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BY-LAW NO. 1404-79

COUNTY OF LEDUC NO. 25

BEING THE COUNTY OF LEDUC NO. 25 NISKU AREA STRUCTURE PLAN ADOPTING BY-LAW PURSUANT
TO THE PROVISIONS OF PART 6 OF THE PLANNING ACT, 1977,

WHEREAS a proposed Area Structure Plan (hereinafter referred to as "The Nisku Area
Structure Plan") has been prepared for the County of Leduc No. 25 based on surveys and
studies of land use, population growth, industrial and commercial demands, the economic
base of the County, transportation and communication needs and other relevant factors;

and

WHEREAS the Nisku Area Structure Plan provides a framework for subsequent industrial and
commercial subdivision and development of lands within the Nisku area, more particularly
described as:

Section 32-49-24-W4th lying west of Saunders Lake

Section 31-49-24-W4th

Pt. Sections 5, 7, 18, 19, 30 and 31-50-24-W4th lying west of Saunders Lake and/or the
Blackmud Drainage Channel

Section 6-50-24-W4th

Section 36-49-25-W4th

Sections 1, 12, 13, 24 and 25-50-25-Wdth

Pt. Sections 11, 14, 23 and 26-50-25-Wdth lying east and west of the present north

bound lane of Highway No. 2.
Pt. Section 36-50-25-W4th lying east of the bresent C.P,R. right-of-way and/or present
north bound lane of Highway No. 2 and west of the Blackmud Drainage Channel

NOW THEREFORE the Council of the County of Leduc No. 25 under the authority of part 6,
the Planning Act 1977, enacts the following:

(1} The Council of the County of Leduc No. 25 hereby adopts the Area Structure Plan to
be known as "The County of ILeduc No, 25 Nisku Area Structure Plan".

(2) The Nisku Area Structure Plan map and policy statements are hereby adopted as part

by Council from time to time,

(3) The County of Leduc No. 25 Nisku Area Structure Plan contains projections and policies
for development which shall be used to explain, justify and interpret the Nisku Area
Structure Plan adopting By-Law.

(4) This By-Law may be amended by By-Law in accordance with the provisions of the Plannipg

Act 1977.

READ A FIRST TIME this 14th day of September, A.D., 1979.

SEAL o .__“ngjszzif
2@09 Q,Qﬁau)

SECRETARY-TREASURER !)

READ A SECOND TIME THIS 17th day of July + A.D., 1980,

READ A THIRD TIME by unanimous consent of the Council Members present this 17th day of
July , A.D., 1980,

DONE AND PASSED IN open Council meeting this 17th day of July . A.D., 1980,
/Z/n W
"REEVE (4

SEAL





















OBJECTIVES OF PLAN

Diversification of 1land use to attain full potential of
commerical and industrial sites.

Improve transportation into and through area.
Protect neighboring area from impact of industry.
Maintain high environmental standards.

Provide adequate services and recreational facilities for
local industties and work force.

MAJOR POINTS OF NISKU AREA STRUCTURE PLAN

1.

A major regional service centre on Airport Road with hotels,
offices, and shops with business, professional and other
support services designed to serve ailr passengers and
tourists, "fly-in" business meetings and as a promotion and

development centre for local industry.

Areas for premium sites along Highway 2 and around regional
service centre on fully serviced land.

Large areas for light industry with special areas designated
for extensive storage type uses.

A new road system with grade separated free flow access (with
one new access) to Highway 2, limited access arterial roads
and internal industrial collector roads.

New rail spur lines and a team track service area.
Agricultural zones on east and south boundary to protect the
integrity of the creek and lake valley and to buffer

non-compatible uses.

Provision of local service centres and recreational
amenities.




IIT. EVALUATION

This chapter contains a general evaluation and description of the
site area. Further more detailed information can be found in the
engineering studies which appear in Chapters 6 to 9.

LOCATIONAL AND TRANSPORTATION FACTORS

At a geographic level the site area is - part of Metropolitan
Edmonton and shares the recognized stategic advantages of Canada's
most mnorthern major city. Transportation routes to the north
connect here with east-west routes to make it the most important
service and supply centre for the Northwest Territories and Yukon.
These routes include direct air 1line routes, the Alaska and
MacKenzie highways, the Great Slave Lake Railway, not to mention
road and rail access to the Athabasca-MacKenzie system of water
routes. The Yellowhead Highway and rail routes form the principal
east-west land routes, with connections to other east-west routes
available in southern Alberta.

Provincially, Edmonton of course dominates the central and
northern part of Alberta 1in all phases of economic activity.
Around it there is now a well developed system of highways and
railways serving the agricultural hinterland and the oil, gas and
other resource development areas. As befits a city of over half a
million people there is a strong local economy based on secondary
industry, construction, administration and tertiary services.

A noteworthy feature of Albertan development is the excellent
highway and airline connections between Edmonton and Calgary and
continuing south to Lethbridge. Regional studies in North America
indicate that these are conditions which presage the growth of
corridors of intensifying urban and industrial development. In
Alberta this growth is at an early stage with its main weight
still to coume. The Nisku Industrial area can be seen as one of
the developing nodes of this corridor.

Focusing down another level, it can be seen that within the
Edmonton region itself the site area  has some locational
advantages which in combination are particularly favourable for
industrial or higher uses of land.

1. The area is only 7 to 8 miles from the growing southern edge
of Edmonton and adjacent to the Town of Leduec while the
potential growth centres of Devon and Beaumont area also
close by. Thus there is a major market and labour force
within easy reach.



















The characteristics for construction vary from failr to good in
bearing strength and compressibility, (excluding topsoil horizons)
with special techniques sometimes .being required to avoid moisture
retention and frost heave problems.

In an overall construction cost 1index prepared by the Edmonton
Regional Planning Gommission,1 the site area 1s rated 1.2 1in
the Ponoka Loam and 1.3 in the Kavanagh Loam soil. This means
that in relation to the parts of the Edmonton region which have
the lowest construction costs, the site area would have
theoretical costs 1.2 or 1.3 times as great, This cannot be
regarded as a significant obstacle to industrial development.

Vegetation

Only emall areas of trees or bush (mainly poplar and willows)
remain on most of the farmland outside the existing industrial
area of Nisku. These treed areas are assoclated with creeks,
watercourses, depressions, line fences or farm steads. However,
along the west edge of the Black Mud-Saunders Lake Valley there
are some large tree bluffs. These could enhance the buffer effect
of the wvalley and act as a natural screen for dindustrial
development as viewed from the east side.

EXISTING LAND USE

Agriculture

The major part of the site area, some 8,000 acres, 1s still in
active cultivation. Most fields are quite large and open.

Industrial

Of the non agricultural wuses, by far the biggest in area 1is
industrial. The Nisku Business Industrial Park and Sky Harbour
account for most of this with approximately 1,000 acres developed
though not yet all built upon. Most of this development has been
carried out by Sparrow Development Ltd., who have been able to
work at a large scale and plan comprehensively. The developmnent
has attained considerable momentum and a further stage covering
another quarter section of land will soon be available.

At the moment the area is largely oriented to the oil industry
with many drilling contractors and direct o0il field services in
evidence. There are a good many other industries which support
the oil dindustry but also serve a wider market, for instance,
trucking, gemneral contracting, welding and machine shops.

L The Development Potential 1Index Technique" Technical Paper
5, Edmonton, Region Growth.Studies 1976.




Recently there has also been an expanding proportion of general
light manufacturing and service 1Industry such as camper and
receational water craft. Two large uses deserving mention are an
80 acre pipe storage yard and an auction mart. The latter
‘attracts customers numbering in the thousands to major auctions.
The individual industries, like the area, are mostly in an active
stage of growth. Together with the o0i1il oriented firms need for
storage space, this helps to account for a low site coverage
factor. This will undoubtedly increase as the area matures.

Other Uses

There 1s a small service centre at Nisku adjacent to the present
Highway 2 and also some residences and grain elevators. West of
the present north bound lanes of Highway 2 is the Airway Motel.
There are also. a few other isolated nonfarming uses 1in the area
such as country residential lots, a swine research centre, power
transformer station, sewage lagoon, developed industrial sites,
and some utility installations. .

LAND OWNERSHIP

The majority of land holdings, outside the developed industrial
area are large at least 80 acres. There are relatively few rights
of way for pilpelines or powerlines. These two factors will
greatly facilitate the planning of development in the area.

TRANSPORTATION

Highway 2 of course dominates the site area with three accesses
provided by the east-west road allowances. Apart from the
industrial park, the area 1s still basically served by the
standard road allowance system with a few forced roads parallel to

the C.P.R., mainline. Some roads are upgraded e.g. Secondary Road
625 .and Airport Road but for the most part they are still
gravelled roads on a 66 foot road allowance. Nisku Industrial
Park has no direct outlets on 1its east boundary. The major

problem area at the moment is the increasing traffic on Secondary
Road 625 and a difficult and dangerous intersection at Nisku.

The C.P.R. mainline Edmonton to Calgary passes through the area
and at the moment provides two spur lines servicing the industrial
area. All intersections are at grade.

LAND SERVICES
The area is served by three utility companies, TransAlta Utilities

Corporation, Northwestern Utilities Ltd. and Plains Western Gas
and Electric Company. For water supply and sewage disposal please
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IV. FUTURE PROSPECTS

This chapter sets ‘out the basic economic, population and other
growth assumptions of the Nisku Area Structure Plan.

ECONOMIC OUTLOOK

A bright economic outlook is assumed for Alberta in gemneral and
the Edmonton region in particular. The main basis for this is the
continuing development of resources 1in the ©province and the
Canadian morthwest. These would be chiefly oil and gas but others
would be significant including forest products, minerals and coal.
Secondary industry will continue the rapid expansion of the early
1970's. The substantial coal resouces close to Edmonton provide
an energy reserve which can only enhance its long term industrial
prospects, In addition there will be a strong local economy based
in construction and expansion of social facilities to meet the
needs of a regional population expanding to 60% above its 1976
level. Edmonton's role as transportation, distribution,
educational and adminstrative centre will be at least commensurate
with this growth,

We do not feel it necessary to substantiate this outlook in detail
but some idea of the gathering momentum of development comes from
a’ forecast of the Alberta Energy Resources and Conservation
Board.* By the year 2004 the following major plants are expected
to be 1in ‘place providing Alberta's Energy requirements are
translated in terms of world scale plants.

13 0il sands extraction plants

7 Ethylene plants

8 Ammonia plants

6 Methanol plants

6 Coal gasification plants

6 Thermal power generating plant (over & above 1975

number)

To these major plants can now be added the Alaskan gas pipeline
project with possibilities of other major northern pipelines as
overseas o0il supplies become more costly and less reliable.

Also 1t is now explicit provincial -government ﬁolicy to encourage
and facilitate the expansion of manufacturing and other secondary
government industry.

*Alberta's Requirements of Energy and Resources 1975-2004, Energy
Resources Conservation Board.
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POPULATION FORECASTS

Table 1 shows preliminary forecasts as supplied by the Edmonton
Regional Planning Commission. To some extent, the municipal
forecasts reflect growth 1limits imposed by the local councils,
(Leduc, Beaumont) and in any case extend only to the year 1986.

TABLE I
POPULATION FORECAST
1976 1981 1986 1991 1996

Edmonton Metro~

politan Area 595,000 . 692,150 781,050 868,450 954,550
Town of Leduc 8,576 13,350 18,500

County of Leduc 10,949 12,000 12,600

Town of Devon 2,786 4,200 4,900

Village of

Beaumont 851 2,200 3,500

Table 2 shows our own forecast for the local municipalities to the
year 1996 revised to reflect higher growth rates based on previous
experience in other parts of the region and assuming freer market
conditions.

TABLE 2
NISKU AREA STRUCTURE PLAN FORECASTS
1976 1981 1986 1991 1996
Town‘of Leduc 8,576 15,000 26,000 37,000 50,000
County of Leduc 10,949 12,000 13,000 15,000 18,000
Town of Devon 2,786 5,400 8,500 11,500 14,500
Village of

Beaumont 851 3,600 7,000 10,000 13,000
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VI. ROAD AND RAIYL SYSTEM ENGINEERING STUDY

This chapter analyses the present transportation system, and-
presents a plan for the proposed network together with standards
and recommendations for implementation.

EXISTING ROAD- SYSTEM ~ ANALYSIS
Highway 2

Highway 2 provides the major access to the site area and the high
capacity route to Edmonton or poiuts south, Along the site area
boundary a realignment of north bound lanes is proposed which will
bring them adjacent and parallel to the existing south bound
lanes., (Space for future core lanes will be left to give long
term extra traffic capacity in both directions). The realignment
willl be carried out in the next two or three years and then the
existing north bound lanes will revert to municipal Jurisdiction
as a 2-way road thus opening up a substantial acreage of land for
development (approximately 450 acres).

There are three major accesses from Highway No. 2 to the site
area. These fall on the alignment of east-west road allowances.
At each intersection, grade separated interchanges are presently
under construction and scheduled for completion by 1981.

Secondary Road 625

In the north, Secondary Road 625 is the present major access point

for Nisku Industrial Park. It also provides a route east past
Beaumont to Highway 21. To the west, it becomes Highway 919
providing access to the cargo handling and runway service area of
the International Airport. It continues to Devon and dis a

potential bypass route round Edmonton via Highway 60 to Highway 16
west.

Airport Road

Airport Road provides the wmajor access to the TInternational
Airport Terminal and also another- eastward route connecting to
Highway 21. There 1is already an overpass crossing Highway 2 but
the new interchange will ‘involve considerable dimprovement of
traffic flow at this intersection.




Telford Lake Ring Road

Through the north part of the Town of Leduec there is another
east-west rdad allowance which gives an access to the site area
and to the Town of Leduc from Highway 2. To the east and south,
this route provides =a potential ring road round Telford Lake
giving access to south-east Leduc (a residential expansion area)
also to Secondary Road 623 (east-west) and Highway 2A south.

Nisku Correction Line Road

There 1s no access or interchange planned here with Highway 2 but
this road offers an alternative route to Edmonton, through the
County of Strathcona on Secondary Road 814 (the alignment of 50th
Street, Edmonton). This road also provides access to about 600
acres of dindustrial land just east of the C.P.R. 1line in the
County of Strathcona.

Nisku Spine Road

The only straight north—south road running the whole length of the
site area 1s that on the weast side of the Nisku Business
Industrial Park. As it is fairly central to the study area, it
has obvious significance as a major spine road serving the future
industrial area and through traffic travelling between south-east
Edmonton and Leduc. At the moment there 4is no direct access to
the Industrial Park from this road.

Leduc Road
The north-south road allowance leading out of Leduc east of the

C.P.R. mainline is important for access of Leduc residents to the
site area.

Beaumont Forced Road

The forced road west from Beaumont lacks only about four tenths of
a mile to become a continuous east-west route into the site area,.







2. One major new directional access from Highway 2 is to be
provided by a fly-over structure about 1-1/2 miles north of
Nisku. This will connect by arterial road to the Nisku Spine
Road through Section 36.

3. In the long term an arterial road is proposed on the
alignment of the forced road west from Beaumont to be
extended until it meets the Nisku Spine Road.

4. Both Airport Road and Secondary Road 625 will have flyovers
across the C.P.R. main line.

5. Collector roads are shown conceptually. Apart from those
already built, they do not have to be located exactly where
shown provided the general intention of the plan is met.
This 1s to provide one continuous collector road per half
mile width of land in the north-south direction, and one
continuous road in the east-west direction approximately
along quarter section line.

6. The access from arterial roads to collectors will be limited
to those shown on the plan i.e., either half mile intervals
or one per quarter section. Generally these access points
should be at least 600 feet from a major intersection.

7. Local roads are not shown. Thus provided that collector or
arterial road are provided as required, the developer will be
free to design according to his market, site conditions and
development concept.

STANDARDS

The recommended standards to be used in the development of the

road system are as follows:

Geometric Design Standards

These should <conform with the standards of the Roads and
Transportation Association of Canada. These cover such items as
design speed, stopping sight distances, gradients, curve radius,
acceleration and deacceleration lanes, bus bays, etc.

Construction Standards

Subgrade and ©pavement structure should meet the following
criteria:

1. 20 year design period.






















VII. WATER SUPPLY AND DISTRIBUTION SYSTEM

GENERAL

The County of Leduc obtains water from the Strathcona Leduc Water
Board who in turn purchase water from the City of Edmonton water
works system for distribution in the Nisku, Leduc, Beaumont area.

The water is pumped by the Water Board to a county reservoir
located in the Hamlet of Nisku, with a capacity of 1.0 million
gallons. From here, the Water Board repumps the water into the
County of Leduc water distribution system to supply the Hamlet of
Nisku, the Nisku Industrial Park, the small holdings east of the
Industrial Park and the Village of Beaumont.

The water distribution system in the Nisku Industrial Park is
connected to the Strathcona lLeduc Water Board System by an 8-inch
diameter pipe to provide for average daily water demand and to the
county reservoir by an 18-inch diameter steel pipe to provide for
peak water demands and fire flows.

The distribution pipe network was planned to provide for a two way
feed into each area of the Park with pipes of sufficient capacity
to deliver water for fire protection at a flow rate of about 2,000
gallons per minute. The pipe mnetwork consists primarily of, a
12-inch diameter main running north to south along the west side
of the Park, a 10-inch diameter main running parallel along the
east side of the Park, and a series of 8-inch and 1l0-inch cross
mains between the 12 and 10~inch mains.

To date the water distribution has been constructed as development
progressed, and the loop system is not complete.

A diesel engine driven fire pump, located at the county reservoir,
provides additional water flow over average demand for fire
protection. The pump is rated to supply 1,000 gallons per minute
at normal distribution system pressures. Plan 4 shows the
existing water distribution system,

DESIGN CRITERIA

The following design criteria were used in this sgtudy:

1. A projected fire flow of 3000 gpm, as recommended for light
industrial parks by the Insurance Advisory Organization, was
used 1n the mathematical analysis of the distribution
system.

2. Limiting velocity of water flow in pipes 4-5 feet per

second.
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3, Normal demand was estimated at 250 gals/acre day.

EXPANSION FOR FUTURE GROWTH

The existing Strathcona Leduc Water Board supply system from the
City of Edmonton installed in 1959. has 1limited capaclty to meet
present regional water demands. Construction of a new supply
system, designed to provide for projected regional demands to the
year 2001, is now in progress with completion scheduled for summer
1979.

The water distribution system within the Industrial Park will
continue to expand with future development. Plan 4 sgshows the
existing system, planned extensions and future mains required to
gerve projected development.,

A mathematical model study of the existing and projected sections
of the water distribution system was wused to calculate the
potential capacity of the system to distribute water at rates
sufficient to gatisfy ©both domestic and fire flow demands.
Exlsting and projected pipe sizes were verified as determined by
this model study.

The existing fire pump has a rated capacity of 1,000 imperial
gallons per minute at a delivery pressure of 90 psig. This punmp
was selected when the Industrial Park was started to provide for
fire flows that could be accommodated in a distribution system
with single mains in most areas. Now that the Park development
has progressed to the point where the mains are being looped and
the flow capacity within the system increased consideration should
be given to providing additional pumping capacity by replacement
of the existing 1000 gpm pump with a larger unit.

- 24 -







VIILI. SANITARY SEWERAGE SYSTEM

GENERAL

The Nisku Industrial Park i1is not presently serviced by sanitary
sewers. When the Park development started in 1972 there did not
appear to be an immediate need for sanitary dewer service to serve
the low water demand busginess anticipated to locate in the Park.
Each business was required to provide a sewage holding tank and to
truck haul the sewage to a disposal area.

The County purchased a quarter section of land on which a sewage
lagoon was constructed to provide treatment and disposal for the
gsewage hauled from the industrial area,

As long as the Industrial Park Development continues to maintain a
low population density and low water demand the sewage collection
tanks and truck hauling to the sewage lagoon will continue to
provide an acceptable .level of service. A municipal sewage
collection system will be required some time 1in the future to
provide for projected changes in development pattern that would
see the location of hotels or other high water wusers in the
Industrial Park.

Plan 5 .outlines a conceptual layout for a sanitary sewerage system
that could be developed in stages to serve the existing and
projected future Park development areas.

The plan shows pipe sizes only in the present park area., However
these plpes are sized to serve adjacent service areas.
DESIGN CRITERIA

The following design criteria were used as the development of a
conceptual plan for a sanitary sewage collection system.

1. Peak sewage contribution including infiltration 6,000
gallons/acre day (27.2 m3/hectare day).

2. Minimum velocity of flow in sewers at design flow 2 ft/sec
(0.6 m/sec).

CONCEPTUAL SEWAGE COLLECTION SYSTEM

For sanltary sewer servicing the present Nisku Industrial Park
divided generally into two sections. The northerly area extending
south from the lagoon to include Sections 19 and 24 may be served
by gravity flow directly to the lagoon site. The southerly area
extending south from and including Sections 13 and 18 will require
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the pumping of collected sewage.

The conceptual outline plan shows . generally a sewer system laild
out to serve the existing and planned industrial park. However
the sewers are sized to accommodate the geographlc area to the
south and west that form a natural part of the service area.

The land area east of the present industrial park to the Blackmud
Creek that is projected in this report to become a future
extenslon of the 1industrial area has not been included in the
sanitary sewer service area. This area may be served at some
future time by a trunk sewer system running parallel to the
Black Mud Creek and would be independent of the present park
areg.

SANITARY SEWAGE TREATMENT

‘To provide for projected requirements of the Industrial Pak the
County established the S.W. 1/4 Section 30-50-24-W4M as a sanitary
sewage treatment facility site in 1974.

As a first stage of developuwent a small lagoon was constructed to
handle treatment and disposal of sewage delivered by tank trucks
from holding tanks in the existing Park.

The existing lagoon was designed to be expanded ¢to provide
sufficient capacity to provide treatment and twelve months
retention for the projected sewage flows from the Industrial Park
when it is developed to approximately twenty five hundred actes.

When the demands of the Industrial Park exceed the capaclty of the
projected sewage lagoon treatment facility 1t 1is considered that
the demands of the Leduec region as a whole will be such that a
regional type sewage collection and treatment facility will be
required and that the Nisku Industrial Park will join -a regilonal
sewage collection system.







IX. ©STORM DRAINAGE ENGINEERING STUDY

EXISTING DRAINAGE

The site area encompasses about twelve sguare miles of land
designated for development including the existing Nisku Industrial
Park. This land occupies the major part of an area which drains
eastward from a watershed lying approximately one-half mile west
of Highway 2. Black Mud Creek and Saunders Lake are the receiving
water bodies. The Black Mud has a winimal grade flowing north
through the area, much of it in an excavated canal.,

Water courses or small creeks at roughly half mile intervals are
the main channels for storm drainage and - are performing
effectively without erosiou. However there is evidence of channel
erosion in some road allowance ditches.

Along Highway 2, Alberta Transportation has comstructed a drainage
channel which intercepts storm drainage from the Internmational
Airport. This drains north along the highway eventually reaching
the Black Mud through a water course in the north part of the
site area (Section 36).

The existing Nisku Industrial Park has been designed so as to
utilfze the road ditches and storage ponds for detention storage
of storm water.

There is very 1little specific data available for run-off
quantities in this Black Mud area. However on agricultural 1land
it is estimated to range from 10 c.f.s. to 20 c.f.s. per square
mile depending on topography.

STORM DRAINAGE MANAGEMENT OBJECTIVES

The objectlives adopted are as follows:

1. To maintain satisfactory drainage of developed areas.

2. To minimize environmental damage and disturbance of the
drainage regime in downstream agricultural areas.

3. To regulate discharge of storm waters into receiving areas
to predevelopment levels. '

4, To utilize surface drainage wherever possible.




STORM DRAINAGE MANAGEMENT PRINCIPLES

The major principle involved 1s detention storage of storm water
by all means possible. This can start on site by adopting
building design .that can detain rain fall on roof tops. It can be
extended to utilize parking areas, road ditches, ornamental ponds,
treed areas and existing depression areas before resorting to- the
congtruction of downstream retention ponds.

If at each stage a few 1inches of water, occasionally a foot or
two, can be detained, a more economical system will result with
less capacity required of retention ponds. However, the outflow
condulits or pipes must be properly sized 1In accordance with the
amount of storage available and the allowable outflow rate.

Properly planned and landscaped, such & detention storage system
will work well and give aesthetic <value, even recreational
benefits to the surrounding areas. A detailed drainage scheme for
each stage of development should include drainage easements or
parkways and preserve vegetation where possible,

ENGINEERING CRITERIA

1. To mwmaintain a reasonable resemblance to predevelopment
_conditions, - an outflow rate of 15 c.f.s. per square mile
should not be exceeded after development.

2, An average run-off factor of 0.5 should be used for 1light
industrial land with a lower level of services; 0,6 for the
more fuly serviced areas.

3. Detentlion storage ponds should be sized to detalin a 25 year
storm at an outflow rate of 15 c.f.s. per square mile.

4. A storm return period of five years should be used for sizing
: -drainage culverts.

MANAGEMENT PLAN

For purposes of this management plan the site area is divided into
five drainage zones. The existing county arterial roads and the
industrial collector roads, existing or proposed, are used to
define the boundaries of these: zomes. (Please refer to the Storm
Drainage Plan No. 6). The requirements of each zone are examined
in turn to provide acreage, run-off factor, storage requirement
and allowable out flow rate. :

—













X. FINANCE
COST ALLOCATION DIVISIONS
Costs applicable to land development and the provision of services

can be allocated in the following manner:

Ongite Costs

Onsite costs refer to those costs Iincurred 1in the process of
providing development of the subdivided . 1lands within the
subdivision area. Specifically, these costs include provision of
water distribution mains and services; sanitary sewage collection
mains and gervices; storm drainage facilities and services;
roadways, i1including sidewalk, curb and gutter and pavement; and
general site grading.

These costs can elither be the total responsibility of the
Developer with the ultimate cost reflected in the cost of the
individual 1lots; or the County may assume some of the costs,
i.e. sanitary sewerage system, and pass on the costs in terms of
frontage assessment.

In the latter case, presumably the individual lot prices are lower
and the cost. of the local improvement 1s bormne by the lot owner,
but as a separate cost. This cost would reflect the reduced
interest costs based on the difference between mortgage Intetrest
rategs and the preferred interest rates municipalities can obtain
in their municipal financing.

Offsite Costs

For simplicity, the costs deemed to be offsite costs are assumed
to be those costs as definmed eligible for "Offsite Cost Levy" as
defined 'in The Planning Act, 1977, Part 4, Division 2
"Redevelopment and Offsite Levies and Development Conditions” a
copy of which 1s attached as informatiom.

Connecting Services Costs

Connecting services are deemed to be those munieipal trunk
gservices which are not eligible for inclusion under the terms of
"Dffsite Costs" -but are required to be oversized and may require
speclal installation conditions (i.e. deep sanitary trunk sewers)
to serve relatively large areas of land and thus generally serve
more than one subdivision development proposal.




ROLES OF COUNTY AND DEVELOPERS

Offsite Costs

Generally, the "offsite” costs are assumed by the municipality
with costs recovered through senior government grants, offsite
cost levies and local taxation revenues. The division of costs
between offsite levies and the general County revenues will be
based on the adoption of County policy and the following
questions:

1. How much should existing residents and- - businesses contribute
to new facilities when they have contributed to the County's
exigting system?

and

2, How much -would new facilities benefit existing residences and
businesses with higher standards of services?

Connecting Services Cogts

The resolution of the distribution of "connecting services”" costs
and the roles that the County and Developer's assume is generally
a more complex one. '

In cases where exlsting development benefits from new "connecting
services", an approach that can be used would be similar to that
used in the "offsite cost levies" where a “"connection charge” can
be assessed to new developments to recover a share of the
construction costs, with the County front ending the finmancing.

However, 1in areas where “connecting services" are required to
service new development, two potential solutions arise.

Developer Cost Sharing

In this case, the Developers would be required to fromt end all
the costs associated with the installation of all connecting
services through their individual properties. Then the County
would assist the first developer(s) i1ian obtaining reimbursement
from 'all subsequent developers, through a pre-set cost sharing
formula that would be included in all the development agreements.

-The advantage to this approach is that the County would not be

required to finance the connecting services projects with all
costs belng the responsibility of the developer. Thus, all the
developers costs are passed on to the future lot owner.
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Nisku Area Structure Plan

Bylaw No. Date

Motion 1064-81 July 16, 1981 Amended Plan to Include 2 changes recommended by
Transportation

Bylaw 32-97 Nov. 14, 1997 Zoning change from "Premium Ind." To Regional Service Centre.

Bylaw 16-99 Apr. 13, 1999 Expanding of Plan Boundaries

Bylaw 4-00 Mar. 7, 2000 Zoning change from Regional Service Centre to Premium Industrial

Bylaw 7-00 Jun. 13, 2000 Removal of lands surrounding Saunders Lake from Nisku ASP

Bylaw 8-00 Jun. 13 2000 Removal of lands that became Nisku West ASP

Bylaw 12-00 Mar. 14 2000 Revised text to permit gambling establishments

Bylaw 1-04 Feb. 3, 2004 Removal of lands that became Blackmud Creek ASP




BY-LAW NO. 32-97
COUNTY OF LEDUC NO. 25

A BY-LAW OF THE COUNTY OF LEDUC NO. 25, IN THE PROVINCE OF ALBERTA,
TO AMEND THE NISKU AREA STRUCTURE PLAN BY-LAW NO. 1404-79.

WHEREAS the Council of the County of Leduc No. 25 deems it to be in the public interest to
amend the Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE be it resolved that the Council of the County of Leduc No. 25, duly
assembled, hereby enacts that By-Law No. 1404-79 be amended as follows:

1. That PLAN 2 - FUTURE LLAND USE be amended by changing the designation of Lots 4
and 5, Block 19, Plan 792 2576 in the S.W. 13-50-25-W4th from "Premium Industrial" to
"Regional Service Centre", as shown in Schedule A.

This By-Law shall take effect on the date of the third reading.

Read a first time this 14th day of November, A.D., 1997.

Read a second time this 14th day of November, A.D. 1997.

Read a third time with the unanimous consent of the Council Members present and finally passed
this 14th day of November, A.D. 1997.
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Schedule "A" - Bylaw # 32 - 97 )

Proposed Amendment to the Nisku Area Structure Pian
(Plan 2 - Future Land Use
Lots 4 & 5, Block 19, Plan 792 2576 (Pt. of SW 13-50-25-W4th)
(1107 1109 - 4th Street, Nisku)
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BY-LAW NO. 16-99

LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND
THE NISKU AREA STRUCTURE PLAN BY-LAW NO. 1404-79.

WHEREAS the Council of Leduc County deems it to be in the public interest to amend the
Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE be it resolved that the Council of Leduc County, duly assembled, hereby
enacts that By-Law No. 1404-79 be amended as follows:

1. That Plan 2 - Future Land Use be amended by:
(a) expanding the plan boundaries to include a portion of the N.W. 31-50-24-

Wi4th, as outlined on the attached Schedule “A”, and designate this land as
LIGHT INDUSTRIAL.

This By-Law shall take effect on the date of the third reading.
Read a first time this 13" day of April, A.D., 1999.
Read a second time this 13" day of April, A.D. 1999.

Read a third time with the unanimous consent of the Council Members present and finally passed

this 13" day of April, A.D. 1999.
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BYLAW NO. 16-99
“Schedule A”
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BY-LAW NO. 4-00

LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND
THE NISKU AREA STRUCTURE PLAN BY-LAW NO. 1404-79.

WHEREAS the Council of Leduc County deems it to be in the public interest to amend the
Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE be it resolved that the Council of Leduc County, duly assembled, hereby
enacts that By-Law No. 1404-79 be amended as follows:

1. That Plan 2 - Future Land Use be amended by changing the designation of

Lots 12, 13, 14, 15 and 16, Block 17, Plan 792 2576 in the S.W. 13-50-25-W4th
from Regional Service Centre to Premium Industrial, as shown in Schedule “A”.

This By-Law shall take effect on the date of the third reading.
Read a first time this 7™ day of March, A.D., 2000.
Read a second time this 7" day of March, A.D. 2000.

Read a third time with the unanimous consent of the Council Members present and finally passed
this 7™ day of March, A.D. 2000.

Z:Z:/ ey 12‘:L «.{"r‘r—kdx

X4

REEVE

SEAL

7 " ‘COUNTY MANAGER




(" ' 3
BY-LAW NO. 4-00
SCHEDULE A

Proposed Amendment to the Nisku Area Structure Plan Bylaw No. 1404-79
Plan 2 - Future Land Use
Lots 12—16 Block 17 Plan 7922576 (Pt. of SW 13-50-25 W4)
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BY-LAW NO. 12-00

LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND
THE NISKU AREA STRUCTURE PLAN BY-LAW NO. 1404-79.

|

WHEREAS the Council of Leduc County deems it to be in the public interest to amend the
Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE be it resolved that the Council of Leduc County, duly assembled, hereby
enacts that By-Law No. 1404-79 be amended as follows:

1. That Section V, referencing “the future pattern of land use proposed as in Plan
No. 2,” be amended in point 1 by adding the words “and may include gambling

establishments” to the sentence “It should provide substantial hotel
accommodation, office space, shopping facilities, and support services.”

This By-Law shall take effect on the date of the third reading.
Read a first time this 14™ day of March, A.D., 2000.
Read a second time this 14" day of March, A.D. 2000.

Read a third time with the unanimous consent of the Council Members present and finally passed
this 14" day of March, A.D. 2000.
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BY-LAW NO. 7-00

LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND
THE NISKU AREA STRUCTURE PLAN ADOPTING BY-LAW NO. 1404-79,

WHEREAS the Council of Leduc County deems it to be in the public interest to amend the
Nisku Area Structure Plan By-Law No. 1404- 79;

NOW THEREFORE be it resolved that the Council of Leduc County, duly assembled, hereby
enacts that By-Law No. 1404-79 be amended as follows:

1. That those lands shown as Schedule A that is attached to and forms part of this
By-Law, be removed from the Plan,

This By-Law shall take effect on the date of the third reading.

Read a first time this 14" day of March, A.D., 2000.
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Read a second time this 13thday of __June » A.D. 2000.
Read a third time and finally passed this 13thday of June » A.D. 2000,
/o&ua/w( Llnt-echon
7 ' REEVE
SEAL

Kot pry==c.o

“COUNTY MANAGER




Schedule "A" -~ By-Law No. 7-00
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BY-LAW NO. 8-00

LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND
THE NISKU AREA STRUCTURE PLAN ADOPTING BY-LAW NO. 1404-79.

~ SEAL

WHEREAS the Council of Leduc County deems it to be in the public interest to amend the
Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE be it resolved that the Council of Leduc County, duly assembled, hereby
enacts that By-Law No. 1404-79 be amended as follows: .

1. That those lands shown as Schedule A that is attached to and forms part of this
By-Law, be removed from the Plan.
This By-Law shall take effect on the date of the third reading. .

Read a first time this 14” day of March, A.D., 2000.

REEVE
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V. __—" COQUNTY MANAGER
Read a second time this 13th day of _June A.D. 2000.
Read a third time and finally passed this 13th day of_June -, A.D.2000.
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BY-LAW NO. 1-04
LEDUC COUNTY

A BY-LAW OF LEDUC COUNTY, IN THE PROVINCE OF ALBERTA, TO AMEND THE
NISKU AREA STRUCTURE PLAN BY-LAW NO. 1404-79.

WHEREAS the Council of Leduc County deems it to be in the public interest to amend
the Nisku Area Structure Plan By-Law No. 1404-79;

NOW THEREFORE, be it resolved that the Council of L.educ County, duly assembied,
hereby enacts that the Nisku Area Structure Plan By-Law No. 1404-79 be amended as
follows:

1. That all of those lands within the east halves of Sections 18 and 19,
and portions of the west halves of Sections 17 and 20, all within
Township 50, Range 24, West of the 4™ Meridian, as shown on
Schedule A that is attached to and forms part of this By-Law, be
removed from the Plan.

This By-L.aw shall take effect on the date of the third reading.

Read a first time this 3" day of February, 2004.
Read a second time this 3" day of February, 2004.

Read a third time with the unanimous consent of the Council Members present and
finally passed this 3" day of February, 2004.
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