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1.0

Introduction
1.1

Purpose

The purpose of the Southside Notikewin Area Structure Plan is to facilitate the
subdivision and development of 19 unserviced country residential lots ranging in size
from 1.8 ha (4.4 ac) to 4.4 ha (10.8 ac) from Lot 1, Block 1, Plan 1124489 (formerly a
portion of SE 2-92-23-W5M and SW 1-92-23-W5M).

1.2

Location

The plan area is located in the County of Northern Lights, and approximately 4.2
kilometers (km) to the northeast of the Town of Manning and approximately 3 km east of
Highway 35 on Township Road 920, as shown on Figure 1 - Location Map.
The subject property is legally described as: Lot 1, Block 1, Plan 1124489.

1.3

Plan Area

The Southside Notikewin Area Structure Plan (ASP) area comprises 66.92 ha (165.36
ac), and is generally defined by:
•
•
•
•

Township Road 920 to the south;
The Canadian National Railway Right-of-Way to the west;
The north property line; and
The Notikewin River to the east.

There are four encumbrances on title for utility rights-of-way that will not affect the future
development of the subject lands.

1.4

Land Ownership

Although the total Plan area is 66.92 ha (165.36 ac), the titled area for Lot 1, Block 1,
Plan 1124489 is approximately 92.56 ha (228.72 ac). A 10.74 ha (26.53 ac) portion of Lot
1, located in the northeast corner of the titled area, is fragmented from the Plan area by
the Notikewin River and therefore not included as part of this Plan. A 14.93 ha (36.90 ac)
portion of Lot 1, located adjacent to the eastern boundary of the ASP, is currently
developed for agricultural uses. These lands will be subdivided from Lot 1 and will be
developed in accordance with the policies of the Municipal Development Plan (MDP) and
in accordance with the uses and regulations of the Land Use Bylaw (LUB).
As identified in Table 1: Land Ownership, there is one land owner in the plan area.
Table 1 – Land Ownership
Legal Land Description
Lot 1, Block 1,
Plan 1124489
Total

1.5

Owner
Southside Professional
Health Centre Ltd.

Area (ha)
66.92 ha

% of Total
100

66.92 ha

100

Legislative Framework

1.5.1 Municipal Government Act
This ASP has been prepared in accordance to the requirements of the Municipal
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Government Act, SA 2000 (MGA) The MGA enables municipalities to adopt ASPs to
provide a framework for future subdivision and development of an area.
This ASP was prepared in accordance with Section 633 of the MGA. As required the
ASP:
•
illustrates the sequence of development;
•
describes the proposed land uses;
•
identifies the potential population; and
•
identifies the location of major transportation routes and public utilities.
1.5.2 Manning Intermunicipal Development Plan
The Manning Intermunicipal Development Plan (IDP) was adopted by both the County of
Northern Lights and the Town of Manning to provide for the future land use development
and establish a policy framework for the future growth and development of the Manning
area.
The ASP meets the intent of the policies of the Manning IDP, which allows for country
residential development within the subject area, provided development conforms to the
detailed provisions of the County of Northern Lights MDP and LUB.
In addition, the ASP conforms to the policies of the IDP, which requires protection of the
Notikewin River System. The ASP proposes to dedicate lands adjacent to the Notikewin
River Valley as environmental reserve (ER) to protect the natural areas within the river
system. In addition, lands adjacent to the ER have been dedicated as municipal reserve
(MR) to buffer the Notikewin River Valley from the proposed development.
1.5.3 Municipal Development Plan
The Municipal Development Plan (MDP) is the primary policy document for land use
planning in the County of Northern Lights. The ASP is located within the Agricultural
Policy area of the MDP which permits residential development to be located in
appropriate areas as determined by the County.
Any proposal for a multi-lot country residential development that exceeds five parcels is
required to prepare an Area Structure Plan. This Area Structure Plan has been prepared
in accordance with and conforms to the criteria identified in Policy 3.1.4 of the MDP.
In addition, the proposed multi-lot country residential subdivision has been evaluated
based on the criteria identified in Policy 5.2.4 of the Residential Section of the MDP. The
applicant has demonstrated that:
•
•
•
•

•
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The proposed residential lots are safe from flooding, erosion,
subsidence, groundwater inundation or other hazards;
The proposed residential lots are considered to be compatible with the
adjacent land uses and environmentally sensitive areas;
The proposed residential lots are located within close proximity to other
country residential subdivisions and the Town of Manning;
A geotechnical report has been prepared for the Plan area and the lands
are suitable for residential development which will be serviced by
cisterns and private sewage disposal systems in the form of sewage
holding tanks or treatment mounds;
The internal roads and accesses to existing roads will be constructed to
municipal standards;
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•
•
•

Each proposed lot has a suitable building site;
Proposed site drainage is adequately addressed through the use of
roadside ditches and further site drainage considerations will be
addressed at the development permit stage; and
The impacts of the road system have been considered and circulated to
Alberta Transportation for comment.

The propose ASP conforms to the policies and objective of the County of Northern Lights
Municipal Development Plan.
1.5.4 Land Use Bylaw
The purpose of the County of Northern Lights Land Use Bylaw 12-61-290 (LUB), as
amended, is to regulate the use and development of land and buildings within the
County.
The plan area falls within the Airport Protection (AP) District, Zone 2 of the LUB. The
purpose of this District is to identify a protection area which recognizes the lands
surrounding the Manning airport as significant to its ongoing operations and restricts
development within the protection area that could cause conflict. Land uses listed within
the Discretionary Uses of Zone 2 include all those Uses contained within the Country
Residential Districts (CR1 – 4) of the LUB, subject to the site provisions and additional
requirements of the AP District.
The lands subject to this ASP will accommodate future development found within the
Country Residential General (CR1) District of the LUB and include accommodate the
development of Single Detached Dwellings, Manufactured Homes and Accessory
Buildings or Uses, among other uses.
All future development must adhere to and conform with the AP District and Section I,
General Regulations, of the LUB. In addition, it is advised that residential development
must be setback a minimum of 15 m from the railway branch line which runs adjacent to
the west boundary of the Plan area. Development is subject to regulation I24 of the Land
Use Bylaw.

1.6

Existing and Surrounding Land Use

The ASP area is principally cleared and in agricultural production, as shown on Figure 2
– Existing Land Use Map. The northeastern portion of the Plan area, adjacent to the
Notikewin River is heavily treed and in a natural state. The land on the eastern bank of
the river is not included as part of this plan and is intended to remain in a natural state.
The eastern portion of the Plan area contains displaced soils where sand or gravel was
excavated.
An Environmental Site Assessment (ESA) has not been conducted, as the Plan area has
remained in an undeveloped state and has been primarily been used for agricultural
purposes. The landowner has advised that no development has occurred on the site
which could negatively impact the future residential land uses.

The following land uses surround the plan area:
•
Agriculture to the north;
•
The Notikewin River and valley are located to the east and south;
•
Agriculture to the west; and
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•

An existing farmstead is located along the south boundary of the Plan
area.

It should be noted that as the acreages of the proposed ASP are divided out and given
their own legal descriptions, the remaining areas east of the Plan area, located both north
and south of the Notikewin River are intended to remain as the legal description of Lot1,
Block1, Plan112 4489.

1.7

Heritage Resources

Alberta Historic Resources Management conducted a review of the Plan area and
concluded that a historic resources impact assessment is not required as the Plan area is
deemed to be of no historical significance.

1.8

Geotechnical Assessment

J.R.Paine and Associates Ltd. were hired to do a geotechnical investigation of the Plan
area to determine site suitability for residential development. In summary, no major
problems for the construction of residential housing are expected as based on the
findings, as indicted in Section 7.2-1 of the report. Soils from the test holes were
considered suitable for the proposed residential development. Recommendations for
foundations and pilings given the existing soil were made. No major problems are
anticipated with construction of residential units in the Plan area. It is recommended that
proper lot grading away from the houses must be provided to minimize the ingress of
surface water into the subsoil. All houses will require at least 1.5 meters of cover to
prevent potential frost heave problems, and to minimize movements associated with
seasonal variations in moisture content. These and other considerations will be required
at the development permit stage.
All test holes drilled in Phase 1 showed a water table a minimum of 6 meters below the
existing ground surface. In the eastern most test holes located in the proposed phase 2,
4 out of 5 test holes showed a water table greater than 2.4 meters below the ground
surface ranging from 3.2 m to greater than 6.3 m below the existing ground surface.
There was 1 test hole in the Phase 2 area which showed a water table of approximately
1.8 meters below the ground surface.
The report recommends that the proposed residential lots shall be serviced by either
treatment mounds or sewage holding tanks based on the soil composition and suitability
of each specific site. The appropriate sewage disposal system shall be developed in
accordance to the 2009 Alberta Private Sewage Systems Standards of Practice.
The Geotechnical report prepared for this ASP identified the depth of the water table
within the Plan area, however the scope of the report does not make recommendations
on the appropriate form of water systems best suited to service the proposed
development. Therefore in the absence of recommendations related to the form of water
servicing available to the Plan area, the proposed residential lots are required to be
serviced by cisterns for their water needs. Restrictive covenants shall be registered as a
condition of subdivision approval, prohibiting the use of wells or other means of
groundwater collection.
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2.0

Development Concept
2.1

Development Goals

The principle goals of the Southside Notikewin River ASP is to provide a comprehensive
framework for the development of the lands along the south bank of the Notikewin River
for future residential purposes, and that take full advantage of the proximity, access, and
views to the Notikewin River valley. This will be achieved by providing a variety of
residential lot sizes, establishing pedestrian linkages to the Notikewin River valley, and
ensure the preservation of the river valley as a significant visual and natural amenity
feature and ecological system.

2.2

Development Objectives

The Southside Notikewin River ASP is intended to achieve the following objectives:
•
•
•
•
•
•
•

2.3

To integrate future development with the existing land uses;
To develop a community that will provide for a variety of lot sizes;
To identify appropriate locations for municipal reserve;
To identify a road system for general access;
To provide a servicing system based on the economical and efficient
extension of infrastructure and utilities;
To preserve the integrity of major natural features and provide
opportunities to integrate these features into future development; and
To retain existing trees and vegetation for natural systems and aesthetic
purposes and provided.

Development Concept

The proposed Development Concept, as illustrated in Figure 3, has been prepared to
achieve the purpose, goals and objectives described in this ASP. Residential
development is the predominant use in the plan area, with the balance consisting of
parkland and the Notikewin River valley.
A summary of the land uses illustrated in Figure 3 is provided in Table 2 below.
Table 2 – Land Use Statistics
Land Use
Gross Area
Environmental Reserve
Gross Developable Area (GDA)
Municipal Reserve
Internal Circulation (roads)
Residential

Area (ha.)
67.83
4.59
63.24

% of GDA

6.30
2.10
54.84

10%
3.3%
86.7%

100

The following policies will be used to guide the future planning, subdivision and
development of the plan area.

2.4

Residential

It is the intent of this ASP to promote the development of a diversity of residential lots
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ranging in size from 1.8 ha (4.4 ac) to 4.3 ha (10.4 ac). A total population of
approximately 57 people can be accommodated in the plan area at full build-out, with
approximately 11 of those being of school age as illustrated in Table 3 below.
Table 3 – Population Statistics
Land Use
Low Density Residential

2.5

Area (ha.)
54.84

Units
19

Total Population
38 – 57 people

Students
10 - 12

Municipal Reserve

Municipal reserve has been provided at 6.32 hectares (10% of the GDA), in accordance
with the Municipal Government Act. The municipal reserve areas will remain in a natural
state and serve as passive recreation areas, and separation from the adjacent railway
right-of-way and the Notikewin River valley. The allocation of municipal reserve is
illustrated on Figure 3 – Development Concept and described in Table 4 – Allocation of
Municipal Reserve.
Table 4 – Allocation of Municipal Reserve
Site
1

Location
Adjacent to the
Railway Right
of Way.

Dimensions
Municipal reserve will be
dedicated adjacent to the CN
railway right-of-way (ROW).
The width of the dedication
measures 19 m from the
railway ROW, which exceeds
the 15 m required by Section
I24.3 of the LUB.

2

Adjacent to the
Notikewin River
Valley.

Municipal reserve will be
dedicated adjacent to the
environmental reserve parcel.
The width of the dedication
measures an average of 15 m
and follows the existing top of
bank of the river.

3

Adjacent to the
north boundary
of the plan
area.

4

The lands in
the central
portion of the
plan area.

Municipal reserve will be
dedicated adjacent to the
north boundary of the plan
area. The width of the
dedication measures an
average of 19 m.
Municipal reserve will be
dedicated adjacent to the
farmstead, which is outside
the plan area and between
Phase 1 and 2.
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Comments
To date, approximately 750
trees (1 row of willow and 2
rows of spruce) have been
planted in order to act as a
future sight and sound buffer
along the western boundary.
The trees will visually aid to
obscure the existing metal
safety fence put in place by
CN
Spruce trees will be planted
along this part of the
municipal reserve in order to
enhance the overall ambiance
of the area overlooking the
river valley. A widened area of
MR corresponding to the N.E.
corner of lot 2 block 2 and the
S.E corner of lot 4 block 2 in
phase 1 has been created
and is accessible by the MR
corridor.
The municipal reserve will
serve as a separation space
and buffer between the
proposed residential
development and the adjacent
agricultural land.
These lands will serve as
separation space between an
existing dwelling (C. of T. 962
215 543) and the future
residential development.
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2.6

Environmental Reserve

2.6.1 A concerted effort has been made to maintain the natural tree stands along the
Notikewin River valley by incorporating them into the development concept. Many of the
tree stands fall within the municipal reserve and environmental reserve areas.

2.7

Transportation

2.7.1 The plan area will be accessed from two locations on Township Road 920. These
access points are to be spaced according to Figure 3 – Development Concept Map.
2.7.2 Roads within the plan area will be developed in accordance with the County’s
municipal servicing standards for gravel roads, at the developer’s expense.
2.7.3 Graveled approaches to each proposed lot shall be constructed to municipal
standards at the developer’s expense. This shall include culverts to allow for optimal
drainage of natural runoff.
2.7.4 The former undeveloped road allowance for Range Road 231 was closed in 2010
under bylaw 10-32-274. Associated with this road closure, a portion of Road Plan 229 EU
was also closed. The remaining portion of the Road Plan currently connects to the
turnaround circle within Phase 1 of the Plan area. The northern portion of Road Plan 229
EU will remain undeveloped until such time as it is within the County’s/Developer’s best
interest to construct.
2.7.5 All costs of compliance to attain municipal approvals are herein also considered to
be the expense of the developer.
2.7.6 Access to all lots shall be limited to the proposed road system.

2.8

Servicing

Servicing within the plan area shall be provided in accordance with municipal and
provincial standards.
2.8.1 The proposed lots will be serviced with private water systems in the form of cisterns
and installed at the individual landowner’s expense in accordance with provincial
requirements.
A. Municipal water servicing to the plan area is available via the Northern Lights
Water Co- Operative waterline which runs along the southern boundary of the
plan area, parallel to Township Road 920.
B. For Phase 1 of the development, the developer will construct a branchline tying
into the Northern Lights Water Co- Operative waterline. The branchline will have
a north/south alignment and will be located adjacent to road right-of-way.
Easements on private property will be required to accommodate the branchline.
C. Connection to the branchline water co-operative will be at the individual
landowner’s expense.
D. For Phase 2 of the development, access to the Northern Lights Water CoOperative waterline may be available, subject to application to the County.
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2.8.2 Sewage disposal shall be provided via either sewage holding tanks or treatment
mounds, based on each lot’s specific site conditions and soil suitability, and installed by
individual lot owners in compliance with the Alberta Private Sewage Systems Standard of
Practice 2009 or later.
2.8.3 Storm water runoff for the plan area shall be maintained at pre-development rates
in accordance with provincial standards. Any required storage of storm water shall be
accommodated in on-site. A storm water management plan will be required at the time of
subdivision.
2.8.4 Shallow utilities, including power, phone and natural gas, shall be constructed and
installed along the primary roadways within easy access to the property lines, in
accordance with the requirements of the utility companies and the County of Northern
Lights at the developer’s expense. Individual lot owners will be responsible for the
connection of these shallow utilities to their lots.
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3.0

Plan Implementation
3.1

Development Staging

The plan area will be developed in two phases in accordance with the staging plan shown
in Figure 4. Phase 1 is located in the western portion of the plan area, and Phase 2 is
located in the eastern portion of the plan area.
Prior to subdivision approval, the developer shall enter into a Development Agreement
with the municipality and will address items such as off-site levies, landscaping
requirements, engineering standards and specifications, and any other items deemed
necessary by the County. If off-site costs are required, the developer will be required to
provide them prior to subdivision approval.

3.2

Land Use Bylaw

The proposed lots are intended for country residential land uses and will correspond with
the Country Residential General (CR1) District of the LUB. The proposed lots will range
in size from 1.8 ha (4.4 ac) to 4.4 ha (10.8 ac).

3.3

Geotechnical Studies

Geotechnical studies may be required by the Development Authority to confirm the
adequacy of the proposed lots for building sites, and to confirm setbacks for building sites
relative to the edge of the Notikewin River Valley.

3.4

Plan Monitoring

The County of Northern Lights will monitor the implementation of the Southside Notikewin
Area Structure Plan, to ensure conformity with this plan and other existing statutory
plans.
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Appendix A
Geotechnical Investigation
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