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Disclaimer 
The attached Report has been prepared by Select Engineering Consultants Ltd. on behalf of the Client in accordance 

with the agreement between Select Engineering Consultants Ltd. and Client for the services described in the Report 

(the “Agreement”), and is subject to the budgetary, time and other constraints and limitations set forth in the 

Agreement. 

The information and data contained in the Report, including without limitation the results of any inspections, 

sampling, testing and analyses and any conclusions or recommendations of Select Engineering Consultants Ltd. (the 

“Information”), represent Select Engineering Consultants Ltd.’s professional judgment in light of the knowledge and 

information available to it at the time of preparation of the Report. Select Engineering Consultants Ltd. has not 

updated the Report since the date that the Report was prepared. Further, Select Engineering Consultants Ltd. has 

relied upon the accuracy of the information provided to Select Engineering Consultants Ltd. by Client in order to 

prepare the Report and Select Engineering Consultants Ltd. has not independently verified the accuracy of such 

information, nor was it required to do so. Thus, Select Engineering Consultants Ltd. shall not be responsible for any 

events or circumstances that may have occurred since the date on which the Report was prepared which may affect 

the information contained therein, or for any inaccuracies contained in information that was provided to Select 

Engineering Consultants Ltd. by Client. 

Select Engineering Consultants Ltd. makes no guarantees or warranties whatsoever, whether express or implied, with 

respect to the Report, the Information or any part thereof and Select Engineering Consultants Ltd. shall not, by the act 

of preparing or issuing the Report and the Information, be deemed to have represented that the Report or the 

Information is accurate, exhaustive, complete or applicable to any specific use. 

Except as required by law, the Report and the Information are to be treated as confidential and, unless otherwise 

agreed to by Select Engineering Consultants Ltd. and Client, may be used and relied upon only by Client and its officers 

and employees, subject to the foregoing limitations. Select Engineering Consultants Ltd. accepts no responsibility, and 

denies any liability whatsoever, to parties other than Client who may obtain access to the Report or the Information for 

any injury, loss or damage suffered by such parties arising from their use of, reliance upon, or decisions or actions 

based on the Report or any of the Information unless those parties, prior to using or relying on the Report or the 

Information, have obtained the express written consent of Select Engineering Consultants Ltd. and Client to use and 

rely on the Report and the Information, and signed an Authorized User Agreement in a form provided or agreed to by 

Select Engineering Consultants Ltd. 

This Disclaimer is attached to and forms part of the Report. 

© 2013 SELECT ENGINEERING CONSULTANTS LIMITED. ALL RIGHTS RESERVED  

THIS DOCUMENT IS PROTECTED BY COPYRIGHT LAW AND MAY NOT BE REPRODUCED IN ANY MANNER, OR FOR 

ANY PURPOSE, EXCEPT BY WRITTEN PERMISSION OF SELECT ENGINEERING CONSULTANTS LIMITED. 
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1.0 Introduction 
1.1 Vision 

Parkview Estates is a vibrant residential community where people live, learn, work, shop and 

play. Services and amenities to meet the day to day needs of residents are connected by 

attractive walking routes and are located along attractive streets. Open spaces are 

incorporated throughout the neighbourhood, providing access to outdoor recreation and 

nature for residents and visitors. 

1.2 Purpose 

This Area Structure Plan (ASP) provides a statutory planning framework - consistent with 

relevant City policy direction - to guide the review and approval of development applications 

within the neighbourhood. It conceptually identifies land uses, the location of transportation 

routes, alignments for public utilities and servicing, and the anticipated sequence of 

development. . 

This ASP addresses the interface between development within Parkview Estates and existing 

and proposed developments for the surrounding areas. It applies to the entire Parkview Estates 

neighbourhood, including lands both developed and undeveloped at the time of its 

preparation. 

This ASP provides the basis for the submission of more detailed Outline Plans, which are 

required by the City of Lloydminster prior to zoning, subdivision and development approvals. 

1.3 Location 

Parkview Estates is located at the western boundary of the City of Lloydminster, in Alberta, 

adjacent to the County of Vermilion River No. 24 (See Figure 1). The ASP area consists of 

approximately 265 ha (655 ac) of land and is bounded by: 

 75 Avenue (which also forms the City Boundary) to the west; 

 62 Avenue / 59 Avenue and Bud Miller All Seasons Park to the east; 

 the neighbourhood of Lakeside and Bud Miller All Seasons Park to the south; and 

 44 Street (Highway 16) to the north. 
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1.4 Land Ownership 

The northern, developed, portion of Parkview Estates is held by numerous landowners under 

multiple Certificates of Title. Lands in the southwest portion of the area, which are currently 

undeveloped, are held by the City of Lloydminster. 

In the undeveloped portion of Parkview Estates a number of Rights-of-Way exist: 

 an oil pipeline Right-of-Way (6921 MC) which traverses the area northeast to southwest; 

 an oil pipeline Right-of-Way (872 1911) which parallels 75 Avenue; and 

 a pipeline Right-of-Way (922 2688) which extends into the western portion of the ASP area 

just east of 75 Avenue. 

1.5 Stakeholder Consultation 

As part of the preparation of the Parkview Estates ASP, a Stakeholder Consultation and Public 

Information process has been implemented. 

A public meeting was held on October 12, 2013, to inform the public of the preparation of the 

ASP to provide opportunity for community involvement and feedback. 

Notification to the public meeting was advertised in the “Meridian Booster” and “The Source” 

newspapers. The advertisement ran for two consecutive weeks prior to the meeting date, 

inviting any and all interested residents of Lloydminster to attend.  Public agencies were also 

individually notified of the public meeting and the opportunity to provide feedback. 
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2.0 Site Context and Development Considerations 
2.1 Existing Land Uses 

The developed lands within Parkview Estates have been primarily developed for single family 

housing with some dispersed Medium Density housing. Residential uses are complimented by 

open spaces including parks, school sites and stormwater management facilities. In the 

northern portion of the area, commercial development has occurred along 44 Street (Highway 

16). 

Undeveloped lands within the southern portion of Parkview Estates are currently used for 

agricultural purposes. 

2.2 Adjacent Land Uses 

2.2.1 Southridge 

The Southridge neighbourhood is located east of 62 Avenue between 44 Street (Highway 16) 

and 36 Street, to the east of Parkview Estates. Southridge has been developed as a residential 

neighbourhood, which also includes institutional, commercial and industrial land uses. 

2.2.2 Steele Heights 

Steele Heights is located east of 59 Avenue between 36 Street and 25 Street, to the southeast 

of Parkview Estates. Steele Heights has been developed as a residential neighbourhood which 

also includes institutional and commercial uses. 

2.2.3 Bud Miller All Seasons Park / Lakeland College 

Bud Miller All Seasons Park is a two hundred acre park which forms the southeast boundary of 

Parkview Estates. There are many amenities in the park, which is also used to host events. A 

wide variety of active and passive recreational opportunities are provided and pathway 

connections to Parkview Estates will ensure access to this amenity. 

The Lloydminster campus for Lakeland College is located west of 59 Avenue on the east side of 

Bud Miller All Seasons Park within walking distance for most of Parkview Estates and is well 

connected to the trail network. 

2.2.4 Lakeside 

The Lakeside neighbourhood is located south of Parkview Estates, between 75 Avenue and 59 

Avenue. This neighbourhood abuts the southern boundary of the City and is being developed 

from east to west for residential land uses. 
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2.2.5 West Commercial 

The West Commercial neighbourhood is located west of 75 Avenue, to the northwest of 

Parkview Estates. West Commercial is being developed to include commercial and industrial 

land uses. 

2.2.6 Hill Industrial 

The Hill Industrial neighbourhood is located north of 44 Street (Highway 16). A variety of 

highway commercial and industrial developments are planned north of Parkview Estates. 

2.2.7 County of Vermilion River No. 24 

The County of Vermilion River No. 24 lies west of Parkview Estates and the City Boundary. 

Agricultural land uses occupy the lands bordering Parkview Estates to the west. 

2.3 Existing Site Features 

The majority of the ASP area north of 29 Street has been developed or is being built-out, 

primarily as a residential neighbourhood. Two schools and an interconnected park system 

compliment the residential uses. Commercial uses have been developed along the south side 

of 44 Street (Highway 16). 

The balance of the undeveloped area in Parkview Estates south of 29 Street is cleared and is in 

use for agricultural purposes. Some small low-lying areas, with associated vegetation, are 

dispersed through the undeveloped area. 
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3.0 Development Objectives and Principles 
3.1 Land Use Concept 

Parkview Estates has developed south from 44 Street (Highway 16) to include a mix of uses 

including: Low and Medium Density Residential; commercial; institutional; parks and open 

spaces; and stormwater management facilities (see Figure 2). Undeveloped lands in the 

southwest portion of the area will be developed for Low Density Residential uses, completing 

Parkview Estates as a residential community, and taking advantage of the amenity provided by 

Bud Miller All Seasons Park. A system of greenways is proposed in the developing areas of 

Parkview Estates to support attractive and convenient access to parks and open spaces for 

residents. 

Further definition of future land uses and lot sizing will be provided through the preparation of 

Outline Plans to support future zoning, subdivision and development within Parkview Estates. 

3.2 Residential 

Parkview Estates will be developed as a residential neighbourhood providing a range of Low 

and Medium Density Residential uses. 

Low Density Residential uses are attractive to families and benefit from their proximity to 

centrally located parks, school sites and the interconnected greenway network. 

Medium Density Residential uses have been primarily located with good access to the 

transportation network as well as the commercial and employment services at the edges of the 

neighbourhood. These locations support walkable access to services as well as good roadway 

access while minimizing short-cutting of traffic through the community. 

3.3 Commercial 

Commercial lands within Parkview Estates are located in the northern portion of the area, 

primarily adjacent to 44 Street (Highway 16). These lands have been developed for vehicle 

oriented commercial uses serving Parkview Estates and the City of Lloydminster. 

3.4 Institutional 

A site in the southwest portion of Parkview Estates, north of 29 Street adjacent to 75 Avenue, 

has been allocated to provide for an aging-in-place development. This will include residences 

for active adults, assisted living and long term care facilities to support a range of adult 

residents requiring various levels of care and support. South of 29 Street adjacent to 73 Avenue 

has been identified as an area for potential institutional use, which could provide a church site 

for the neighbourhood. 
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Holy Rosary High School and Ecole St. Thomas Elementary School are situated in a large park 

space, centrally located within the neighbourhood. A third school and park site is planned to 

the southwest, at the intersection of 29 Street and 72 Avenue. These facilities provide 

community infrastructure supporting both existing and future residents. These sites are 

located along collector roadways and are connected by greenways to provide them with safe 

and convenient access by vehicle or non-motorized transportation. 

3.5 Parks and Open Space 

Additional greenways and pocket park spaces in the undeveloped portion of Parkview Estates 

should be explored. Outline Plans should link new developments with the park network within 

the area as well as Bud Miller All Seasons Park. Forming the southeast boundary of Parkview 

Estates, Bud Miller All Seasons Park provides a major amenity to the neighbourhood with 

facilities for active and passive recreational and social gatherings. 

3.6 Circulation 

Parkview Estates has strong access to 44 Street (Highway 16) and other areas of the City of 

Lloydminster through its connections to the 75 Avenue and 62/59 Avenue arterial roadways. 

An internal network of collector roadways provides multiple access points to the arterial 

roadway network. This network provides efficient vehicular access to and from the community 

while minimizing traffic short-cutting and congestion. Sidewalks along the collector roadways 

connect to the greenway network creating an integrated network of sidewalks and trails. 

Local roadways provide individual access to development within Parkview Estates as another 

part of the hierarchy of roadways creating a safe and efficient transportation system for the 

community. 
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4.0 Infrastructure, Servicing and Staging 
4.1 Municipal Services 

Ongoing development within Parkview Estates can be immediately serviced through 

connection to existing services within the developed portion of the area. All municipal services 

within Parkview Estates will be designed in accordance with the City of Lloydminster Municipal 

Development Standards. Figures 3–5 generally illustrate the extension of water, sanitary and 

stormwater management infrastructure to developing areas within Parkview Estates. 

Details of the staging of development and extension of infrastructure and servicing will be 

defined through subsequent Outline Plan submissions, which will be accompanied by an 

Engineering Design Report, as well as subdivision and development applications. 

4.2 Franchise Utilities 

Franchise utilities (including gas, power and telephone service) will be extended into the 

undeveloped portion of Parkview Estates from existing services within the developed portion. 

Extension of these services will be established in detail at the development stage. 

4.3 Staging 

Staging of development in Parkview Estates will follow the logical and economic extension of 

roadways and services to the area, as driven by market demand. 

It is anticipated that the undeveloped portion of Parkview Estates, north of 29 Street, will be 

generally developed from north to south (See Figure 6). Four stages are anticipated in this area. 

The southernmost undeveloped area in Parkview Estates will require extension of servicing 

from the Lakeside neighbourhood south of the 25 Avenue Right-of-Way. This area has been 

identified as Stage 5, which may be developed in smaller sub-stages, but will develop from 

south to north. 
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5.0 Land Use Statistics 
Table 1: Land Use Statistics  

Land Uses Ha %GDA Units %Units Pop. %Pop. 

GROSS AREA 265.22      

Arterial Roadways 20.77      

GROSS DEVELOPABLE AREA 244.45 100%     

Other Land Uses       

Commercial 28.93 11.8%     

Institutional 4.10 1.7%     

Municipal Reserve 32.69 13.4%     

Institutional (School) 13.41 5.5%     

Park/Open Space 19.28 7.9%     

Public Utility Lot /  

Stormwater Management Facility 
6.38 2.6%     

Circulation 48.89 20.0%     

Total Other Land Uses 120.99 49.5%     

Residential Land Uses       

Low Density 108.71 44.5% 1,848 75.8% 5,544 74.6% 

Medium Density 14.75 6.0% 590 24.2% 1,888 25.4% 

Total Residential Land Uses 123.46 50.5% 2,438 100.0% 7,432 100.0% 
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Table 2: Student Generations 

School Elementary Junior High Senior High Totals 

Public 489 244 244 977 

Catholic 244 122 122 488 

Total 733 466 466 1,465 

 

School Elementary Junior High Senior High 

Public 2 students per gross 

developable hectare 

1 students per gross 

developable hectare 

1 students per gross 

developable hectare 

Catholic 1 students per gross 

developable hectare 

0.5 students per gross 

developable hectare 

0.5 students per gross 

developable hectare 

Source: Typical Public and Catholic School Board demographic generator. 
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APPENDIX A 
Area Structure Plan Figures 

 

Figure 1: Location 

Figure 2: Land Use Concept 

Figure 3: Water Servicing Concept 

Figure 4: Sanitary Servicing Concept 

Figure 5: Stormwater Servicing Concept 

Figure 6: Staging Concept 
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