
BYLAW NO. 16-2022

A BYLAW OF THE CITY OF LLOYDMINSTER IN THE PROVINCES OF ALBERTA AND
SASKATCHEWAN TO ADOPT BYLAW NO. 16-2022, BEING “NORTHEAST AREA STRUCTURE

PLAN BYLAW”.

WHEREAS the Council of the City of Lloydminster deems it necessary to establish a Bylaw to
deal with people, activities and things in, on or near a public place or place that is open to the
public.

AND WHEREAS the Lloydminster Charter provides authority to City Council to pass bylaws for
municipal purposes;

AND WHEREAS the Lloydminster Charter provides authority to the City to pass bylaws
respecting the enforcement of bylaws.

NOW THEREFORE the Council of the City of Lloydminster deems it necessary to establish a
Bylaw approving a Northeast Area Structure Plan to provide a framework for future growth in
the City’s northeast lands with policies that have been established to ensure growth occurs in
a logical and integrated pattern; and

NOW THEREFORE, the Council of the City of Lloydminster, pursuant to the authority granted
in Section 15 of the Licydminster Charter, enacts as follows:

1. This Bylaw shall be cited as the Northeast Area Structure Plan. 2

2. The Northeast Area Structure Plan, attached as Schedule ‘A’ is hereby adopted.

This Bylaw shall come into force and effect upon the final passing thereof.

The following bylaws and all amendments thereto are hereby repealed:

• Bylaw No. 32-2020

INTRODUCED AND READ a first time this 3 day of October 2022, A.D.

PUBLIC HEARING held this 24 day of October 2022, AD.

READ a second time this 24 day of October 2022, AD.

READ a third time this 24 day of October 2022, A.D.

Date Signed

Date Signed CITY

MAYOR
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EXECUTIVE
SUMMARY

The Northeast Area Structure Plan (Northeast ASP” or the ASK)
orovides a poi cy ramework to guide more detailed planning. suodivision
and development of an indusrriai neighbourhood in the northeast
quadrant of the City of Lloydminster Addition&l t povides dmertary
development analysis of Shadow Plan Areas wiThin the Rural Muncipality
of Bitannia, which abut the ASP bounoary:o the east ana nortn.

me ASP provdes a high-level land use ano engireeri9g analyses of the
sutablity a’ the plan area for ndustrial development and assesses the
natural and built environments to identify opportunities and constraints
to future deve[ooment. Furthermore, the ASP provides preliminary
analyses of toe existing water, sanitary, stormwarer and transporta:ion
systems to identify wrat mprovements may be required to support fjll
build out.

Buffer Areas t”roug flout toe plan area provce setbacks to natura1 and
constricted wetlanos ano watercourses and act to seoara:e less
compatible uses. Buffer aeas may be designated as envhonmental
reserve or municipal reserve where approprate. arc as determined by a
Neighoourhood S:ructure Plafl ir coliaooraton with the City of
Lloyciminster.

Lastly, based on the preliminary analyses, the ASP offers policy direction
to guide the development of Neighbourhood Structure Plans and future
land uses and installation of municipal infrastructure. The ASP also
provides direction for the implementation and monitoring of the
document over time.
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PURPOSE,
BACKGROUND
& CONTEXT
This section introduces readers to the Northeast
AS where it is located and current landownership

I

Pu RPOSE

the Northeast Area Structure Plan (“Northeast ASP” o ‘the ASP”)

provdes a hgh- evel and use arid e”gneering analyses for :he plan
area. wn’cn is the area of study defined by the boundary of the Area

Struc:jre Plan. It sets the stage for Ne’ghbourhood Structure Plans to
orovide de:a’led arayses in the ‘uture to support specfic subdivision
and oeveloprnent appcatrons consistent with this ASR

talso offers rud’mertary land use analysis for adjacen: ‘shadow plan’
areas within the Rural Muncipaity of Bhtannia (RM of Britari nia’ or ‘the
RM’). wh:cn are for d:scusson ojrnoses o”ly and rot statutory.

within the plan area.

PART 1.1

Context



i\RT 1.2

BACKGROUND

The Northeast ASP was initiated by the City’s Land
Division Department with the intention of providing

clarity on the future use of the subject lands as well as
provide clarity to the RM of Britannia on how lands

adjacent to its boundary may develop over time.

The original Northeast ASP was adopted in 2020 as
Bylaw 32-2020. The boundary included approximately

120 ha (296 ac) future residential lands, and the

boundary did not include the Lloydminster Agricultural

Exhibition Association Grounds, the LloydminsterGolf&
Curflng Centre lands, or the CP Railway and yards (“the
existing developed lands”). Accordingly, the technical
studies found in Appendices A through Edo not provide

analyses of these already developed lands yet are still
valid for the remainder of the undeveloped lands within
the ASR Under the current Area Structure Plan policy, a
market analysis is not required. However, since the
original ASP was supported by the Market Study found in
Appendix A, it is provided strictly for information
purposes as aspects of its analysis no longer apply to the

plan area,

In 2022, the City updated its Area Structure Plan
Policy to allow for greater market responsiveness in

the development industry. The new policy reduced

the level of detail required in ASPs, restricted their
use for parcels of land greater than a quarter section

in area, and introduced non-statutory
Neighbourhood Structure Plans (NSPs) to guide
smaller, neighbourhood-scale development. The
NSPs support specific subdivision and development

proposals within the ASP boundary through detailed
environmental, land use and engineering analyses
without requiring the same rigorous approval process

as ASPs.

Also in 2022, the City annexed approximately 23.5
quarter sections of land from the County of Vermilion
River. With the addition of this land, a review of the
original Northeast ASP was undertaken with an eye to
land use allocation across the City. It was concluded
that including residential land in the middle of an
otherwise industrial neighbourhood was not in

keeping with best planning practices, nor was it
consistent with the City’s Municipal Development
Plan, which requires industrial land to be separated
from non-compatible uses, such as residential.
Further, post-annexation, residential demand could
be accommodated in other areas with less potential
for land use conflict. Therefore, the decision was
made to remove the residential land use from the
Northeast ASP.

This new Northeast ASP provides a framework for
future growth in Lloydminster’s northeast lands with
policies that have been established to ensure growth
occurs in a logical and integrated pattern, support
efficient use of existing infrastructure and expansion
thereof, and reduces potential land use conflicts with
incompatible land uses.

3
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PART 1.3

CONTEXT

4

LOCATION

As shown in Figure 1 Plan

Location, the pian area is located
east of Highway 17, between
52nd Street and 67th Street, and
bounded on the east by theRM of

Britannia. The plan area for the
Northeast ASP is approximately

595.60 ha (1 471 .75 ac) as shown
in Figure 2 Plan Area, Of this,
approximately 114 ha (281.6 ac)
represents the existing developed

lands.

SHADOW PLAN AREA

The Northeast ASP is adjacent to lands in the PM of Britannia. As such,
development inside the Northeast ASP boundary may affect future land
uses in theRM of Britannia and vice versa. The purpose of the Shadow
Plan Area is to provide consistency and continuity to future and uses and
primary transportation routes across the municipal boundaries.

The Shadow Plan Area represents approximately 368.2 ha (909.8 ac)
but has no statutory effect; and the RM of Britannia is not required to
adhere to the land use designations or road locations shown in the
Shadow Plan Area. Any suggested land use designations and road
locations proposed in this ASP are for discussion purposes only and are
not statutory requirements. Accordingly, the Shadow Plan Area may be
revised at the discretion of theRM of Britannia prior to development to
reflect circumstances at the time, and any future changes to the Shadow
Plan Area would not trigger an amendment to this ASP.

MARKET DEMAND

A detailed Market Study was prepared by Urbanics Consultants Ltd. for
the originai ASP boundary to determine the demand for residential,

retail, office, industrial, and institutional land in Lloydminster With the
removal of residential land uses from the Northeast ASP, this aspect of
the Urbanics report is no longer applicable.

However, the Market Study notes that in a medium market share scenario
over the study period to 2046, market demand for industrial and retail
space at the Northeast ASP lands is estimated to be 329 ha (812 acres).

A copy of the Market Study is provided in Appendix A.

Northeast Area Structure Plan I Purpose, Background & context
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PUBLIC ENGAGEMENT

A virtual nun ic open house was hosted by the Cty
onJune 16. 2022. AfuIl account of tne event is found
in the What We Heard report acted july 22, 2022,
found on the City’s Youi Voice Lloyd website
(www.yourvoicelloyd.ca/NEASP). The following
summarizes and paraphrases from the Whot We
Heord Report.

The engagement event was promoted through the
following channels:

• Mailed letters to northeast area Iandowners/
stakeholders

• Email invites to relevant contacts

• City of L oydrninster social media posts/stories

• Ci:y of Lloydrr’nster news release

• Mehaian Source Newspaper

Digital Billboards

• Economic Development email newsletter

• Community Engagement email newsletter

Questions raised focused on the following
topic areas:

01 / Effect of the ASP on existing residential property
and and uses in the plan area,

02/ Futue planning requirements and approvals
process, and

03/ The aaeouacy of the transportation network to
support the procosed rses.

City responses to the questions:

01/ The and use bylaw that affects residential
properties is not being changed, All your current
rights to development will remain. This plan only
touches on the area surrounding you and the future
development of the area.

At this time, there are no plans to change the existing
land use. As per the Land Use Bylaw, which dictates
development rights, it will not be amended in
accordance with this Northeast Area Structure Plan
amendment. Land Use bylaws will be amended closer to
the tine of development, tbcough the review and
approval ofa Neighbou’hood Structure Plan.

02/ Once the Area Structure plan (ASP) is aoopted,
future subdivision, redistricting and development
must be supported bya Neignbourbood Sr’ucture
Plan (NSP). which ae approved oyAdministration
rathe’ man Counci if the NSF complies in all resoects
with the Northeast ASP. Neighbourhood Structure
Plans must follow existing Council policy available on
the City’s website.

03/ A Traffic Impact Assessment has been
completed for the Northeast ASP and identifies
required transportation network improvements to
support the proposed land uses. The removal of
residential development from the Northeast Area
Structure Plan decreases the number of daily trips
local roadways in the area will experience, reducing
demand. Also of note is that because the ‘esidential
lane uses have beer removed, the extensive trails
retworc prevously proposed was also removed.

no\vever, sidewalk requirements for roadways remain
in place to support nor-vehcular moces o
:ransporrator’ for commuters.

Northeast Area Structure Plan Purpose, Background & context
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POLICY
FRAM EWORK
CONTEXT
This section outlines the policy framework that

relationship to other plans and bylaws within

COMPLIANCE

Per the [loydminster Charter, ASPs are governed under the Alberta
Municipal Government Act which provides direction for the contents of
an ASP, ensuring they describe:

The sequence of development proposed for the area;

• The land uses proposed for the area, either generally or with respect
to specific par:s of the area;

• Ire density of posulaton proposed f0r the area either generally or
with respect to soecific parts of the area; and

• The general locatior of major transportation routes and Oublic

enables and directs the Northeast ASP and its

Lloydminster.

PART 2.1

utilities.



PART 2.2
n,.-

POLICY COMPLIANCE

MUNICIPAL GOVERNMENT ACT
(MGA)

The MGA empowers municipahties to shape their
ccmrnunites. It regulates bow municipahties are
.nded and how, as local governments, they shoulo
govern and plan for g’owth.

W :1 respect to Area Structure Plans, Me VGA sets
forth the cr’teria for what they must address. As noted
above. tnis includes the sequence of development,
the o’ooosed land uses, the oensity of oopulaton
and the general location of major transportation

routes and public utilities.

LLOYDMINSTER PLANNING
DISTRICT OFFICIAL COMMUNITY
PLAN (OCP)

The OC rovides policy direction and gui.de:ines for
theRM of Wil:on, theRM of Britannia ano the City’ of
Lloyom’nster related to the region’s ohyscal, social

a’d economic development. The City and RMs have
matja and ongterrn interests in bow the area Is
developed,

The Northeast ASP was developed to be consistent
with the OCR

LLOYDMINSTER MUNICIPAL
DEVELOPMENT PLAN (MDP)

This Northeast ASP was created at the same time the
Muncipal Development Plan was undergoing a major
review in 2022. The Northeast ASP complies with the
policies of MDP in effect at the time of prooucton bu:
not with the Map 2 Future Land Use Concept given
the changes proposed herein. The changes in land
use contained in ths Nor:heas: ASP will oe
‘epreserted in the new MDR

The Lloyamnster Muncipal Development Than MDP)
was amerded orevousiy to refiect the 2020
Northeast ASR The 2022 MDP rewrite will correct the
land use designations to reflect this Northeast ASP.

This ASP upholds the sound planning principles
encouraged tnrough ooicy in the MDP by:

• Facilitating orderly and contiguous development
in the northeast area of the Cty;

• Providing significant lands for industrial uses;

• Locating industria iancs in approo’are locatons
to reduce land use confLct with incompatible
uses;

• Clustering industrial uses to support partnerships
and increase productivity; and

• Restricting non-industrial uses in areas designated
for industrial development.

9
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AREA STRUCTURE PLAN POLICY 610-03

The purpose of AS° Policy 60-03 is to create a framework and provde
clarity for the preparation ofa long-range planning document for
undeve!ooed parcels larger than one quater section, which apples to
the Northeast ASP.

The Policy requires an ASP provide a network level analysis of
transportation and utility services, and generalized land use
designations, leaving details to the Neighbourhood Structure Plan stage.
The ASP must describe the following in a generalized manner:

• Proposed use of land;

• Density of the population;

• Seeuenceofdevecpment; and

• General locaton of all major transportation routes and oubc
utiiities.

LAND USE BYLAW

The Future Land Use Concept prepared for the Northeast ASP can be
accommodated within the Lloydminster Land Use Bylaw (tUB). Land use
designations shown on the Future Land Use Concept (Figure 7) do not
signify land use districts specified in the LUB. Future development
proposals within the areas currently districted Urban Transition (UT)
District will require an amendment to the LUB to redistrict the lands prior
to development. Redistricting applications will need to be supported by
an approved Neighbourhood Structure Plan.

10
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PART 2.3

___

,c,’

PLAN INTERPRETATION

MAP INTERPRETATION

Unless otherwise specified within this plan, the boundaries or locations
of any symbols or areas shown on a map are approximate only, not
absolute, and shall be interpreted as such. They are not intended to
define exact locations except where they coincide with clearly
recognizable physical features or fixed boundaries such as property lines
or utility/road rights-of-way. No measurements or area calculations
should be taken from the ASP maps.

POLICY INTERPRETATION

Where ‘shall , ‘will”, ‘ rnusr or “require’ are used in a policy, the
policy is considered mandatory to achieve a desired result,

Where ‘should is useo ira policy its antic’pated tnat the policies will
be applied in all situations unless it can be clearly demonstrated to the
satlsTactlon of the Development Authority, thatthe policy is not
reasonable, practical, or feasible in a given situation.

11
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ANALYSIS OF
EXISTING
CONDITIONS

NATURAL

Soils in the area within and surrounding the ASP are predominantly black
loam with dark gray and gray Luvisolic soils. These soils have moderate
limitations that reduce te choice of crops and require moderate
conservation practices. Future development will require earthworks that
will likely in admixing of soils, erosion, ann sedimentation.
Additionally, soils from outside the ASP lands may be used as fill during
development. At the development stage, the Development Authority
may request that an erosion and sediment control plan be implemented
to address potential issues,

This section provides context and analysis of the
existing conditions within the plan area.

PART 3.1

SOILS
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WATER

Wetlands dentified wthin the plan area include marshes. swamps. and a
watercourse. One artificial wetland feature (City of [loydminster Wter
Treatment Plant) was also identified in the plan area Of lie wetland

features, 10 have been identified as being likely permanent which may
require preservation, or equivalent naturalised reconstruction where
preservation is not feasible. An Environmental Review is provided in
Appendix B.

TOPOGRAPHY

The topography within the ASP is relatively flat as most of these lands
have been actively cultivated or developed. Some depressional wetland
areas are oresent. The laflds generally slope from the west to east, and
from south to north, representing an overall g’ade change of
approxmately 20 m (from 545m to 625m) as shown on Figure 3 Plan
Area Topography.

VEGETATION

Vegetation within the plan area is mainly cultivated, interspersed with
numerous wetlands and treed areas including treed wetlands and
windrows. The treed areas are dominated by Aspen species. A modified
watercourse is located in the northwest corner of the plan area and no
rare vegetative species are present. There are no known occurrences of
rare animal species or animal assemblages located within the plan area.

Northeast Area Structure Plan Anatysis of Existing conditions



PART 3.2

BUILT FORM

me lands adjacent to the Northeast ASP have the oilowirg land use
ciesigna:ions per the LUB, described counterclockwise from the
southwest corner of the ASP boundary:

Medium Density Residential District (R4), Service Commercial District
(C5), Light Industrial District 01), Row House Residential District (R3),
Urban Park District (UP) and Central Commercial District (C]) at
southwest corner.

• Light Industrial District (Ii) along south boundary to the southeast
corner,

• Lands within theRM of Btannia along the eastern boundary, which
incL.de rural cornmerc’al, i’dustral and aghcultural uses.

• Public Utility District (PU) at the rortheast corner including the City of
Lloydminster Landfill and Waste Water Treatment plant.

• Lands within theRM of Br’tannia including rural commercial, rural
esidential and agricultural uses along the nortnwestern bou”dary

• Light Industrial District (H), Medium Industrial District (12), Urban
transition District (UT), Urban Park District (UP), Public Utility District
(PU), Single Family Residential District (Ri), and Service Commercial
District (C5) along the west boundary, on the west on the west side
of 50th Avenue.

• Service Commercial District (CS), Medium Density Residential
District (R4), Row House Residential District (R3), Urban Park District
(UP), Light Industrial District (H) and Central Commercial District (Cl)
along west boundary east oF 50th Avenue.

The ASP boders theRM of Biitann’a along a portion of the north
bounciary and the entrety of the east boundary. RM land uses aojacen: to
the ASP to the north are Agricul:ure District (A), Rural Comme;cal (Ci), to
the east, Ag’culture District (A), Industrial District (Mi) and Rural
Commercial Dis:hct (Cl).

15
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EXISTING LAND USE DISTRICTS

the plan area is predominantly districted as Urban Transition (UT) District
to allow for a limited range of agricultural and rural land use activities in a
relatively undeveloped state, awaiting urban development and utility
servicing. Portions of Light Industrial District (H) and Service Commercial
District (C5) also fall within the plan area as shown on Figure 4 Existing
Land Use. Existing development in the plan area consists of light
industrial and service commercial uses along Highway 17 along the west
boundary of the plan area, as detailed below.

TABLE 1

Current Land Use District Allocation by Area*

Land Use District Area**

Hectares Acres
Urban Transition District (UT) 369,8 913.8

Light industrial District (Ii) 105:0 259.4

• Service Commercial District (CS) 1.8 4.4

Urban ParkDistrict (UP) 95.7 236.5

coior.s .a’rncspo, si to those depicted n Figure 4. 572.3 1414.1

HISTORICAL RESOURCES

The lands within the plan area have prevlousiy been dsturoed through
extensive farming and currently portions of the west and south support
industrial uses. A review utilizing the Government of Saskatchewan’s
Land Sensitivity Screening tool did not identify any of the subject lands
as historically significant at this time,

* Land Use Disrricts are subjecr to change through future Land Use
Amendment applications and/or changes to the LUB.

16 * tAreas ore appioximate only and any discrepancies ore a result of rounding.
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OIL & GAS INFRASTRUCTURE

There are seven active, suspended, completed or abandoned well
locations in the statutory plan area (see Figure 5 Plan Area Context).
Each weh is identified below in Table 2 and ov,neship details wil need
to be confvmed at the Negbbouvhood Structure Plan stage.
AddiUonaU there are 14 active and two abandonee wel! locations in the
Shadow Plan Area. these wells are not discussed here as they are
outside the statutory limits of the ASP.

Active and suspended wells are primarily concentrated in the central
north and northeast plan area. There are four operating and one
abandored liquid petroteurn pipeines v1thn or adjacent to the plan
area. Future develooment will conform to legislatio° vi:h respect to
setbacks and develooment regulations.

TABLE 2

Unique Well Identifier Summary

ID Unique Well Identifier (UWI) Owner/Licensee Spud Date

131/03-1 1-050-28W3/O0 The Lioydrninster Gas Company 11/20/1933

111/08-11-050-28W3/00 Cona Resources Ltd. 08/1 3/1 979

101/03-1 2-050-28W3/00 Abandoned -OwnerObsolete 03/08/1935

0 111/09-11-050-28W3/0O Original Oil Inc. 08/07/1979

111/13-12-050-28W3/00 Cona Resources Ltd. 03/16/1981

Ji76-11-OSO-28W3/oO West Lake Energy Corp. 07/27/1 979

0 191/15-11-050-28W3/0Q West Lake Energy Corp. 12/04/1985

Ooiours and cons correspond to those deo,ciec n FigureS.

MUNICIPAL INFRASTRUCTURE

Existing water, sanitary, and stormwater infrastructure within the ASP is
predominantly located along the west side of the plan area along or near
50th Avenue. the Wate treatment Plant is n the northwest corner of the
AS° and an eXIsting watermain rons along 40th Avenue. The existng East
Sanitary Trunk and East Drainage Channel both run along the east
boundary of me ASP. A Servicing Review is provided in Appendix C.

Northeast Area Structure Plan I AnaFysis of Existing condftions
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TRANSPORTATION INFRASTRUCTURE

The ASP is bound by Highway 17 to the west and arterial roadways 52nd
Street to the south and 67th Street to the north. The future extension of
62nd Street as an arterial roadway from 50th Avenue to 40th Avenue is
identified in the Transportahon Master Plan. Fourtieth Avenue bisects the
ASP and is designated as an arterial roadway.

A limited street network in the southwest of the ASP, including the
termination of 62nd Street, the 50th Avenue service road and a portion
of 49th Avenue; provides access to existng light industrial and service
commercal develooment.

Highway 17, 52nd Street, 67th S:ree: and 40t’ Avenue are designated
truck routes and the future extension of 62nd Street wll l:kelv be a truck
route as an extenson of the existing truck route, west of Highway 17.
Highway 17, north of 62nd Street, 67th Street and 40th Avenue are
designated dangerous goods routes. Access to arterial roads (as
identrfied) from the ASP is limited and subject to access management
requirements. A Traffic Impact Assessment is provided in Appendix D.

LAND OWNERSHIP

Of the 595.6 ha plan area, approximately 94.4 ha or almost 16% of land
is prvately ownec, while 476.4 ha or 80% is publicly owned land, with
the City of [loydminster being the majority public landowner (see Figure 6
Land Ownership). A distribution of land ownersoip within the ola area
is summarized in Table 3 below.

TABLE 3

Land Ownership Distribution

Ownership Approximate Area*

Hectares Acres

• Publicly Owned Lands 476.4 1177.2

rprivately Owned Lands 94.’ 233.3

Roads 24.8 61.3

TOTAL 595.6 1471.8

coovrs ccrresse.nd to those a. ocreu ‘ F9ure 6.

20 * Areos ore approximate only and ony discrepancies ore o result of rounding.
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OPPORTUNITIES
& CONSTRAINTS

TRANSPORTATION NETWORK

The transportation network as described above provide ample
opportunities to service an industrial development area as conceived by
the Northeast ASR The truck and dangerous goods routes along with
the proposed extensions of existing roads into the Shadow Plan Area will
offer good circulation post development.

Lloydminster has :e advantage of being se’viced by both CP and CN
Rail. Adjacent to the plan a’ea to the south is existing rail infrastructure
nat could support future sour hnes for added service wtHn the
Northeast ASP.

This section highlights the opportunities and
constraints for future development.

I



CONTAMINATION

A Phase I Environmental Site Assessment (ESA) was commissoned
separately by the City on June 24, 2020. Several spills were identified in
the plan area that should be remedated prior to future development. A
Pnase II ESA was also recommenced to further understand tne scope of
contamination on the western porton of the plan area. A copy of the
Phase I ESA is provided in Appendix E.

V areas identfied as requting a Phase II aralyss, the studywould be a
requirement o’the Neighbourhood S:ructure Plan.

LIMITING DISTANCES

The City’s Wastewater Treatment Plant and Sanitary Landfill area are
located north of the ASP. Setbacks associated with the wastewater
treatment lagoon and landfill limit the proposed uses in the Euture Land
Use Concept. Neighbourhood Structure Plans will need to identify how
to mitigate this constraint.

WETLANDS

A number of existing wetlands were identified by the Environmental
Assessment. If compensation is to be avoided, then these wetlands
could pose some constraints on development. However, with Provincial
appovaI, some of the wetla”ds could be incorporated into ove’alt
stormwater management plans. More deta ed analysis of this
ooportunity would be required at the Neigncourood Structure Plan
stage.

OIL & GAS INFRASTRUCTURE

There are four anandoned wells, one susoended well anc one active well
n the plan area, along with pipeline righ:s-of-wav (see Figure 5 Plan

Area Context). Oil and gas nfras:’ucture may pose a constraint to futue
development, and subsequent planning work will need to identify
mitigation approaches and setback requirements.
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GENERALIZED
FUTURE
LAND USE
CONCEPT
This section provides the overall Development
Concept for the Northeast Area Structure Plan.

OVERALL VISION

The Northeast ASP supports the development of an industrial
neighbourhood in the Citys .notheast quadiant :hat will responci to
curent and future market needs fo non-residential development (see
Figure 7 Future Land Use Concept).

me neighbourhood is well srruated to support industria) uses as it is
separated from incompatible uses by major roadways, serviced by the
CP Railway, and includes the limiting distances around the Wastewater
Treatment Plan and Landfill within which certain types of non-residential
uses can be considered for development.

use concept

PART 5.1

I
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Table 4 below sjmrnarizes the proposec distributio2 of la9d uses within
the pia” area.

TABLE 4

Land Use Concept Statistics

Land Use Type Area (ha.) Area(ac.) %ofGDA

PLAN AREA 595.6 1,471.8

• Potential Environmental Reserve (ER) 59.4 J46.8

• Water Treatment Plant 22.8 56.3

emeter(Existirig) 9.0 22.2

• Cemetery (Expansion) 6.3 15.6

GROSS DEVELOPABLE AREA 511.2 1263.2 100%

• Commercial & lncuszria Service 50.0 123.6 0.04%

• Industrial 246.2 608.4 49.43%

• Industrial (Railway) 28.1 69.4 5.64%

Recreational (Golf Course) 60.4 149.3 12.13%

• Recreabonal(Ag Ex) 25.7 63.5 5.16%

eational(AgExExpansion)

________

20.7 51.2 4.16%

• Utilities 175 43.2 3.51%

Storm Pond 20.4 50.4 4.10%

Roads 29.1 71.9 5.84%

______________________________________

TOTALS . 511.2 1263.2 100%

Colours correspond to those depicted in Figure 7.

Northeast Area Structure Plan I Generalized Future Land Use concept



PART 5.2

SHADOW PLAN AREA

The Shaoow Plan Area considers what tyoes of land uses may be
approoriateforadjacent lands in the Rural Muncpality ofBri:annia,
Saskatchewan. It also shows how the existing transportation network
with1n the statutoy plan area of the Northeast ASP may be extended in
the rutjre to service the Shadow Plan Area.

As shown n FigureS. tine rnorthern Shadow Plan Area is [Hghly
constrained by existing oii and gas in’rastccture and by the hrniting
distances of the Wastewater Treatment Plant and the Sanitary Landfill. The
constrained lands are likely to develop after the lands adjacent to
Highway 17 and the less constrained eastern Shadow Plan Area.

TableS below summarizes the land uses as depicted on Figure 7;
however, these areas do not take into consideration land for reserves,
roadways, utility corridors or stormwater management ponds as may be
required to support development in the future.

TABLE 5

Shadow Plan Future Land Use Concept Statistics

Land Use Type Area (ha.) Area (ac.) %oIGDA

SHADOW PLAN AREA 368.2 909.8

Commercial 22.0 54,2 5.98%

• Industrial 346,2 855.5 94.02%

TOTALS . . . 368.2 909.8 100%

Colours correspond to those depicted :n Figure 7.

Shadow Plan Area Objectives

01/ Consider futu-e and use suited to the areas in coiahoration with
theRM of Britannic.

02/ Avoid potential land use conflicts with uses located within the NE ASP.

03/ Consider future transportation network continuity.

04/ Support regional growth and development.
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PART 5.3

DENSITY

There is no residential develooment proposed fo the area and :erefore
no residential oensty calculations are poposed.

The Market Study (Appendix A) assumes a commercial flcor aiea ratio
(FAR) of 0.35 ano an ndustrial FAR of 0.15 for [loydminster. Floor area
ratio is used to calculate non-resdentiai deve.opmetit density Ti. ese
figures can be used :n Neighoourhood Structure Plans to calculate land
requirements for non-resicenhal ceveiopment.

PART 5.4

INDUSTRIAL

The majority of the plan area provides industrial uses, allowing For
industrial uses from the south to merge northwards, and providing
opportunity for the extension of rail services northwards to provide
access to industrial users in the Northeast ASR The industrial areas
provide additional employment opportunities for Lloydminster. Further
planning efforts will need to identify areas of transition between light,
medium and heavy industrial uses.

Industrial Objectives

01/ ovide fot a range of light, medium ano heavy industhal uses to
support and accommodate economic growth opportunities for the City
ad egion.
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PART 5.5

COMMERCIAL &
INDUSTRIAL SERVICE

With the western boundary of the plan being located along Highway 17,
it remains an important gateway to the City and future planning efforts
will need to take this into consideration, especially on undeveloped
sites. The Future Land Use Conceot orovides for the orovision of
additional hght indstriai and commercial develoomert, simflarto the
existing uses withn the plan area. The intesection of Highway 17 and
67th Street is recognized as an important gateway to the City and
development should resoorid to ana enhance the importance of :h:s
area as an economc driver

lmmecFatelyadacenttotbe existing cult-out area aiorg tne Highway.
there is oooorluni:yforaddtional retai commercial to serve

Loyominster’s greater regional area. This area benefits not only from its
oroximity to Highway 17, but also direct access onto 62nd Avenue. an
arterial roadviay linking to the remainder of the development area.

The Corrmercial & industrial Service areas are flexible in that compabble
industrial uses may be iocated witnin commercially-dominate areas, and
commercial uses may extend into more light industrial areas. The intent is
to offerflexibility to oevelopersto respond to changing market aernand
over time. Delineation o’ and use will take place at the Neighbourhooa
Structure 2lan stage. The coffer areas and wedand complexes within
them that run along the eastern edge of the Corimecial & ndjstrial
Service areas serve to separate ligh:er/corprnercar.-type indus1aI and
commercial uses from the more intensive medium and heavy incustry
that would be found within the Inaustrial designatio’- shown as prple on
Figure 7.

Commercial & Industrial Service Objectives

01/ Provide for employment and commercial amenities near where
people live, contributing to a livable community,

02/ Accommodate larger scale commercial developments securing
Llcydminster as a regional hub for shopping, service and commerce, and

03/ Provide a non-intrusive buffer between residential and industrial
land uses.
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PART 5.6

BUFFER AREA &
RESERVE LAND

The plan boundary contains a number of wetlands, Pow lying areas and
associated trees, in accordance with the Environmental Review
(Appendix B), a 50 m setback area has been applied to all permanent
wetlands and a 20 m setback area has been applied to all ephemeral
drainage features. Additionally, some land is provided between incompatible
uses, such as between the cemetery and surrounding industrial. These areas
are shown on Figure 7 as dark green and labelled “Buffer Area.” The
wetlands within the Buffer Area may be integrated into the stormwater
management system as storniwater retention ponds, pending Provincial
approval. Such ponds will be naturalized to reduce the municipal burden for
maintenance, dissuade access, and to hp msintaH existing habitat.

Lands above stormwater retention pord freeboard lines may be
designated as Municipal Reser’e attne discretion of the City o1
Lloydminster in consideration of such factors as, but not lm1ted to,
Muncipal Development Plan policy, suitability, ongoirg rnain:enance
costs, anc desirability of public access. Cash in lieu of rese’ves rrav oe
preferred byte City o’Jovominster. Setbacks to existing wetlards may
be designated as Environmental Reserve or Environmental Reserve
Easement. As a non-residential development area, there is no
expectation for the provision of School Reserve in the Northeast ASR

Buffer Area Objectives Reserve Land Objectives

01/ Protect and enhance natural 01/ Protect natural wetland
areas and environmentally areas;
sensitive areas such as wetlands
and treed areas, 02/ Provide options for natural

area potecton; and,
02/ U:Hize natural topography
and o’anage courses to 03/ Be pragmatic when
management stormwater runoff assessng need for new open
while accommodatg stormwater spaces in on-’esidential areas.
management facilities (SWMF),
a no

03/ Offer buffering between
incompatible uses.
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PART 5.7

RECREATION

The Recreation areas comprise primarily existing developed lands
including the [loydminster Agricultural Exhibition and the Lloydminster
Golf and Curling Centre. Additional undeveloped lands directly north of
the existing Lloydminster Agricultural Exhibition have been identified as
Recreation to accommodate future expansion of the Exhibition grounds.

Recreation Objectives

01/ Support exis:ing ‘ecreational facilities in the Notheast ASP: and,

02/ Enhance oppotnities for recreationa actvities in the City and Region.
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PART 5.8

DEVELOPMENT
SEQUENCE

The proposed sequence of development is shown in Figure 8
Sequence of Development. The existing develoned areas ae
excl’jded from the sequencing because they are already developed. It is
anticipated the lana owned by tne Liovdmins:er Agricultural Exhibition
will start develoning first, followec by the area directly oehind the
Highway 17 commercial frortaqe. After this. development is expected
to commence at the southeast corner, followed by the northern plan
area, and then the middle of the plan area. The last area to be developed
in the plan area is expected to be the eastern side of the plan area. The
sequence of development will be influenced by access to services,
market forces and other considerations beyond the scope of this
document. Deviations from the proposed sequence of development in
this ASP will not require an amendment.

The development sequencing for the Shadow Plan Area is outside the
scope of this ASR However, given the constraints of the northern
Shadow Plan Area, it is expected to develop after the eastern Shadow
Plan Area. In any case, changes in staging that reflect actual market
demand and landowner preference will not require an amendment to
this ASP.
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UTILITY
SERVICES

ISL Engineering and Land Services Inc. (ISL) prepared all the servicing
studies for this ASP based on the City’s Municipal Development
Standards and the proposed Future Land Use Concept (Figure 7). The
ievel of analysis is hoher orde’ for this ASP, and more de:aHed
enginee ng vvi I be required at the Negbbournood St’ucture Plan stage.
Therefore, :bese sections should be corsicered as guidelines for future
detailed studies spoortrg proposed neighbou-hcod developmen:
concepts.

Overall recommendations include the review and update: as required, of
the 2016 Water Master Plan, the 2016 Sanitary Sewer Master Plan and
the 2015 Stormwater Master Plan.

The sections that follow contain summary excerpts and
recommendations from the technical studies, which can be found in the
Appendices should more detail be desired.

This section outlines how water, sanitary and
stormwater services are provided for within the
plan area.
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PART 6.1

WATER

Watet for consumptive uses and fire pro:ec:on is proposed to be
provided pimariIy by a 300mm viatermain along 67th Street and 4Otn
Avenue. The proposed water system comprises a grid main network of
300 mm waterrnans tied into ‘e existing network at 4Otn Avenue and at
49t;n Avenue to provide adequate 000irg for the area (see Figure 9
Water Distribution).

It is recommended that a detailed netwoc analysis be completed to
assess the adequacy of the water system as wefl as impacts to the City’s
existing system once more detailed employment densities are available.

Existing facilities may need to be upgraded as dev&opment proceeds in
other areas of the City to ensure adequate water supply and pressure
within the plan area. The currently available capacity of both the reservoir
storage and the water treatment plant needs to be evaluated to confirm if
additional upgrades will be required to facilitate the future proposed
development, again once more detailed employment densities are
known.

PART 6.2

WASTEWATE RI
SANITARY

The proposec wastewate coliection system is comphsed ofa gravity
sewer network that connects to the waste water treatment plan nortneast
of the ASP boundary (see Figure 10 Sanitary Servicing). In order to
provide wastewater sevicng to the plan aea, connecUons are
poposed to the East Trunk Twin along the east boundary of the plan.
and to the Northwest Trunk as proposed in the 2016 Sanitary Master
Plan.

Northeast Area Structure Plan I Utility Services
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PART6.3

STORM WATER

Appropriate facilities for stormwa:er management are proposed
throughout the pan area to control slromwater and alleviate the impact
of post-development flows on overland conveyance routes.

The proposed system vvas sized based on a 1 :5-year storm event, with
stormwater management facUities (SWMFs) sized to withstand the 1:100-
year storm event. The stormwater system as proposed consists of pipe
and culvert connections to and from the SWMFs, with runoff from the
ASP lands being conveyed to the East Drainage Channel, which
ultimately discharged into Neale Lake (see Figure 11 Stormwater
Management).

mplementaton of stormwater management facilties is required as
cevelopmen prog’esses to ensure adequate quantityand qualityof
control of stormwater runoffs achieved tbroug”out all phases of tne olan
a’ea.

Northeast Area Structure Plan utility SeFvices
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TRANSPORTATION
N ETWORK

are accommodated within and beyond the plan

ISL Engineering provided an updated Traffic Impact Assessment (hA)
based on the revised Future Land Use Concept shown in Figure 7. The
proposed transportation network is shown in Figure 12
Transportation Network

Below summarizes :he findings and recommendations that inform the
transporta:ion-related policies contaired ieein.

RAIL

The CP Railway has a line running through the southern extent of the
Northeast ASR there is potenta for develoomentofa spur line and
suppoling industrial uses within the plan area. Such development would

This section addresses how transportation modes

area.

PART 7.1

be considered suitable for this .nerghcourhooo.
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PART 7.2

ROADS

The TlA analyss concluded that the’e will be nigh traffic volumes along
40th Avenue from employee trips to and horn the industrial area. Peak
volumes will CCCLII northbound 40th Avenue during the morning, and
southbound 40th Avenue during the afternoon.

Also, it is anticipated that some travellers may choose to short cut through the
neighbourhood to avoid signa]ized intersections along Ray Nelson Drive and
50th Avenue, contributing to the traffic volumes in this area.

To address the above future conditions, the TIA recommends that 67th
Street and 40th Avenue be classified as arterial roadways and that
Cemetery Road be classified as a collector Moreover, network
mprovernents are recommended as ollow:

• ModVv intersection geometry as shown ;n TIA Exhbir 3.1 (see
Appendix D);

• Provide traffic signals at the followg intersectons, signal timing as
pe the TIA

• 60th Street and 50th Avenue,

• 67th Street and 50th Avenue,

• 62nd Street and 40th Avenue,

• 52nd Street and 40th Avenue,

• 62nd Street and 50th Avenue,

• 65th Street and 50th Avenue;

42

• Construct the future potential extension of Cemetery Road to align
with the City’s Urban Industrial/Commercial Roadway cross section
drawing 1-102; and

• Require the construction of sidewalks along arterial roadways and
corside proviono a multi-use traii alone one side of the collector roads
to bete support the City’s commitment to active transpo’la:io.

the TIA also considered access management, which must align witn
Transoortation AssociaSon of Canada’s (TAC) Ceomerrc Design Gude.
Fifteth Avenue is recommended to have access estrictiors to Me
intersections at 6Otn Street, 62no Street and 65th Street.

Northeast Area Structure Plan I Transportation Network



POLICIES

This section addresses how transportation modes
are accommodated within and beyond the plan
area.

-
-

- ;;fl

LAND USE POLICIES

SHADOW PLAN AREA

Since the Shadow Plan Area is outside the statutory boundary of the
Northeast ASP, there are no policies applied to this area. However,
should any of the policies below be usefur to theRM of Britannia, they
could be adopted into the RM’s own statutory planning approach, in
whole or in part, as desired.

43
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COMMERCIAL & INDUSTRIAL SERVICE

General

Policy 8.1.1 All exsting legally permitted commercial develooment shall be
considered in compliance to this plan.

Policy 8.1.2 The Developer shall allocate area for commercial and light industrial and uses
within the Commercial & Industrial Service areas at the Neighbourhood
Structure Plan stage.

Policy 8.1.3 The Developer shall ensure that all mechanical equipment associated
with devebpment shall be concealed by screen or otherwise
incorporated within an associated building.

Policy 8.1.4 The Developer shall provide sidewalks and pedestrian accesses to the
satsfaction of the Development Authority.

Policy 8.1.5 The Developershall ensure parking and loading areasareclearly deneated
from driveway accesses and pedestrian areas through landscapina

Highway Commercial

Policy 8.1.6 The Development Aurhorty shall require that development consists of
uses that complement existing uses.

Policy 8.1.7 Developers shall design and orient all buildings to face the road or be
located at a 90-degree angle to the road, with entrances clearly visible.

Policy 8.1.8 The Development Authority should require that neighbourhood layouts
reflect generally accepted urban design principles that suit the climate,
respond to pedestrian needs and enhance overall community cohesion.

Policy 8.1.9 The Developer shall provide landscaped screening measures to separate
less compatible uses from each other or from public roadways and
spaces to the safsfaction of the Development Authority.

Retail Commercial Policies

Policy 8.1.10 The Development Authority should direct primarily larger scale, auto-
oriented commeca; uses to locate ir this area.

Policy 8.1.11 The Developer shall employ high quality architecture and landscaping
design in new development and redevelopment.
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Policy 8.112 The Developer should locate loading areas at the rear of builoings and
screen them from view of 62 Avenue.

INDUSTRIAL

Policy 8.1.13 The Developer shall ensure Industrial development is designed in
compliance with City standards and specifications for industrial uses.

Policy 8.1.14 The Development Authority may approve limited service industrial as an
interim use where:

• It does not compromise the transition of the site to a fully serviced
industrial area,

• It is compatible with the standard of development for general industrial
uses in termsof landscaping, buildng design and screening of storage,

• Transportation capacity is avadabe to support the develooment, and

• A deferred servicing agreement is in place.

Policy 8.1.15 The Development Authohty, at its discretion, shall establish appropriate
setbacks for industrial operations to mitigate negative impact irduding,
but not limited to, excessive noise, toxic off-put or noxious odours on
adjacent non-compatible land use parcels.

Policy 8.1.16 The Development Authority, in consideration of new rail access proposals
and prior to recommending a decision, shall be satished with all information
provided as required necessary to assess the merits of the proposed access.

Policy 8.1.17 Developers shall adhere to development setbacks from the existing wastewater
treatment and landñll ciIities and may not seek variances to these setbacks.

Policy 8.1.18 The Developer should provide landscaping treatment at each point of
access into large scale industrial sites, including signage and lighting to
assist with waytinoing, as may be appropriate.

Policy 8.1.19 Landscaping of individual industrial and commercial sites shalt visually
enhance the immediate area and, where applicable, pronde a visual
screen from arterial roads or other sensitive adacencies.

Policy 8.1.20 All existing, legally permitted industrial development shall be considered
in compliance to this plan.
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BUFFER AREA & RESERVE LAND

Policy 8.1.21 The Development Authority shall not permit development within
Provincial setbacks from a wetland as determined by a Wetland Impact
Assessment or Biophysical Impact Assessment prepared by a Qualified
Professional at the time of Neighbourhood Structure Plan or subdivision,
as is appropriate as determined by the Development Authority. Setback
distances to wetlands and waterbodies may be reduced from what is
proposed in this ASP at the Neighbourhood Structure Plan stage only
when supported by a detailed biophvsical/wetland assessment that
ncfjdes in-field in’estigations and setback recommendations.

Policy 8.1.22 Natural wetlands shall be preserved, or reconstructed when impacted by
deveioomert, to an equivalent standard using plant species natural to
the Region.

Policy 8.1.23 Natural and/or reconstructed wetlands and other natural drainage
systems may be utilized for stormwater management where feasible and
approved by the Province.

Policy 8.1.24 The Developer shall provide a 50m setback to all permanent wetlands
and a 20m setback to all ephemeral drainage systems as identified by the
Environmental Review in Appendix B.

Policy 8.1.25 The setbacks identfled in Policy 8.1.23 above shall he identified as
either Environmental Reserve or Environmental Reserve Easement per the
Municipal Government Act.

Policy 8.1.26 The application of Municipal Reserve to land above stormwater
management pond freeboard lines is at the discretion of the City of
boydminster.

Policy 8.1.27 School Reserves are not required to be provided within the Northeast ASR

RECREATIONAL

Policy 8.1.28 Recreational arcs may be used for camping or other recreation
initiahves at the dscretion of the Development Authority.

Policy 8.1.29 Intensification of use of existing Recreational facilities may be sppo1e
by the Development Autnority within the context of an overall
conceptual scheme.
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PART 8a2

______________

::ra’t;-

-

UTILITY SERVICES POLICIES

GENERAL

Policy 8.2.1 A developer shall provide, or enter into an agreement to provide when
required, the utility rights-of-way or easements necessary to
accommodate the extension of infrastructure through or adjacent to a
site to allow for servicing.

Policy 8.2.2 The Developer shall align services to avoid environmentally sensitive
areas. Temporary disturbances shall be reclaimed to the satisfaction of
the Development Authority.

Policy 8.2.3 The Developer shall provide servicing in ahgnment with the
corresponding current Water, Wastewater, and Stormwa:er Master
Plans, as amended.

WATER

Policy 8.2.4 The Developer shall provide the water distribution system as generally
shown on Figure 9.

8.2.5 The design of the water distribution system shall ensure that as
development progresses, sufficient looping and connections are
provided for adequate domestic and fire flows.

Policy 8.2.6 The Developer shall, at the Neighbourhood Structure Plan stage, design
the water distribution system to facilitate development to the satisfaction
of the Development Authority.

SANITARY

Policy 8.2.7 The Developer shall provide the sanitary servicing as generally shown on
Figure 10.

Policy 8.2.8 The Developer shall, at the Neighbourhood Structure Plan stage, design
the sanitary system to facilitate development to the satisfacton of tne
Development Authority.
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STORMWATER

Policy 8.2.9 The Developer shall provide stormwater management generally
consistent with the catchment areas and ponds as shown on Figure 11.

Policy 8.2.10 The Developer shall provide a Stormwater Management Plan at the
Neighbourhood Structure Plan stage.

Policy 8.2.11 The Developer may integrate engineered natural stormwater wetlands
within environmentally sensitive areas to ensure long-term sustainability
in a manner that continues to provide viable habitat.

PART 8.3
Th_._——___

TRANSPORTATION NETWORK
POLICIES

Policy 8.3.1 Roadways servicing the Northeast AS° area shall he built or upgraded to
align with tne City’s Municipal Development S:andards. This includes
aligning with the City’s Urban Industrial / Commercial Roadway cross
section drawing 1-102. Commercial and industrial lanes must be paved.

Policy 8.3.2 Collector roadways shah be generally located as shown on Figure 12.

Policy 8.3.3 A 1.5 m sidewalk must be placed along both sides of coflector roads. A
minmum 3.0 m videmtuse trai orsidewalk must be placed on oneside of
arterial roads and may be placed on one side of a collector roadway

Policy 8.3.4 Access placement within the Northeast ASP area shall adhere to The
City’s Municipal Development Standards. The City currently requires
designs to be in accordance with Transportation Association of Canada’s
(TAC) Geometric Design Guide.

Policy 8.3.5 Intersection improvement should be considered at the development
stages proposed within this TIA.

Policy 8.3.6 A local Traffic Impact Assessment (TIA) may be required as a supporting
study at the Neighbourhood Structure Plan stage. The scope of the TIA
will depend on the size and intensity of the proposed development.
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PART 8.4
-- nrrsir: :ur.flS

NEIGHBOURHOOD
STRUCTURE PLANS

Policy 8.4.1 The Developer shall ensure that a Neighbourhood Structure Plan in
support of development within the Northeast ASP identifies the
allocation of Buffer Areas as Environmental Reserve, Municipal Reserve,
or Conservation Easement as appropriate to the satisfaction of the City of
Iloydminster.

Policy 8.4.2 The Developer shall ensure a Pnase II ESA isa component of a
Neighbourhood Structure Plan in suppoit of development within the
Northeast AS for areas identified n Apoendix E as requiring a Phase II
analvss.

Policy 8.4.3 The Developer shall ensure that a Neighbourhood Structure Plan in
support of development within the Northeast ASP identifies the impacts
on future development posed by the limiting distances associated with
the Wastewater Treatment Plant and Sanitary Landfill will be mitigated.

Policy 8.4.4 The Developer shall ensure that a Neighbourhood Structure Plan in
support of development within the Northeast ASP identifies the impacts
on future development posed by exisUng wetlands ny way of avoidance
or byway of compensation.
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IMPLEMENTATION,
MONITORING
&AMENDMENT
This section addresses how the Northeast Area
Structure Plan will be Implemented, Monitored and

IMPLEMENTATION

It is anticipated that development will generally proceed as shown on
Figure 8. However, development is depending on landowner will,
market forces and economic factors outside the scope of this ASR
Departures From the proposed sequencing may occur and would not be
considered inconsistent with the intent of this ASP so long as the
proposed development is consistent with the ASPs policies, informed
by engineering analysis and represents a logical extension of existing
services and development patterns.

Amended.

PART 9.1

I,

orng & Arrie,,dn,ent



PART 9.2
-

-

MONITORING

The Northeast ASP is a long-term policy document that supports
cohesive development within the plan area and provides guiding
principles and policies that work towards achieving cohesion over time.
The policies within the Northeast ASP will be monitored and should be
reviewed annually for minor housekeeping edits, and Fully reviewed and
updated every 5-10 years, or as deemed necessary by the City, until such
time as build-out ofth e plan area is achieved.

PART 9.3

______________

AMENDMENT

If substantive changes with regards to lana use, oac networks or any
other sign’ficant aspect of:he plan am con:empated, an aniendmen:to
the No’tbeast ASP, that ircludes a puolic bearng, shall be held in
accodance with Alberta’s tviunicipal Government Act (MGA).

Miror changes in allocation of the Buffer Areas wih not reouire an
amendment if, in :he opinon of the Developme’-t Autborhy, toe intent of
the ASP is still achieved. Minor changes include those woich would not
erode the mm mum setbackareas around ‘ne:la’-ds as descrioed in this
ASP and the accomoany.ng Envronmen:al Revew found in
Appendix B. Additonally, buffer areas should be maintained arouno
constructed wetlands (stormwater management facilities).

Where an amendment to this ASP is requested by an applicant, the
applicant shall be required to submit the justification and information
necessary to support the amendment.

The Northeast ASP may also be amended by the City in response to
changes in the overall policy direction within Lloydminster or to maintain
consistency with higher-order statutory plans.
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