 40.0 m² of landscaped area, to a minimum of four trees, at a 
proportion of approximately 1:1 deciduous and coniferous trees, provided that where 
new tree plantings are otherwise required, existing trees that comply with the 
Minimum Tree Sizes can be used; 

iii) one shrub for every 60.0 m² of landscaped area shall be  provided to a minimum of six 
shrubs, at a proportion of approximately 2:1 of deciduous and coniferous shrubs; 

iv) deciduous trees shall be a minimum of 63.0 mm caliper measured 450.0 mm from 
ground level. Coniferous trees shall be 2.5 m in height. 

12.15 Recycling Depots 
1. The following shall apply to a Recycling Depot – Major: 

a) A Recycling Depot – Major shall not be approved without the construction of a principal 
building for the enclosed/interior receiving, sorting and/or processing of materials; 

b) If outdoor storage is an accessory component of the operation, all outdoor storage areas 
shall be screened from adjacent properties and roadways; 

c) All outdoor storage or stockpiles of materials shall not be vertically higher than the 
approved screening; 

d) The owner/applicant may be required to provide a Debris and Dust Control Plan; 

e) If household waste and/or organics are received as an accessory use of the operation, there 
shall be no outdoor storage. Household waste and organics must be regularly removed 
from the site; 

f) The owner/applicant may be required to undertake mitigating measures to minimize any 
odour escaping the facility, at the discretion of the Development Authority. 

12.16 Secondary Suite 
1. One Secondary Suite may be developed on a Parcel where allowed. 
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2. The minimum floor area for a Secondary Suite shall be 30.0 m² and the maximum floor area of a 
secondary area shall be 92.0 m². 

3. The Development Authority shall, in its opinion, be satisfied that there exists on the hosting 
Parcel, a suitable development site upon which to site the Secondary Suite. The Development 
Authority shall be satisfied that the Secondary Suite can and will, where possible, be properly 
connected to services (e.g. gas, power, water, sewage disposal) associated with the existing 
host residence without jeopardizing existing services associated with either the hosting Parcel 
or adjacent and neighbouring Parcels. 

4. A Secondary Suite shall be designed, sited, constructed and finished in a manner that is visually 
compatible, in the opinion of the Development Authority, with the residential character of 
adjacent and neighbouring lands and/or the neighbourhood in general. The following 
guidelines may be considered by the Development Authority:  

a) the suite should not be placed in front of the primary residence or placed in a manner 
which could obstruct the view from a house on an adjacent property ; 

b) The suite shall not be placed on any easements and shall not be placed on a gas line; 

c) the suite shall be sited in accordance with Setback regulations for a principal building; 

d) the site shall be graded to avoid ponding under or around the suite. 

5. A Secondary Suite that is a garden suite shall have a separation distance of at least 5.0 m from 
any other Dwelling.  

6. The separate entrance to the Secondary Suite (an additional Dwelling Unit located within and 
Accessory to a Dwelling, Single Detached) shall be accessed either from a common indoor 
landing or directly from the side or rear of the building. 

7. A Secondary Suite (an additional Dwelling Unit located within and Accessory to a Dwelling, 
Single Detached) shall be developed in such a manner that the exterior of the principal 
building containing the Secondary Suite shall appear as a single dwelling. 

8. A Secondary Suite shall not be developed within the same principal dwelling containing a 
Group Home. 

9. A Secondary Suite shall not be permitted within the second dwelling located on the same 
Parcel. 

10. A Secondary Suite shall not be subject to separation from the principal dwelling through a 
condominium conversion or subdivision. 

12.17 Service Stations, Gas Bars and Bulk Fuel Stations 
1. Minimum Site Area  

a) A Service Station shall have a minimum site area 1,500.0 m². 

b) A gas bar shall have a minimum site area of 1,200 m². 

c) A gas bar or Service Station including a car wash shall have a minimum Site Area of 
2,700 m². 

d) Where a gas bar forms part of a commercial complex or centre, the minimum Site Area 
containing gas bar buildings and pump areas shall in no case be less than 1,000.0 m². 
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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 

PARKLAND COUNTY 
 

Legislative Services, Parkland County Centre 
53109A HWY 779 
Parkland County, AB  T7Z 1R1  
Telephone:   (780) 968-8471 
Email:    sdab@parklandcounty.com  
 
HEARING DATE:   January 30, 2023 
FILE NO.:   22-D-388 

 
Notice of Decision of Subdivision and Development Appeal Board 

 
INTRODUCTION 
 
[1] The Development Authority of Parkland County (the “Development Authority”) issued a 
development permit for a Recreation Vehicle Storage (RV/Boat/Trailer/Storage Facility) for 980 
Units for property located at 53203 Range Road 274, legally described as SW-16-53-27-W4 (“the 
Lands”).  The applicant for the development permit was Jonathan Bauer as principal for Crossway 
Records Inc.  
 
[2] On January 3, 2023, Corey Jespersen (the “Appellant”) filed an appeal of the development 
permit. 
 
[3] The Subdivision and Development Appeal Board (the “Board”) held the appeal hearing on 
January 30, 2023, in person.   
 
PRELIMINARY MATTERS 
 
A. Board Members 
 
[4] At the outset of the appeal the Chair requested confirmation from all parties in attendance 
that there was no opposition to the composition of the Board hearing the appeal.  None of the 
persons in attendance had any objection to the members of the Board hearing the appeal.   
 
B. Exhibits  
 
[5] At the beginning of the hearing the Chair asked if everyone in attendance had the hearing 
package prepared for the hearing. 
 
[6] In response to a Board question about whether any of the parties had any more 
information they wished to submit, the Applicant advised that he wished to submit his speaking 
notes.  Following distribution of the document, none of the parties in attendance had any 
objection to the document and the Board marked the Applicant’s speaking notes as exhibit 9. 
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C. Miscellaneous 
 
[7] There was no request for an adjournment of the hearing. 
 
[8] There were no objections to the proposed hearing process.   
 
DECISION OF THE SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
 
[9] The Board denies the appeal.  The Board varies the Development Permit by modifying the 
conditions.  The Development Permit is subject to the following conditions and Permit Notes: 
 

1. The proposed development shall conform to the stamped approved plans and shall not 
be moved, altered or enlarged except where authorized or directed through this permit 
approval. 
 

2. The site shall be kept in a neat and orderly manner. 
 

3. In accordance with Parkland County Policy all commercial and industrial outdoor lighting 
installations and outdoor luminary replacements requiring an electrical permit shall be 
Dark Sky compliant. 
 

4. The display or placement of signage on the premises shall be in accordance with 
Subsection 15.3 in accordance with Parkland County's Land Use Bylaw 2017-18. 
 

5. The area of the approved development shall be landscaped in a manner to prevent any 
surface run-off onto adjacent properties. 
 

6. Storage shall be contained to the area as shown on the site plan submitted. This area 
shall be fenced with a minimum 6' chain link. 
 

7. The applicant is responsible to ensure the property is securely gated and locked when 
not in use. 
 

8. This permit approval is for RV units only and at no time is the storage of commercial 
vehicles permitted. 
 

9. There shall be no on-site sales, maintenance or repair of recreational vehicles (motor 
homes, travel trailers, tent trailers, boats, etc.) 
 

10. With the exception of trees required to be removed as set out in the traffic impact 
assessment, the applicant shall preserve all existing stands of trees and shrubbery 
outside the development area, for environmental and sound attenuation purposes.  
 

11. The applicant must submit a Property Access Approach Application to 
LDE@parklandcounty.com for the proposed approach improvements to TWP RD 532A. 
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The application must include turning movements to support the 12m width 
recommended in the August 20, 2022 Traffic Impact Brief. 
 

12. Both onsite and offsite drainage shall not have a negative impact or direct drainage flow 
onto adjacent properties, as per Parkland County Engineering Design Standards. 
 

13. All Erosion and Sediment Control (ESC) measures shall be in place prior to any site 
material disturbance and properly maintained during the life of the project. All measures 
shall be placed within the titled property. 
 

14. A Final Grading Certificate (Lot Grading Certificate) authenticated by a Professional 
Engineer or Alberta Land Surveyor shall be submitted for review and acceptance by 
Parkland County at the completion of work. 
 

15. No development shall occur within the Atim Creek / Big Lake Floodplain Overlay or the 
riparian setbacks determined through the application of the Riparian Setback Matrix 
Model. 
 

16. Any proposed changes shall first be submitted for review by the Development Authority. 
Any changes considered substantial or inconsistent with this approval, as determined by 
the Development Authority, may require separate development permit approval. 
 

17. Failure to comply with the conditions of this permit may result in the permit being 
cancelled and or revoked. 
 

18. Soil erosion and control measures should be implemented during construction activities 
to minimize any potential for soil sediments migrating off the subject property. 
Revegetate exposed soil areas as soon as practicable. All seed mixes must be certified 
weed free as per Canadian Standards. 
 

19. The applicant is responsible to obtain a Haul Agreement from Parkland County Public 
Works at 780-968-8448. 
 

20. The applicant is responsible to obtain any Provincial approval which may be required. All 
improvements relating to or impacting overland drainage must be compliant with Alberta 
Environment and Protected Areas (AEPA) Regulations, Acts, and Guidelines. The 
applicant must provide a copy of AEPA Water Act approval for any discharge from the 
stormwater pond into the wetland area north of the site. 
 

21. All fill material should be tested and free of deleterious material. All fill shall be free of 
contamination as defined in Table 1 of the Alberta Tier 1 Soil and Groundwater 
Remediation Guidelines. All fill shall be compacted to the geotechnical requirements and 
specifications of the Developers' Engineer. Quality control shall be the responsibility of the 
Developer. 
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PERMIT NOTES 
 

1. Implement weed control measures as outlined in the approved weed control plan to 
address noxious or prohibited noxious weeds if they are present on the subject property. 
Weed management for this site should follow the guidelines for weed management on 
industrial sites. 
 

2. Where feasible, minimize use of herbicide application in berm areas adjacent to Atim 
Creek. 
 

3. The applicant is responsible to ensure compliance with the Alberta Wildlife Act and the 
Migratory Birds Convention Act. The applicant should minimize the amount of 
undisturbed area required for vegetation clearing. Clearing activities should be timed to 
occur outside of the timing window for nesting/breeding birds (generally April 14 to 
August 28) as per the Migratory Birds Convention Act. 
 

4. If vegetation clearing is required during this period, a nest sweep should be completed 
by a qualified biologist within seven days of construction for all areas to be cleared to 
confirm that no active nests or breeding birds are present. 
 

5. It is the applicant’s responsibility to contact Alberta Utility Safety Partners (formerly 
Alberta One-Call) at 1-800-242-3447 or www.clickbeforeyoudig.com before any ground 
disturbance. 
 

6. The applicant is responsible to ensure compliance with the National Fire Code (Alberta 
Edition). 

 
SUMMARY OF HEARING  
 
[10] The following is a brief summary of the oral and written evidence submitted to the Board.  
At the beginning of the hearing, the Board indicated that it had reviewed all the written 
submissions filed in advance of the hearing.   
 
Development Authority  
 
[11] The subject Lands are legally described as SW-16-53-27-W4 and its municipal address is 
53203 Range Road 274.  The Lands are located within the AGR – Agriculture Restricted District 
of the Parkland County Land Use Bylaw No. 2017-18 (the “LUB”), and a portion of the lands are 
in the ABO – Atim Creek/Big Lake Floodplain Overlay as defined in the LUB. 

 
[12] On September 7, 2022, the Development Authority received an application for a 980-unit 
RV/Boat/Trailer Storage Facility on the Lands.  The Development Authority determined the Use 
Class to be Recreational Vehicle Storage, which is defined in the LUB as: 

 
 Recreational Vehicle Storage – means development of a yard for the outdoor storage of 
more than five Recreational Vehicles or Recreational Equipment or combination thereof.  
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This use does not include the sale, service, restoration, inspection and/or mechanical 
repair of the recreational units. 
 

[13] The LUB categorizes Recreational Vehicle Storage as a discretionary use in the Agriculture 
Restricted District. 

 
[14] In reviewing the application, the Development Authority considered the following: 

 
a. the proposed land use; 
b. the relevant planning documents; and 
c. compatibility with adjacent uses. 

 
[15] With respect to proposed land use, Recreational Vehicle Storage is a discretionary use 
within the AGR – Agriculture Restricted District.  The proposed development meets the 
requirements for Recreational Vehicle Storage as outlined in Section 12.14 of the LUB.   
 
[16] A portion of the parcel is located within the ABO – Atim Creek/Big Lake Floodplain Overlay.  
The purpose of the Atim Creek/Big Lake Floodplain Overlay is to provide for the safe and efficient 
use of lands within the defined floodplain area through the regulation of future land use.  
Recreational Vehicle Storage is not a permitted or discretionary use within the Atim Creek/Big 
Lake Floodplain Overlay.  However, all development was restricted to lands outside of the 
identified boundaries of the Atim Creek/Big Lake Floodplain Overlay.   

 
[17] With respect to relevant planning documents, the Development Authority considered the 
Municipal Development Plan 2017-14 (the “MDP”) and the Atim Creek Area Structure Plan (the 
“ASP”). 

 
[18] The Lands are in the Rural Area and immediately adjacent to the Metropolitan Area as 
identified in the MDP Development Concept.  The Lands have low-capacity soil and are located 
along Highway 16. 

 
[19] The Lands are within a High Priority Landscape.  The Applicant submitted a Desktop 
Biophysical Assessment to support development within a High Priority Landscape as identified in 
the MDP.  The results of the Desktop Biophysical Assessment indicate that the proposed 
development is anticipated to have a low to moderate impact on the environment.  No 
development will occur within the Atim Creek/Big Lake Floodplain Overlay or the riparian setbacks 
determined through the application of the Riparian Setback Matrix Model, and erosion and 
sediment control measures shall be in place throughout the life of the project. 

 
[20] The lands are considered agricultural lands and are located within the Fringe Area as 
identified in the ASP.  Section 7.3.5 of the ASP provides that the County may approve a 
commercial use if the proposed commercial use is compatible with land uses in the vicinity and if 
the subject parcel is designated with a land use district which accommodates the commercial land 
use.  Section 7.9.6 of the ASP provides that, when approving a development for a non-agricultural 
use, the County will seek to minimize the parcel size and area to be developed for non-agricultural 
use. 
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[21] With respect to compatibility with adjacent uses, the Development Authority is of the 
opinion that the proposed development is compatible with surrounding adjacent land uses.  The 
adjacent lands are primarily used for agricultural purposes, the proposed development will have 
a 10-foot berm surrounding the development for visible screening and noise attenuation, and the 
Lands are in close proximity to a major highway.  The use of the Lands is compatible due to the 
proposed screening measures, and there is no undue interference on adjacent surrounding 
parcels. 
 
[22] On December 9, 2022, the Development Authority approved Development Permit 22-D-
388.  Under Section 16.9 of the LUB, the Development Authority may issue a Development Permit 
with or without conditions for a discretionary use if the application conforms to the LUB.  For this 
application, the proposed use is a use that can be considered on the Lands, and the items 
submitted in support of the application met the listed regulations for Recreational Vehicle Storage 
under Section 12.14 of the LUB. 

 
[23] In response to Board questions, the Development Authority stated: 

 
a. the Development Authority primarily based its compatibility assessment on the 

location of the parcel in relation to Highway 16 and the City of Spruce Grove and 
the fact that there would be no employees coming or going from the Lands;  

b. the Applicant had to reconfigure its site plan in order to accommodate the Atim 
Creek/Big Lake Floodplain Overlay and the riparian setbacks under the Riparian 
Setback Matrix Model; 

c. “maintenance” was not a defined term under the ASP or LUB, but it meant that 
there could only be storage of RV units on the Lands and no work, winterization 
or fixing up of RVs; 

d. the Development Authority used section 7.3.5 of the ASP to justify granting the 
Development Permit in the Fringe Area as the proposed site is separated from 
other commercial uses.  Further, the Development Authority took sections 7.9.1 
and 7.9.6 of the ASP into consideration by minimizing the parcel area to be 
developed for the non-agricultural use; 

e. the Development Authority reviewed the entire ASP in making its decision and was 
not limited to one section.  The Development Authority identified section 6.4.1, 
but took the whole document into consideration, including the part regarding non-
agricultural uses in section 7.3.5; and 

f. the Development Authority’s consultation with the City of Spruce Grove was 
sufficient.  The Development Authority notified the City of Spruce Grove about the 
Development Permit decision, and there was no response from the City of Spruce 
Grove. 
 

Appellant – Corey Jespersen 
 
[24] Mr. Corey Jespersen, the Appellant, made a presentation.  The Appellant stated that his 
family farms the area immediately west of the proposed development.  
 
[25] The Appellant stated that he believes the Development Authority missed key elements in 
its consideration of the Development Permit and that it must abide by the ASP. 
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[26] The Appellant believes that allowing recreational vehicle storage on agricultural lands was 
a mistake by the Development Authority.  He believes an argument for recreational vehicle 
storage can be made for unproductive lands, and this was the intent of allowing a “discretionary 
use” of Recreational Vehicle Storage on agricultural lands.  Otherwise, there would be a complete 
destruction of farmland for commercial development.  He argued that there is no economic benefit 
if farmland is destroyed and there is little to no economic benefit if commercial development 
pushes up land values of agricultural land and creates tax inequalities. 

 
[27] The Appellant raised section 3.2.1 of the ASP (Municipal Development Plan) as supporting 
his position.  The Appellant noted that the Fringe Area is restricted to agricultural uses unless 
otherwise provided for in an amendment to the ASP or through another more site-specific area 
structure plan.   

 
[28] The Appellant also noted that the Fringe Area is a half-mile-wide strip of land that is 
important to the County and to the City of Spruce Grove, and the development process requires 
extensive participation by the City of Spruce Grove.  The Appellant doubts that there was 
extensive participation by the City of Spruce Grove in issuing the Development Permit. 

 
[29] The Appellant cited section 3.3 of the ASP (Adjacent Municipalities) and especially the goal 
of the City of Spruce Grove MDP to “foster cooperation where mutual interests are at stake”, “to 
encourage the protection of rural vistas outside the City’s boundaries” and “to discourage 
incompatible land uses in the fringe areas”.  The Appellant noted that the proposed development 
does not conserve vistas and does not discourage incompatible uses. Rather, it creates the 
perception that productive agricultural lands are suitable for non-agricultural uses. 

 
[30] The Appellant referenced section 4.9 of the ASP (Major Planning Issues).  The Appellant 
noted that major planning issues identified include “marginal agricultural lands interpreted as 
having high potential for non-agricultural development”.  He summarized that concern as 
developmental pressure on productive agricultural land for non-agricultural uses, and he believes 
the Development Authority has intensified that planning issue through its decisions, and the 
Development Permit makes it worse. 

 
[31] The Appellant also noted the major planning issue of “increasing land values”, which 
makes farms less competitive.  He believes that development approvals exacerbate this issue by 
driving land values up, more than is sustainable for agricultural use. 

 
[32] The Appellant cited section 5.2 of the ASP (Key County Planning Strategies), and especially 
the MDP – Agriculture Strategy (to “encourage the enhancement of the viability of the agricultural 
industry through the conservation of productive farmlands and the diversification of the 
agricultural industry”).  The Appellant stated that it was important to allow farmers to add value, 
and the conversion to commercial use was not compatible with agricultural uses and the ASP. 

 
[33] The Appellant noted section 6.4 of the ASP (Fringe Area), and especially that “the lands 
in the Fringe Area are for agriculture, preferably extensive in nature, dairy operations or 
horticulture”.  The Appellant noted that recreational vehicle storage is not agriculture – there is 
no value to the agricultural community and the need to protect productive agricultural lands.  
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[34] The Appellant requested that the Board familiarize themselves with the Regional 
Agriculture Master Plan (“RAMP”) as municipalities around Parkland County have identified the 
same issues that the Appellant raised.  The Appellant concluded that, if agriculture is a priority to 
the County, its decisions need to reflect that. 

 
[35] In response to Board questions, the Appellant stated: 

 
a. “productive agricultural land” is land that consistently produces and allows for a 

multitude of crops; 
b. the Lands were relisted for $100,000/acre.  The Appellant has 300 acres so there 

is no reason the Appellant should consider farming and investing in his lands if the 
perceived land values are so high; 

c. the Appellant was unsure of the soil classification of the Lands, but any crop in the 
County can be grown on the Lands;  

d. the Appellant clarified that he actually owns the two quarter sections east of the 
Lands; 

e. the proposed development will not directly impact agricultural production; 
however, if the Appellant were told that he could not spread manure or cultivate 
the soil, that may conflict with his operations.  He advised that he could farm 
around it, but smaller pieces of land are less suitable for his use; 

f. the Appellant’s lands are used for farming canola, wheat, barley, oat, corn for 
silage for the dairy farm and feed, seed potatoes for export and onions.  These 
crops are suited to the sandy soil, and he can maintain production due to the 
access to water; and 

g. the Appellant’s lands adjacent to the Lands are used for farming winter wheat, 
corn, oats and soybeans as the Appellant is trying to experiment with more 
lucrative crops than grain, which requires large tracts of land in order to be 
profitable.  The Appellant stated that he could not compete with so many 
recreational vehicle storage facilities, which has forced him to grow higher value 
items because he cannot move.  He believes that there are so many recreational 
vehicle storage facilities in the area because the taxes are significantly less than in 
Edmonton. 

 
[36] The Appellant concluded his presentation by stating that discretionary uses are going to 
fall between agricultural uses and non-agricultural uses, but the Board should consider what the 
best use is for the Lands.  He noted that he does produce sod, but he uses crop rotation and that 
sod is part of that rotation, but he also has alfalfa, corn, potatoes and other crops.  He stated 
that there is lots of land suitable for commercial development, but the Lands are productive 
agricultural lands and have provided his family with generations of revenue and value.  The idea 
that all agricultural lands will be converted to non-agricultural uses will only happen if it is allowed 
to happen.  On the other hand, his having to move farther out for agricultural land is 
unsustainable.  The County has said that agricultural land is valuable, so it should start protecting 
that land. 
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Those speaking in favour of the Appeal 
 
Jason Vance 
 
[37] Mr. Jason Vance spoke in favour of the Appeal.  He lives to the northwest of the proposed 
development, and he is opposed to another recreational vehicle storage development using 
discretionary permits.  Mr. Vance stated that there are seven recreational vehicle storage yards 
already along the highway, and he drives by two every day on Range Road 272.  He believes 
both of those recreational vehicle storage yards are derelict junkyards, but they do have capacity 
for more recreational vehicles. 

 
[38] Mr. Vance expressed his concern that the Development Permit will ensure that the Lands 
could not be used for agriculture again, and that the Lands will only satisfy this one use in the 
future.  Mr. Vance argued that it provides no benefit to the County and offers no long-term jobs. 

 
[39] Mr. Vance believes that the proposed development has more visibility than others in the 
area, even with the berm, which will change the landscape and put pressure on agricultural land. 
 
Randy Jespersen 
 
[40] Mr. Randy Jespersen spoke in favour of the Appeal.  He lives to the east of the proposed 
development.  He did not have any new issues to raise but agreed with the Appellant’s and Mr. 
Vance’s presentations. 
 
Graham Jespersen 
 
[41] Mr. Graham Jespersen spoke in favour of the Appeal.  He is an adjacent landowner of a 
parcel northwest of the proposed development, and he further owns nine other quarter sections 
in the productive agricultural area.  Although he shares the same surname as the Appellant, he 
is not associated with the Appellant. 
 
[42] Mr. Graham Jespersen submitted that recreational vehicle storage yards directly impact 
agricultural operations because they create more flooding and runoff issues and more traffic.  
With the increase in traffic, people come onto the agricultural lands and take pictures and pick 
flowers.  Although there is no direct impact on farming production, it does affect his ability to 
farm. 

 
[43] Mr. Graham Jespersen was concerned that there was no consultation in respect of the 
impact to his operations as a result of the proposed development. 

 
[44] Mr. Graham Jespersen stated that, if his nine quarter sections were worth as much as the 
Lands, perhaps he should sell his land and move away. 
 
Nancy Goebel 
 
[45] Ms. Nancy Goebel submitted an email to the Board.  She attended the appeal by Zoom 
but did not speak.  Ms. Goebel lives adjacent to the Lands. 
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[46] Ms. Goebel objects to the proposed development on the basis that: 

 
a. the Lands are prime farmland and a 980-unit RV storage facility adjacent to the 

highway makes any future residential development less desirable; 
b. there are many developments of this type in the immediate region and in view 

from the highway already; 
c. once farmland is converted to a commercial development, it cannot be farmland 

again; and 
d. Permit Notes #2 and #3 of the Development Permit should be mandatory 

conditions. 
 

[47] Ms. Goebel submits that farmland should be protected so that farmers and the agri-food 
sector can continue to provide essential products and services. 
 
Applicant – Jonathan Bauer 
 
[48] Mr. Jonathan Bauer, the Applicant and one of the principals of the owner, Crossway 
Records Inc., made a presentation.   
 
[49] The Applicant introduced his family as part of the community and noted that he is a fourth-
generation Bauer in Parkland County.  His grandfather homesteaded on the quarter section where 
the hearing was located and raised first-class No. 1 seed barley.  His sister is and his parents 
were teachers in Parkland County.  

 
[50] The Applicant stated that his family had a dream of developing a recreational vehicle 
storage facility, and this became Parkland RV Storage in the fall of 2018.  His goal has been to 
have a clean, quiet and customer-focused business, and he has since achieved this goal.  The 
Applicant informed the Board that Alberta has the highest per-capita rate of recreational vehicle 
owners and users, which is why there is a demand for recreational vehicle storage facilities. 

 
[51] The Applicant noted that it was a ten-month process to attain the Development Permit 
due to the reviews and approvals required.  His family has invested over $30,000 into the 
Development Permit application alone to meet the required environmental assessments, traffic 
impact assessments and engineering reviews.  He advised that he aims to meet all the conditions 
of approval under the Development Permit. 

 
[52] The Applicant noted that section 4.4.2 of the LUB states that Recreational Vehicle Storage 
is an appropriate use in the AGR – Agricultural Restricted District as it is listed as a discretionary 
use.  He noted that there are many use options for the Agricultural Restricted District, and that 
the Development Permit was carefully done with consideration for these uses.  He further notes 
that the proposed development is restricted to lands outside of the Atim Creek/Big Lake Floodplain 
Overlay. 

 
[53] The Applicant referenced section 5.2 of the ASP (Key County Planning Strategies) as 
saying that the ASP “provides for a variety of farming activities as a transition use until lands are 
developed for residential or other non-agricultural uses.”  Recreational Vehicle Storage is a non-
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agricultural discretionary use allowed under the LUB, and the ASP does not say that all agricultural 
land “must” be agricultural – all land is agricultural land until it is used for something else. 

 
[54] The Applicant noted that section 7.3.5 of the ASP states that the County may approve a 
commercial land use in the Fringe Area if: 

 
a. the proposed site is suited for the proposed commercial use; 
b. the proposed site is separated from other commercial uses to avoid the creation 

of a commercial node;  
c. the proposed commercial use is compatible with land uses in the vicinity; 
d. the subject parcel is designated with a land use district which accommodates the 

commercial land use; and 
e. the proposed development is consistent with the provisions of the ASP. 

 
[55] In consideration of the Development Appeal, the Development Authority went through 
and confirmed that the proposed development met these five requirements.  Further, this is not 
the first time the Development Authority has had to review whether Recreational Vehicle Storage 
is a compatible and appropriate use in the Fringe Area, as demonstrated by the map of other 
Recreational Vehicle Storage developments on page 284/289 of the Agenda Package.  
 
[56] The Applicant believes Recreational Vehicle Storage is an acceptable long-term transitional 
use that does not preclude the possible future use of the Lands for residential or other commercial 
uses.  The City of Spruce Grove agrees as the proposed development was referred to them twice 
and they provided no comments. 

 
[57] The Applicant also argued that the Lands are not prime agricultural lands as determined 
by the “Prime Agriculture Areas” map in the MDP and by the RAMP in its “Prime Agricultural Lands 
as Determined by LESA Model” map. 

 
[58] Further, RAMP supports the proposed development.  In the Message from the RAMP Chair, 
the RAMP Chair stated that the purpose of RAMP is to “[secure] these [prime] lands to ensure a 
local food source for future generations.” As shown by the “Prime Agricultural Lands as 
Determined by LESA Model” map, the Lands are not prime land to be secured.  The Lands has 
been used for the last ten years by the Appellant for commercial sod production, which is 
considered a commercial use by Alberta Environment – growing sod on the land has not been 
providing a local food source to the community. 

 
[59] Further, commercial sod production requires the significant use of fertilizers and 
herbicides, so there is no concern if the Applicant uses the same herbicides in lower quantities to 
control weeds.  Noxious weeds are required to be controlled everywhere in the county no matter 
the use of the land.  However, because the Applicant does not intend to use the Lands to grow 
commercial sod, the environment and the Atim Creek area will have a healthier ecosystem without 
extra chemicals added to the lands.  The Applicant will use best practices, following all guidelines 
set by County Engineering and Alberta Environment. 

 
[60] The Lands fall within the area designated as “Agriculture Co-Exists with Other Land Uses” 
by RAMP, which further acknowledges that “not agricultural lands in the Region can be conserved 
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for agriculture, and some agricultural lands may need to be fragmented and converted to other 
land uses.”  The Applicant noted that the Lands are already fragmented.   

 
[61] The Applicant understood that this matter is difficult for the Appellant but argued that this 
should not preclude him from using his land.  The Appellant is not restricted to this area, and the 
Lands are not the only lands that can be used for agriculture. 

 
[62] The Applicant argued that the Lands are ideal for recreational vehicle storage because it 
has little to no impact on surrounding properties and the use and enjoyment of those lands.  The 
proposed development is a significant distance from any neighbour, house or structure.  The 
Applicant has gone further and added a 10-foot-high grass berm around the perimeter of the 
proposed development to further screen the proposed development from view, even though it 
would be very beneficial to him to be highway-fronting. 

 
[63] The Applicant noted that numerous traffic impact assessments in the County and by 
Alberta Transportation confirms that recreational vehicle storage generates very low traffic 
numbers, but he went a step further to ensure the proposed development would impact traffic 
as little as possible by including a turnaround in the proposed development so no RV traffic would 
back up onto Township Road 532A. 

 
[64] Finally, the Applicant noted that he sent a letter to adjacent landowners on March 16, 
2022, asking for their feedback on the proposed development, but the Appellant did not respond.  
However, from the feedback the Applicant received, he decided to relocate the proposed 
development on the Lands. 

 
[65] In response to Board questions, the Applicant stated: 

 
a. he and his wife own Crossway Records Inc., which owns the Lands; 
b. there is no need for an amendment to the ASP under section 6.4 of the ASP 

because the use of Recreational Vehicle Storage is permitted under the ASP and 
the LUB.  Section 5.2 of the ASP contemplates that the ASP “provides for a variety 
of farming activities as a transition use until lands are developed for residential or 
other non-agricultural uses”; 

c. the berm will be created from topsoil from the Lands, which will be seeded and 
made into a grass berm. Currently, the Lands are sod and will remain sod as a 
grass berm; 

d. there will be a storm pond that follows Alberta Environment guidelines. Outflow 
will drain from the north corner of the storm pond, going through natural 
vegetation before reaching Atim Creek; and 

e. the Development Authority told him in the pre-application process and after 
approval that his letter to adjacent landowners had been sent to the City of Spruce 
Grove, but that there were no comments. Rachelle Trovato, a senior planner, also 
reviewed the ASP. 
 

[66] The Applicant concluded by stating that the Development Permit should be upheld, 
because Recreational Vehicle Storage was an appropriate use in the Fringe Area.  The Lands are 
not prime agricultural lands, and not all lands can be used for agriculture.  Agricultural lands 
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coexist with non-agricultural uses.  He ended by reading a letter of support from adjacent owners 
of his other business, Parkland RV Storage. 
 
Those speaking in favour of the Applicant  
 
Paul Hanlan 
 
[67] Mr. Paul Hanlan spoke in favour of the Applicant.  He is the principal of SV Planning & 
Development, and he was previously a development manager for Spruce Grove and Parkland 
County.  Mr. Hanlan noted that the work on the ASP and the Fringe Area was done in the early 
2000s.  

 
[68] Mr. Hanlan stated that out of Parkland County’s 590,500 acres, a negligible amount is 
used for RV storage.  He believes the County has done a great job balancing agricultural land 
protection with transition uses, but more importantly, there are no limits in the statutory plans 
regarding the amount of storage areas.  It falls to the development staff to address what 
conditions should be imposed. 

 
[69] Mr. Hanlan argued that whether the Appellant sells his land is not a planning matter, and 
that a price of $100,000 for the Lands is speculative.  Mr. Hanlan argued that the Board should 
not consider whether the Appellant will sell their land. 

 
[70] Mr. Hanlan then provided a history of the Lands.  He noted that the Lands are bisected 
by a creek, which naturally fragmented the Lands.  When a road was later built, this further 
fragmented the Lands.  Twenty years ago, a storm pond was added which again fragmented the 
Lands.  Mr. Hanlan stated that the transition of the Lands to non-agricultural uses occurred ten 
years ago when the Lands became a sod farm.  A sod farm is considered a commercial activity, 
not an agricultural activity.  

 
[71] Mr. Hanlan also stated that he was told that anything less than 80 acres of land is 
fragmented and not suitable for agricultural production, although he admitted that he was not an 
agriculture expert. 

 
[72] Mr. Hanlan noted that the Applicant agreed to all the conditions of approval of the 
Development Permit.  In response to Mr. Graham Jespersen’s concerns about flooding, Mr. Hanlan 
noted that that is why the conditions to the Development Permit exist, and he further noted that 
the County needs to ensure the satisfaction of the conditions on an ongoing basis.  If there is an 
issue with respect to complying with conditions, that is an enforcement matter, and the County 
would follow up and investigate. 
 
FINDINGS OF FACT 
 
[73] In addition to the specific facts set out under the Board’s reasons, the Board finds the 
following as facts. 
 
[74] The Lands are located at SW-16-53-27-W4, municipally described as 53203 Range Road 
274, Parkland County. 
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[75] The appeal was filed on January 3, 2023. 
 
[76] The Appellant is the affected person.   

 
[77] Those speaking in support of the appeal and those speaking in opposition to the appeal 
are affected persons.   
 
REASONS 
 
Affected Persons 
 
[78] The Board must determine whether those appearing and speaking before the Board are 
affected persons.  The Board notes that there was no objection made to those making 
submissions to the Board; however, the Board wishes to review this issue for completeness.   
 
[79] The Appellant is the immediately adjacent land owner.  Due to his proximity to the 
proposed development, the Board finds that he is affected by the proposed development. 

 
[80] The Applicant is the applicant for the development permit.  Since it is the Applicant’s 
permit under appeal, the Board finds that the Applicant is affected by the proposed development. 

 
[81] All of those speaking in favour of the appeal live in close proximity to the proposed 
development.  The evidence was that they live in relatively close proximity to the proposed 
development.  Due to their proximity, the Board finds that they are affected by the proposed 
development. 

 
[82] Mr. Hanlan is the principal of SV Planning and Development.  He worked with Mr. Bauer 
on the application for the development permit.  Since he assisted Mr. Bauer, the Board was 
prepared to consider his evidence as it is relevant to the questions. 

 
[83] The Board notes that the Appellant referred to a letter from neighbours to his existing RV 
storage facility.  The Board is of the view that the persons listed in the letter (page 287/289) are 
not affected by the proposed development.  The Board placed little to no weight on this letter for 
that reason and because their comments are predominantly in relation to the Applicant.  The 
Board is tasked with determining whether the permit for the proposed development should be 
issued and is not tasked with any evaluation of the Applicant himself.   
 
Jurisdiction and Issues to be decided 
 
[84] The Board’s jurisdiction is found in section 687(3) of the MGA.   

687(3)  In determining an appeal, the board hearing the appeal referred to in subsection (1) 

 (a) repealed 2020 c39 s10(52); 

 (a.1) must comply with any applicable land use policies;  

 (a.2) subject to section 638, must comply with any applicable statutory plans; 
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 (a.3) subject to clauses (a.4) and (d), must comply with any land use bylaw in effect;  

 (a.4) . . . 

 (b) . . .  

 (c) may confirm, revoke or vary the order, decision or development permit or any condition 
attached to any of them or make or substitute an order, decision or permit of its own; 

 (d) may make an order or decision or issue or confirm the issue of a development permit even 
though the proposed development does not comply with the land use bylaw if, in its opinion, 

 (i) the proposed development would not 

 (A) unduly interfere with the amenities of the neighbourhood, or 

 (B) materially interfere with or affect the use, enjoyment or value of neighbouring 
parcels of land, 

  and 

 (ii) the proposed development conforms with the use prescribed for that land or building in 
the land use bylaw. 

 
[85] In its decision, the Board must determine:  
 

a. Does the proposed development comply with the applicable statutory plans? 
 

b. What is the nature of the use? 
 
c. Is the proposed development compatible with adjacent uses?  

 
[86] In making this decision, the Board has examined the provisions of the MGA and has 
considered the oral and written submissions made by and on behalf of those who provided 
evidence:  the Development Authority and the Appellant, and the witnesses who spoke on behalf 
of the Appellant, as well as the Applicant and those who spoke in opposition to the appeal. 
 
Does the proposed development comply with the applicable statutory plans? 
 
[87] The first question the Board must address is whether the proposed development complies 
with the applicable statutory plans. 
 
[88] The Appellant argued that the proposed development was inconsistent with 2 of the 
County’s statutory plans.  First, the Appellant referenced provisions of the County’s Municipal 
Development Plan as shown in the ASP: 

 
The Fringe Area is a strip of land, one-half mile wide, along the north side of Highway 16 of 
intermunicipal importance to both the County and the City of Spruce Grove.  The Fringe Area is 
restricted to agricultural uses unless otherwise provided for in an amendment to this area 
structure plan or through another more site specific area structure plan.  In either case, the 
process will require extensive participation by the City of Spruce Grove. (page 152/289) 
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City of Spruce Grove 
The City of Spruce Grove borders the plan area for three miles along Highway 16. Within the 
City, the Municipal Development Plan designates future residential development and 
environmental management areas. The latter category includes the environmentally significant 
Atim Creek, the terrain immediately adjacent to the creek and some upland areas along the 
stream course. A portion of the residential lands includes open space for the existing golf course. 
The City of Spruce Grove MDP contains policies that promote intermunicipal co-operation and 
communication on development matters. The goal is to foster cooperation where mutual interests 
are at stake. Some of the objectives include the conservation of shared natural environmental 
assets, to encourage the protection of rural vistas outside the City’s boundary, to discourage 
incompatible land uses in the fringe areas and to ensure continuity in transportation systems. 
(page 153/189) 

 
4.9 Major Planning Issues 
During the course of community consultation a number of land use and related planning issues 
were identified. The more significant are summarized below by general category. 
 
Considerable development pressure 

• proximity to cities and towns and accessibility via paved highways 
• scenic rural amenities attractive for country residential development 
• cost implications for the County regarding road upgrades and other infrastructure 

improvements 
• for sites that have limitations for farming, but often similarly for development 
• marginal agricultural lands interpreted as having high potential for nonagricultural 

development 

. . .  
Security of Agriculture 

• increasing land value (inhibits farm expansion; promotes sale of land for 
• non-farm uses) 
• fragmentation of agricultural land 
• encroachment by non-farm uses on farm operations and lands 
• increasingly difficult for intensive livestock operations to expand and establish 

. . . (pages 156-157/289) 
(emphasis added) 
 
Parkland County’s Municipal Development Plan (Bylaw #38-98) emphasizes the following 
strategic community planning intent for the County as a whole:  
 

Parkland County intends to facilitate choices for rural residential living and beneficial 
economic development, including measures to promote the continued viability of 
agriculture, through the allocation of compatible land uses, the conservation of resources 
and the environment, and the effective provision of municipal services and 
infrastructure.” (page 158/289) 
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5.2 Key County Planning Strategies  
MDP – Agriculture Strategy: To maintain the significance of agriculture to the economy and way 
of life of the County, and therefore encourage the enhancement of the viability of the agricultural 
industry through the conservation of productive farmlands and the diversification of the 
agricultural industry.  
 
Structure Plan: provides for a variety of farming activities as a transition use until lands are 
developed for residential or other non-agricultural uses. (page 158/289) 

 
[89] The Appellant argued that the above references to the County’s MDP illustrated that the 
overall intention was for the Lands to remain in agricultural production.  The Appellant argued 
that the proposed development, which was commercial in nature, was contrary to the 
preservation of agricultural lands. 
 
[90] In response, the Applicant argued that s. 6.1 of the ASP (page 160/289) evidenced the 
County’s desire to have agriculture be preserved until other uses were implemented.   

 
6.1 Key Elements 
The key elements of the Atim Creek North Area Structure Plan land use strategy are: 
(1) to provide for country residential expansion in a manner compatible with the infrastructure 
and water resources of the area; 
(2) to provide for a variety of agricultural operations until the lands they occupy are developed 
for residential or other non-agricultural uses; 
(3) to conserve sensitive environmental features; 
(4) to protect major transportation and utility infrastructure from encroachment. While the key 
element of the Plan is to provide for the expansion of country residential areas, the elements 
reflect the diversity of the area’s topography, amenities and sensitive features while providing for 
agriculture as a transition use. (emphasis added)  

 
[91] The Board notes that the Development Authority has referred to County Bylaw 2017-14 
as the County’s current MDP and at page 12/289 has referenced that the Lands are in a Rural 
Agricultural Area, and are in a high priority Landscape, but are not in a Prime Agricultural Area or 
a Prime Recreation or Tourist Area.  The Appellant also referred to the fact that the MDP does 
not identify the Lands as Prime Agricultural Area.  
 
[92] The Board finds as a fact that the references to the MDP found in the ASP are to a previous 
version of the County’s MDP, and not the most current version, which is bylaw 2017-14.  The 
Board did not place much weight on the references to an outdated MDP shown in the ASP.  The 
Board notes that it must apply current bylaws.  The Board examined the current MDP, section 4 
to determine if the proposed development was inconsistent with the MDP. 

 
[93] The Board notes that, as stated by the Applicant, the Lands are not within the Prime 
Agricultural Areas identified in Figure 9.  In making this observation, the Board recognizes that 
the Lands, as well as the lands farmed by the Appellant, are productive agricultural lands.  The 
Board accepts the uncontradicted evidence of the Appellant and those speaking in favour of the 
appeal that the Appellants have a long history of successful agricultural use of their lands, 
including using it for a variety of crops.  The point to be made with this observation is that the 
County has established policies to minimize the conversion of high capability agricultural lands.  
Even so, the language of the current MDP is not mandatory.  Section 4.1.2.c uses the word 
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“should” which the MDP defines as “SHOULD – a directive term that indicates a preferred outcome 
or course of action but one that is not mandatory”. (see page 05 of the MDP1).  In the absence 
of mandatory language preventing the use of agricultural land for a non-agricultural use, the 
Board cannot find that the proposed development is contrary to the MDP.  

 
4.1.2.c  The conversion of high capability agricultural lands to non-agricultural uses 
should be minimized to support continued agricultural production. 

 
[94] The Board then turned to an examination of the ASP.  The Appellant referenced the above 
sections, as well as s. 6.4 (below), in support of his argument that the use of the Lands for a 
non-agricultural purpose is contrary to the ASP.  The Appellant and the Applicant agree that the 
lands are in the Fringe Area identified in the ASP.  There was no evidence that there has been an 
amendment to the ASP, or a more specific ASP superseding the ASP.   

 
6.4 Fringe Area The Fringe Area covers lands deemed to be of intermunicipal interest 
to the County and Spruce Grove. Unless otherwise specifically provided for by an 
amendment to this area structure plan or through a more site specific area structure plan 
that supercedes the provisions in the Atim Creek North Area Structure Plan, the lands in 
the Fringe Area are for agriculture, preferably extensive in nature, dairy operations or 
horticulture.  
 
6.4.1 The use of land within the Fringe Area will be for agriculture, unless otherwise 
specifically provided for by an amendment to this area structure plan or through a more 
site specific area structure plan that supercedes the provisions in the Atim Creek North 
Area Structure Plan. (page 161/289) 
 

[95] In response, the Applicant argued that s. 7.3.5 of the ASP authorized the use of the Lands 
for a commercial use. 
 

7.3.5 In the Country Residential Core Area, Manufactured Home Community Area and 
Fringe Area, the County may approve a commercial land use if: 
(a) the proposed site is suited for the proposed commercial use; 
(b) the proposed site is separated from other commercial uses to avoid the creation of a 
commercial node; 
(c) the proposed commercial use is compatible with land uses in the vicinity; 
(d) the subject parcel is designated with a land use district which accommodates the 
commercial land use; and 
(e) the proposed development is consistent with the provisions of this Plan. (page 167-
168/289) 

 
[96] In examining the ASP, the Board noted that there were provisions dealing with the 
interpretation of the word “will”.  In examining the interplay between section 6.4.1 and 7.3.5, the 
Board notes that s. 6.4.1 says the Lands “will be agricultural”.  The Board does not find the use 
of the words “will be” as importing a mandatory intention.  If a mandatory intention had been 
desired by Council, it could have used the words “must” or “shall” as it did in other sections, for 
example see 7.10.5 of the ASP (page 176-289). 
 

1 https://www.parklandcounty.com/en/county-office/resources/Documents/MDP/Bylaw-2017-14-Municipal-
Development-Plan-high-resolution.pdf. 
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[97] The Board must reconcile s. 6.4.1 and s. 7.3.5.  The Board interprets s. 6.4.1 to be an 
expression of the County’s intention to have agricultural use as the main use.  However, the ASP 
itself provides an “override” to that intention.  S. 7.3.5 provides that the County may approve a 
commercial land use in the Fringe Area, provided that the 5 elements of s. 7.3.5 are met.  If all 
5 elements are not met, then the Board could conclude that the “override” clause (s. 7.3.5) is not 
engaged and the proposed development is contrary to the ASP.  However, if the 5 elements are 
met, then the Board can conclude that the proposed development is consistent with the ASP. 

 
[98] The Board now turns to an examination of each of the 5 elements. 

 
a. Is the proposed site suited for the proposed commercial use? 

 
The proposed use is “recreational vehicle storage”.  The Appellant and the 
Applicant appeared to agree that the proposed use was commercial in nature.  In 
regard to whether the Lands are suited for the use, the Applicant argued that the 
lands are suited for commercial use: 
 

• due to their proximity to the City of Spruce Grove and the absence of 
objection from the City; 

• their identification as not being prime agricultural land; 
• the location of other Recreational Vehicle Storage facilities in the area.  

 
The Board did not receive any evidence that the Lands are unsuited for recreational 
vehicle storage.  The Board accepts the argument of the Applicant regarding the 
suitability of the Lands for a commercial use and based on the above, finds as a 
fact that the Lands are suitable for the proposed commercial use. 
 

b. Is the proposed site separated from other commercial uses to avoid the creation 
of a commercial node? 
 
The map at page 132/289 shows that the surrounding land uses appear to be 
agricultural in nature.  There was no evidence before the Board that there were 
other commercial uses near the proposed development.  Therefore, the Board 
finds as a fact that the proposed site is separated from other commercial uses to 
avoid the creation of a commercial node. 
 

c. Is the proposed commercial use compatible with land uses in the vicinity? 
 
In relation to the word “vicinity”, the Board notes that this word is not defined in 
the ASP.  The Board finds that “vicinity” in the context of this issue is broader than 
just the immediately adjacent properties.  To limit the examination of compatibility 
to just immediately adjacent uses would be very limiting.  The Board is of the view 
that it should be looking a bit more broadly at this issue and not with such a limited 
scope of only the properties immediately adjacent to the Lands.   
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For the reasons set out in more depth at paragraphs [100] to [108] below, the 
Board finds that the Recreational Vehicle Storage use is compatible with the land 
uses in the vicinity.   

 
d. Is the subject parcel designated with a land use district which accommodates the 

commercial land use? 
 

The evidence of the Development Authority is that the district is Agricultural 
Restricted District (AGR) (see page 111/289) and that the use of recreational 
vehicle storage is a discretionary use in the AGR district (see page 112/289).  Since 
the use is discretionary in the district, the Board finds that the Lands are zoned to 
accommodate the commercial land use. 

 
e. Is the proposed development consistent with the provisions of the ASP? 

 
As set out above, the Board finds that there is an express recognition in the ASP 
that the County can authorize a commercial use within the Fringe Area, provided 
that the conditions of s. 7.3.5 are met.   
  

What is the nature of the use? 
 
[99] The Board must address the nature of the use.  As set out above in paragraph [98]d, 
Recreational Vehicle Storage is a discretionary use in the AGR district.   
 
Is the proposed development compatible with the adjacent uses? 
 
[100] Having concluded that the use (Recreational Vehicle Storage) is a discretionary use, the 
Board must assess the compatibility of the proposed development with adjacent uses.  This 
analysis of compatibility is also required for the Board’s evaluation of s. 7.3.5.c of the ASP.  The 
following analysis applies to the  
 

[14]           The object and purpose of a discretionary use is to allow the development authority to 
assess the particular type and character of the use involved, including its intensity and its 
compatibility with adjacent uses.2 
 

[101] The first point to be addressed is that the above quote references “adjacent uses”, while 
the ASP references uses in the “vicinity”.  The Board is of the view that the word “adjacent” set 
out in the above quote is meant to refer not just to uses immediately adjacent to a proposed 
development since there may be impacts of a development which extend beyond the immediate 
neighbours.  In considering the impact of a proposed development, the Board is of the view that 
it can consider the impact in the vicinity.  This provides the Board with the latitude to consider 
the immediately adjacent lands, and other lands which might or might not be impacted by the 
proposed development. 
 

2 Rossdale Community League (1974) v. Edmonton (Subdivision and Development Appeal Board), 2009 ABCA 261. 
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[102] The evidence before the Board is that there are 6 other Recreational Vehicle Storage 
facilities (see page 284/289).  The Board heard no evidence about the impact that adding a 7th 
Recreational Vehicle Storage facility might have on the adjacent uses of lands (i.e., the additional 
density of an additional facility), nor did the Board hear any evidence of any negative impact that 
those existing 6 facilities have on their adjacent or neighbouring uses.   
 
[103] The Appellant did not provide specific impacts of the proposed development on his lands, 
arguing about the preservation of agricultural lands and the impact of fragmentation of land on 
agriculture.  The Board acknowledges the concerns raised by the Appellant and supported by 
those speaking in favour of the appeal.  However, it is the County which makes the policy choices 
in its statutory plans to preserve agricultural land, prevent premature fragmentation of agricultural 
lands and to prevent certain kinds of development in specific areas.   

[104] The Appellant did not indicate how having a recreational vehicle storage would negatively 
affect his ability to farm his land (located to the east of the Lands).  However, those speaking in 
favour of the appeal did list some considerations suggesting possible incompatibility.  The Board 
will address those concerns. 
 
[105] The first concern identified was one of traffic impact arising from users of the proposed 
development coming to and from the Lands.  The evidence before the Board was that the 
Applicant has provided a Traffic Impact Assessment (this TIA starts at page 68/289).  The TIA 
does not identify any significant concerns regarding the proposed development.  The Board 
prefers the more specific evidence contained in the TIA over the more general statements made 
by those speaking in support of the appeal.  Further, the Board notes that the Applicant has 
indicated that he will be providing a turn around so that RV traffic would not back up onto 
Township Road 532A, with an aim to impact traffic as little as possible.  Since the turn around 
area is identified at page 22/89 and is part of the approved plan, the Applicant will need to 
construct it and it should assist in alleviating any traffic impacts.  The Board finds that there is 
insufficient evidence to establish that any traffic impacts would cause an incompatibility of the 
proposed use with the neighbouring uses. 
 
[106] Those speaking in favour of the appeal mentioned concerns regarding run off from the 
proposed development.  The Board accepts that this is a valid consideration in considering 
compatibility.  However, the statements of those speaking in favour of the appeal was quite 
general.  The Board has weighted those statements against the specific conditions and 
information contained in the package.  At page 24/289, there are details of the storm pond and 
specific requirements to address storm water drainage.  The Applicant provided a Stormwater 
Management Report prepared by an engineer (starting at page 50/289) which concludes that the 
storm pond should be sufficient to deal with storm water drainage.  The Board prefers the specific 
evidence contained in the Stormwater Management Report to the generalized concerns expressed 
by those speaking in favour of the appeal and finds as a fact that the handling of storm water 
from the Lands arising from the proposed development will not cause any incompatibility with 
neighbouring uses.  
 
[107] Those speaking in favour of the appeal also suggested that there may be some visual 
impacts from the proposed development.  The Applicant advised that he would add a 10-foot-
high grass berm around the perimeter of the proposed development to further screen the 
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proposed development from view.  Further, the Board examined the photos submitted by the 
Applicant (see Exhibit 9).  Those photographs show the view to the neighbouring residences.  The 
Board finds that the distances, as well as the existence of the berm will minimize any visual impact 
from the proposed development.   

[108] Those speaking in favour of the appeal also suggested that some of the people who use
the proposed development may trespass onto their property, stating that he had had people come
to his lands and pick his flowers.  The Board notes that the concerns pre-existed the proposed
development and cannot be tied specifically to the proposed development.  The Board does not
accept that this concern would result in the incompatibility of the proposed development with
neighbouring uses.

[109] The Board noted that the Appellant commented specifically on the value of the Lands, and
the tax inequalities between rates paid within the County and that paid within Edmonton (but
without mentioning specifics or providing details of taxation rates).  The Board placed no weight
on these comments.  The Board acknowledges that the Lands may have a significant purchase
price and that there may be a tax rate differential.  However, these factors are not related to
whether there is compatibility of the proposed use of Recreational Vehicle Sales on the Lands,
and the uses of neighbouring properties.

Conclusion 

[110] For the above reasons, the Board dismisses the appeal and issues the development
permit subject to the conditions set out at paragraph [9], above.

[111] Issued this 8th day of February, 2023 for the Parkland County Subdivision and
Development Appeal Board.

____________________________ 
B. Williams, Clerk of the SDAB, on behalf of D. Smith, Chair
SUBDIVISION AND DEVELOPMENT APPEAL BOARD

This decision may be appealed to the Court of Appeal of Alberta on a question of law or 
jurisdiction, pursuant to Section 688 of the Municipal Government Act, RSA 2000, c M-26.  

APPENDIX “A” 
REPRESENTATIONS 

PERSON APPEARING 
1. Karen Kormos, Manager, Development Planning & Safety Codes
2. Corey Jespersen, Appellant
3. Jason Vance
4. Randy Jespersen
5. Graham Jespersen
6. Jonathan Bauer, Applicant
7. Paul Hanlan, SV Planning & Development
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APPENDIX “B” 
DOCUMENTS RECEIVED AND CONSIDERED BY THE SDAB: 
 

January 30, 2023 Agenda Package  

Exhibit Description Date Pages 
1.  Agenda Coversheet January 26, 2023 1 

2.  Table of Contents January 26, 2023 2 

3.  Notice of Appeal  January 3, 2023 8 

4.  Hearing Notification  January 12, 2023 9-10 

5.  Submission of the Development Authority January 24, 2023 11-141 

6.  Submission of the Appellant January 23, 2023 142-265 

7.  Submission in Support of the Appeal  January 17, 2023 266-268 

8.  Submission of the Applicant January 24, 2023 269-289 

 

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 589



SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 590



SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 591



EXHIBIT #1 – SW 16-53-27-W4 
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DISCRETIONARY USE
APPROVED DEVELOPMENT PERMIT

Application No: 22-D-388
Roll: 651000

Applicant(s)

Jonathan Bauer

On October 31, 2022, the Development Authority deemed your application complete. In reviewing your 
application and associated submittals for the Development described as “RV/Boat/Trailer Storage Facility for 
980 Units”, the Development Authority determined the use to be for RECREATIONAL VEHICLE STORAGE.

The subject property is located at 53203 RGE RD 274  , legally described as W4-27-53-16-SW,  and is within 
the Agricultural Restricted District.

This Development Permit APPROVAL authorizes the RECREATIONAL VEHICLE STORAGE  as a 
DISCRETIONARY USE in accordance with Section 4.4 of Parkland County Land Use Bylaw 2017-18. In 
accordance with Section 16.14.1 of Parkland County Land Use Bylaw 2017-18, this Development Permit is not 
valid unless and until:

 Any conditions, except those of a continuing nature, have been fulfilled; and, 
 No notice of appeal has been served by the Applicant or adjacent landowners on the Subdivision and 

Development Appeal Board in accordance with the Municipal Government Act s.686(1). 

This approval is subject to the following  conditions:
CONDITIONS

1. The proposed development shall conform to the stamped approved plans and shall not be moved, 
altered or enlarged except where authorized or directed through this permit approval.

2. The site shall be kept in a neat and orderly manner.
3. As per Parkland County Policy all commercial and industrial outdoor lighting installations and 

outdoor luminary replacements requiring an electrical permit shall be Dark Sky compliant.
4. The display or placement of signage on the premises shall be in accordance with Subsection 15.3 

as per Parkland County's Land Use Bylaw 2017-18.
5. The area of the approved development shall be landscaped in a manner to prevent any surface 

run-off onto adjacent properties.
6. Storage shall be contained to the area as shown on the site plan submitted. This area shall be 

fenced with a minimum 6' chain link.
7. The applicant is responsible to ensure the property is securely gated and locked when not in use.
8. This permit approval is for RV units only and at no time is the storage of commercial vehicles 

permitted;
9. There shall be no on-site sales, maintenance or repair of recreational vehicles (motor homes, travel

trailers, tent trailers, boats, etc.)
10. The applicant shall preserve all existing stands of trees and shrubbery outside the development 

area for environmental and sound attenuation purposes.
11. The applicant must submit a Property Access Approach Application to 

LDE@parklandcounty.com for the proposed approach improvements to TWP RD 532A. The 
application must include turning movements to support the 12m width recommended in the 
August 20, 2022 Traffic Impact Brief.

12. Both onsite and offsite drainage shall not have a negative impact or direct drainage flow onto 
adjacent properties, as per Parkland County Engineering Design Standards. 

13. All Erosion and Sediment Control (ESC) measures shall be in place prior to any site material 
disturbance and properly maintained during the life of the project. All measures shall be placed 
within the titled property. 

14. A Final Grading Certificate (Lot Grading Certificate) authenticated by a Professional Engineer 
or Alberta Land Surveyor shall be submitted for review and acceptance by Parkland County at 
the completion of work.

15. No development shall occur within the Atim Creek / Big Lake Floodplain Overlay or the riparian 
setbacks determined through the application of the Riparian Setback Matrix Model.

16. Any proposed changes shall first be submitted for review by the Development Authority. Any 
changes considered substantial or inconsistent with this approval, as determined by the 
Development Authority, may require separate development permit approval.

17. Failure to comply with the conditions of this permit may result in the permit being cancelled and or 
revoked.

The applicant is advised of the following  permit notes:
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DISCRETIONARY USE
APPROVED DEVELOPMENT PERMIT

Application No: 22-D-388
Roll: 651000

PERMIT NOTES
1. Soil erosion and control measures should be implemented during construction activities to 

minimize any potential for soil sediments migrating off the subject property. Revegetate exposed 
soil areas as soon as practicable. All seed mixes must be certified weed free as per Canadian 
Standards. 

2. Implement weed control measures as outlined in the approved weed control plan to address 
noxious or prohibited noxious weeds if they are present on the subject property. Weed 
management for this site should follow the guidelines for weed management on industrial sites. 
Where feasible, minimize use of herbicide application in berm areas adjacent to Atim Creek.

3. The applicant is responsible to ensure compliance with the Alberta Wildlife Act and the Migratory 
Birds Convention Act. The applicant should minimize the amount of undisturbed area required for 
vegetation clearing. Clearing activities should be timed to occur outside of the timing window for 
nesting/breeding birds (generally April 14 to August 28) as per the Migratory Birds Convention Act. 
If vegetation clearing is required during this period, a nest sweep should be completed by a 
qualified biologist within seven days of construction for all areas to be cleared to confirm that no 
active nests or breeding birds are present. 

4. It is the applicant’s responsibility to contact Alberta Utility Safety Partners (formerly Alberta One-
Call) at 1-800-242-3447 or www.clickbeforeyoudig.com before any ground disturbance.

5. The applicant is responsible to obtain a Haul Agreement from Parkland County Public Works at 
780-968-8448.

6. The applicant is responsible to ensure compliance with the National Fire Code (Alberta Edition).
7. The applicant is responsible to obtain any Provincial approval which may be required. All 

improvements relating to or impacting overland drainage must be compliant with Alberta 
Environment and Parks (AEP) Regulations, Acts, and Guidelines. The applicant must provide a 
copy of AEP Water Act approval for any discharge from the stormwater pond into the wetland area 
north of the site. 

8. All fill material should be tested and free of deleterious material. All fill shall be free of 
contamination as defined in Table 1 of the Alberta Tier 1 Soil and Groundwater Remediation 
Guidelines. All fill shall be compacted to the geotechnical requirements and specifications of the 
Developers' Engineer. Quality control shall be the responsibility of the Developer. 

This decision was issued on December 09, 2022

If no notice of appeal is served, the permit will come into effect on :
  January 4, 2023

 
Seghan MacDonald
Development Planner II
Development Authority

The development must be started and diligently pursued within twelve (12) months  from the Date of Decision, 
unless otherwise specified on this development permit approval or in the conditions of the development permit 
approval.  If the authorized development is not commenced, the approval ceases and this permit is deemed void,
expired and without effect

DO YOU WISH TO APPEAL THIS DECISION?

This decision may be appealed to the Subdivision and Development Appeal Board within twenty-one (21) days 
after the Date of Decision pursuant to Section 686 of the Municipal Government Act, RSA 2000, CM-26.

For inquiries regarding the appeal process or to submit an appeal, please contact Parkland County Legislative 
Services at 780-968-8471 or SDAB@parklandcounty.com. Parkland County requires that a non-refundable fee 
of $200.00  must be paid for an appeal served on the Subdivision and Development Appeal Board by the 
applicant. 
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Hello Parkland County Planning and Development Team, 
 
This document provides a summary of the responses received to the Adjacent Landowner Mailout, 
which was delivered to the Parkland Office on July 24, 2024. Over the period from the delivery of 
the mailout on July 24, 2024, to August 16, 2024—24 days later—there has been one phone call 
and one email response from the 19 adjacent landowners who were contacted. 
Included in this document are the following: 

1. A copy of the letter that was sent to the adjacent landowners. 
2. A summary of the phone call received. 
3. A summary of the email correspondence, including the reply sent. 

 
Sincerely, 
Jonathan Bauer 
 
 

1. A copy of the letter that was sent to the adjacent landowners. 
 

July 24 2024 
 
Dear Adjacent Landowners, 
 
I'd like to take a moment to connect with neighboring landowners and express my gratitude in 
advance for reviewing this letter outlining a planned development. I am seeking to expand my 
current RV Storage Facility to serve Parkland County and surrounding municipalities as our 
communities continued to expand and as older facilities close their doors.  The aim of this 
correspondence is to gather feedback on the proposed development prior to seeking a 
development permit from Parkland County.  
 
Site Background 
 
The site of this proposed development is on a portion of the parcel at SW-16-53-27-W4. Most of 
this parcel is currently being utilized as an RV Storage Facility with 980 stalls.  A smaller 8 acre 
portion of land to the south of this existing RV Storage Facility is currently sitting vacant.  
Previously used as a commercial sod farm, this land is not in the Prime Agriculture Land Area as 
per the Municipal Development Plan.   
 
The proximity of this land to the highway corridor and an irregular shape makes it an excellent 
candidate to serve Parkland and surrounding communities in a commercial nature due to the quick 
access to and from the highway.  There is a capital wastewater line that runs on the border of the 
property which limits some of the uses of this land as well as what is allowed to be done in this 
Right of Way.   
 
Project Scope 
 
This purpose of this proposed development is an application to expand the current facility by an 
additional 400 units.  The goal of this business and application is to serve our community and 
surrounding communities by encouraging RV and Boat storage in one easy to access location off 
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the Yellowhead, rather than numerous small developments throughout the county.  The hours of 
operation will remain as 7AM-10PM daily.  The number of employees will include one daily 
employee onsite as required and one or two seasonal workers to help with maintenance 
occasionally.  The design and layout of the facility can be seen in the attachments.  The timeline of 
the project is to commence with construction to begin Fall of 2024/Spring 2025.  There will be no 
new entrances required for this addition.  There are no new buildings/office spaces/or structures 
proposed in this addition. 
 
Considerations That Will Be Taken in the Development will include: 
 
Environmental Conservation: The section of the parcel designated for development does not 
contain any environmentally significant features, wetlands, or natural areas.  A grassed berm and 
trees will be added to the South Portion of the land where safety allows to help screen this 
development where possible.  A stormwater pond feature will border the highway.  
 
Stormwater Management: A tailored drainage strategy will be formulated to ensure effective on-
site storm management, incorporating measures for stormwater retention, erosion control, and 
sediment management. 
 
Services: No new services will be introduced to the expansion of the development that are not 
already operating on the existing development. 
 
Facility: The regular facility hours will be 7 AM-10 PM. The development will have design 
standards, hard-packed surface, Dark Sky Compliant Lighting, fencing, landscaping, secured gated 
access.  No additional entrance or exist to the county road will be required but only current ones 
will be utilized.  The same hard packed gravel surface will be used as in the first RV Storage facility 
to allow for property drainage and ground stability for RV storage to ensure a clean and tidy 
facility. 
 
Safety and Site Accessibility: Consultation is ongoing with Parkland County Engineering and 
Alberta Transportation to ensure that the Traffic Impact as a result of this proposed development 
is assessed to ensure traffic safety is maintained.   
 
Land Use Bylaw Compliance – this proposed development meets the land use bylaw regulations 
which includes the setback regulations.   
 
Moreover, in section 12.14 of the specific use regulations pertaining to RV Storage, this 
development will meet all requirements including: 
 
a) a minimum Setback of 6.0 m shall be required from any Property Line; 
b) storage shall be as required under the Alberta Fire Code pertaining to water for fire 
suppression, fencing and access, etc.; 
c) vehicle entrances and exits, as well as internal vehicle routes shall be designed in a manner 
that provides a safe and clearly defined circulation pattern; 
d) all on-site roadways, parking, loading and storage areas shall have a durable hard surface 
of asphalt, gravel or similar material and the same shall be drained, developed to the 
satisfaction of the Development officer and the Parkland County Engineering Department; 
e) where on-site parking or storage is illuminated, all lighting shall be positioned in such a 
manner that lighting falling onto abutting properties is minimized; 
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f) any developed portion of the site must be graded, contoured and seeded and shall 
provide for a satisfactory disposal of surface water by grading and drainage in such a 
PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18 
CONSOLIDATED JUNE 19, 2020 
Development Regulations Section 12 - Specific Use Regulations 151 
manner that no surface water shall drain onto public roadway or other neighbouring 
property; 
g) there shall be no storage of hazardous materials or goods on site; 
h) no day use or over-night accommodation shall be allowed on site; 
i) the storage of Recreational Vehicles shall not include storage for the salvage of, or for 
derelict Recreational Vehicles; 
j) the Recreational Vehicle compound shall be fenced with a minimum 1.83 m high chain link 
fence around the periphery of the storage area; 
k) any proposed sanitation dump shall be in accordance with the Alberta Safety Code; 
l) landscaping, if required by the Development Authority, shall be as follows: 
i) on sites smaller than 1.0 ha a minimum of 10%, or as otherwise required by the 
Development Authority, of the site shall be landscaped. On sites larger than1.0 ha, a 
minimum of 60%, or as otherwise required by the Development Authority, of the 
required front and side yard Setbacks of the site shall be landscaped; 
ii) one tree for every 40.0 m² of landscaped area, to a minimum of four trees, at a 
proportion of approximately 1:1 deciduous and coniferous trees, provided that where 
new tree plantings are otherwise required, existing trees that comply with the 
Minimum Tree Sizes can be used; 
iii) one shrub for every 60.0 m² of landscaped area shall be provided to a minimum of six 
shrubs, at a proportion of approximately 2:1 of deciduous and coniferous shrubs; 
iv) deciduous trees shall be a minimum of 63.0 mm caliper measured 450.0 mm from 
ground level. Coniferous trees shall be 2.5 m in height. 
 
The Subdivision and Appeal Board has also ruled previously that the use of this portion of land for 
RV Storage meets the criteria for RV Storage in the Atim Creek North Area Structure Plan as a 
permitted commercial use of this land.  
 
My goal is to utilize this land for RV Storage until such time that a greater and higher use of the 
land is recognized as the county and city of Spruce Grove expands in the coming years. 
 
Your feedback will contribute to refining the development concept and will be included in a future 
development permit application to the County. 
 
Kindly share your comments on the proposed development by August 14, 2024, via email at 
crosswaydevelopmentsspruce@gmail.com. 
 
Sincerely, 
 
Jonathan Bauer 
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jmason@arrowutilities.ca 

(p) 780.416.6804 

www.arrowutilities.ca  
 

 

 

Crossway DevelopmentsSpruce <crosswaydevelopmentsspruce@gmail.com> 

 
Spruce Grove RV Storage Plan 

 
Jay Mason <JMason@arrowutilities.ca> Fri, Aug 2, 2024 at 11:03 AM 
To: "crosswaydevelopmentsspruce@gmail.com" <crosswaydevelopmentsspruce@gmail.com> 
Cc: Matthew Gover <MGover@arrowutilities.ca>, Jerry Yang <jyang@arrowutilities.ca> 

Hi Jonathan, just to amend my point 1 above, would need the proposed distance of the vehicles from our line as 
we would need to review against possible future twinning of our line within the right of way. 
 
Get Outlook for iOS 

 
From: Jay Mason 
Sent: Friday, August 2, 2024 11:39:11 AM 
To: crosswaydevelopmentsspruce@gmail.com <crosswaydevelopmentsspruce@gmail.com> 
Cc: Matthew Gover <MGover@arrowutilities.ca>; Jerry Yang <jyang@arrowutilities.ca> 
Subject: Spruce Grove RV Storage Plan  
  
[Quoted text hidden] 

 

 
 
 
I RESPONDED WITH A PHONE CALL TO JAY AS WELL AS THIS EMAIL AFTER THE PHONE CALL: 
 

 

Crossway DevelopmentsSpruce <crosswaydevelopmentsspruce@gmail.com> 

 
Spruce Grove RV Storage Plan 

 
Crossway DevelopmentsSpruce <crosswaydevelopmentsspruce@gmail.com> Wed, Aug 7, 2024 at 11:07 

AM 
To: Jay Mason <JMason@arrowutilities.ca> 
Cc: Matthew Gover <MGover@arrowutilities.ca>, Jerry Yang <jyang@arrowutilities.ca> 

Hi Jason, 
 
It was good speaking with you the phone this AM to make sure that we meet your needs to work together around 
the ROW.  
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21707 80 AVE •  EDMONTON ALBERTA  •  T5T 4S2  •  T:  780.668.8571  •  WWW.BOLSON.CA 
 

 

September 2nd, 2024 
 File No.: 110-2470.SWM REPORT  
Parkland County 
Planning and Development Services 
53109A HWY 779 
Parkland County, AB 
T7Z 1R1 
 
Attention: To Whom it may Concern   
 

Stormwater Design Parameters for property 
located at SW ¼ Sec. 16 53-27-W4M 

 
The new RV storage yard that is being proposed for the property located at SE ¼ Sec. 16 
53-27-W4M has been analysed with regards to the Storm Water Management 
requirements for the site. 

 
The existing site contours were reviewed and they indicate that the general existing 
drainage course of the proposed developed area is in a south-westerly direction towards 
the southern middle of the property.  This is where the storm pond is designed to be 
constructed for the RV storage yard development. 
 
The entire property is approximately 3.75 Ha in size and the proposed developed phase of 
the storage site will utilize the entire area (including storm pond, perimeter berms, 
storage areas and access).  All the water within the developable area will remain within 
the boundaries of the property and drain through a controlled overland drainage system to 
the storm pond and then ultimately be released through a pump out system to a drainage 
ditch along the south edge of the property. The overlow discharge will be at the southeast 
corner of the property.  The storage on site is designed for a total storage volume of 1,320 
m3 which is adequate storage for a 1-in-100 year storm event for the additional 
stormwater that is generated by the newly developed area relative to the allowable release 
rate for the property.  The required storage volume was calculated using the following 
criteria: 
 
Post-Development Release Rate (1:100 Storm Event) = 3.5 L/s/Ha 
Developed Area = 3.75 Ha 
QPOST = (3.5 L/s/Ha)*(3.75Ha) = 0.0131 m3/s 

 
Post Development Storage Requirements (1:100 Storm Event): 
C = 0.45 (Gravel Storage Yard; Landscaping; Pond) 
QALLOWABLE = 0.00131 m3/s 
A = 3.75 Ha 
24 hour storage requirement = 1,320 m3 
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21707 80 AVE •  EDMONTON ALBERTA  •  T5T 4S2  •  T:  780.668.8571  •  WWW.BOLSON.CA 
 

Based on the Rational Method, 1,320 m3 of total storage is required to handle the 1:100 
year storm event for the additional stormwater created from the proposed development 
for a 24 hour return storm.  The actual storage provided on the site is 1,845 m3 within the 
proposed pond system with an additional 0.35m freeboard allowance. 
 
Release rate from the pond will be restricted by the outlet pump and pipe system to the 
allowable discharge requirements (3.5 L/s/Ha = 0.0131 m3/s) and released to the 
discharge point directly south of the pond as indicated on plan 110-2470-C4.  This 
release rate is based on the max allowable discharge rate as per the Alberta Environment 
and Parks isochart and is lower than the pre development flows for the 1:5, 1:25 and 
1:100 year storm events. 
 
The proposed pump and pipe system will consist of a 50mm buried PVC pipe that 
connects to a Pacer SE2RL or equivalent pump located at the pond and extends to the 
discharge point (directly adjacent to the pond).  The pump will be set to operate at 200 
gpm (0.0131 m3/s) and the proposed pump has been chosen as it will not exceed the 
required discharge flow rate.  The pump curve and specification sheet for the proposed 
pump system is appended to this report and the TDH of the pump is: 
 

- Vertical Rise = 2.44m 
- Friction Loss = 1.03m 
- TDH = 2.44 + 1.03 = 3.47m 

 
Once the water is discharged to the north ditch, it will flow south and east through the 
existing roadside ditch along TWP Road 522A. 
 
The storm pond overflow is designed to discharge through the same ditch as the main 
pumpout of the pond. 
 
We trust that this is the information you require.  Please do not hesitate to contact us 
should you require further assistance on this matter. 
 
Yours truly, 
 
Bolson Engineering and Environmental Services  

 
Trent Thompson, P. Eng. 
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+&0 w4&4 7:6&
p� 5JHd 5Gd w�5 W 7ZSd 5Gd Apw$ vt/Ea/xvxs

VV xgs  FV tixu ZeyHY c[LVWLQJ FUHDWPHQW vt/Er/xvxs uB CHDN pRXU %HDU xvxs 6\QFKUR r ,LJKW VHSRUW
yD CDXOLFKXN CDJH E

.QWHUVHFWLRQ

.QW yHOD\w VeYHK iDt

BRYHPHQW cY, cYF cYV zY, zYF zYV WY, WYF WYV 6Y, 6YF 6YV
,DQH SRQILJXUDWLRQV
FUDIILF #ROw YHKeK xr EE s n Ex ts tx rr xn i xxt E
hXWXUH #ROw YHKeK xr EE s n Ex ts tx rr xn i xxt E
SRQIOLFWLQJ CHGVw 2eKU v v v v v v v v v v v v
6LJQ SRQWURO 6WRS 6WRS 6WRS 6WRS 6WRS 6WRS hUHH hUHH hUHH hUHH hUHH hUHH
VF SKDQQHOL]HG / / WRQH / / WRQH / / WRQH / / WRQH
6WRUDJH ,HQJWK / / / / / / / / Evv / / Evv
#HK LQ BHGLDQ 6WRUDJHw 2 / v / / v / / x / / x /
LUDGHw R / v / / v / / v / / v /
CHDN pRXU hDFWRU at at at at at at at at at at at at
pHDY\ #HKLFOHVw R t t t t t t t t t t t t
BYPW hORZ xa Ex s n Ei tg tt ai xg i xig E

BDMRUeBLQRU BLQRUx BLQRUE BDMRUE BDMRUx
SRQIOLFWLQJ hORZ uOO sat sgi xig stt ssg ai xir v v Exv v v

6WDJH E xsi xsi / xvi xvi / / / / / / /
6WDJH x xtx xiv / xtx xss / / / / / / /

SULWLFDO pGZ\ gDEt nDtt nDxt gDEt nDtt nDxt sDEt / / sDEt / /
SULWLFDO pGZ\ 6WJ E nDEt tDtt / nDEt tDtt / / / / / / /
SULWLFDO pGZ\ 6WJ x nDEt tDtt / nDEt tDtt / / / / / / /
hROORZ/XS pGZ\ iDtst sDvst iDist iDtst sDvst iDist xDxst / / xDxst / /
CRW SDS/E BDQHXYHU srv srt gat tEv tvx atn EiEE / / Essa / /

6WDJH E gts naa / gax gxr / / / / / / /
6WDJH x gsn gvr / gsn naa / / / / / / /

CODWRRQ EORFNHGw R / / / /
BRY SDS/E BDQHXYHU sxg snx gat srv sgr atn EiEE / / Essa / /
BRY SDS/x BDQHXYHU sxg snx / srv sgr / / / / / / /

6WDJH E gxv nar / gtn nat / / / / / / /
6WDJH x ntr ngn / gxr nar / / / / / / /

uSSURDFK cY zY WY 6Y
pSB SRQWURO yHOD\w V EiDr EvDx xDt vDE
pSB ,N6 Y Y

BLQRU ,DQHeBDMRU BYPW WY, WYF WYV cY,QEzY,QE 6Y, 6YF 6YV
SDSDFLW\ &YHKeKT EiEE / / stt gnt Essa / /
pSB ,DQH #eS VDWLR vDvsx / / vDvaa vDvaa vDvvx / /
pSB SRQWURO yHOD\ &VT gDa v / EiDr EvDx gDt v /
pSB ,DQH ,N6 u u / Y Y u u /
pSB atWK RWLOH f&YHKT vDE / / vDi vDi v / /
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+&0 w4&4 7:6&
p� 5JHd 5Gd w�5 W 7ZSd 5Gd Apw$ vt/Ea/xvxs

ff xgs  Ff tixu ZeyHY c[LVWLQJ FUHDWPHQW vt/Er/xvxs N6 NHDN pRXU %HDU xvxs V\QFKUR r ,LJKW fHSRUW
yD NDXOLFKXN NDJH E

.QWHUVHFWLRQ

.QW yHOD\w VeYHK iDn

6RYHPHQW cY, cYF cYf zY, zYF zYf BY, BYF BYf VY, VYF VYf
,DQH SRQILJXUDWLRQV
FUDIILF #ROw YHKeK xa En s g Ex tt tE xEg xg i Evr E
hXWXUH #ROw YHKeK xa En s g Ex tt tE xEg xg i Evr E
SRQIOLFWLQJ NHGVw 2eKU v v v v v v v v v v v v
VLJQ SRQWURO VWRS VWRS VWRS VWRS VWRS VWRS hUHH hUHH hUHH hUHH hUHH hUHH
fF SKDQQHOL]HG / / BRQH / / BRQH / / BRQH / / BRQH
VWRUDJH ,HQJWK / / / / / / / / Evv / / Evv
#HK LQ 6HGLDQ VWRUDJHw 2 / v / / v / / x / / x /
LUDGHw R / v / / v / / v / / v /
NHDN pRXU hDFWRU at at at at at at at at at at at at
pHDY\ #HKLFOHVw R t t t t t t t t t t t t
6YPW hORZ iE Eg s g Ei tr ts xxr xr i EEs E

6DMRUe6LQRU 6LQRUx 6LQRUE 6DMRUE 6DMRUx
SRQIOLFWLQJ hORZ uOO tvn srs EEs sng stg xxr EEt v v xtn v v

VWDJH E Exv Exv / iin iin / / / / / / /
VWDJH x irn ins / EiE ExE / / / / / / /

SULWLFDO pGZ\ gDEt nDtt nDxt gDEt nDtt nDxt sDEt / / sDEt / /
SULWLFDO pGZ\ VWJ E nDEt tDtt / nDEt tDtt / / / / / / /
SULWLFDO pGZ\ VWJ x nDEt tDtt / nDEt tDtt / / / / / / /
hROORZ/XS pGZ\ iDtst sDvst iDist iDtst sDvst iDist xDxst / / xDxst / /
NRW SDS/E 6DQHXYHU sgx sgr aiE tvE sat rvs Estt / / Exax / /

VWDJH E rgg gaE / ngx nig / / / / / / /
VWDJH x niE nEa / rnt gav / / / / / / /

NODWRRQ EORFNHGw R / / / /
6RY SDS/E 6DQHXYHU sEs stn aiE snr sgi rvs Estt / / Exax / /
6RY SDS/x 6DQHXYHU sEs stn / snr sgi / / / / / / /

VWDJH E ria gra / nsi nEv / / / / / / /
VWDJH x tsa tax / rsE grr / / / / / / /

uSSURDFK cY zY BY VY
pS6 SRQWURO yHOD\w V EsDE EE EDi vDx
pS6 ,WV Y Y

6LQRU ,DQHe6DMRU 6YPW BY, BYF BYf cY,QEzY,QE VY, VYF VYf
SDSDFLW\ &YHKeKT Estt / / ssr nrE Exax / /
pS6 ,DQH #eS fDWLR vDvig / / vDEEt vDEEs vDvvx / /
pS6 SRQWURO yHOD\ &VT gDn v / EsDE EE gDr v /
pS6 ,DQH ,WV u u / Y Y u u /
pS6 atWK RWLOH C&YHKT vDE / / vDs vDs v / /

SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 689



SDAB Hearing - May 5, 2025 at 10:00 a.m. - PLDPC20240788 Page 690



Transportation and Economic Corridors Permit No. 2022-0005728  is issued to the above named Permittee 
under authority of Section 14 of the Highways Development and Protection Act (the Act) authorizing the 
development(s) listed herein, and a further application is required for any changes or additions.

The approved site plan forms a part of this permit and any changes to the approved site plan will require an 
amendment or a new permit application.

This permit is subject to the following terms and conditions, which should be carefully reviewed:

1. This permit is subject to the provisions of Section 11-19 inclusive of the Highways Development and 
Protection Act (Chapter H-8.5 2004), amendments thereto, and Highways Development and Protection 
Regulation (Alberta Regulation 326/2009) and amendments thereto.

2. This permit is issued subject to any other municipal, provincial, or federal approvals that may be required. 
Issuance of a permit by Transportation and Economic Corridors does not guarantee the permittee will be able 
to obtain other required approvals and does not excuse violation of any regulation, bylaw, or Act that may 
affect the proposed development.

3. The Permittee consents to a person designated by Transportation and Economic Corridors to enter upon 
land during construction and again upon completion of construction for the purpose of inspection to ensure the 
terms and conditions of this permit are met.

4. All works authorized by this permit shall be constructed, altered, maintained or operated at the sole expense 
of the Permittee.  The permittee expressly waives any right to claim damages or compensation (including 
injurious affection) for development, signs or other encumbrances that are placed in an area required for future 
widening of the highway right of way for highway improvement purposes

5. In consideration of the permit issued in respect to this development, the Permittee shall indemnify and hold 
harmless Transportation and Economic Corridors, its employees and agents from any and all claims, 
demands, actions and costs whatsoever that may arise, directly or indirectly from anything done or omitted to 
be done in the construction, maintenance, alteration or operation of the works authorized.

6. The Permittee shall conform to the approved site plan. Failure to conform to the approved site plan without 
an approved amendment may result in enforcement measures as laid out in the Act

7. The Permittee must undertake the development in accordance with the design, standards and 
construction/placement process attached to this permit as permitted.  
 
8. The Department accepts no responsibility for the noise impact of highway traffic upon any development or 
occupants thereof. 
 
9. This permit approves only the development contained herein. Any proposed addition and / or change to the 
design, standards and / or construction/placement process attached to this permit requires a separate approval 
from Alberta Transportation prior to commencing the addition and / or change. 
 
10. The Permittee must not place any signs contrary to Alberta Regulation 326/2009. The separate "SIGN 
APPLICATION" form must be submitted for any proposed sign. A permit is not required for a sign to identify 
this business if the sign is located no closer to the highway than the building in which the business activity is 
being or will be carried on, and not farther than 30 metres from either side of that building. (Highways 
Development Protection Regulation section 11). Also, Alberta Transportation has preapproved the installation 
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Robert Lindsay

From: Crossway Records <crosswayrecords@gmail.com>
Sent: Wednesday, June 26, 2024 8:34 PM
To: Robert Lindsay
Subject: Updated TIA for RSDP039448 - RV Storage Lot from 1200 to 1400 stalls
Attachments: RSDP039448.pdf; Traffic Review Brief_Spruce Grove RV Site_SW 16_53_27_W4M_May 18_24r.pdf

CAUTION: This email has been sent from an external source. Treat hyperlinks and attachments in this email with care. 

 
Hello Robert, 
 
As we discussed today, thank you for updating my RDP from 1200 stalls, to 1400 stalls according to the updated TIA completed by Darcy last month. 
 
If you need anything else from me, please don't hesitate to let me know.   
Sincerely, 
Jon Bauer 
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+&0 w4&4 7:6&
p� 5JHd 5Gd w�5 W 7ZSd 5Gd Apw$ vt/Ea/xvxs

VV xgs  FV tixu ZeyHY c[LVWLQJ FUHDWPHQW vt/Er/xvxs uB CHDN pRXU %HDU xvxs 6\QFKUR r ,LJKW VHSRUW
yD CDXOLFKXN CDJH E

.QWHUVHFWLRQ

.QW yHOD\w VeYHK iDt

BRYHPHQW cY, cYF cYV zY, zYF zYV WY, WYF WYV 6Y, 6YF 6YV
,DQH SRQILJXUDWLRQV
FUDIILF #ROw YHKeK xr EE s n Ex ts tx rr xn i xxt E
hXWXUH #ROw YHKeK xr EE s n Ex ts tx rr xn i xxt E
SRQIOLFWLQJ CHGVw 2eKU v v v v v v v v v v v v
6LJQ SRQWURO 6WRS 6WRS 6WRS 6WRS 6WRS 6WRS hUHH hUHH hUHH hUHH hUHH hUHH
VF SKDQQHOL]HG / / WRQH / / WRQH / / WRQH / / WRQH
6WRUDJH ,HQJWK / / / / / / / / Evv / / Evv
#HK LQ BHGLDQ 6WRUDJHw 2 / v / / v / / x / / x /
LUDGHw R / v / / v / / v / / v /
CHDN pRXU hDFWRU at at at at at at at at at at at at
pHDY\ #HKLFOHVw R t t t t t t t t t t t t
BYPW hORZ xa Ex s n Ei tg tt ai xg i xig E

BDMRUeBLQRU BLQRUx BLQRUE BDMRUE BDMRUx
SRQIOLFWLQJ hORZ uOO sat sgi xig stt ssg ai xir v v Exv v v

6WDJH E xsi xsi / xvi xvi / / / / / / /
6WDJH x xtx xiv / xtx xss / / / / / / /

SULWLFDO pGZ\ gDEt nDtt nDxt gDEt nDtt nDxt sDEt / / sDEt / /
SULWLFDO pGZ\ 6WJ E nDEt tDtt / nDEt tDtt / / / / / / /
SULWLFDO pGZ\ 6WJ x nDEt tDtt / nDEt tDtt / / / / / / /
hROORZ/XS pGZ\ iDtst sDvst iDist iDtst sDvst iDist xDxst / / xDxst / /
CRW SDS/E BDQHXYHU srv srt gat tEv tvx atn EiEE / / Essa / /

6WDJH E gts naa / gax gxr / / / / / / /
6WDJH x gsn gvr / gsn naa / / / / / / /

CODWRRQ EORFNHGw R / / / /
BRY SDS/E BDQHXYHU sxg snx gat srv sgr atn EiEE / / Essa / /
BRY SDS/x BDQHXYHU sxg snx / srv sgr / / / / / / /

6WDJH E gxv nar / gtn nat / / / / / / /
6WDJH x ntr ngn / gxr nar / / / / / / /

uSSURDFK cY zY WY 6Y
pSB SRQWURO yHOD\w V EiDr EvDx xDt vDE
pSB ,N6 Y Y

BLQRU ,DQHeBDMRU BYPW WY, WYF WYV cY,QEzY,QE 6Y, 6YF 6YV
SDSDFLW\ &YHKeKT EiEE / / stt gnt Essa / /
pSB ,DQH #eS VDWLR vDvsx / / vDvaa vDvaa vDvvx / /
pSB SRQWURO yHOD\ &VT gDa v / EiDr EvDx gDt v /
pSB ,DQH ,N6 u u / Y Y u u /
pSB atWK RWLOH f&YHKT vDE / / vDi vDi v / /
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hXWXUH #ROw YHKeK xa En s g Ex tt tE xEg xg i Evr E
SRQIOLFWLQJ NHGVw 2eKU v v v v v v v v v v v v
VLJQ SRQWURO VWRS VWRS VWRS VWRS VWRS VWRS hUHH hUHH hUHH hUHH hUHH hUHH
fF SKDQQHOL]HG / / BRQH / / BRQH / / BRQH / / BRQH
VWRUDJH ,HQJWK / / / / / / / / Evv / / Evv
#HK LQ 6HGLDQ VWRUDJHw 2 / v / / v / / x / / x /
LUDGHw R / v / / v / / v / / v /
NHDN pRXU hDFWRU at at at at at at at at at at at at
pHDY\ #HKLFOHVw R t t t t t t t t t t t t
6YPW hORZ iE Eg s g Ei tr ts xxr xr i EEs E

6DMRUe6LQRU 6LQRUx 6LQRUE 6DMRUE 6DMRUx
SRQIOLFWLQJ hORZ uOO tvn srs EEs sng stg xxr EEt v v xtn v v

VWDJH E Exv Exv / iin iin / / / / / / /
VWDJH x irn ins / EiE ExE / / / / / / /

SULWLFDO pGZ\ gDEt nDtt nDxt gDEt nDtt nDxt sDEt / / sDEt / /
SULWLFDO pGZ\ VWJ E nDEt tDtt / nDEt tDtt / / / / / / /
SULWLFDO pGZ\ VWJ x nDEt tDtt / nDEt tDtt / / / / / / /
hROORZ/XS pGZ\ iDtst sDvst iDist iDtst sDvst iDist xDxst / / xDxst / /
NRW SDS/E 6DQHXYHU sgx sgr aiE tvE sat rvs Estt / / Exax / /

VWDJH E rgg gaE / ngx nig / / / / / / /
VWDJH x niE nEa / rnt gav / / / / / / /

NODWRRQ EORFNHGw R / / / /
6RY SDS/E 6DQHXYHU sEs stn aiE snr sgi rvs Estt / / Exax / /
6RY SDS/x 6DQHXYHU sEs stn / snr sgi / / / / / / /

VWDJH E ria gra / nsi nEv / / / / / / /
VWDJH x tsa tax / rsE grr / / / / / / /

uSSURDFK cY zY BY VY
pS6 SRQWURO yHOD\w V EsDE EE EDi vDx
pS6 ,WV Y Y

6LQRU ,DQHe6DMRU 6YPW BY, BYF BYf cY,QEzY,QE VY, VYF VYf
SDSDFLW\ &YHKeKT Estt / / ssr nrE Exax / /
pS6 ,DQH #eS fDWLR vDvig / / vDEEt vDEEs vDvvx / /
pS6 SRQWURO yHOD\ &VT gDn v / EsDE EE gDr v /
pS6 ,DQH ,WV u u / Y Y u u /
pS6 atWK RWLOH C&YHKT vDE / / vDs vDs v / /
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DISCLAIMER 
This report has been prepared by Solstice Canada Corp. (the “Consultant”) for the exclusive use and 
benefit of the addressee(s) hereof (the “Client”) in connection with the purpose contained herein and may 
not be relied upon by any other person or for any other purpose without the prior written consent of the 
Consultant. The Consultant is not responsible for any damages that may be suffered as a result of any 
unauthorized use of, or reliance on, this report. This report shall not be reproduced, distributed, or 
communicated to any third party, either wholly or in part, without the prior written consent of the 
Consultant. The electronically signed and locked PDF version of this report is to be considered the final 
version. The Client shall not alter, or allow to be altered, any part of this report or any version thereof. 
This report has been prepared based in part on information provided by the Client and other independent 
parties. Any information provided by parties other than the Consultant and relied upon in this report is 
believed to be accurate, but the accuracy thereof cannot be guaranteed. The contents and opinions 
contained herein are based on the Client scope of work and given as of the date hereof and the 
Consultant disclaims any obligation or undertaking to advise the Client of any change affecting or bearing 
upon the contents or opinions rendered herein occurring after the date hereof which may come or be 
brought to the Consultant’s attention.  
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2.2. REQUIRED WEED CONTROL MEASURES  
Spruce Grove RV Storage shall control noxious or prohibited weeds on site as required to comply with the 
Alberta Weed Control Act and its regulations. Weed control will include but is not limited to:  

• Regular inspection of the site for weeds during the growing season. 
• Eradication of prohibited noxious weeds and control of noxious weeds pursuant to Alberta Weed 

Control Act.  

Weed control shall be completed when/as needed, by a range of methods that include mechanical (hand 
pulling, mowing) or chemical treatment, depending on the type and severity of the weed infestation. The 
preference is for weeds to be managed through non-chemical means first, though regular mowing of 
managed vegetation areas (i.e., berms). However, depending on the weed species that is present 
chemical control may be required. Should chemical control be carried out, approved herbicides on 
Schedule 3 and 4 of the Pesticide Ministerial Regulation can be used by Spruce Grove RV Storage 
without an applicator certificate. However, only provincially licensed individuals can apply approved 
herbicides that are on Schedule 1 and 2 of the Pesticide Ministerial Regulation and will follow all 
containment and removal methods pursuant to the Environmental Code of Practice for Pesticides and as 
defined by Alberta Regulation 43/1997. 

In general, chemical control should adhere to the following: 

• Control when the infestation is small and spot spray to control weeds, wherever possible. 
• Choose the least toxic herbicide as herbicides vary in their inherent toxicity to the applicator and 

the environment.   
• Use a selective herbicide (herbicide that controls broadleaf weeds and does not harm grasses) 

wherever possible.   
• Use of herbicides/pesticides on, in, or within 30 m of an open body of water requires a Special 

Use Approval under EPEA, unless the application can be conducted in accordance with the 
Environmental Code of Practice for Pesticides (2010). 

Appendix A identifies selective herbicides most commonly used on industrial facilities, including an 
overview of the toxic properties to humans and the potential for leaching and runoff. 

2.3. MONITORING AND FOLLOW- UP 
Regular weed monitoring will be required during construction and operation of the RV storage site as 
follows: 

• During construction, monitoring for weeds shall be a part of regular weekly environmental 
monitoring of the site. All disturbed and revegetated areas will be assessed for the presence of 
weeds.  

• Once operational, weeds will be monitored as a part of the weed management plan. Annual weed 
monitoring will be completed twice during the growing season. If weeds are noted, weed 
management will be completed until noxious, prohibited noxious, and invasive species have been 
controlled or destroyed. 

• Documentation of weed presence and control activities will be completed. 
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Environmental Code of Practice for Pesticides, 2010, Made under the Environmental Protection and 
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Weed Control Act, SA 2008, c W-5.1.  

Weed Control Act, Weed Control Regulation AR 19/2010.  
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Crossway Developments <crosswaydevelopments@gmail.com>

Revisions/Corrections for LDE and Fire Services
3 messages

Crossway Developments <crosswaydevelopments@gmail.com> Wed, Dec 4, 2024 at 4:27 PM
To: Aman Jhawer <aman.jhawer@parklandcounty.com>
Cc: Chad Fremmerlid <chad.fremmerlid@parklandcounty.com>

Hello Aman,,

Please find the revisions which were just uploaded to PlanIt for all comments/corrections requested by LDE and Fire
Services in Planning Review Corrections Letter Dated 11/21/2024.

These	include:
LAND	DEVELOPMENT	ENGINEERING	FEEDBACK:	(revisions	as	per	my	discussion	with	Chad	on	phone)

DEFICIENCIES:	(CORRECTED)
1.	Update	all	drawings	to	show	the	top	of	berm	located	a	minimum	of	5m	inside	the	property	line	to	ensure	the	berm	will	remain
within	property	line	should	addi:onal	ROW	be	dedicated	or
nego:ated	for	purchase	in	the	future. This	has	been	completed	as	per	discussion	with	Chad	Nov.	29/24. Stormwater	pond
shiGed	5m	inside	property	line. (see	updated	engineered	drawings	aIached	&	uploaded	to	PlanIt)
2.	The	storm	pond	discharge	outlet	and	rip	rap/erosion	protec:on	shown	on	Drawing	C4	(Storm
Pond	Detail)	is	shown	encroaching	upon	Parkland	County’s	property.	As	per	Bylaw	2023-02	–
Surface	Drainage	and	Lot	Grading,	Sec:on	7.	Applicant	shall	provide	an	updated	site	plan	with
encroachments	removed	from	these	areas	and	placed	within	private	property.	This	has	been	completed.	(see	updated
engineered	drawings	aIached	&	uploaded	to	PlanIt)
3.	Provide	documenta:on	demonstra:ng	that	all	proposed	streetlights	are	Dark	Sky	Compliant
luminary	LEDs,	as	per	Policy	C-AD-19	Dark	Sky	Outdoor	Ligh:ng.	All	details	must	be	included	with	the	Engineering	plans.	This	has
been	completed	and	aIached	and	uploaded	to	PlanIt.	(see	uploaded	file	called	“Dark	Sky	Ligh:ng	Details”)

FIRE	PREVENTION	FEEDBACK:

To	ensure	the	safety	and	accessibility	of	the	storage	areas	for	Fire	Apparatus,	the	following	requirements	must	be	met:
1.	Access	for	Fire	Apparatus:	Storage	areas	must	be	readily	accessible	to	responding	Fire
Apparatus. This	has	been	noted.
2.	Swept	Path	Analysis:	A	swept	path	analysis	must	be	provided,	clearly	indica:ng	dimensions	and	widths	to	ensure	sufficient
space	for	Fire	Apparatus	maneuvering. This	has	been	completed	and	included	in	the	revised	Engineered	Drawings	(See	uploaded
Engineered	Files	aIached	&	Sent	to	Planit)

I	will	send	back	further	comments	regarding	comments	made	by	Planning	Development	Feedback	aGer	our	mee:ng	tomorrow.
Thank	you	Aman,
Jon	Bauer

3 attachments

Comments to Planning Review Corrections Letter Dated 11 - ENGINEERING:FIRE SERVICES
CORRECTIONS.pdf
52K

Gmail - Revisions/Corrections for LDE and Fire Services https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...

1 of 3 2025-01-19, 8:48 p.m.
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DARK SKY COMPLIANT LIGHTING DETAILS.pdf
1567K

110-2470-IFA REVB.pdf
3746K

Chad Fremmerlid <chad.fremmerlid@parklandcounty.com> Thu, Dec 5, 2024 at 3:46 PM
To: Aman Jhawer <aman.jhawer@parklandcounty.com>
Cc: Crossway Developments <crosswaydevelopments@gmail.com>

Hi Aman,

Jon asked me to look at this today. From an initial review, it looks like LDE’s requested corrections have
been made. I can complete my review with finalized engineering comments when requested.

Thank you,

Chad	Fremmerlid,	P.Eng.	| Engineering	Officer	|	Parkland	County	|	53109A	HWY	779,	Parkland	County,	Alberta
T7Z	1R1 |	Office:	780-968-8888	ext.	8546	|	Cell:	780-910-2801	| chad.fremmerlid@parklandcounty.com |
www.parklandcounty.com

			One	Parkland:	Powerfully	Connected.

This	communica:on	is	intended	for	use	of	the	recipient	to	whom	it	is	addressed	and	may	contain	confiden:al,	personal	and/or	privileged	informa:on.	Please
contact	me	immediately	if	you	are	not	the	intended	recipient	of	the	communica:on	and	do	not	copy,	distribute,	or	take	ac:on	relying	upon	it.	Any

communica:on	received	in	error,	or	subsequent	reply,	should	be	deleted	or	destroyed.

From:	Crossway	Developments	<crosswaydevelopments@gmail.com>
Sent:	Wednesday,	December	4,	2024	4:27	PM
To:	Aman	Jhawer	<aman.jhawer@parklandcounty.com>
Cc:	Chad	Fremmerlid	<chad.fremmerlid@parklandcounty.com>
Subject:	Revisions/Correc:ons	for	LDE	and	Fire	Services

CAUTION:	This	email	originated	from	outside	of	Parkland	County.	Do	not	click	links	or	open	aIachments	unless
you	recognize	this	sender	and	know	the	contents	are	safe.

[Quoted text hidden]

Crossway Developments <crosswaydevelopments@gmail.com> Thu, Dec 5, 2024 at 3:59 PM
To: Chad Fremmerlid <chad.fremmerlid@parklandcounty.com>
Cc: Aman Jhawer <aman.jhawer@parklandcounty.com>

Hi Chad,

Thank you for confirming all the requested changes have been made to the Land Development Engineering and Fire
Safety Services in the Planning Review Corrections Letter Dated 11/21/2024.

Thank you again for all your work on my applications.

Gmail - Revisions/Corrections for LDE and Fire Services https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...

2 of 3 2025-01-19, 8:48 p.m.
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Sincerely,
Jon Bauer
[Quoted text hidden]

Gmail - Revisions/Corrections for LDE and Fire Services https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...

3 of 3 2025-01-19, 8:48 p.m.
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If I can provide any further information to you, please feel free to contact me at 780-968-8888 ext. 
8212 or aman.jhawer@parklandcounty.com.

Thank-you,

Aman Jhawer
Development Authority
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PARKLAND COUNTY LAND USE BYLAW 
BYLAW NO. 2017-18  
CONSOLIDATED JUNE 19, 2020 

Land Use Districts Section 4 - Agricultural AGR – 30 

4.4 AGR – Agricultural Restricted District 

 Purpose 

To permit agricultural production and related farming activities while providing limited 
opportunity on a discretionary basis for compatible non-farm related land uses, and to prevent 
premature or scattered subdivision. 

 Uses  

a) Fundamental Use Provisions 

The Fundamental Use Provisions as requisite qualifiers for Permitted and Discretionary 
Uses listed within Subsection 2 b) and c) shall ensure: 

i) That Natural Resource Extraction/Processing shall not be located within a Multi-Parcel 
Residential Subdivision; 

ii) That notwithstanding 4.4.2 b) and c), the following uses are neither Permitted nor 
Discretionary Uses within the Jackfish Lake Area Structure Plan and surrounding 
Osborne Acres: 

(1) Agricultural Support Services 

(2) Natural Resource Extraction/Processing 

(3) Outdoor Participant Recreation Services 

(4) Tourist Campground, Destination 

(5) Tourist Campground, Enroute 

iii) That notwithstanding 4.4.2 a) and b) the following are neither Permitted nor 
Discretionary Uses within the AGR District surrounding Osborne Acres: 

(1) Dwelling, Single Detached 

(2) Manufactured Home, Single Wide 

(3) Secondary Suite (on Parcels smaller than 28.3 ha (70 acres)) 

(4) Out-Buildings 

iv) That Recreational Vehicle Storage shall not be within 150.0 m of a Multi-Parcel 
Residential Subdivision; 

v) That a Wind Energy Converter System - Minor, as a Permitted Use, is limited to no 
more than one system; and 

vi) That Wind Energy Converter System(s) - Minor, as a Discretionary Use, are limited to no 
more than two systems.  

b) PERMITTED USES c) DISCRETIONARY USES 

Apiary 

Bed and Breakfast Home 

Dwelling, Single Detached 

Farm Vacation Home 

Government Services 

Agricultural Support Services 

Animal Health Care Services 

Boarding House 

Cemetery 

Community Recreation Services 

AGR 
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PARKLAND COUNTY LAND USE BYLAW 
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b) PERMITTED USES c) DISCRETIONARY USES 

Home Day Care 

Manufactured Home, Single Wide 
Not a Permitted or Discretionary Use 
surrounding Osborne Acres. 

Wind Energy Converter System – Minor  

Accessory Uses for the uses listed in 4.4.2 
b) 

Cottage Industry 

Cultural Facilities 

Daycare Services 

Group Care Facility 

Group Home, Limited 

Group Home, Major 

Home Based Business Level 2 

Horticultural Use 

Kennel 

Medical Treatment Services 

Natural Resource Extraction/Processing 

Natural Science Exhibits 

Out-Building 

Outdoor Participant Recreation Services 

Personal and Health Care Services 
Only on Lot B, Plan 8421539 
Pt. NE-28-52-27-W4M 

Recreational Vehicle Storage  

Religious Assembly 

Riding Arena 

Secondary Suite 

Small Animal Breeding and/or Boarding 
Services 

Tourist Campground, Destination 

Tourist Campground, Enroute 

Wind Energy Converter Systems – Major 

Wind Energy Converter System – Minor  

Accessory Uses for the uses listed in 4.4.2 
c) 

 Subdivision  

a) Parcel Area Requirement (for purposes of new Parcel creation only) 

i) Extensive Agriculture and Extensive Livestock shall have a minimum Parcel area of 
60.0 ha, more or less. 

ii) Manufactured Home (single wide) and Dwelling, Single Detached shall have a 
minimum Parcel area of 0.8 ha of developable land and a maximum Parcel area of 
4.0 ha for a single Parcel residential subdivision, unless greater area is required to 
include shelterbelts, natural features, private on-site sewage disposal and water 

Bylaw No. 2018-09 
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services, buildings or other improvements related to the residential component of a 
farmstead and the applicant can demonstrate to the satisfaction of the County that 
existing farming operations will not be restricted. The maximum width:depth ratio for 
a residential Parcel shall be 1:4.  

iii) Horticultural Use shall have a minimum Parcel area of 16.0 ha more or less. 

iv) For all other Permitted and Discretionary Uses the minimum and maximum Parcel area 
requirements shall be determined by the Subdivision Authority. 

b) Parcel Density Requirement (for purposes of new Parcel creation only) 

i) Manufactured home, single wide and dwelling, single detached shall have a maximum 
of one (1) single Parcel residential subdivision from an un-subdivided quarter section. 

ii) For all other Permitted and Discretionary Uses, the minimum and maximum Parcel 
density requirements shall be determined by the Subdivision Authority. 

 Development 

a) Setbacks for Principal Buildings  

i) A minimum Setback of 7.5 m shall be provided from the Property Line of an adjacent 
internal subdivision road. 

ii) A minimum Setback of 23.0 m shall be provided from the Property Line of an adjacent 
municipal road right-of-way. 

iii) A minimum Setback of 45.0 m shall be provided from the Property Line of an adjacent 
Arterial Road right-of-way. 

iv) A minimum Setback shall be provided as determined by the Development Authority in 
consultation with Alberta Transportation for Parcels adjacent to a Highway. 

v) A minimum Setback of 6.0 m shall be provided from the side edge of the Parcel, not 
adjacent to any roadway. 

vi) A minimum Setback of 6.0 m shall be provided from the rear edge of the Parcel, not 
adjacent to any roadway.  

b) Setbacks for Accessory Buildings 

i) A minimum Setback of 7.5 m shall be provided from the Property Line of an adjacent 
internal subdivision road. 

ii) A minimum Setback of 13.0 m shall be provided from the Property Line of an adjacent 
municipal road right-of-way. 

iii) A minimum Setback of 45.0 m shall be provided from the Property Line of an adjacent 
Arterial Road right-of-way. 

iv) A minimum Setback shall be provided as determined by the Development Authority in 
consultation with Alberta Transportation for Parcels adjacent to a Highway. 

v) A minimum Setback of 3.0 m shall be provided from the side edge of the Parcel, not 
adjacent to any roadway. 

vi) A minimum Setback of 3.0 m shall be provided from the rear edge of the Parcel, not 
adjacent to any roadway.  
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12.13 Reclaimed Gas and Oil Wells 
1. The purpose of establishing Setbacks around well sites is to allow for the maintenance of the 

well site to occur, to protect the well site and to avoid damage to any construction or 
excavation equipment that may be used in construction of buildings or utilities on the site. 
Incorporating the Setbacks and access area associated with a well site, into a subdivision and 
development proposals may help in determining an effective subdivision design, the location 
of building sites, siting of underground utilities and grading of land. 

2. Setbacks from an abandoned well shall be established in accordance with the Subdivision and 
Development Regulations and the most current Directive as adopted by the Alberta Energy 
Regulator. 

3. Both the subdivision application and development permit application may require the 
registration of a Restrictive Covenant, against the title of the property that contains a reclaimed 
well identifying the Setback requirements identified in Section 12.13.2.  

4. For all other gas and oil wells, all applicable provisions under Section 11 of the Subdivision and 
Development Regulation shall be complied with. 

12.14 Recreational Vehicle Storage 
1. The following provisions shall apply to Recreational Vehicle Storage where allowed for in this 

Bylaw: 

a) a minimum Setback of 6.0 m shall be required from any Property Line; 

b) storage shall be as required under the Alberta Fire Code pertaining to water for fire 
suppression, fencing and access, etc.; 

c) vehicle entrances and exits, as well as internal vehicle routes shall be designed in a manner 
that provides a safe and clearly defined circulation pattern; 

d) all on-site roadways, parking, loading and storage areas shall have a durable hard surface 
of asphalt, gravel or similar material and the same shall be drained, developed to the 
satisfaction of the Development officer and the Parkland County Engineering Department; 

e) where on-site parking or storage is illuminated, all lighting shall be positioned in such a 
manner that lighting falling onto abutting properties is minimized; 

f) any developed portion of the site must be graded, contoured and seeded and shall 
provide for a satisfactory disposal of surface water by grading and drainage in such a 
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manner that no surface water shall drain onto public roadway or other neighbouring 
property; 

g) there shall be no storage of hazardous materials or goods on site; 

h) no day use or over-night accommodation shall be allowed on site; 

i) the storage of Recreational Vehicles shall not include storage for the salvage of, or for 
derelict Recreational Vehicles; 

j) the Recreational Vehicle compound shall be fenced with a minimum 1.83 m high chain link 
fence around the periphery of the storage area; 

k) any proposed sanitation dump shall be in accordance with the Alberta Safety Code; 

l) landscaping, if required by the Development Authority, shall be as follows: 

i) on sites smaller than 1.0 ha a minimum of 10%, or as otherwise required by the 
Development Authority, of the site shall be landscaped. On sites larger than1.0 ha, a 
minimum of 60%, or as otherwise required by the Development Authority, of the 
required front and side yard Setbacks of the site shall be landscaped;  

ii) one tree for every 40.0 m² of landscaped area, to a minimum of four trees, at a 
proportion of approximately 1:1 deciduous and coniferous trees, provided that where 
new tree plantings are otherwise required, existing trees that comply with the 
Minimum Tree Sizes can be used; 

iii) one shrub for every 60.0 m² of landscaped area shall be  provided to a minimum of six 
shrubs, at a proportion of approximately 2:1 of deciduous and coniferous shrubs; 

iv) deciduous trees shall be a minimum of 63.0 mm caliper measured 450.0 mm from 
ground level. Coniferous trees shall be 2.5 m in height. 

12.15 Recycling Depots 
1. The following shall apply to a Recycling Depot – Major: 

a) A Recycling Depot – Major shall not be approved without the construction of a principal 
building for the enclosed/interior receiving, sorting and/or processing of materials; 

b) If outdoor storage is an accessory component of the operation, all outdoor storage areas 
shall be screened from adjacent properties and roadways; 

c) All outdoor storage or stockpiles of materials shall not be vertically higher than the 
approved screening; 

d) The owner/applicant may be required to provide a Debris and Dust Control Plan; 

e) If household waste and/or organics are received as an accessory use of the operation, there 
shall be no outdoor storage. Household waste and organics must be regularly removed 
from the site; 

f) The owner/applicant may be required to undertake mitigating measures to minimize any 
odour escaping the facility, at the discretion of the Development Authority. 

12.16 Secondary Suite 
1. One Secondary Suite may be developed on a Parcel where allowed. 
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2. The minimum floor area for a Secondary Suite shall be 30.0 m² and the maximum floor area of a 
secondary area shall be 92.0 m². 

3. The Development Authority shall, in its opinion, be satisfied that there exists on the hosting 
Parcel, a suitable development site upon which to site the Secondary Suite. The Development 
Authority shall be satisfied that the Secondary Suite can and will, where possible, be properly 
connected to services (e.g. gas, power, water, sewage disposal) associated with the existing 
host residence without jeopardizing existing services associated with either the hosting Parcel 
or adjacent and neighbouring Parcels. 

4. A Secondary Suite shall be designed, sited, constructed and finished in a manner that is visually 
compatible, in the opinion of the Development Authority, with the residential character of 
adjacent and neighbouring lands and/or the neighbourhood in general. The following 
guidelines may be considered by the Development Authority:  

a) the suite should not be placed in front of the primary residence or placed in a manner 
which could obstruct the view from a house on an adjacent property ; 

b) The suite shall not be placed on any easements and shall not be placed on a gas line; 

c) the suite shall be sited in accordance with Setback regulations for a principal building; 

d) the site shall be graded to avoid ponding under or around the suite. 

5. A Secondary Suite that is a garden suite shall have a separation distance of at least 5.0 m from 
any other Dwelling.  

6. The separate entrance to the Secondary Suite (an additional Dwelling Unit located within and 
Accessory to a Dwelling, Single Detached) shall be accessed either from a common indoor 
landing or directly from the side or rear of the building. 

7. A Secondary Suite (an additional Dwelling Unit located within and Accessory to a Dwelling, 
Single Detached) shall be developed in such a manner that the exterior of the principal 
building containing the Secondary Suite shall appear as a single dwelling. 

8. A Secondary Suite shall not be developed within the same principal dwelling containing a 
Group Home. 

9. A Secondary Suite shall not be permitted within the second dwelling located on the same 
Parcel. 

10. A Secondary Suite shall not be subject to separation from the principal dwelling through a 
condominium conversion or subdivision. 

12.17 Service Stations, Gas Bars and Bulk Fuel Stations 
1. Minimum Site Area  

a) A Service Station shall have a minimum site area 1,500.0 m². 

b) A gas bar shall have a minimum site area of 1,200 m². 

c) A gas bar or Service Station including a car wash shall have a minimum Site Area of 
2,700 m². 

d) Where a gas bar forms part of a commercial complex or centre, the minimum Site Area 
containing gas bar buildings and pump areas shall in no case be less than 1,000.0 m². 
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Crossway Developments <crosswaydevelopments@gmail.com>

Senior Long Range Planner Discussion - Re: Expansion of Spruce Grove RV
Storage
3 messages

Crossway Developments <crosswaydevelopments@gmail.com> Mon, Dec 9, 2024 at 5:15 PM
To: "ckortmeyer@sprucegrove.org" <ckortmeyer@sprucegrove.org>

Hi Christina,

I wanted to thank you again for taking the time earlier this afternoon to discuss my plans regarding the expansion of
my RV Storage Facility, Spruce Grove RV Storage, as part of my ongoing application with Parkland County.

As we discussed, the City of Spruce Grove has not raised any objections or concerns regarding my first two RV
storage developments, Parkland RV Storage and Spruce Grove RV Storage. I am now seeking to expand the second
facility, and the purpose of our meeting was to confirm that the City of Spruce Grove would not object to this
expansion.

As mentioned, I have attached the letter that was sent to adjacent landowners earlier this summer about the
expansion project. While I would appreciate your quick review of this letter, I would also like to summarize our
conversation for clarity:

1. No Objection from the City: Based on our discussion, it’s my understanding that the City of Spruce Grove
does not foresee any objection to the expansion of my RV Storage Facility. You indicated there is no reason for
the City to object.

2. Transitional Land Use: The City sees this expansion as a suitable transitional use of the land until the long-
term plans for the Yellowhead corridor to the north materialize.

3. Appreciation for Meeting: You had mentioned that you appreciated that I had proactively chosen to come in
to discuss this and seek feedback prior to it going before an appeal board.

Thank you for confirming my understanding of these points, Christina. My meeting with you was timely, as shortly after
we spoke, I received an email from Parkland County that my application has been deemed refused. As a result, I will
now need to bring the matter before the Subdivision and Development Appeal Board (SDAB). 

Your confirmation that the City of Spruce Grove has no objections to the expansion will be extremely helpful as I move
forward with the appeal process.

If you have any questions or need further information, please don’t hesitate to reach out to me by phone or email.

Sincerely,
Jon Bauer

SGRV EXPANSION - Adjacent Landowner Mail Out - July 2024 - Letter and Reponses.pdf
2065K

Christina Kortmeyer <ckortmeyer@sprucegrove.org> Wed, Dec 11, 2024 at 1:52 PM
To: Crossway Developments <crosswaydevelopments@gmail.com>

Good afternoon Jonathan,

Gmail - Senior Long Range Planner Discussion - Re: Expansion of Spr... https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...

1 of 3 2025-01-19, 9:08 p.m.
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It was nice to meet you on Monday regarding your future expansion plans for your recreational vehicle storage
business. 

As mentioned, Spruce Grove would not object to a proposed expansion of the existing business based on the
information that was offered during our discussion.  Looking more closely at your written proposal (attached) and
comparing it to the County’s Land Use Bylaw, I can see that your land is situated with the Agricultural Restricted
District – AGR.  Also, I note that Recreational Vehicle Storage is a Discretionary Use in that District.  I understand that
you are planning on expanding the existing approved business into land that is also within the AGR District.  I am not
certain which storage business this is (Parkland RV Storage or Spruce Grove RV Storage), regardless, the use is
discretionary and up to the discretion of Parkland County’s Development Authority.  As a result, I can confirm, as we
discussed on Monday, that the City of Spruce Grove would not be in a position to appeal a development permit
granted for an expansion of the existing RV Storage business within the AGR District.  Based on your new information
regarding your development permit application being deemed refused, the City would not participate in any appeal
processes in the future. 

This email is offered based on our conversation, and is not meant to offer any kind of planning advice or judgement
with respect to the decision rendered by the Development Authority in Parkland County.  I wish you all the best with
your future plans.

Regards,

Christina

Christina Kortmeyer, BPL, MPA, RPP, MCIP
Senior Long Range Planner

City of Spruce Grove | Planning and Development

315 Jespersen Avenue | Spruce Grove, AB, T7X 3E8 

Phone: (780) 962-7634 ext. 278 | Fax: (780) 962-1062
Email: ckortmeyer@sprucegrove.org

From: Crossway Developments <crosswaydevelopments@gmail.com>
Sent: Monday, December 9, 2024 5:15 PM
To: Christina Kortmeyer <ckortmeyer@sprucegrove.org>
Subject: Senior Long Range Planner Discussion - Re: Expansion of Spruce Grove RV Storage

NOTICE: This email originated from outside the organization. Use caution when clicking links or opening
attachments.

[Quoted text hidden]

Gmail - Senior Long Range Planner Discussion - Re: Expansion of Spr... https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...
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Crossway Developments <crosswaydevelopments@gmail.com> Wed, Dec 11, 2024 at 4:16 PM
To: Christina Kortmeyer <ckortmeyer@sprucegrove.org>

Thank you Christina!

It was wonderful to meet you as well. 

Thank you for the information you have confirmed in your email.  

Have a Merry Christmas!
Jon Bauer

Sent from my iPhone

On Dec 11, 2024, at 1:52 PM, Christina Kortmeyer <ckortmeyer@sprucegrove.org> wrote:

[Quoted text hidden]
<SGRV EXPANSION - Adjacent Landowner Mail Out - July 2024 - Letter and Reponses.pdf>

Gmail - Senior Long Range Planner Discussion - Re: Expansion of Spr... https://mail.google.com/mail/u/3/?ik=326f2a8eff&view=pt&search=all...
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Applicant/Appellant Submission for Jonathan Bauer/Crossway Records Inc. 

Subdivision and Development Appeal Board Hearing – January 27, 2025 
RE: PLDPC20240788 

**Please note: Exhibits #1 through 7 will be discussed during the opening. 

The following policies and informa?on provided include part of my request for the 
SDAB to grant approval for development applica?on: 

This includes excerpts from the following documents: 

• Parkland County Land Use Bylaw, Bylaw 2017-18 
• Parkland Municipal Development Plan (MPD), Bylaw 2022-17 
• Regional Agriculture Master Plan (RAMP), Aug 2021 
• A?m Creek North Area Structure Plan, Bylaw 26-2002 

 

1.) Parkland County Land Use Bylaw, Bylaw 2017-18 
 

RV Storage is a discre/onary use on AGR lands. My parcel of land is zoned AGR under 
the current Parkland County LUB as can be seen in the following pages:  

The current Land Use Bylaw as seen on Page 288 and 289 confirms that Recrea?onal 
Vehicle Storage is an appropriate and permissible discre?onary and commercial use 
within the AGR – Agriculture Restricted District.  (see Exhibit # 8) 

 

• The RV Storage Development Foodprint in both Phase 1 and now in Phase 2 is 
restricted to lands outside of the iden/fied boundaries of the A/m Creek/Big Lake 
Floodplain Overlay. 

• Moreover, the proposed development meets the requirements for Recrea/onal 
Vehicle Storage as outlined in Sec/on 12.14 of the Land Use Bylaw.  (See Exhibit # 
9) 
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2.) Parkland Municipal Development Plan (MPD), Bylaw 2022-17 
 

• Policy 4.1 Rural Agricultural Area – General says: 

“The Rural Agricultural Area hosts a wide range of agricultural opera/ons, rural 
subdivisions, farmsteads, rural businesses, parks, environmental areas and other 
uses and ameni/es.” 

If land in this area was to remain agricultural, “rural businesses” would not be included 
in this descrip/on.  Moreover, this statement does not lead one to ascertain that the 
land in the Rural Agricultural Area must remain as farmland. 

 

• 4.1.1 – Right to Farm 

“a. Agriculture shall have precedence over other land uses in the Rural Agricultural 
Area in accordance with the Agricultural Opera?on Prac?ces Act.” 

This policy ensures that a farmer has the right to use their land for agriculture. However, 
it doesn’t prohibit other land uses, especially if those uses are allowed under the Land 
Use Bylaw (LUB). If alternate uses weren’t allowed, then why would the LUB include 
them in the first place? 

 

• 4.1.2 - Conserva?on of High Capability Farm Land 

“a. The County supports the comple?on of a Regional Agricultural Master Plan as 
iden?fied in the Edmonton Metropolitan Region Growth Plan.  “ 

As we will read shortly, the RAMP document recognizes that this land is not Prime 
Agricultural Land and that this parcel of land falls into a category where “AGRICULTURE 
CO-EXISTS WITH OTHER LAND USES”. 

 

“c. The conversion of high capability agricultural lands to non-agricultural uses 
should be minimized to support con?nued agricultural produc?on.” 
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This land is not Prime Agricultural land according to the MDP Plan map on page 38 of 
the Parkland MDP nor has it been used as an agricultural food source for roughly 10 
years. 

• 4.1.5 - Growth Management 

c. Non-agricultural ac?vi?es are encouraged to locate in hamlets and employment 
areas whenever possible. When this is not possible, non-agricultural ac?vi?es 
should locate on land with lower capability soils and soil characteris?cs and where 
transporta?on and infrastructure needs can be met. 

Due to the repeated use of this land as a commercial sod farm the topsoil has been 
repeatedly stripped away leading to lower capacity soils.  Moreover, the loca/on of this 
fragmented parcel is in a loca/on where it is an ideal loca/on for RV Storage as the 
transporta/on and infrastructure are met being located right off the Yellowhead 
Highway and at a major intersec/on.  

 

• 4.1.7 - Rural Agricultural Subdivision – Agriculture 

“a. Rural Agriculture Subdivision - Agriculture for agricultural purposes other than 
small holdings should typically be eighty (80) acres (32.37 ha) or greater in size.” 

As we read in this policy – agriculture for agricultural purposes would typically be 80 
acres or greater in size.  This por/on of the parcel South of the Creek is roughly 40 
usable acres, 30 of which are already permiaed for RV Storage.  The remaining 10 acres 
of unu/lized land according to this policy wouldn’t even classify this small remnant of 
the parcel as Agricultural Land for agricultural purposes due to its small size.  

 
 
In its leaer on November 21, 2024 the Development Authority men/ons numerous 
policies from the Parkland Municipal Development Plan Bylaw 2017-14 as to reasons 
why this expansion development applica/on cannot be supported.  However, it is 
important to note on Page 6 of the Parkland (MDP) it states the following: 
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Page 6 of the Parkland MDP says: 

If a development is proposed within the plan area of a higher-order statutory plan, 
including the North Saskatchewan Regional Plan, the Edmonton Metropolitan Region 
Growth Plan and/or a relevant Intermunicipal Development Plan, the development must 
consider and conform to the policies of the higher-order statutory plan. If there is a 
conflict with a policy or regulaEon within a higher-order plan and the policies of this 
Municipal Development Plan, the higher-order plan shall prevail. 

Because of this reason the Regional Agriculture Master Plan needs to be reviewed to see 
what it says about Agricultural Land, including which land is considered Prime Ag Land, 
and how Agricultural and non-Agricultural Uses should be considered. 
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3.) Regional Agriculture Master Plan (RAMP), Aug 2021 

 

 

• On PAGE 4 of the RAMP document our previous Mayor of Parkland County Says: 

RAMP provides certainty to producers, protec/ng valuable, produc/ve agricultural lands 
throughout the Region, and secures these lands to ensure a local food source for future 
genera/ons.  

While our family fully supports the principles of the MDP and RAMP, par/cularly those 
related to agriculture and farming, as we are one of the County's original farming 
families, this specific piece of land is an excep/on. It does not require protec/on or 
preserva/on for agricultural use for the following reasons: 
 
The purpose of RAMP is to: “Secure these lands to ensure a local food source for future 
genera2ons.”  
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When reviewing this parcel of land for the proposed RV Storage Expansion, it’s 
important to note: 
(a) This land is not classified as Prime Agricultural Land. As shown in the maps below 
of Prime Agricultural Land, this parcel is not iden/fied as such. 
(b) The land is not currently in agricultural produc/on, nor has it been for 
approximately the last 10 years. It was previously used for commercial sod produc/on, 
which is categorized as a commercial use by Alberta Environment.  As confirmed by two 
local sod farm operators, every /me a crop of sod is harvested from the land it repeated 
strips topsoil in the process. Upon Its final sod removal in summer of 2023, some of the 
area could not even be harvested because there was liale to no topsoil remaining in 
certain areas of this piece of land due to the repeated stripping of topsoil that occurs in 
the process of Sod produc/on. 
(c) The land is highly fragmented. Originally divided by A/m Creek, it was further 
fragmented when Alberta Transporta/on used the parcel for the overpass and created 
the stormwater pond, and service road. 
(d) The size, shape, and access to the land make it unsuitable for agricultural use. 
Addi/onally, with modern farming technology, any land smaller than 80 acres is 
generally not conducive to agriculture.   

This land hasn’t had any significant agricultural value for years now and due to the 
fragmenta/on, size and shape it is not easily conducive to agricultural use.  Lastly, for 
the last 10 years including present day this land has not been a local food source. 

 

 
• This land in ques?on is not classified as Prime Agriculture Land.  In both the 

Parkland MDP and the RAMP (Land Evalua?on and Site Assessment Tool).  See 
the maps below to show this piece of land is not within the recognized areas of 
Prime Agricultural Land Areas. 
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• The Regional Agriculture Master Plan (RAMP) diagram below shows that my 
land falls into Policy Area #2.  (Please see red arrow and red star labeled below). 

Policy Area #2 is defined as an area where “AGRICULTURE CO-EXISTS WITH OTHER 
LAND USES”. More specifically this area is explained in the RAMP document on page 40 
as follows: 

A basic principle of RAMP is that agricultural lands have value for agriculture. RAMP 
also recognizes not all agricultural lands in the Region can be conserved for 
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agriculture, and some agricultural lands may need to be fragmented and converted to 
other land uses. While agriculture remains an important land use for Policy Area 2, 
this policy area includes a range of designated land uses from country residential, 
lakeshore residential uses, industrial, to resource- based extraction uses such as coal, 
sand and gravel. 

Lands in Policy Area 2 comprise 22% of the regional land base, with a significant 
portion designated as agriculture use. These lands are recognized in statutory plans, 
Land Use Bylaws and districting.  

Although this policy area recognizes various planned land uses, this does not mean 
that all of the land designated is currently in use for the designated land use and that 
agricultural uses can exist in the interim. 

While our family supports agriculture, from the higher-level Regional Agricultural 
Master Plan (RAMP) document, we can conclude that: 

a) This land is not designated as Prime Agricultural Land to be protected or preserved as 
a food source. 
b) Not all agricultural lands in the region can be preserved for agriculture; some may 
need to be fragmented or repurposed for other land uses. 
c) While agricultural uses can occur temporarily, they are not priori/zed over other land 
uses, especially when those uses are permiaed and listed under the Land Use Bylaws. (ie 
RV Storage) 
 

• RV Storage is an acceptable Transi?onal Use of the Land 

The proposed RV Storage Yard is an acceptable long-term transi/onal use that does not 
preclude the possible future use of the lands for permanent residen/al or other 
commercial uses in the future.   

If this Development prevented a possible future residen/al or other commercial use of 
this land the City of Spruce Grove would have commented on and would most likely 
appeal this development as this land may be important to Spruce Grove expansion in 
the future.  The development Leaer to Adjacent Landowners was shared with and 
ques/on was raised with the Senior Long Range Planner at City of Spruce Grove - 
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Cris/na Kortmeyer on December 9, 2024.  The email shows that the City of Spruce Grove 
would not be in a posi/on to appeal a development permit granted for an expansion of 
the exis/ng RV Storage business. (see email exhibit #10) 

 

4. AVm Creek North Area Structure Plan, Bylaw 26-2002 

This applica/on can also be further supported by language and policies found in the 
A/m Creek Area Structure Plan which is where my parcel of land is located. 

• These lands are considered transi?onal lands 
 
6.1  Key Elements of the ACASP land use strategy are: 

s. 2. to provide for a variety of agricultural opera/ons un/l the lands they 
occupy are developed for residen/al or other non-agricultural uses. 

The lands within the A/m Creak Area Structure Plan are never viewed in the Plan as 
Agriculture being the end and final use of these lands.  We can read in a few por/ons of 
the plan that farming or agriculture is viewed only as a transi/onal use of these lands. 

Examples of this are: 

6.1 Key Elements – states that “Agriculture as a transi/on use.”   
7.9 Agriculture and Agriculture Lands – “farming is viewed as a vital transi/on use”. 

 

RV Storage in the Fringe Area 

 
Please consider the wording of the language in the ASP: 

6.4.1 The use of land within the Fringe area will be for agriculture, unless otherwise 
specifically provided for by an amendment to this area structure plan or through a more 
site-specific area structure plan that supersedes the provisions in the A/m Creek North 
Area Structure Plan. 
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However, 7.3.5 of the ASP authorizes the use of the Lands for a commercial use: 

7.3.5 In the Country Residential Core Area, Manufactured Home Community Area and 
Fringe Area, the County may approve a commercial land use if:  

(a) the proposed site is suited for the proposed commercial use;   
(b) the proposed site is separated from other commercial uses to avoid the creation of a 
commercial node;  
(c) the proposed commercial use is compatible with land uses in the vicinity; 

(d)  the subject parcel is designated with a land use district which accommodates the 
commercial land use; and  
(e) the proposed development is consistent with the provisions of this Plan. 

In examining the ASP there are poten/al provisions dealing with the word “will”.  In 
examining the interplay between sec/on 6.4.1 and 7.3.5, 6.4.1 says the Lands “will be 
for agriculture”.  The use of the words “will be” does not hold a mandatory inten/on.  If 
a mandatory inten/on had been desired by Council, it could have used the words 
“must” or “shall” as it did in other sec/ons, for example 7.10.5 of the ASP. 

We must reconcile s. 6.4.1 and s. 7.3.5.  While 6.4.1 shows an expression of the County’s 
inten/on to have agricultural use as the main use, the ASP however itself provides an 
“override” to that inten/on.  S. 7.3.5 provides that the County may approve a 
commercial land use in the Fringe Area, provided that the 5 elements of s. 7.3.5 are met.  

Now let’s examine each of the 5 elements of 7.3.5. 

a.) Is the site suited for the proposed commercial use? 
- The proposed use is “recrea/onal vehicle storage”.  The land was previously used 

for a commercial use “sod farm”. 
- The land parcel already is permiaed for a commercial use which is RV Storage. 
- The land is suited for commercial use as it is close proximity to the City of Spruce 

Grove, easily accessed from the highway and there is no objec/on from the City of 
Spruce Grove for this land use. 

- The land is not iden/fied as being Prime Agricultural Land. 
- There are 5 other opera/ng Recrea/onal Vehicle Storage Facili/es in the area. 
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b.) Is the proposed site separated from other commercial uses to avoid the crea?on 
of a commercial node? 
- The surrounding land is agricultural in nature. There is no other commercial land 
uses directly adjacent to this proposed development.  This shows absence of any other 
commercial uses to avoid the crea/on of a commercial node. 
 
c.) Is the proposed commercial use compa?ble with the land uses in the vicinity? 
- The word “vicinity” is not defined in the ASP.  It is may be important to look at this 
word in the context of not just the immediately adjacent proper/es.  There are 5 other 
RV Storage facili/es currently opera/on and newly built and approved Commercial Mini 
Storage located just down the road, all located within the Fringe Area of the ASP.  The 
addi/on of the 400 spaces will have a negligible impact on traffic and there was no 
further upgrade requirements as a result required as per the Traffic Impact Assessment 
Report.  (see Exhibit #5 - TIA) From this analysis - Recrea/onal Vehicle Storage use is a 
compa/ble with the land uses in the vicinity.   
 
d.) Is the subject parcel designated with a land use district which accommodates 
the commercial land use? 
- The district is Agricultural Restricted District (AGR) and that the use of recrea/onal 
vehicle storage is a discre/onary use in the AGR District. Since the use is discre/onary in 
the district, the lands are zoned to accommodate the commercial land use.   
 
e.) Is the proposed development consistent with the provisions of the ASP? 
- There is an express recogni/on in the ASP that the County can authorize a 
commercial use within the Fringe Area, provided that the condi/ons of s. 7.3.5 are met. 
 

• This land has already been approved for a non-agricultural use. 

Policy 7.9.1 states that “For the purposes of this plan, excep?ng land on which a non-
agricultural use has been approved by the County.” 

This parcel of land has already had a non-agricultural use approved by the County.    So 
according to policy 7.9.1 it appears that some of the policies in this plan may be mute 
because a non-agricultural use has already been approved by the County on this land.   
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• Lastly, while it may be obvious, it is important to make note - This is not the first 
?me the Development Authority has had to review an applica?on and issue a 
Development Permit for RV Storage within the A?m Creek ASP “Fringe Area.” 

Since the crea/on of the A/m Creek Area Structure Plan in 2002 and last amended in 
2009, and the Parkland MDP bylaw 2017-14 there have been 3 RV Storage Facili/es that 
have been applied for and permiaed by the Development Authority in the Fringe Area of 
the ACASP since 2018.  All of these applica/on and subsequent permits have been 
issued without the requirement for an amendment to the ASP or the requirement of 
crea/ng a more site-specific area structure plan.  These facili/es can be seen as follows: 
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What’s even more perplexing is that the same Land Use Bylaw, Parkland MDP, A/m 
Creek North Area Structure Plan, and Regional Agriculture Master Plan the County used 
to approve Phase 1 of my development on this land in 2022/23 are now being cited by 
Administra/on to reject my current applica/on, claiming these policies do not support 
RV Storage. 
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SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
PARKLAND COUNTY 

 
Legislative Services, Parkland County Centre 
53109A HWY 779 
Parkland County, AB T7Z 1R1  
Telephone:   (780) 968-8471 
Fax:    (780) 968-8413 
 
HEARING DATE:   January 27, 2025 
FILE NO.:   PLDPC20240788 
 

 
Notice of Decision of Subdivision and Development Appeal Board 
 
INTRODUCTION 
 
[1] On December 9, 2024, the Development Authority of Parkland County (the “Development 
Authority”) issued a letter of Deemed Refusal for the Development Permit Application to expand 
an existing RV Storage Facility for RV Storage to include an additional 400 units for trailers/ boats 
(the “Development Permit Application”), located at 53203 Range Road 274, Parkland County 
legally described as W4-27-53-16-SW (the “Lands”). The applicant for the Development Permit 
was Jonathan Bauer on behalf of the landowner Crossway Records Inc. (the “Applicant”). 
 
[2] Following the issuance of the letter on December 9, 2024, Jonathan Bauer on behalf of 
Crossway Records Inc. filed an Appeal from the deemed refusal on December 20, 2024. 
 
[3] The Subdivision and Development Appeal Board (the “Board”) held the appeal hearing 
on January 27, 2025, in a hybrid hearing, with the Board attending in person, and some people 
attending virtually with others attending in person.   
 
PRELIMINARY MATTERS 
 
A. Board Members 
 
[4] The Chair confirmed from all parties in attendance that there was no opposition to the 
composition of the Board hearing the appeal.  No one in attendance objected to the members 
of the Board hearing the appeal.  
 
B. Exhibits  
 
[5] The Chair confirmed that everyone in attendance had the full hearing package prepared 
for the hearing.  
 
[6] At the beginning of the hearing, the Development Authority indicated that it wished to 
submit its PowerPoint presentation as an additional exhibit.  The Applicant had no objection, 
and the Board marked the documents as set out at the end of this decision.  
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C. Miscellaneous 
 
[7] There was no request for an adjournment of the hearing. 
 
[8] There were no objections to the proposed hearing process. 

 
DECISION OF THE SUBDIVISION AND DEVELOPMENT APPEAL BOARD 
 
[9] The Development Permit application is complete.  
 
SUMMARY OF HEARING  
 
[10] The following is a brief summary of the oral and written evidence and arguments 
submitted to the Board.  At the beginning of the hearing, the Board indicated that it had 
reviewed all the written materials and submissions filed in advance of the hearing.  
 
Development Authority  
 
[11] The Development Authority stated that the Development Permit application to expand 
an existing RV Storage facility to include an additional 400 units for trailers and boats is a 
discretionary use.  The Lands are located in the Agricultural Restricted District and within that 
District, the use is discretionary.  
 
[12] The Development Authority advised that the site is currently approved for RV Storage 
with a capacity 980 units within the area identified at slide 2 in the PowerPoint. The proposal is 
to expand the existing RV Storage by 400 units.  
 
[13] The Development Authority led the Board through the materials found at pages 16 
through 26 of 274 of the Agenda Package.  A significant portion of the Development 
Authority’s submissions focussed on the merits of the Development Permit application.   

 
[14] When questioned by the Board in relation to why the Development Permit application 
was incomplete, the Development Authority stated that the Development Permit application 
was not consistent with the statutory plan documents.  In the view of the Development 
Authority, the application was incomplete because the Applicant had refused to provide the 
information specified in the Development Authority’s email of November 21, 2024, which the 
Development Authority stated was required in order to process the decision.  The below 
excerpt from the letter sets out the required information (see page 62/274): 

 
The proposed RV Storage Expansion for an additional 400 trailers/boats does not align 
with the Parkland County Statutory Plan Policies.  To proceed with the further 
expansion of their site, the applicant must ensure the proposal aligns with the current 
policies. The development planning has provided the policy analysis below, highlighting 
how the proposal is inconsistent with the statutory policies.  The applicant must 
address these policy concerns before proceeding with the proposed expansion. This 
may require an amendment to the ASP or creating a more site-specific area structure 
plan that explicitly permits the expansion of RV storage facilities in the Fringe Area. 
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[15] The Development Authority stated the Applicant was not willing to move forward with 
the amendments and therefore the application was deemed incomplete.  
 
[16] In response to questions from the Board, the Development Authority noted that on 
October 23, 2024, the Development Permit Application was deemed complete.  A revision 
letter was sent on November 21, 2024, indicating that the application was no longer complete.  
The change from October 23 to November 21 was that the Development Authority’s further 
review identified the gaps in the policy analysis.  To move forward, the Development Authority 
stated that the Applicant either had to do an area structure plan amendment or a site-specific 
amendment in the area structure plan document.  
 
[17] The Development Authority stated that it would not be possible or feasible to have the 
document amended between November 21 and the deadline date of December 6, 2024.  The 
Development Authority advised the Applicant that they could withdraw their application and 
make the changes and resubmit it, or if the Development Authority did not receive the 
documents, then they would be deeming the application refused.  
 
Applicant/Appellant  
 
[18] Mr. Paul Hanlan spoke on behalf of the Applicant/Appellant.  He questioned the 
Development Authority about whether there was an area structure plan amendment, or a site-
specific area structure plan amendment required for the development permit for the 980 units 
of phase 1 for this project.  The Development Authority confirmed that there had not been any 
changes required to the area structure plan.  
 
[19] Mr. Bauer spoke on behalf of the Applicant/Appellant.  During his presentation, Mr. 
Bauer spent a significant amount of time speaking to the background of his family in the 
region as well as the work that his family had done with regard to their businesses of 
recreational vehicle storage within the County.  In relation to this specific Development Permit 
application, Mr. Bauer stated that they had spent a significant period of time (approximately 10 
months) and had spent approximately $25,000 to get the documents ready in support of their 
Development Permit application.  Those documents are the ones contained within the agenda 
package submitted by the Applicant.  
 
[20] In the fall of 2024, when the Applicant was moving forward with its application, it 
submitted its documents and was surprised to see the direction from the Development 
Authority.  The letter of November 21 outlined three areas that needed some further work.  
The Applicant made the corrections in relation to the first two, which concerned engineering 
and fire planning.  The Development Authority confirmed these changes.   
 
[21] With regard to the Development Authority’s concerns about changes to the statutory 
plans, the Applicant requested a meeting to discuss the concerns and asked for a supervisor. 
This request was denied.  
 
[22] The Applicant advised that he was offered two options.  The first was to withdraw his 
application and apply for area structure plan amendments and then reapply.  However, the 
County’s new land use bylaw may not allow for recreational vehicle storage, and he would be 
out of luck.  His second option was to continue with his application, but to face rejection and 
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then go to the Subdivision and Development Appeal Board where the Board may have more 
latitude to deal with his concerns. 
 
[23] Mr. Bauer stated that his application was complete.  He took the Board extensively 
through his submissions, found at pages 77-89 of 274 of the agenda package.  He also spent a 
significant amount of time on his submissions dealing with the merits of the application. 
 
[24] In relation to the question of whether the Development Permit application was 
complete, Mr. Bauer stated that he had submitted everything that was required.  The first time 
that he was aware of concerns was when he received the November 21, 2024 letter.  In his 
view, the Development Authority had reviewed applications and issued development permits 
within the fringe area for previous developments. There had been 3 RV storages permits 
applied for and granted since 2018.  Since 2009 there were 7 such applications.  All of them 
were issued without the requirement to amend the area structure plan or for a more site-
specific area structure plan.  The concerns that were raised were not raised earlier in emails or 
calls and had they been, he would have been able to address them.  
 
[25] Mr. Bauer stated that the Application was complete and that there was nothing further 
to be provided in order for the Development Authority to make a decision on the merits of the 
Development Permit application.  
 
FINDINGS OF FACT 
 
[26] The Lands are legally described as W4-27-53-16-SW, Parkland County.  
 
[27] The Development Authority issued a letter of Deemed Refusal on December 9, 2024. 

 
[28] The Appeal was filed on December 20, 2024.  

 
[29] The Applicant is an affected person. 

 
[30] Those who spoke in favour of the appeal are affected people. 
 
REASONS 
 
Affected Persons 
 
[31] The first question the Board must determine is whether those individuals who made 
written submissions and appeared before the Board are affected persons. The Board notes that 
no party raised any objection with any other party’s participation. 
 
[32] As the person who applied for the development permit, the Applicant is affected by this 
appeal.  Since Mr. Hanlan spoke on behalf of the Applicant/Appellant, he was also affected.   

 
Jurisdiction 
 
[33] Since the Development Authority identified that it had deemed the application 
incomplete, the Board’s jurisdiction is found in s. 687(4) of the MGA.   
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687(4)  In the case of an appeal of the deemed refusal of an application under section 
683.1(8), the board must determine whether the documents and information that the 
applicant provided met the requirements of section 683.1(2). 

 
[34] The question for the Board in this Appeal is whether the documents and information 
provided by the Applicant in support of its Development Permit Application met the 
requirements under Section 683.1(2) as of the date of Decision.  
 
[35] In making its decision, the Board considered the oral and written submissions made by 
and on behalf of those who provided evidence: the Development Authority, the Appellant, the 
witnesses who spoke on behalf of the Applicant/Appellant. 
 
[36] Although a significant amount of the hearing time was spent on the merits of the 
Development Permit application and whether the development permit should be granted, the 
Board noted that the decision of the Development Authority was that the application was 
refused under section 683.1 of the MGA as a deemed refusal.  Since the appeal was from a 
deemed refusal, the Board did not notify members of the public about the appeal.  As such, 
the Board notes that its jurisdiction is limited solely to the question of whether the 
Development Permit application is complete or incomplete.  Despite the significant amount of 
time spent by the parties in relation to the merits of the development, the Board did not take 
those comments into consideration in making its decision as those comments of the merits of 
the application do not bear on the question of whether the application is complete or 
incomplete.  
 
[37] In relation to the question of whether the Development Permit application is complete, 
the Development Authority noted that having done an initial review of the Development Permit 
application, he determined that the Application was initially complete.  However, upon further 
review and analysis of the merits of the application, the Development Permit application was 
inconsistent with the provisions of the various statutory plans.  He gave the Applicant the 
opportunity to withdraw its application and amend the statutory plan documents, or to face a 
refusal.  
 
[38] The Board notes that the Development Authority did not point to any specific reports or 
supporting documentation that the Applicant had failed to provide.  Rather, the Development 
Authority suggested that based upon his review of the statutory plan documents, the 
Application was inconsistent with those documents.  

 
[39] By contrast, the Applicant stated that it had done everything requested of it in relation 
to the Development Permit application and had spent thousands of dollars preparing 
supporting documentation, all of which were provided in the agenda package.  

 
[40] When analyzing whether the application was complete, the Board asked itself whether 
the Development Authority had sufficient information to make a decision on the application.  It 
appeared to the Board that the Development Authority was looking for information to make a 
decision in support of the Development Permit application.  

 
[41] When viewed from the lens of whether there was sufficient information to make a 
decision on the merits (whether that decision was to approve or to refuse the application), the 
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APPENDIX “A” 
BOARD MEMBERS 
 
 MEMBERS 
1.  B. Bundt, Chair 
2.  L. Foy 
3.  L. Helton 
4.  C. Lamoureux  
5.  D. Smith 

 
APPENDIX “B” 
REPRESENTATIONS 
 
 PERSONS APPEARING 
1.  Aman Jhawer, Development Authority 
2.  P. Hanlan, speaking for the Applicant/Appellant  
3.  J. Bauer, Crossway Records Inc., Applicant/Appellant 

 
APPENDIX “C” 
DOCUMENTS RECEIVED AND CONSIDERED BY THE SDAB: 
 

January 27, 2025 Agenda Package  

 Description Date Pages 
1.  Agenda Coversheet January 22, 2025 1 

2.  Table of Contents January 22, 2025 2 

3.  Notice of Appeal December 20, 
2024 

6 

4.  Development Authority – Notice of Permit Deemed 
Refused  

December 9, 2024 11 

5.  Hearing Notification  January 6, 2025 13 

6.  Submission from the Development Authority  January 21, 2925 15 

7.  Submission from the Appellant/Applicant January 21, 2025 77 

8.  Development Authority Powerpoint January 27, 2025 21 
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