
TOWN OF OLDS
BYLAW NO.2016.06

A BYLAW TO ADOPT THE "THE HIGHLANDS AREA STRUCTURE PLAN''

NOW, THEREFORE, THE MUNICIPAL COUNCIL OF THE TOWN OF OLDS, IN THE
PROVINCE OF ALBERTA, DULY ASSEMBLED, ENACTS AS FOLLOWS:

WHEREAS Section 633(1) of the Municipal Government Act, as amended, allows the Council of
a Municipality to adopt an area structure plan; and

AND WHEREAS the The Highlands Area Structure Plan, has been prepared in accordance with
the requirements of Part 17 of the Municipal Government Act, as amended; and

AND WHEREAS Council deems it desirable to adopt the lhe Highlands Area Structure Plan to
guide the future growth and development of lands within the SW 31-032-01-5;

NOW THEREFORE, THE MUNICIPAL CORPORATION OF THE TOWN OF OLDS IN
COUNCIL DULY ASSEMBLED ENACTS AS FOLLOWS:

1. The adoption of Bylaw 2016-06, to be known as The Highlands Area Structure Plan, being
the document attached hereto as Schedule A.

2. Citation: This bylaw may be cited as "The Highlands Area Structure Plan Bylaw 2016-06"

3. This Bylaw comes into force on the date it is passed.

Read for a first time on thel4th day of March, 2016
Public Hearing held on the 25th day of April, 2016
Read a second time on the 24tn day of May, 2016
Read a third and final time on the 24tn day of May, 16

( u
J Dahl, Ma

SIGNED

No n Mclnnis hief Administrative Officer

by the Chief Elected Officer and the Chief Administrative Officer 1¡i"3Oa"y ot
2016
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THE H¡GHIANDS AREA STRUCÏURE PLAN

The Hîghlands Areo Sfrucfure P/on hos been prepored on beholf of Richordson Bros (Olds) Ltd

The Developer's commilmenl through lhis ASP is to develop o bolonced communily of
residentiol ond recreotionol opportunities wilh complimentory lond uses. ln order lo ochieve this,
lhe Developer inlend to integrole the neighbourhood wilh interconnected porks ond open
spoces providing linkoges to lhose olreody provided for by lhe Town of Olds.
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THE HIGHLANDS AREA STRUCTURE PLAN

FORWARD

Ihe Highlonds Areo Structure Plon Bylow 2016-06 (The Highlonds ASP) is locofed olong the
southerly porlion of the west boundory of the Town of Olds (Town). The Highlonds ASP covers on
oreo of 64.64ho (159.72 oc) comprising the full oreo of SW 30-032-01-WsM.

RICHARDSON AREA STRUCTURE PIAN

The oreo forming The Highlonds ASP hod previously been developed under the Richordson Areo
Sfrucfure Plan Bylow 2009-08 (Richordson ASP) which wos odopted by the Town on Moy I 1,2009
The Richordson ASP olso covered the full londs of SW 3l-032-01-WsM, which wos comprised of
two porcels of thot lime, the bolonce of the quorter section ond o 2.O2ho (5.0 oc)
undeveloped porcel in lhe norfhwest corner of the quorter belonging to o seporofe owner.
Subsequent to the odoption of the Richordson ASP, five phoses of subdivision hove been
opproved. These subdivisions hove creoted the following:

5.38 ho (13.30 oc) of Schoolond Municipol Reserve londs, which include o developed
schoolsite;

2.36 ha (5.82 oc) of Public Utility londs. which include the existing stormwoter
monogement focility (SWMF) in lhe northeost corner;

154 residenliol lots zoned os Low Densily Residentiol (Rl ); ond

8 residentiol lots zoned os Generol Residentiol (R2).

THE HIGHTANDS AREA STRUCTURE PLAN

ln the yeors following fhe odopiion of the Richordson ASP in 2009, the economic londscope ond
housing morkef lrends in Cenfrol Alberlo hove chonged. As o resull of lhese chonges, the
Developer brought forth proposed omendments to the Richordson ASP. Bosed on lhe noture of
the chonges proposed, the Town of Olds determined o new ASP would be required; this ASP is

titled Ihe Hîghlonds Areo Sfrucf ure Plon ond presented in this documenl.

The primory chonges occommodoled by The Hightonds ASP include the following:

The internolrood nelwork hos been revised lo occommodote fhe proposed design
chonges.

The moin north/soufh roodwoy hos been widened to o 42.50m righl-of-woy. This roodwoy
will include one-woy rood occess for lhe residentiol porcels locoted on both the eosl
ond west sides of fhe rood.

Lone occess is used to reduce multiple occess points onlo higher use collector roods.

The orteriolroodwoy olong the south boundory hqs been removed.

The inslitutionoluse oreo identified olong the soulh boundory hos been removed.

a

a

a

o

a

a

a
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A neighbourhood commercioloreo, which could olso occommodote institulionoluses, is

now proposed on lhe south boundory of the wesl end of 57 Street.

The proposed SWMF in the southwesl corner hos been exponded, olong wilh lhe
surrounding reserve londs.

The northwest corner porcel hos been purchosed by the Developer ond hos now been
fully integroted in lo The Highlonds ASP.

a
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1.0 lnlroduclion

I.O INTRODUCTION

The Highlonds Areo Sfrucfure P/on (Highlonds ASP) is locoted olong the southerly portion of lhe
west boundory of lhe Town of Olds (Town).

The Highlonds neighbourhood hos been designed os o high quolity residenliol development lhot
provides o voriely of low density ond multi-fomily housing oplions. ond will be home to
opproximotely 1,935 residenls. lntegrofed recreolionol oreos ond lroil linkoges hove olso been
provided fo meel the needs of o ronge of potentiol residents ond provide connectivity to
communily pork spoces, the school site, ond surrounding oreos.

.l.,l 
PURPOSE

As described in Alberto's MunicipolGovernment Act (MGA), the purpose of on Areo Struclure
Plon (ASP) is to describe lhe lond use pottern ond developmenl objeclives for lhe Plon Areo by
identifying the following:

a

a

a

a

a

a

't"1.1

Size ond locotion of vorious lond uses.

Alignment of roodwoys, multi-use troilsystem, ond lones.

Open spoce ond lineor pork sysfem.

Proposed development density.

Servicing concepts for deep ulilily servicing.

Developmenl sloging sequence.

Vision

The Highlonds hos been designed to toke odvontoge of o spocious londscope; it offers
exlensive open spoces while incorporoting on off-streel pedestrion network with sensible
roodwoy connecfions. The Highlonds provides oreos where residents con live, work, ond ploy by
including o school, o proposed church site, ond o neighbourhood commerciol oreo within lhe
primorily residentiol neighbourhood.

The Highlonds oims to be o development thot fosters connection to the communily ond the
Town of Olds. This connection to community begins with lhe roods of the Highlonds which will
shore lhe nomes of men lost lo the community in WWll. Boloncing the connecfion to lhe posf is

o connection lo the future lhrough lhe inclusion of o schoolsife, where opproximotely 500
Kindergorten fo Grode ó sludents will engoge doily.

Functionolly, The Highlonds looks to moximize communily omenities by utilizing slormwoter
monogement focilities os onchor points in the open spoce network, ond doubling functionolity
of the Neighbourhood Commerciolsile to include both commerciolond inslilutionol uses olong

L
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with the polenliol inclusion of o church sile. lt is lhe inlenl lhot lhe ploce of worship willolso
function os o community golhering site for olltypes of uses including locolvoting pollor renloble
holl.

While mointoining slrong conneclions to the overoll open spoce nelwork, The Highlonds
incorporoles o ronge of housing styles to meet the needs of o ronge of fulure residents. This

voriety of housing ollows residents to oge in ploce ond ensures thol the community retoins
vitolity in ils populotion over lime. Housing slyles proposed in The Highlonds ore further described
in Seclion 4.1- Residenliol Uses.

The Highlonds offers lhe opportunily for environmentol connection. While mosl of lhe
greenspoces will be londscoped ond designed lo provide eosy 1o novigote pothwoys ond
enhonced vegefotive cover,lhe greenspoces olso include on on-site lree reserve ond o direct
wolkoble conneclion to lhe lorge Environmenlol Open Spoce (EOS) locoted in Deer Ridge
Estotes, eost of the Plon Areo. The Highlonds open spoce network is further described in Seclion
4.3 - Porks ond Open Spoces.

Finolly, by providing on environmenl where o sense of home is creoled becouse il is o locolion
where ones needs ore met. it becomes comfortoble to physicolly engoge in the communol
spoces offorded in the Highlonds, ond lhus build relolionships wilh olhers in lhe community.

1.2 DEFINITION OF PTAN AREA

As shown on Figure 1.1 - locolion Plon, The Highlonds ASP londs ore locoted withín the Town of
Olds municipol boundory, in the southwest porlion of the Town.

The Highlonds ASP Areo consists of lhe full SW % of Seclion 3l -32-l -WsM which is on oreo of
opproximotely 64.64 ho (159.72 oc). As shown in Toble 2.2 - Existing Conslruclion Stolislics,
opproximotely 22,37 ho (55.27 oc) of lond locoted in lhe Plon Areo hos been portiolly
developed under the opproved Richordson ASP.

Existing porcels lhot form The Híghlonds ore:

. Pln. SW 3l-32-01-WsM,40.39ho (99.92oc). Urbon Reserve District.

o Conloins on existing opproved, bul unregistered 201ó Subdivision for 9 Rl porcels.

. Pln. SW 3ì-32-01-WsM, Plon 001 0031,2.02ho (4.99 oc).

. Pln. SW 3l-32-01-WsM, Plon 091 5582,4.13ho (.l0.21 oc). School.

. Ptn. SW 3l-32-0.|-WsM,l 01 4447, 10.27ha (25.28oc), 88 Rl porcels.

. Pln. SW 3l-32-01-WsM, Plon l3l 3404,4.13ho (ì0.2loc) 2ó R1 porcels.

. Ptn. SW 3l-32-01-WsM, Plon 'l4l 3182,3.76ho (9.29oc),32 Rl porcels ond 8 R2 porcels.

2



-i-h" 
fJ;ghl.''',.{'

THE HIGHTANDS AREA STRUCTURE PLAN

1.0 lnlroduclion

As shown on Figure 1.2 - Surounding Plonning, The Highlonds Plon Areo (Plon Areo) is defined by
the following boundories. These oreos ond lheir connectivily with the proposed developmenl
ore described in Seclion 2.6 - Sunounding Developmenl:

. Norlh Boundory - Portiolly developed residenliol subdivision of Kosowol

. Wesl Boundory - 70 Avenue. undeveloped ogricullurol lond

. Eqsl Boundory - Residenliol subdivision of Deer Ridge Estofes, treed reserve zoned os EOS

. Soulh Boundory - Chinook.Meodows ASP oreo. currently undeveloped ogriculturol lond

The Highlonds ASP constilutes o logicol plonning unil wilh respect to identifioble plon boundories
ond servicing considerotions. The Highlonds ASP supporls exisling developmenl in the Town of
Olds by phosing its development oulword from the existing rood network ond utility services.

The norlheost stormwoter monogemenl fociliiy (SWMF) exponds lhe Town's open spoce node,
creoted by the EOS porcel locoted eost of the Plon Boundory, by preserving on exisfing stond of
moture lrees ond developing the SWMF os o public spoce wilh pothwoy connections. The

Highlonds' proposed roodwoy nelwork is designed to integrote with the Town's existing rood
nelwork ond hos foken core to connecf lo the fulure plonned developments surrounding The

Highlonds Plon Areo.

The Highlonds respecfs exisling Town policies including the MDP's minimum density ond housing
mix reguloÍions; however. the proposed developmenl nol only meets the minimum densily
required but olso monoges 1o do so while providing on excess of Municipol Reserve dedicolion.
Furthermore, The Highlonds ASP not only meets lhe housing mix regulotions but olso proposes to
expond lhe potenliol locofions for R2N Generol Residentiol Norrow Lols by inlroducing o new
producl style which ulilizes the some lot stondords bul includes o front otloched goroge thereby
no longer requiring o reor lone. This new housíng style benefits the Town os o whole os lhe R2N

Generol Residenliol Norrow Lot dislrict is one of the Town's most compoct districts.

The Highlonds is olso supportive of exisling developmenl in southwest Olds by providing similor
lond uses olong neighbourhood's boundory to oct os o lronsilion between existing ond
proposed development os well os providing continuotions of existing pedestrion pothwoys ond
sidewolk connections.

3
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I.3 APPROVAT PROCESS

1.3.1 Richordson Areo Struclure Plon, Bylow 2009-08, wilh ornendment Byluw
2012-08

The process lo develop the Richordson Areo Sfrucfure Plon, Bylow 2009-08, with omendmenl,
(Richordson ASP) begon oround 2007 while the londs were still under lhe jurisdiction of Mountoin
View Counfy (MVC). Two public open houses were held to shore the proposed concepl for the
developmenl wilh the public. The firsl public informotion session wos held in July of 2008 ond the
second ofter lhe londs hod been onnexed into lhe Town.

ln 2009, following fhe public open houses, lhe formol ASP wos submílted to the Town for review
ond comment. The Richordson ASP received I't Reoding to Bylow 2009-08 on April 14,2009 ond
the public heoring wos held on Moy 11,2009, of which time 2no ond 3d Reoding to lhe Bylow
wos olso gronted.

An updote to lhe ASP wos brought before Councilin2Ol2 under Bylow 2012-08, which proposed
o new pork in the center of Horrison Green ond ossocioted populotion/density chonges. Bylow
2012-OB wos given I't Reoding on July 9,2012; thereofter, its public heoring, 2no, ond 3'o Reoding
were on August 27,2012.

1.3.2 The Highlonds Areo Slructure Plon, Bylow 2016-0ó

The Highlonds ASP wos submilted lo the Town in 2015 os o revision ond updote of the exisling
Richordson ASP; however, following odministrotive review, the Town determined lhe proposed
chonges would require the replocemenf of fhe Richordson ASP rother thon on omendmenl.

Over the following months, lhe Developer prepored The Highlonds ASP which wos then
reviewed extensively with the Town. The Highlonds ASP received I't Reoding on Morch 14,2016
ond o Public Heoring wos held on April 25,2016.The Highlonds Areo Sfrucf ure Plon Bylaw 2016-06
received 2no ond 3'd on Moy 24,2016.

1.4 AUTHORITY

The Highlonds ASP is prepored pursuont lo provinciol legislotion ouflined in s.ó33 of lhe Municipol
Government Act (MGAJ lRevised Sfofufes of A|berto,2000, Chopter M-26) which oufhorizes o
councillo odopl on oreo structure plon os follows:

633(l) For the purpose of providÌng o fromework forsubsequenf subdivision ond
deve/opment of on oreo of lond, o councilmoy, by bylow, odopt on oreo
structure plon.

(2) An oreo structure plon

(o) mustdescn'be

6
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(t) the seguence of developmenf proposed for the oreo,

(ti) the /ond uses proposed for the oreo, eîther generolly or wtth
respecl fo specific porfs of the oreo,

(Ìii) the densty of populotion proposed for the oreo either generolly
or wilh respecf fo specific ports of the oreo, ond

(îv) the generol locotîon of mojor tronsportalîon roufes ond public
utilities, ond

(b) moy contoìn ony other moffers the councilconsiders necessoly'.

I.5 POTICIES AND RETEVANT PIANNING DOCUMENTS

The following relevonl documents were reviewed in preporotion of this ASP to creote o plon lhol
is generolly consisfenl with their contenl:

1.5.1 Town of Olds Municipol Development Plon, Bylow 20AV-22

The Town of O/ds MunicipolDeve/opment Plon (MDP) is used to guide fulure growlh ond
developmenl, ond oddresses future lond use within the municipolity. As described below, during
lhe creotion of the Richordson ASP ond The Highlonds ASP, bolh lhe policies identified in the
MDP ond lhe generolize concept plon were considered.

Applicoble Policies

The following policies, identified in the MDP, hove shoped the development of The Highlonds

6.4 Promole Urbon Design Thof Encouroges Walkobility
TheTown shou/d promote urbon desþn thot encouroges wolkobîlity by providing
functionolond altroctive pedesfrion /inkoges befween odjocent neighbourhoods
ond the exisfrng froils sysfem, designing for universa/ occessibi/ify, encourogtng
fhe deve/opment of ocfive resrdeniio/ ond commerciolsfreefscopes, ensuring
pedesfrion crossrngs ore cleorly morked ond by ovoiding odverse microclimottc
effecfs when designing sfreefs, pork spoces ond pedesfrion /inkoges.

> As described in Section 5.2 - Pedeslriqn ond Cycling Movement, pedesfrion
connections hove been provided throughout The Highlonds with on ond off-street
options.

a 10,2 Resídenfío/ Density for New Neighbourhoods
Ihe residentrol densily for new neighbourhoods sho// be of /eosf 12.35 dwellíng
units per gross deve/opoble heclore.
> As identified in Toble 4.2 - Dwelling Unit Eslimotions, the residentiol densily for The

Highlonds is onlicipoted lo be 12.48 dulho.

a
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10.3 Housing Mix
The Town sholl require o mix of housing types ond f orms Ìn oü residenfio/
neighbourhood ond ovoid excessíve concentrotîon of ony single type of housing.
Duplex ond multi-fomtly residentiol units shoi/ moke up of /eosf 30% of the tolol
housing units in o residenfiol neighbourhood unless ofherwise opproved in on
oreo structure plon.

>r As identified in Toble 4.2 - Dwelling Unil Estimqlions. mulli-fomily dwelling unifs moke
up 33.0% of The Highlond's totol housing slock.

10.4 Housing lypes ond Forms

The Town sholl encouroge fhe creolion af o wide vorìety of housrng types ond
forms including dwelling unifs in combînotion with compotible non-residenfio/
uses, /ive-work unils ond secondory suifes.

As idenlified in Toble 4.1 - Lond Use Slolislics, The Highlonds hos included four
different residenfiol lond uses to occommodote o wide ronge of housing types. ln

oddilion, lhe Developer hos foken lhe initíolive lo require o voriely of building styles
within eoch residentiol lond use districl through lhe use of orchilecturol conlrols.

a 10.5 Higher Densify Residenfiol Development
The Town moy consider the deve/oprnent of higher density residenfio/ uses (4 or
more units) tn occordonce wÌth the followÌng guide/ínes:

o lhe developmenf is odlbcent to or in c/ose proximity io collector ondlor
orterialroods.

. Ihe use is /ocofed of the periphery of low density resrdenfio/ neighbourhoods.
¡ lhe use is cornpotible with surrounding /ond uses.
o lf locotedin on exisfing neighbourhood,lhe sife rs suifob/e for the proposed

form of infill development.
r Ihe deve/oprnent is in o locotion where oll necessory services ond omenifies

con reodily be provided.

As shown on Figure 4.1 - Concept Plon, The Highlonds neighbourhood includes
medium densily housing opfions in occordonce to the Town's MDP by locoting
these uses olong the north collector roodwoy wilhin close wolking distonce lo lhe
odjocent pork ond commerciol oreos.

a

))

))

10.9 /nc/usion of Nonresidenfio/ Lond Uses

Ihe desþn of new neighbourhoods sho// be encouroged to include compotible
non-residenfiol uses, such os locol commerciolservices ond public uses fhof serve
fhe needs of oreo residenfs, to help creofe neighbourhood identity ond bring
bosic services c/oser fo residenfs.

8
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As discussed in Seclion 4.2 - Commerciol Use, o commerciolsile hos been locoted
olong the wesl boundory of the neighbourhood to bring neighbourhood services
closer lo residenls in occordonce with the Town's MPD.

Conceptuol Plon

Prior to both the Richordson ASP ond The Highlonds ASP, lhe Town idenlified o conceptuol lond
use design for lhe Plon Areo os shown within fhe MDP. Figure 1.3 - Town of Olds, Municipol
Development Plon (Bylow 2007 -22) Lond Use Concept Mop (Portion) is o porlion of the Town of
Olds MunîcipolDeve/opment Plon (Bylow 2007-22)'s "Lond Use Concepl Mop". lt shows o
conceptuol rendilion of lhe future developmenl of lhe Highlonds ASP ond surrounding londs.
The conceptuol mop onlicipoted:

. Residentiol lond use for the mojority of lhe site;

. o centrolly locoted open spoce olong the eost boundory, fo occommodote o school;
ond

. orteriol roodwoy connections to lhe west ond soulh.

The Highlonds ASP incorporotes eoch of these three conceptuol elements

VarÍolîons

It should be noted thot the MDP concept plon hos not been omended to reflecl lhe opproved
community of Chinook Meodows, south of The Highlonds. The opproved Chinook Meodows
concepl is shown on Figure 1.2 - Surrounding Plonning to provide o contextuol view of lhe
proposed Highlonds concepl in relofion fo other opproved plons.

Two voriolions exisl between the proposed concept shown in the MDP ond lhot opproved for
Chinook Meodows:roodwoy loyoul ond commerciol oreos. As shown, on Figure 1.2 -
Surounding Plonning, the opproved Chinook Meodows orteriol roodwoy loyout runs from west
to eosl from Z0 Avenue to 57 Avenue, unlike the roodwoy shown in the MDP, which is shown
olong the soufh boundory of The Highlonds ond Deer Ridge Eslotes. ln oddilion, lwo commerciol
oreos hove been opproved in Chinook Meodows, one in the northwesl corner of the Plon Areo,
ond one in lhe west centrol porlion; whereos, the MDP does not show ony commerciol
development for either The Highlonds or Chinook Meodows. These voriolions hove been token
into considerolion for the developmenl of The Highlonds.

))

9



RES 10

s
RES 8

7

RES 1

Il
RES 2

15

IND 2

3

t
I

FIGURE 1.3

N

F

cor
I

a

IND 3 4

Nofe: MDP concepf os shown does nof motch opproved plonning documenls.
LEGEND

ttt
l-r

il

ASP BOUNDARY
TOWN OF OLDS BOUNDARY
RESIDENTIAT
PU BLIC/INSTITUTIONA L

MAJOR OPEN SPACE & UNDEVELOPED
AREAS

INDUSTRIAL
HIGHWAY & LOCAL COMMERCIAL
DOWNTOWN COMMERCIAL/MIXED USE

EXISTING AND POTENTIAL SCHOOL SITE

CEMETERY
HOSPITAL

s
c
H

I

c
l
o
O
ì
.q

.ç
o
C

PORTTON OF IOWN OF Or.Ds MUN1CIPAL DEVELOPMENT PLAN (tsYLAW 2007-22)
LAND USE CONCEPT MAP

TI.IE I.IIGHLANDS ASP
r0



-[-h. 
lJ;g-hl"'-'dt

THE HIGHIANDS AREA STRUCTURE PIAN

1.0 lnlroduclion

1.5"2 Town of Olds/Mountoin View County internnunicipol Developrnent Plon,
Bylow 2007-27

The Town of OIds/Mountotn View County lntermunicþo/ Deve/opment Plon (IDP) is inlended to
ensure orderly developmenf in lhe oreo surrounding fhe Town of Olds. Policies identified in the
IDP include provisions lo ensure the logicol connectivity belween future onnexofion oreos ond
the Town.

The Highlonds Plon Areo is idenlified in the IDP for short-term onnexolion ond future residentiol
developmenl. Shortly before the Richordson ASP wos opproved, the Plon Areo wos onnexed
into lhe Town's municipol boundory.

1"5.3 Town of Olds [ond Use Bylow, Bylow 0'l-23

The lown of O/ds Lond Use Bylow (LUB) identifies oll possible lond use dislricts lo be ulilized
throughout fhe Town. ln oddition, regulotions ore identified for uses permilled in eoch district,
porking requiremenls, minimum lot sizes, etc.

Lond uses identified in The Highlonds ASP directly correspond to lhose identified in the LUB ond
ore infended fo provide direcfion of lhe time of future lond use redesignolion. The exception to
fhis is lhe proposed chonge to fhe R2N GenerolResidentiol Norrow Lol Dislricl. The R2N

omendmenl would enoble lhe developmenl of R2N lots wilhoul the inclusion of o lone insleod
ollowing for front porking vio goroge or porking pods. This exponds lhe development ronge of
housing lypes within the Town of Olds by supporting not only on oddilionol type of development
bul olso focilitoting thot exponsion using o smoller ond lhus more dense lond use districf .

Any lond use redesignofions required for The Highlonds ASP will be underloken os per the
regulolions identified in the LUB.

1.5.4 Town of Olds Minimurn Design Stondords for Development 1?96 (Revised
2005)

The lown of O/ds MinÌmum Design Sfondords for Developmenf idenlifies requirements for
inclusion in olldevelopment proposols ond illustrotes oll roodwoy cross-seclions ond
infrostructure design for use throughout lhe Town.

As described in Seclion 5.1 - Roodwoys, o cuslom roodwoy cross-seclion is being proposed for
use in The Highlonds development. The Developer worked with lhe Town to develop o cross-

section thol will oct os golewoy inlo the neighbourhood, provide protected porking ond driving
oreos for residents olong the roodwoy, ond focilitote troffic flow over its length. All voriotions
proposed for The Highlonds which do not conform to the Town of Olds MinÌmum Desþn
Sfondords for Development, will be subject to opprovolby lhe Town of Olds ot lhe time of
deloiled design, prior to endorsement of the subdivision for regislrolion. All other roodwoys will
conform to the Town's design slondords.

TI
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1 .5.5 Chinook Meodows Areq Structure Plon, Bylow 201 1 - 1ó

The Chinook Meodows Areo Sfrucf ure Plon (Chinook Meodows ASP) refers lo the
neighbourhood locoled immediolely soulh of The Highlonds os shown on Figurel.2 -
Surounding Plonning. The Chinook Meodows ASP wos odopled in 201 l, ofler lhe Richordson
ASP in 2009, ond wos designed lo respecl the proposed Richordson development.

Applicoble Policies

There ore no policies identified in lhe Chinook Meodows ASP which specificolly relote lo lhe
Highlonds ASP.

Concepluol Plon

Arteriol Roodwoy

Following lhe Richordson ASP opprovol, the Chinook Meodows ASP proposed o relocotion of
fhe eost/wesf orteriol roodwoy which wos previously identified olong lhe shored quorler section
line belween lhe two plon oreos. This orteriolwos proposed in the Chinook Meodows ASP for
olignmenl through the centre of the Chinook Meodows Plon Areo. The Chinook Meodows ASP

wos opproved with Ìhis conflicl due lo concerns voiced by existing residenls in lhe oreo ond lo
provide occess to the proposed Chinook Meodows Town Cenlre ond 57 Avenue.

To respecl lhe Chinook Meodows developmenl, The Highlonds ASP hos been omended to
reflecl the relocolion of the orteriol roodwoy inlo the Chinook Meodows Plon Areo. Allhough
The Highlonds ASP Amendment reflects lhe roodwoy reolignmenl, the Town's MDP hos not yet
been updoted lo reflect this chonge.

Other

ln oddifion to providing consisfency regording the orferiol roodwoy, lhe following items hove
been incorporoled into The Highlonds design 1o respecl lhe Chinook Meodows development:

a

a

Housing Tronsitioning

As shown on Figurel.2 - Surrounding Plonning, the north boundory of the Chinook
Meodows neighbourhood includes commerciol developmenl wilh single fomily
deloched housing olong the remoinder of the north boundory. These lond uses hove
been considered during the re-design of The Highlonds to creote o tronsilion between
lhe Chinook Meodows neighbourhood ond The Highlonds.

Roodwoy Connectivity

A connection to the Chinook Meodows orteriolroodwoy hos been provided through the
provision of The Highlonds's custom collector roodwoy to provide vehiculor ond
pedestrion conneclivify lo lhe Chinook Meodows Town Cenfre ond the neighbourhood's
open spoce nefwork.

12
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Pedeslrion Connections

The Highlonds hos been designed lo conlinue pedesfrion conneclions proposed in
Chinook Meodows including on ond off-slreef linkoges.

1.5.ó Kqsqwol Areo Structure Plqn

As shown on Figure 1.2 - Surrounding PIonning, the Kosowol Areo Sfrucfure P/on (Kosowo/ ASP)os

shown on Figurel.2 - Surounding Plonning refers to the neighbourhood locoted immediofely
north of The Highlonds. The Kosowol ASP wos odopted in 2004, before the Richordson ASP in

2009.

Applicoble Policies

There ore no policies identified in the Kosowol ASP which specificolly relole lo The Highlonds ASP

Conceptuol Plon

The following items hove been incorporoted inlo The Highlonds design lo respect lhe Kosowol
development:

Housing Tronsitioning

The soulh boundory of the Kosowol neighbourhood includes single fomily detoched
housing; this lond use inclusion hos been considered during lhe design of The Highlonds
to provide o tronsition belween uses.

a

o

Roodwoy Connectivily

The north-soulh colleclor roodwoy in the Kosowol neighbourhood hos been conlinued
into The Highlonds developmenf to provide consistency ond lroil connectivity.

o Pedestrion Connections

The Highlonds hos been designed to continue pedestrion connections proposed in
Kosowoldevelopmenl including on ond off-streel linkoges, specificolly the exisling
community troil locoled olong the pipeline utility right-of-woy.

1"5"7 Deer Ridge Estotes

As shown on Figure 1.2 - Sunounding Plonning, the Deer Ridge Estotes development is locoted
directly eost of the proposed Plon Areo.

The Developer wos not oble to obtoin o copy of on opproved plonning document for Deer
Ridge Estotes;il is understood thot this document is not ovoiloble from lhe Town of Olds.

13
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Concepluol Plon

Allhough there is not o plonning document ovoiloble for this oreo, the following items hove
been incorporoled into The Highlonds design lo respect lhe Deer Ridge Eslotes developmenl:

Housing Tronsilioning

Resídentiol lofs olong lhe west boundory of Deer Ridge Estofes, olong The Highlonds, ore
belween 1/a errd 1/¿ ectê in size. These lots ore zoned R I Low Density Residenliol. To
provide consistency, the R I residenliol zoning hos been used olong the eost boundory of
The Highlonds.

o

a

o

Roodwoy Conneclivity

One roodwoy conneclion in The Highlonds, Wínter Drive, hos been provided to moinfoin
roodwoy conneclivity from Deer Ridge Estotes.

o Pedestrion Connections

The Highlonds hos been designed to confinue pedestrion connecfions existing in Deer
Ridge Eslotes including on ond off-slreet linkoges. These conneclions specificolly include
sidewolks olong lhe roodwoy ond troilconneclions in lhe odjocent EOS. To furlher
provide conneclivíty to this oreo, o smoll Municipol Reserve lot hos been províded olong
Briegel Rood to occommodote o troilconneclion.

.l.6 
REPORT LIST

The following supporting documenls hove been identified os supporting informotion for lhe
conlinued development of The Highlonds.

Hisloricol Resources Acl Approvol
Dote: Februory 3,2016

Approvol submilted under seporote cover

No historicol resources where noled

The Richordson ASP Slormwqler Monogemenl Plon

Dole: Moy 8,2007

Submitled under seporote cover

a

a

The Highlonds ASP Slormwoler Monogemenl Plqn

Completed concurrent with The Highlonds ASP

a Memos doled Morch 1,2016 ond Moy 5,2015
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o Confirmolion of fhe funclionolity of the exisling northeost pond

Fulure requirement:

Plon to be completed ond occepted prior lo redesignofion of ony phose thol would
droin info lhe proposed southwest pond, ond/or CCC issuonce for ony phose droining
inlo the existing north eosl pond where conslrucfion hos not yet commenced

The Highlonds ASP Sonitory Servicing Plon

Completed concurrenl with The Highlonds ASP
. Additionolinformotion not required with ASP

Fulure requirement:

a

o

a

Plon lo be completed ond occepted prior lo redesignotion or CCC issuonce for ony
phose where construclion hos not yel commenced

Woler Supply ond Disldbulion Reporl
Compleled concurrent wilh The Highlonds ASP

. Woter Anolysis, completed by Stonlec Consulting Ltd, doted April 1 9, 2016

o Confirmotion thot lhe Town's existing woter supply is sufficienl for the proposed
developmenl

Fufure requirement:

Reporl to be completed ond occepted prior to redesignotion or CCC issuonce for ony
phose where construcfion hos nol yet commenced

Troffic Reporl
Completed concurrent wifh The Highlonds ASP

. Additionolinformotion nol required with ASP

Fulure requiremenl:

. Report to be completed ond occepted prior fo December 31,2016.
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1.7 INTERPRETATIONS

1"V"1 Mops, Plqn, qnd Figures

Unless specificolly idenlified within this Plon Areo, oll boundories ond locotion of ony lond use
dislrict boundories, ond/or symbols shown ore opproximote ond sholl be interpreted os such.
Unless identified os obsolule locotions, lhe enclosed mops ond figures ore not inlended to
define exoct locolions.

1.7,2 Land Use ColcuNolior¡ Tsbles

Areo colculotions noted in this documenl ore bosed on meosuremenls recorded in mz rounded
lo two decimol points which hove then been converled into hectores ond ocres rounded to lhe
neoresl two decimol poinls. Due lo rounding, it is possible thot some colculotíons moy oppeor
slightly off when listed in olternotive meosuremenl units (hectores or ocres). All percentoges ore
bosed on originol meosuremenfs recorded in mz.

Colculolions ore bosed on minimum stondords ond finol lot numbers ond density moy differ ot
lime of buildouf.
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2.0 SITE CONTEXT & DEVETOPMENT CONSIDERATIONS

2.1 TOPOGRAPHY

The sile lopogrophy of the Plon Areo is chorocferized by o brood, irregulor ploleou through the
norlh/soulh midline of the site. This ploteou reoched the highest elevotions of 103ó.00m neor the
centre ond 1033.00m lo lhe norlh ond south. The topogrophy sloped gently lo on elevotion of
1029.00m to the norlheost ond more steeply to the lowest elevolion on site of 1022.00m lo the
west. The high lo low elevotions hod o tolol difference of opproximotely 14.00m.

2.2 SOrr

As shown on Figure 2.1 - Cqnodo Lond lnvenlory: lond Copobility for Agdcullure, opproximotely
757" of lhe Plon Areo is identified by the Conodo Lond lnvenlory os Closs 3T soils which ore soils

presenting moderolely severe limilotions to ogriculturol production due to lopogrophic
limitotions.

The eosferly 25%is clossified ol Closs l:Soils hove no signifícont limitotions in use for crops. lt is

noted lhot these lond ore both olreody developed ond odjocent to existing built out portions of
the Town ond were intended for developmenl ot lhe time of onnexotion in 2008.

2.3 VEGETATION

The Highlonds ASP londs remoin in use os ogricullurol crop lond, excepf for the existing
completed phoses of lhe ASP locoled olong lhe eoslerly boundory of lhe Plon Areo.

There is limited vegelotion of height existing on the bolonce londs, oside from on existing stond
of lrees locoted in lhe northeost porlion of the Plon Areo. These trees ore locoled wilhin o
Municipol Reserve lot creoted os port of Phose 2 of the Richordson ASP, ond surround lhe
exisling stormwoter monogement pond, olso within Phose 2.
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2.0 Sile Contexl & Developmenl Cons¡derol¡ons

2.4 HISTORICAL RESOURCES

There were no hisloricol resources for this lond identified in lhe September 2015 publicotion of
Alberto Historicol Resources' A Listìng of Significont HistoricolSifes ond Areos.

A Hislorîcol Resources Act Approvol, doted Februory 32016, hos been obto¡ned for lhe Plon

Areo ond submilted lo the Town under seporole cover.

2.5 EXISTING IAND USE

At the lime of the odoplion of the Richordson ASP in 2009, the full londs of the SW 3l-32-01-WsM
were undeveloped, including Ptn. SW 3l-32-01-WsM, Lot l, Plon 001 0031 ,2.02ho (4.99 oc). The

undeveloped2.O2 ho porcel, previously identified os lhe "Oul Porcel" hos now, underThe
Highlonds ASP, been fully inlegroled into The Highlonds ASP.

2"5"1 Ufïlüty,Rïghts-ofl'Wey

A gos pipeline rightof-woy, registered by The Alberto Gos Trunkline Compony Lld in 1976, runs
north to south through the eoslern porlion of lhe sile. This pipeline is protecled by o utility right-
of-woy with developmenl permilted fo lhe edge of fhis right-of-woy. The utility right-of-woy is

currently registered fo Novo Gos Tronsmission Ltd. o subsidiory of TronsCondo Pipelines.

Toble 2.1 - Pipeline lnformolion

Plpellne Llcense/üne Number: 80394-1 ì

?ipellne Plqn Numbe¡: 761 0212

Right-of-ltVoy Wldth: ì8.29m (ó0')

Owner of Plpellne: Novo Gos lronsmission Ltd

fronsporllng: Nolurol Gos (Zero HzS)

Setbock Re¡lrlcllons: 0.00m from right-of-woy boundory

ln occordonce with the informotion idenlified in Toble 2.1 - Pipeline Informolion ond os shown
on Figure 4.1 - Developmenl Concepl, residenlioldevelopmenl is permilted up lo the rightof-
woy boundory ond the utility righl-of-woy hos been used os o portion of the neighbourhood's
open spoce network. Alldesign ond work within the rightof-woy sholl be conducted in

consullotion with Novo Gos Tronsmíssion Lld. ond is subject to both lhe opprovol of lhe Town

ond right of woy owner.
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2.6 SURROUNDINGDEVELOPMENT

Figure 1.2 - Surounding Plonning illustroles The Highlonds ASP surrounded by both the exisling
ond opproved oreo developments. As shown, The Highlonds neighbourhood concept hos been
designed to provide conneclivity to sunounding oreos; these conneclions ore described in
Seclion 1.5 - Policies ond Relevonl Plonning Documenls ond identified below.

2.6"1 North - Kqsqwol

The Highlonds provides o roodwoy conneclion lo lhe Kosowol neighbourhood vio o proposed
collector roodwoy, ó7 Sireet, olong lhe west boundory of the existing schoolsite. The Highlonds
olso proposes o R3 Medlum Densily Residentiol district olong ó7 Streel, south of o lone occessed
by residenfs of Kosowol; this oreo is intended for on oportment slyle development. The locotion
of lhe oportment sile ocross o lone is intended to moximize seporofion dislonce while remoining
in close proximity lo omenílies ond The Highlonds' primory rood nelwork.

A pedeslrion connection in the eost connects the Kosowolond Highlonds neighbourhoods using
lhe pipeline utility right-of-woy community lroil.

2"6.2 South - Chinook Meodows

The proposed Chinook Meodows neighbourhood is locoted south of The Highlonds. This

neighbourhood is identified os o future destinotion for The Highlonds residents due to its inclusion
of o lorge Town Cenlre ond schoolsile. Chinook Meodows' eosf/west orferiolroodwoy will olso
oct os o primory roodwoy for the Town os o whole.

To provide vehiculor ond pedestrion conneclivity to Chinook Meodows, the moin norlh/south
colleclor rood in The Highlonds, Willioms Avenue, hos been designed lo connecl to Chinook
Meodows' orteriolroodwoy. Pedesfrion connections hove been exlended to Chinook Meodows
using the pipeline utilily right-of-woy communily lroil.

The proposed southwest SWMF in The Highlonds hos been locoted to offsel fhe future inlensity of
Chinook Meodows' northwest commerciolsile, locoted just south of the SWMF.

2.6"3 Eost - Deer Ridge Eslotes

Deer Ridge Estotes is locoted eost of The Highlonds. Existing developmenl olong The Highlonds
boundory includes on EOS ond lorge residentiol lofs zoned Rl Low Density Residentiol. As

described in Seclion 1.5 - Policies ond Relevonl Plonning Documenls, The Hìghlonds provides
pedestrion connections to lhe EOS. ond utilizes on exlension of lhe exisling Winler Drive lo
provide vehiculor ond pedesfrion connectivity. Additionolly, where R1 porcels in The Highlonds

bock onto R1 porcels in Deer Ridge Estoles, the porcels hove been designed to line up olong lot
lines.
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2"6"4 Wesf * 70 Avenue os'ìd.J!{VC

70 Avenue, which runs olong lhe wesl boundory of fhe Plon Areo, will require upgrodes os
development in the Town progresses. The Highlonds ASP identifies on exisling rood dedicotion for
lhe future widening of lhis roodwoy, os wellos lhe inclusion of o future community lroil olong the
eosi side of Z0 Avenue.

The Highlonds will occess 70 Avenue by 52 Sfreef which will become o primory occess poinf into
the oreo os il develops.

All londs wesf of 70 Avenue ore under the jurisdicfion of MVC; it is understood there ore no
current plons for developmenf of these londs.

2.7 EXISTING CONSTRUCTION

Since lhe Richordson ASP's opprovolin 2009, o porlion of lhe Plon Areo hos been construcled.
This developmenl is shown on Figure 1.2 - Surrounding Plonning. A summory of lhe lond use
oreos ossocioted wilh this construction is described in lo,ble 2.2 - Exisling Conslruclion Slqlislics

The exisling porcels lhol form The Highlonds ore:

. Ptn. SW 3l-32-01-WsM,40.39 ho (99.92 oc). Urbon Reserve Dislrict (UR)

o Contoins on existing opproved, but unregislered 201ó Subdivision for 9 Rl porcels

. Ptn. SW 3l-32-01-WsM, Plon 001 0031,2.02 ho (4.99 oc)

. Ptn. SW 3l-32-01-WsM, Plon 091 5582,4.13 ho (10.21 oc), School

. Ptn. SW 3l-32-01-WsM,l0l 4447, 10.27 ho (25.28 oc), 88 Rl porcels

. Ptn. SW 3l-32-01-WsM, Plon l3l 3404,4.13 ho (ì0.21 oc) 2ó Rl porcels

. Ptn. SW 3l-32-0ì-WsM, Plon l41 3182,3.76ho (9.29 ac),32 Rl porcels ond 8 R2 porcels
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Toble 2.2 - Exisling Conslruclion Stolislics

THE HIGHLANDS AREA STRUCTURE PIAN

2.O Sile Confexl & Developmenl Considerolions

Residenliol Uses 10.77 26.60 16.7% r54

Rl Low Density Residentiol 10.3ó 25.61 16.0% 146

R2 Generol Residenliol 0.40 0.99 0.ó% I
R2N Generol Residentiol Nonow Lol 0.00 0.00 0.0% 0

R3 Medium Density Residenliol 0.00 0.00 0.0% 0

Row Housing 0.00 0.00 0.0% 0

Apartmenf 0.00 0.00 0.0% 0

Commerciol Uses 0.00 0.00 o.o%

CN Neighbourhood Commerciol 0.00 0.00 0.0%

Open Spoces 5.38 r 3.30 8.3%

Municipol Reserve 1.25 3.09 1.9%

School Reserve 4.13 r 0.2l 6.4%

Public Ulility lots 2.36 5.82 3.6%

Public Utility Lot 2.01 4.96 3.1%

Slormwoter Monogement Focility 0.3s 0.8ó 05%

Roodwoy Network 3.87 9.55 6.O%

70 Avenue 0.00 0.00 0.0%

Collector Roodwoys 0.47 t.ì5 0.7%

Locol Roodwoys 3.33 8.22 s.t%

Lones 0.07 0.18 0.1%

lolql Csn¡lrucled Arcqs 22.37 55.27 u.6% t5t

tl

I
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3.0 Development Objecfives & Principles

3.0 DEVETOPMENT OBJECTIVES & PRINCIPTES

The Highlonds hos been prepored os o comprehensively plonned residenliol neighbourhood
respecting boTh noturollopogrophy ond locol oreo otlributes. The moin objectives of The

Highlonds ASP ore:

. Develop o plon thot is consislent with the generol intent ond purpose of the Town of Olds
MDP.

¡ Provide o fromework to deliver high quolity, comprehensively plonned residentiol oreos.

. Define the generol polÌern ond composilion of lond uses, linkoges, servicíng designs ond
developmenl stoging.

. Provide sequencing for phosing to support on orderly progress lhrough developmenl.

Developmenl of lhe vorious lond uses within The Highlonds ASP is defined lhrough lhe following
generol principles.

3.,l RESIDENTIAL

Encouroge o voriely of housing types, including single deloched housing, row housing,
ond multi-storey oportmenl buildings.

The Highlonds ASP identifies o ronge of residentiol lond use dislricts lhroughout lhe Plon

Areo.

All housing forms ond options willrecognize consumer preferences ond be in
conformonce with municipolstondords ond policies set forth by the Town of Olds.

Locote residentiollots to respect existing topogrophy ond toke odvonloge of potentiol
mountoin views lo the wesl.

o The porcel olignment for the mojority of the porcel to lhe west of the public utility
lol ore oriented eosl/wesl, meoning these lots will toke direct odvonloge of o
westerly view from either their front or reor yords.

a Emphosize pedestrion friendly streetscopes ond building siting

Roodwoy cross-sections with monolilhic sidewolks on bolh sides of the roodwoy
ore required fhroughout the Plon Areo.

Provide direct ond sofe pedestrion linkoges through sidewolk ond troilconneclions to
community nodes such os the open spoce oreos, existing lree reserve, ond the future
schoolsile.

a

o

o

a

a
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3.0 Developmenl Objecfives & Principles

Figure 4.2 - Porks ond Troils Concepl illuslrotes the pedestrion nelwork lhroughout
The Highlonds.

Locole residenfiol development to íntegrote with ond loke odvontoge of feolures such
os greenwoys. slormwoter monogement focilities, porks/open spoces ond o fulure
schoolsife.

Both SWMFs incorporote o public use component ond include multiple occess
points both within the Plon Areo ond lo odjocenl londs.

Locote mulfi-fomily sites odjocenl lo the collector ond / or mojor collector rood syslem lo
enhonce occess.

a

a

a

a

Seclion 4.0 - Developmenl Concepl described the multiple methods used to
reolize the obove principle; for exomple, the locolion of lhe oporlment complex
on o colleclor roodwoy, wilhin wolking dístonce from the commercioldistricl,
ond locotion next to o concepluolfulure tronsil slop.

3.2 MUNICIPAL RESERVES AND EDUCATIONAL/COMMUNITY
FACITITIES

Creole on oreo for q schoolsife through the dedicolion of school ond municipol
reseryes.

o The schoolsile is locoted olong fhe north boundory of The Highlonds Plon Areo
ond includes o school, ployground, ond publicly occessible sporl fields ond open
spoces.

Allow for lhe provision of dispersed pork spoce wilhin the neighbourhood to provide
open spoce ond opportunities for recreotion for residents through the dedicolion of
Municipol Reserves.

o The Highlonds neighbourhood hos been designed with two communily porks,
fhree neighbourhood porks, multiple lineor connections, ond on interconnected
nelwork of connecting pothwoys os detoiled in Seclion 4.3 - Porks ond Open
Spoces.

Provide integroted troil linkoges ond greenwoys belween vorious communily omenilies.

a

o Residentiol porcels in The Highlonds, excepl those locoted north of 57 Streel ond
west of the school, ore locoted so lhot residenls con occess o pork spoce
without hoving to cross either of lhe two collector roods. Mosl residentiol oreos
ore olso locoted in oreos thot enoble residents to ufilize the troil network.

The residenliol porcels locoted norlh of 57 Street ond west of the schoolwill hove
occess to o 2.50 m community lroil locoted olong 57 Street.

o
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3.0 Developmenl Objeclives & Principles

3.3 TRANSPORTATION

Provide o logicol, sofe ond efficient lronsportotion system within the Plon Areo lo oddress
pedestrion, bicycle ond other multi-use modes, ond the lronsit/vehiculor tronsportotion
needs of residents moving to, from ond within The Highlond Plon Areo os wellos the
odjocent oreos.

o Most roodwoys in The Highlonds hove been designed to loop so lhot eoch slreet
hos on olternote occess copocily. Additionoldeloils regording The Highlonds'
roodwoy network ore described in Seclion 5.0 -

a
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3.0 Development Objectives & Principles

o TronsporlolionNelwork.

Provide collecfor occess fo Z0 Avenue vio o single colleclor roodwoy conneclion ond
provide suitoble right-of-woy for future upgrodes ond ulility olignmenls for Z0 Avenue.

o 70 Avenue is occessible from The Highlonds vio the 5Z Slreet collector. ln oddílion,
rood widening to occommodole lhe future upgroding of 70 Avenue lo on
orteriol hos been provided.

Provide non-vehiculor circulotion options throughouf the plon oreo with speciol otlention
to linkoges to fhe future schoolond pork sites.

o Community troils identified throughoul lhe Plon Areo ore ollintended to be o
construcled to o minimum widfh of 2.50m;these troils will occommodote mulliple
uses including pedestrion ond bicycle troffic.

o Roodwoy design wilhin lhe Plon Areo will be such thot none of lhe troffic colming
meosures would impede or couse risk to bicycle or motorcycle lroffic.

Minimize wolking disfonces by creoting on inlerconnected street network ond providing
wolkwoys where roodwoy conneclions ore not feosible.

o Figure 4.2 - Porks ond Troils Concept illuslrofes pedestrion conneclions lhroughoul
lhe Plon Areo os creoted by lhe proposed sídewolk nelwork ond communily
troils.

a

a

a Design o rood network to limit lroffic volumes ond types on Winter Drive to lhe
soiisfoclion of lhe Town of Olds.

o The Highlonds' tronsporlotion nelwork is described in Seclion 5.1 - Roodwoys.

o Conneclions to lhe wesl ond future soulh orteriolwill minimize shorl cutling by
providing o more direcl route ollernote lo Winfer Drive.

ECOLOGICAT STEWARDSH I P

Develop lond in on efficient monner ond encouroge inlensive urbon developmenl.

o The Highlonds hos been designed to extend existing servicing, minimizing
infrostruclure redundoncies, ond meeting the Town's residentiol density stondord.

Employ porollel lond uses where possible by incorporoting open spoces wilh the
stormwoler monogement focilities ond lhe utility conidors to oplimize lhe use of these
oreos.

o Eoch stormwoler monogement focility incorporotes both o functionol utility ond o
public communily use.

3.4

a

a
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3.0 Development Objeclives & Pdnciples

a

a

o The Neighbourhood Commerciolsite combines bolh o commerciolcomponenl
ond o potenliolspoce for o public/quosi-public focilily.

The undevelopoble spoce ossocioted with lhe pipeline righl-of-woy hos been
designed to function os o pedestrion corridor thot runs lhrough The Highlonds os

well os developments lo the norlh ond south.

Encouroge noturolized londscoping on public ond privote londs to lhe extenl
occeploble to ond the Town of Olds to minimize environmentol ond economic cosls
ossocioted with lheir moinlenonce.

o Londscoping moleriols will be delermined during lhe time of deloiled design in

consullotion with the Town of Olds.

Provide for the developmenl of open spoces ond wolkwoy linkoges for pedestrion,
bicycle ond other mulli-use lrovel, ond connecl them lo the surrounding oreos.

o The Highlonds' open spoce nelwork is further described in Seclion 4.3 - Pqrks ond
Open Spoces.
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4.O DevelopmenlConcept

4.0 DEVETOPMENT CONCEPT

The developmenl concept for The Highlonds ASP hos been prepored in response to current ond
onticipoted residentiol morket trends within the Town of Olds ond lhe Centrol Alberto region, os

well os existing policies in the Town. An onolysis of these lrends ond on ossessment of their
implicotions ossist in shoping the plon with respect to the type, size ond locolion of vorious lond
uses.

The existing boundories, os described in Seclion 1.2 - Definition of Plon Areo, creote o logicol
plonning unil ond lhe bosis for the design os shown on Figure 4.1 - Developmenl Goncepl. The

lond use stotistics ond densities ore represented in Tqble 4.1 - Lqnd Use Slqlislics ond Toble 4.2 -
Dwelling Unil Esiimolions.

Toble 4.1 - lond Use Slolislics

Environmenlol Reserve 0.00 0.00

Nel Developoblc tueq (NDAÌ 64.64 159.72 r.O0.A7o

Residenliol Uses 34.82 86.03 53.9%

Rl Low Densily Residenliol 17.97 44.40 27.8%

R2 Generol Residentiol |.97 29.57 18.5%

R2N Generol Resideniiol Nonow LoT 2.03 5.02 3.1%

R3 Medium Densily Residentiol 2.85 7.05 4.4%

Slree|fron ling Row Houslng L37 3.39 2.t%

Multî-Fomily Site r.48 3.ó6 a2qz.J /o

Commerciql Uses 1.94 4.80 3.0%

CN Neighbourhood Commerciol 1.?4 4.80 3.0%

Open Spoces 9.89 24.43 15.3%

Municipol Reserve 5.7 6 14.22 8.9%

School Reserve 4.13 10.21 6.4%

Public Ufility tots 4.33 10.ó9 6.7%

Public Utilily Lot 2.67 6.60 4.1%

Slormwoter Monogement Focilily r.ó5 4.09 2.6%

I

rll t: f l:t , t:.t,,"li ¡, 'i 'r',iiì
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Roodwoy Nelwork 13.66 33.76 21.1%

70 Avenue 0.80 L99 1.2%

Collector Roodwoys 3.76 9.28 5.8%

21.84 13.7%Locol Roodwoys 8.84

Lones 0.26 0.ó5 0.4%

Tqble 4.2 - Dwelling Unil Estimolions

I Populotion estimotion colculoted using on overoge household size of 2.4 persons/dwelling unit which wos
recorded by Stotistics Conodo for the Town of Olds in the 201 I Census.
2 Overoll Densify = (Totol Dwelling Units)/(Nel Developoble Areo)

280 34.7% 672Rl Low Densily Residentiol 17.97 44.40

R2 Generol Residenliol 11.97 29.57 30r 37.3% 722

2.03 5.02 67 8.3% tó0R2N Generol Residenliol Norrow Lot

19.7% 381R3 Medium Densily Residenliol 2.85 7.05 159

Row Housing 1.37 3.39 59 73% t4t

3.óót.4B

Overoll Densily2

Aportmenl

12.48 du/ho {5.05 du/oc}

t00 t2.4% 240

,i ',, llil rr

i.l ltl

'i . .ì , ' i1l !

,r,t ',:,
;,, i t¡t.,iii ,t I'.1 lii í llt'l tl.i
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4.0 DevelopmenlConcepl

4.1 RESIDENTIAT USES

The Highlonds hos been designed to reflecl the Developer's vision of o community thot provides
residents with o voriefy of high quolify single ond mulli-fomily oplions on lorge lols thol hove
convenient physicol or visuol occess to public open spoces.

The mojority of lond within The Highlonds is inlended for residentiol development, provided using
lhree LUB dislricts inlended for single-fomily housing ond one LUB district intended for multi-fomily
housing. ln oddition to incorporoting four different residentiol lond use districts. eoch dislrict will
include o voriety of differenl housing types such os bungolows, bi-levels, modified bi-levels, lwo
sloreys, houses wilh fronl goroges ond lhose withouf, houses with wolkout bosements ond lhose
without. The combinotion of single fomily ond multi-fomily options provides housing ot o ronge of
sizes ond price points to suit the diverse needs ond preferences of residenls.

ln oreos bocking onto open spoces. lots do not incorporole reor lone occess fo enhonce lhe
overollopen spoce oreo by limifing visuol, noise, ond dust disturbonces.

4.1.1 Rl Low Density Residentiol

The generolintent of fhe Rl Low Densify Residenlioldistrict is lo provide on oreo for lorger lot
single fomily detoched dwellings with o minimum porcel size of 445.00m2 for inferior porcels. ond
500.00m2 for corner porcels. lt is onticipoted thol the mojorily of lots locoted in the Rl dislricl will
be sized ot opproximotely 35.00m depth ond lB.30m width for on opproximotely lotol size of
640.50m2.

As shown on Figure 4.1 - Developmenl Concepl, Rl porcels in The Highlonds hove been locoled
primorily olong interior locol roodwoys thot ollow convenienl occess lo open spoces or pothwoy
connections. Although some Rl porcels hove been locoted odjocenl to reor lones. oll Rl lols
ore intended to utilize fronl drive occess.

Rl lols in the soulheosl corner of the Plon Areo. those bocking onto existing Rl lols in Deer Ridge
Estotes, hove been designed wilh motching reor lol widths to creote o seomless lronsilion from
one development lo the other. Similorly, Rl Low Densily housing hos been selecled lo bock onfo
the existing open spoce in Deer Ridge Estotes to limit populotion densily ol this locolion.

4.1.2 R2 Generol Residenliql

The mojority of the lond designoled for R2 Generol Residentiol lond use districts will be used in
The Highlonds lo occommodote medium lot single fomily housing with o minimum lot size of
375.00m2 for interior porcels, ond 420.00m2 for corner porcels. The mojority of the single fomily lots

locofed in the R2 dislricl will be sized ot opproximotely 35.00m depth.

R2 Generol Residentiol porcels hove been locoled fhroughoul the Plon Areo, primorily in oreos
withoul reor lone occess. Lone occess to fhe R2 porcels on fhe soulh side of 5Z Street hos been
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provided to minimize multiple occesses onlo the collector rood, ond moinloin R2 porcel
proximity lo the primory rood nelwork.

ln oddition to the single fomily housing oreos. lhe R2 P-Loop in the northwest corner of lhe Plon

Areo is inlended lo occommodote duplex housing. The proposed R2 duplex development in the
norlhwesf corner of The Highlonds hos been locoted to provide convenient vehiculor occess
from 57 Street ond Z0 Avenue os well os pedeslrion occess to the proposed CN -

Neighbourhood Commerciol developmenl ond existing school site.

4.1.3 R2N Generql Residentiol Norrow Lol District

The R2N Generol Residenliol Norrow Lot lond use dislrict hos been used in The Highlonds to
occommodote smoller lol single fomily housing with o minimum lot size of 285.00m2 for interior
porcels. ond 320.00m2 for corner porcels. The mojority of lols locoted in the R2N dislricl will be
sized ol opproximotely 35.00m depfh ond be subjecl to fhe minimum frontoge requiremenl of
8.50m for detoched dwellings.

Three R2N oreos hove been proposed within The Highlond ASP, ollwithoul lone occess. To

occommodote the inclusion of R2N lots withoul reor lone occess. on omendmenf lo the LUB's

currenl R2N Generol Residentiol Norrow Lot District is proposed to be completed wilhin one yeor
of lhe opprovol of this ASP.

4.1.4 R3 Medium Density Residenliql Ðistrict

As shown on Figure 4.1 - Developmenl Concepl. there ore lwo oreos designoted for mulfi-fomily
residentiol development. These oreos ore primorily intended for the development of row houses.

or mulli-story oportment buildings. The multi-fomily residenliol oreos hove been situoted to
provide convenient vehicle ond pedestrion occess to proposed omenities, direct occess to
collector roodwoys, ond close proximity lo the lineor pork system.

The R3 Medium Density Residenliollond use district hos been used lo occommodole o ronge of
multi-fomily housing including those identified below.

Aporlmenl

As defined within the Town of Old's LUB, oportment buildìngs consist of ol leost lhree dwelling
units ond hove shored inlerior enlries ond hollwoys; they olso moy include omenilies such os o
fitness centre or hot tub.

The oreo identified in The Highlonds for lhe development of oportment slyle multi-fomily
dwellings is locoted olong the north boundory of the Plon Areo on the west side of lhe school
sile. This oreo will provide convenienl vehiculor occess to the site from óZ Avenue qnd focililotes
the use of the odjocent open spoce by oportmenf residenls.
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Row Housing

As defined within lhe Town of Old's LUB, row housing consisls of three or more dwelling unils,

eoch seporoted by o common woll ond hoving o seporole fronl ond reor occess lo the outside
grode. As per lhe Town of Old's LUB, row housing porcels will be design with o mlnimum porcel
oreo of 185.00m2 for interior porcels ond 275.00m2 for corner porcels.

The oreo identified in The Highlonds for lhe developmenl of streel-fronting row housing is locoted
olong lhe norlh boundory of the Plon Areo odjocent to lhe R3 multi-fomily site ond is intended lo
oct os o tronsitionolresidentiol use belween lhe higher densily oportment oreo ond duplex
housing in the northwesl corner of the neighbourhood. As wilh the proposed oporlment sile, the
proximity of lhe open green spoce of lhe schoolsile focilitotes the use of oufdoor omenilies by
R3 residenfs.

4.1.5 Density

The residentiol density proposed in the Richordson ASP wos 13.5 du/ho wilh o totol of BZI unils in
the Plon Areo; however, the proposed density of The Highlonds ASP is I 2.48 dvlho for o fotol of
807 unils.

The reoson for this densily decreose con be primorily otlributed lo three porliculor chonges:

o

a

o

¿1"1.6

The redesign of Willioms Avenue to provide odditionollondscoping elemenls ond
occommodole on-street porking while increosing lhe setbock belween residences ond
the street hos produced o wider roodwoy righf-of-woy. This wider right-of-woy hos
increosed fhe totoloreo required to occommodote Willioms Avenue.

The southwest slormwoter monogement focility hos increosed in size to occommodole
lhe required stormwoter flows for lhe development. ln ossociolion wilh this lorge pond,
the surrounding open spoce hos olso been enlorged. Additionolly, some of the other
open spoces lhroughout the development hove olso been enlorged.

ln The Highlonds ASP, proposed density hos been colculoled using specific LUB districts;
whereos, lhe Richordson ASP proposed densilies using generol ossumplions for Low,
Low/Medium, ond Medium descripfions. ln this woy, The Highlonds ASP hos proposed
more occurofe density ond unil colculotions.

Tronsition between l-lousing Types orìd Uses

Tronsitionlng between housing types hos been considered throughout the design of The

Highlonds. Housing lypes generolly remoin consistenl olong singulor slreet fronts. Tronsitions from
one lond use district to onother occur ocross lones or open spoces, on opposing sfreet fronts,

ond ocross lhe flonking slreets of corners porcels where one lol moy foce the side yord of
onofher. These considerotions creote o visuol consistency olong singulor slreet lines.
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4.2 COMMERCIAL USE

Port of creoling o complete neighbourhood includes providing o commerciol component ond
the opportunify for public or quosi-public uses. One I .94 ho (4.8 oc) CN - Neighbourhood
Commercioldistrict site hos been identified olong fhe wesf boundory of lhe Plon Areo. lt is
proposed lhot the CN porcel moy be used for lhe developmenl of o church site in oddition to
confoining o commerciol componenl. Ploce of worship sites ore defined os public or quosi-
public uses Ín lhe lown of O/ds Lond Use Bylow ond lisled os permilfed uses wilhin fhe CN District

The CN sile will be designed in consultofion with the Town of Olds. Access will be from the
odjocent eosferly locol rood. Access Írom70 Avenue will be restricted os it is intended to
become on orteriolrood ol full build out.

4.3 PARKS AND OPEN SPACES

Porks, open spoces, ond lroil network development in fhe Town of Olds is guided by the Open
Spoce ondTroils Mosfer Plon (OSMP). The locotion of exisfing ond future open spoces in The

Highlonds ore shown on Figure 4.2 - Pqrks ond Troils Concepl ond Figure 4.3 - Porks ond Troils

Deloils; existing sites ore included ond fulure siles ore represented conceptuolly. All future open
spoces will be subjecl to deloiled design of the lime of resignolion which will include detoiling:
londscoping, droinoge ond stormwoter monogement. lighting, Crime Prevenfion through
Environmenlol Desígn (CPTED), ond omenity inclusion ond design.

The Highlonds oims to be o communily thot provides connecfed outdoor spoces with bolh
slructured ond unstruclured recreotionolopportunities, where oestheticolly oppeoling spoces
ore both occessible ond welcoming.

4.3,1 Wclkwoys ond fokrlti-T.lse Troiå

The Highlonds ASP concept plon is designed with on extensive neighbourhood pothwoy system
to convey pedeslrion ond bike lroffic throughoul lhe neighbourhood ond link to odjocent mojor
collector roodwoys, odjocent developments, ond the school/pork site.

As shown on Figure 4.2 - Porks ond Troils Concepl, the proposed pedestrion circulotion poth
nelwork will be occommodoted by meons of new communily lroils designed to o typicol 2.50m

to 3.00m wide poved ospholt stondord ond sidewolk connections.

As per the lown of Olds Design Guidelìne Stondords, sidewolks ore intended lo be locoted
olong both sides of oll slreets. To further contribule lo The Highlonds pedestrion nelwork, f he
22.OOm wide collector roodwoy hos been designed with 2.50m seporoled sidewolks to enhonce
lhe overoll pedestrion reolm surrounding lhe community's primory destinotíons. 2.50m wide
sidewolks hove been specificolly locoted olong lhe west side of óZ Avenue ond north side of 57

Slreet.
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ln oddition lo The Highlonds' pedestrion nelwork, wolkwoys ond lroils willconnect to odjocent
developmenls ot the periphery of the neighbourhood.

4.3"2 Lineor Porks ond Fedesfrion Connections

As shown on Figure 4.2 - Porks ond Troils Concept ond Figure 4.3 - Porks ond Trqils Deloils, on
extensive lineor pork system provides off-street connectívify throughout The Highlonds for
residenls. These connections offer olternolives lo pedeslrion lrovelodjocenf to roodwoys, ond
more direcl roules to certoín green spoces ond communify omenilies.

The primory lineor pork locolion tokes odvontoge of undevelopoble spoce ossocioled with the
gos pipeline right-of-woy to creote o norlh/south pork conneclion ond lhus provides o mojor
pedestrion link lhol connects mulfiple open spoces wilhin The Highlonds ond connecls to lhe
Kosowol development in lhe norlh ond Chinook Meodows in lhe south.

A secondory pedeslrion conneclion hos been locoted olong the length of 70 Avenue. This

pothwoy is intended to connect residents south lo lhe Chinook Meodows commerciol oreo ond
north lo connecl to Highwoy 27. Al minimum. the polhwoy will meet fhe 2.50m width stondord;
however, its design will be subject to oddilionol review lo ensure sofety ond compotible with the
future orleriol clossificotion of 70 Avenue. The developmenl of this roodwoy will be underloken
by the Town.

4.3.3 Community Porks

Norlh Polk ond SchoolSile

At the time of the Richordson ASP opprovol, the Red Deer Cotholic School Boord indicoled on
immediote need for o new school sile in lhe Town of Olds. The norlh pork site wos thereby
designed lo occommodole on elemenlory/middle schoolwilh o copocity of 500 sludenls. The

Holy Trinify Cofholic School hos since been built ond now occommodotes sludenfs from pre-
kindergorlen lo grode B. The 4.l3ho (l0.2oc)School Reserve site encomposses lhe school,
ossocioted porking, ond o lorge open spoce for the school's ployground ond lwo soccer fields.

As identified os Pork A on Figure 4.2 - Pqfts qnd Troils Concepl, the School Reserve exlends eost
olong fhe north boundory behind houses locoted olong Eorhort Close where il connects firsl with
the pedestrion froil thot lrovels fhe length of the north/south Public Ulility Lot, ond then with the
northeosl stormwoter monogemenl focility open spoce ond pedestrion troilin lhis oreo. This

connection olso exlends eost inlo the EOS locoled in Deer Ridge Esloles.

Sidewolk connections oround the norlh pork site consists of o 1.50m monolithic sidewolk olong
lhe soulheost boundory which lronsitions into o 2.50m wide sidewolk west of Willioms Avenue. A
1.50m wide sidewolk olso runs olong lhe west boundory of the school side, óZ Avenue.

35



-r-l t-l I I II ne I Jrgnrsil(rs
THE HIGHI.ANDS AREA STRUCTURE PIAN

4.0 DevelopmenlConcepl

Soulhwesl Slormwoler Monogement Focility Pqrk Site

As idenlified os Pork B on Figure 4.3 - Porks qnd Troils Deloils, the pork site surrounding the
southwesl stormwoter monogement focility is intended to ocf os The Highlonds' second
communily pork.

The progromming of lhis pork will follow guidelines identified in fhe Town of Olds OSMP which
provides recommendolions regording sociolgothering omenilies os well os cullurolond outdoor
experiences within its Communily Porks seclion. Regordless of progromming, Pork B willinclude o
communily troil lhot extends the lenglh of lhe pork. While this community troilis shown
concepiuolly on Figure 4.2 - Porks ond Troils Concepl, the defoiled design of this oreo moy
include o wolkwoy surrounding lhe perimeter of the pond ond o connection to lhe fulure
communily troil olong Z0 Avenue.

4.3"4 NelghbourhoodPorks

Bdegel Rood Pork

As identified os Pork C on Figure 4.3 - Porks ond Ïroils Delqils, o smoll neighbourhood pork hos
been conslrucled olong Briegel Rood. This pork contoins o smoll ployground ond provides
connectivity to the lineor pork ond troil developed wilhin lhe gos pipeline right-of woy; it is olso
locoled ocross lhe street from on entronce into the EOS londs locoled eost of The Highlonds.

CenlrqlPork

As idenfified os Pork D on Figure 4.3 - Porks ond Troils Deloils, this pork is proposed os o possive

open spoce oreo with limiled progromming. A lroil connection extending from north lo south will
provide off-street conneclivity for residents with londscoping surrounding. The Town of Olds hos
identified this pork os potentiol locotion for o community gross bin which is intended for the
disposol of gross clippings, leove, or other yord wosle.

Hqrrison Green Pqrk

As identified os Pork E on Figure 4.3 - Porks ond Troils Deloils, this pork is surrounded on oll sides
by Horrison Green ond is within close proximity to the lroil network conneclion ocross the slreel.
This troil connection leods direclly to lhe north/soulh ulility righl-of woy lroil. As shown, this pork is

proposed os o possive pork spoce with mínimol londscoping feotures.

Though not porf of The Highlonds ASP, this pork oreo moy be suitoble for enhoncement in the
future; ony fulure chonges will remoin subject lo oddilionol design work.
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4.3.5 Additionsl Open Spoce Cornponenls

Norlheosl Slormwqler Monogement Focilify

As idenlified os Pork F on Figure 4.3 - Porks qnd Trqils Deloils, the stormwoter monogement
focility locoted in lhe northeost corner of the Plon Areo hos been designed os o wel pond lo
occommodote stormwoler flows in the Plon Areo ond oddress woter quolily. As of the 201ó ASP

omendment, this focilify hos been constructed. As port of lhe focility, lhe surrounding pork wos
designed to preserve lhe existing slond of trees wilhin the oreo which hove been dedicoled to
the Town of Olds os port of The Highlonds' overoll Municipol Reserve.

Pork F conloins o 2.50m wide communily lroilwhich surrounds the pond ond connecls to the
utilily right-of-woy troilos well os Briegel Rood in the south.

The oesthetic design of the pond includes orchiteclurol elemenls such os lhe lorge slones used
in lhe retoining feotures to provided visuolinterest to users of the open spoce.

Soulhwesl Slormwoler Monogement Focility

As idenlified in Pork B on Figure 4.3 - Porks ond Troils Deloils, lhe slormwoter monogemenl
focilily locoted in the southwest corner of the Plon Areo hos been designoted os o wet pond to
occommodote slormwoter flows in the Plon Areo ond oddress woter quolity.

The deloiled design of lhe soulhwesl slormwoier pond will be required prior lo the developmenl
of ony portion of The Highlonds f hot ore proposed to droin inlo the focilily. lt is expected thot lhe
detoiled design will include o melhod of oerotion which moy olso funclion os on oesthelic
feolure.

A community troil is olso plonned for the surrounding communify pork. This troil moy be included
oround lhe perimeter of lhe pond ond will connect into the future 70 Avenue communily troil.

37



BOU

t
I
I
a
I
I
t

I
1
IItt,

I
t

aì

o

o
ã

:
ì

ULRY CLOSE

WARECLOSE

o

ì¿
o

D

t

57thsTRE6

TINEAR PARK

N U

ü
o
zo

tt
t
I
t
I
I
I

coMÀ,lu
PARK ì

I

o

e
o

ASP BOUNDARY
MUNICIPAL RESERVE

PUBLIC UTILITY LOT
SCHOOL RESERVE

STORMWATER MANAGEMENT FACILITY
NEIGHBOURHOOD GRASS BIN

FIGURE 4.2

2.50M SEPARATED SIDEWALK
2.50M COMMUNITY TRAIL
PRIMARY CONNECTING SIDEWATK NETWORK
FUTURE 2.50M COMMUNTTY TRArL (70 AVENUE)
PEDESTRIAN CROSSING

LEGEND

¡tl t¡-¡tl

---
t¡¡
¡II¡¡I

ilillt

In
I
A

PARKS AND TRAILS CONCEPT
TI.IE HIGHLANDS ASP I h.' I lS'"1.r,,,.-lo 38



B

LEGEND

.rl!?:il.¡Sa,?Ì: ¿ ¡

ASP BOUNDARY
MUNICIPAL RESERVE

PUBLIC UTILITY LOT
SCHOOL RESERVE

STORMWATER MANAGEMENT FACILITY
2.50M SEPARATED SIDEWALK

FIGURE 4.3

Nofe: A// i//usfrofions ore conceptuol în noture

2.50M COMMUNITY TRAIL

PRIMARY CONNECTING SIDEWALK NETWORK
FUTURE 2.50M COMMUNTTY TRArL (70 AVENUE)
PEDESTRIAN CROSSING
PLAYGROUND STRUCTURE

D

l-- --l

ITI

t¡-¡¡t

ililil
ß

I
f
I

E

PARKS AND TRAITS DETAILS
THE I.IIGHLANDS ASP h,,, I J ,,EL l,'u 

'', 
J n 39



T-l t.J tl {¡ ne I ltgnlðncJs
THE HIGHTANDS AREA STRUCTURE PLAN

5.0 TronsportolionNetwork

5.0 TRANSPORTATION NETWORK

5..l ROADWAYS

The sysfem of roods proposed for The Highlonds neighbourhood provides its residenls ond the
troveling public with sofe ond efficíenl occess internolly ond in connection fo odjocent oreos
The Highlonds' rood nelwork is shown on tigure 5.1 - Roodwoy Network.

As described in Seclion 1.6 - Report Lisl, o Troffic Report detoiling The Highlonds' internol froffic
network must be submilted ond occepted by lhe Town required prior to December 31. 201ó. This

reporl sholl olso include lhe following informolion:

. Troffic mitigolion sfrolegies for Winter Drive.

. Strotegy for fufure rood conneclions exferior lo the Plon oreo.

. Compilotion of exisfing troffic informotion ond dolo.

The Town ond the Developer will onticipole the defoiled studies ond ogreements regording
future rood scheduling. construclion, ond finonciol obligotions. All roods reloting to The
Highlonds ASP sholl be subject to finol opprovol by the Town ol the time of defoiled design, ond
moy conloin minor voriolions to detoils proposed in fhis ASP.

5.1.i ArteriqN Roods

An orleriol roodwoy hos been proposed in the Town of Olds MDP olong the south boundory of
the Plon Areo to connect Z0 Avenue fo oreos in lhe eost of lhe Town.

As described in Seclion 1.5.5 - Chinook Meodows Areo Slruclure Plon, Bylow 201l -lô, the
opproved Richordson ASP idenlified on orteriol roodwoy olong lhe shored quorler section line
between The Highlonds ond Chinook Meodows; however. lhe Chinook Meodows ASP proposed
on ollernolive olignment for this roodwoy which runs through lhe centre of the Chinook
Meodows Plon Areo. To respecl the Chinook Meodows developmenl, The Highlonds hos been
omended to reflect the relocotion of the orleriol roodwoy into lhe Chinook Meodows Plon Areo

70 Avenue

As described in Seclion 2.6.4 - Wesl - 70 Avenue ond MVC, 70 Avenue runs lhe length of fhe
west boundory of the Plon Areo. Although londs locoted west of the Plon Areo ore under lhe
jurisdiction of MVC, where Z0 Avenue is odjocenf to the Town of Olds'west boundory, il is

considered port of the Town of Olds. South of 5Z Street, 70 Avenue is currently buill to o rurol
stcrndord with chip seol; whereos, 70 Avenue is poved north of 57 Slreet.
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The importonce of Z0 Avenue is ougmented due lo its exisling direct connection to Chinook
Meodows, Kosowol, ond Highwoy 27 /46 Streel. The ullimote buildout of 70 Avenue will be
conslruclion fo o four lone orteriolstondord.

Under lhe Town of O/ds / Mountoin View County 2009-2035Tronsportotîon ond Utilities Mosfer
Plon (2010), prepored by Bunt & Associotes, lhe generol porometers forecost Z0 Avenue to be

. Poved ol such time os troffic reoches o troffic volume of 500.

. Upgroded to o Mojor Collector slondord where troffic volumes ore befween 500 ond
5000.

' Upgroded to on Arteriol where troffic volumes ore belween 5000 ond 12,000.

As shown on Figure 5.1 - Roodwoy Nelwork, The Highlonds hos provided on oddilionolrood
dedicolion of 5.00 m olong the eosl boundory of Z0 Avenue for lhe fulure upgroding of this

roodwoy which moy include o community troilolong its eost side.

5"'1"2 Collector Roods

5.1.2.1 Willioms Avenue

Willioms Avenue is o proposed modified collector roodwoy lhot runs north-soufh lrom 57 Street
lo the moin collector roodwoy in Chinook Meodows. soulh of The Highlonds Plon Areo.

As shown on Figure 5.2 - Tronsporlqlion Deloils ond Figure 5.3 - Modified Collector Detoils, this

roodwoy hos been designed wilh two one-woy lrovel ond porking lones of o lotol 7.75m width
running in eifher direction ond two one-woy ó.00m wide driving lones seporoted by o 3.00m
londscoped boulevord ond 4.00m wide medion. This roodwoy will olso include o 1.50m wide
monolithic sidewolk on either side.

ln some oreos the roodwoy will be designed with lwo one-woy trovel ond porking lones of o
tolol Z.ZSm width running in either direction ond one 8.00m wide two-woy driving lone
seporoted by o 3.00m londscoped boulevord. No porking zones will be posfed to ensure
odequote vehicle possoge.

Preliminory detoils regording lhis proposed roodwoy ore described in o memo prepored by
Stonlec Consulling, submitled under seporote cover. The finol design of Willioms Avenue will be
completed in consullotion with the Town of Olds Engineering deportmenl, ond require opprovol
by the Town prior to redesignolion opprovol for ony phose for which Willioms Avenue forms porl
of lhe required tronsporlotion nefwork.

5.1.2.2 22.OOm Collector Roodwoys

The weslern portion of 52 Streel ond 67 Avenue hove been proposed os 22.00m width collector
roodwoys to focililote higher volumes of lroffic ond provide convenienl conneclivity to 70
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Avenue ond the Kosowol neighbourhood. As shown on Figure 7.2 - Tronsporlolion Detqils, this

colleclor roodwoy will include o corrioge wídth of 12.00m to occommodote one 3.50m wide
driving lone. o 2.50m wide porking lone. ond o l.l0m monolithic sidewolk in either direction
excepl where o community troil hos been identified.

5.r.3 Locol Roods

The system of locolroods hos been plonned lo provide occess to individuoldevelopment cells
while ot lhe some lime discouroging outside troffic from shorl cutting through locolroods. The

locol roodwoy network identified in The Highlonds builds upon fhe fromework described in the
Richordson ASP by modifying some of lhe cul-de-socs into looped roods lo ollow greoter
mobility throughout lhe neighbourhood.

All locol roods proposed will hove monolithic curbs ond gutters os shown on Figure 7.3 -
Tronsporlolion Deloils. The proposed locol roods will hove o corrioge width of 10.50m ond o
righl-of-woy width of 17.00m. All Locol roods will be designed to slondords os sef forth by the
Town of Olds.

5.1.4 Lonewoys

Lonewoys ore proposed where residenliol lots will hove frontoge on lhe collecfor roodwoys. The

removolof lonewoys ollows for on increosed residenfioldensity, reduces non-permeoble
surfoces, ond olso seryes lo minimize potentiol negolive impocts on odjocenl open spoces ond
privote lots such os noise, dust. ond gorboge colleclion. All lonewoys will be designed to
stondords os set forth by the Town of Olds, os shown on Figure 7.3 - Tronsporlqlion Deloils.

5.2 PEDESTRIAN AND CYCTING MOVEMENT

Pedestrion movement throughout The Highlonds hos been occommodoled lhrough on
interconnecled nefwork of sidewolks ond pedestrion troils locoted in the communily's open
spoce system os described in Seclion 4.3.1 - Wolkwoys ond Mulli-Use Troil. Sidewolks hove been
locoled olong ollroodwoys wilhin The Highlonds to focilifote conlinuous pedeslrion movement
throughout the neighbourhood.

Cycling is onticipoted to be occommodoled in The Highlonds lhrough the roodwoy network,
using shored lones. Should the Town of Olds identify ony portion of The Highlonds's roodwoy
nelwork os o primory bicycling roufe for lhe Town, shored lone morkings moy be recommended
to highlight lhe route for cyclisls ond motorists ond octing os o sofety mechonism.

5.3 TRAFFIC CATMING MEASURES

Severol locolions willrequire Ìroffic colming meosures due to lhe length ond locolion of the rood
woys os shown on Figure 4.1 - Developmenl Concepl. Troffic colming methods ufilized
fhroughout lhe neighbourhood moy include: inlersection bump-ouls, on-street porking, ond
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highlighted pedeslrion crossings. Troffic colming meosures will be included os port of the Troffic
Report which is described in Section 1.6 - Reporl [isl. Alllroffic colming meosures will be
designed to sfondords os set forth by the Town of Olds ond will be subject fo opprovolwith the
submission of detoiled design work.

5.4 ROADWAY STAGING

At the lime of initiol ASP opprovol, it wos delermined thot the schoolsite would require suiloble
roodwoy occess in lhe initiol phose of the development. Due to significont servicing ond
implemenlolion conslroints, il wos not deemed vioble lo complete the permonent conneclion
lo 70 Avenue in the initiol phoses; lherefore, the Developer construcled o suitoble lemporory
roodwoy connection. This roodwoy will be reploced by permonent conslruction prior fo
reochíng o lotol of ó00 residentiol unils os per lhe formulos used under the NFPA I l4l
Regulolions, or os determined through lhe Troffic Report which will be opproved by the Town of
Olds.

A third occess into the neighbourhood will olso be required prior to reoching ó00 units. Of the
three required occesses. one moy be restricted to emergency use only. As shown on Figure 5.1 -
Roodwoy Network. The Highlonds ASP proposes o lemporory emergency occess from the north,
connecling to the existing locol rood Willow Woy in lhe Kosowol neighbourhood. Any future
emergency occesses will require lhe opprovolof the Town. ln oddition, where lhe rood
conneclion moy be off-site, lhe Developer sholl enter into o writlen ogreemenl with the
odjocent londowner prior to opprovols for ony phose where the construclion the ó00 unit limit is

reoched. Additionolly, lhe third occess sholl be constructed lo the Town of Olds Minìmum Design

Sfondords for Developmenf ond lhe Iown of Olds Emergency Services Sfondords prior to
building permits being issued post lhe ó00 unit reslriction.

A Troffic Reporl will olso be completed ond opproved by the Town prior to December 31,2016

5.5 OTHER CONSIDERATIONS

5.5" 1 Gcrrboge Ce¡llection

Gorboge collection in The Highlonds willfollow existing stondords utilized lhroughout lhe Town
for wosle, compost, ond recycling collection.

The Town of Olds hos controcled Mounloin View Regionol Wosle Monogement Commission for
residenliolwoste colleclion. ConPok Environmentol lnc. provides household wosle pick-up in lhe
Town of Olds every three weeks, composl pick-up every three weeks, ond provides recycling
pick-up every three weeks. Roll out bins ore supplied by the Town lo residenls who will be
responsible for plocing these bins for collection os dictoted by the Towns requiremenls.

There ore two recycling depofs of Olds. open to both Town ond County residents thot ore
operoted by the Commission ond provide collection of recyclobles. The Town is responsible for
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lhe mointenonce ond upkeep of lhe recycling siles. An oddilionolthree neighbourhood gross

bins ore ploced lhroughoul the Town befween April I ond Oclober 3l eoch yeor for fhe
collection of orgonic yord woste. As identified in Seclion 4.3.4 - Neighbouñood Porks, one
locotion hos been identified in The Highlonds open spoce network for lhe polentiol locolion of o
neighbourhood gross bin.

5.5.2 lVloilboxLocolions

All community moilbox locofions required to service The Highlonds will be determined by
Conodo Post. The Developer will requesl this idenlificolion from Conodo Post on o per-phose
bosis following completion of eoch phose's deloiled design.
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FIGURE 5.2
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FIGURE 5.3
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FIGURE 5.4
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ó.0 SERVICING SYSTEMS

6.I STORMWATER DRAINAGE

As identified in Seclion 2.2 - lopogrophy, The Highlonds Plon Areo lond conloins o brood,
irregulor plcrteou lhrough lhe midline of fhe site in o norlh/south monner. This lond formolion
couses stormwoter to droin bofh eost ond west. This creotes lhe need for multiple stormwoler
monogemenl focililies (SWMF). One SWMF hos been developed ìn the northeost corner of the
Plon Areo, while the second SWMF will be developed on the southwest side os shown on Figure

ó.1 - Proposed Slorm Droinoge Plon.

All runoff from The Highlonds will be droined into one of lwo detention storoge focilities. vio minor
ond mojor systems. The minor system will be sized to occommodote runoff from the 1 :5 yeor
event storm bosed on lhe rotionol design melhod. The mojor system will be designed lo
occommodole excess runoff not occommodoted by the minor system, for up to of leost the
ì :'l00 yeor return period sform evenf .

The SWMF locoted in lhe norlheost corner of lhe Plon Areo will collect stormwoler from the eosl
holf of the Plon Areo ond connect into the exisling stormwoTer system locoted norfheost of the
Plon Areo. The size of this SWMF hos been colculoted in detoil ond the downslreom effects hove
been intensively modeled to verify copocilies ond storoge volumes. This SWMF is envisioned lo
be o wel detention pond. The pond hos olso been designed to protect fhe existing lrees in the
northeost corner of lhe Plon Areo but will operote independently from the existing stormwoler
droinoge from lhe odjocent development ond environmentol reserve. Any overflow from this
pond in o mojor storm event would be conveyed eost from the norlh end of this pond more or
less olong lhe route of lhe existing poihwoy to ó5 Avenue. This droinoge route would be creofed
with some minor groding in this oreo. The proposed dischorge role from this pond is ó00 l/s.

The second SWMF will be o wef storm detention pond, which hos been designed to improve
woter quolity fo on estoblished level before dischorging into the receiving woter body. This

SWMF willcollect stormwoter from lhe west holf of lhe Plon Areo ond eventuolly convey storm
woler to Olds Creek of o controlled rote. Stormwoler will be dischorged inlo the ditch olong Z0

Avenue to droin south lo the existing wellond oreo. Any overflow from lhis pond in o mojor storm

evenl would olso droin soulh olong this route.

All slorm sewers wilhin lhe development will be sized to occommodote I in 5 yeor stormwoÌer
events with the stormwoter being conveyed on the slreets to lhe stormwoter detenlion fqcilities
during extreme stormwoter evenls.

AIISWMFs ond storm sewers will be designed in occordonce with lhe Iown of O/ds Design

Guide/ines ond will be turned over to the Town of Olds ofter o two-yeor mointenonce period.
The storm sysfem for the west droinoge colchmenl oreo will olso be designed fo occommodofe
weeping lile conneclions lo the homes vio o shollow or deep storm connection.
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ó.0 Servicing Syslems

A Slormwoler Moster Droinoge Plon will be completed prior to droinoge ínlo the soulhwest pond
or issuonce of o CCC for fhe next phose of construcfion.

6.2 MAJOR STORM DRAINAGE PLAN

As shown on Figure ó.2 - OverollSlorm Droinoge Plon, o significont stormwoter colchmenl to the
soulh of Olds historicolly droined lo Olds Creek in o northwesl direction. Over time, municipol
development impocted these droinoge roules wilh most of the droinoge being
occommodoled with slormwoler syslems. However, some of this droinoge hos been rerouted by
informol chonnelizing ond ditching in on otlempt to convey the woter westword lo the
soulheosl corner of fhe Plon Areo ond prevent droinoge through the existing developed oreo.
As o resulf, droinoge problems were lronsferred to lhe eosl portion of the Plon Areo, which
noturolly droins to fhe norlhwesl. This hos led to droinoge issues in lhe existing environmentol
reserve ond developed oreo to the north. The Developer hos mode ottempfs to mitigote lhis by
construcling femporory dilches fo chonnel wofer west lowords Olds Creek.

This issue hos been considered in previous stormwoler reports, wilh the recommendolion to
construct o proper stormwoter chonnel lhrough lhe londs soulh of lhe Plon Areo westword
towords Olds Creek.
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6.0 Servicing Syslems

ó.3 SANITARY SERVICING

As identified concepfuolly on Figure 6.3 - Sonitory Sewer Syslem, lhe initiol phoses of lhe sonilory
servicing will connecl into the Town of Olds syslem of lwo poinfs: o 200.00mm sonitory line wifhin
Winter Drive, eost of lhe Plon Areo; ond o 250.00mm line, locoted within ó5 Avenue, norlheost of
lhe Plon Areo. As further developmenf occurs, odditionol sonitory conneclions will be mode
including o connection northwest of lhe Plon Areo.

Duolservicing is currenlly being shown olong Willioms Avenue; however, this will be reviewed ol
lhe time of detoiled design, olong the wifh lhe Town's slondords. servicing conneclion length,
ond pipe depths. lf if is deemed vioble, single servicing moy be used in this oreo.

Also shown, o connection is proposed lo extend soulh of the Plon Areo to ollow fulure
development from lhe south lo connect into the Town of Olds sonitory sysfem. The conneclion
to the soulh sholl be o 375mm line which will run fhrough the development to lhe norlhern
375mm line. This trunk line will ensure copocily for future developmenl.

The overollsonitory sewers syslem will be designed in occordonce wifh the lown of O/ds Design
Guide/ines ond will be lurned over to the Town of Olds ofter o two-yeor mointenonce period.

A sonitory report will be completed prior lo issuonce of o CCC for the next phose of
construcfion.

6.4 WATER DISTRIBUTION

An exisling woter line locoted in Winter Drive ond on exisling woter line in ó5 Avenue will be
ulilized os the moin woler feeds for the initiol phoses of development. As development of Phose
5 occurs on oddifionolwoter line will be required. This woler line will be connected into lhe
subdivísion lo the north. An exocf roule for this line will need lo be negotioted with the
londowners to the north.

The overollwoler distribution system needed lo service lhe Plon Areo is shown conceptuolly on
Figure 6.4 - Woler Syslem. Duol servicing is currenlly being shown olong Willioms Avenue;
however, lhis will be reviewed ot fhe time of deloiled design, olong the with the Town's
stondords, servicing conneclion length, ond pipe depths. lf it is deemed vioble, single servicing
moy be used in lhis oreo.

Allwoter lines will be designed in occordonce with the lown of O/ds Design Guidelines ond will
be turned over to the Town of Olds ofter o lwo-yeor mointenonce period.

A woter modelling report will be completed prior to issuonce of o CCC for the next phose of
conslruction.
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ó.0 Servicing Syslems

6.5 SHALLOW UT|UTIES

There ore no mojor servicing concerns regording shollow utilities (gos, power, telephone, fiber
oplics ond coble). Allshollow utilities will be exlended from those olreody in ploce in odjocent
developmenls to the north ond eosf.

Shollow utilily servicing in the form of electricily. gos, coble, conduil for fiber optic coble os port
of the Olds Fiber to the Home Nelwork ond lelephone will follow lypicolTown of Olds stondords
including shollow bury within eosemenls porolleling the rood righls-of-woy.
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7.0 lmplemenlolion

7.0 IMPTEMENTATION

ln occordonce with Secfion 633 (2)(o)(i) of lhe MGA, on oreo struclure plon must describe the
sequence of developmenl proposed for lhe oreo.

7.1 DEVETOPMENTSTAGING

The build oul of The Highlonds ASP will generolly move from lhe north eost fowords lhe soulh ond
wesl. The progression of development will be determined by three foclors: connection to utilities
ond servicing, construcfion copocity, ond morket copocity. As noled in Seclion ó.0 -

ConcepluolServicing, The Highlond connects to exisling Town servicing for woter. sonilory
services, ond slorm woter; os well os lhe existing Town rood nelwork.

7.1"1 lVlo¡'or Ðeveloprnent Stoge Requirernents of Note

As identified in Seclion 1.6 - Report [ist, the following items will be required to support the
conlinued developmenl of The Highlonds.

a The Highlonds Stormwoter Monogemenl Plon must be completed ond occepted prior to
redesignotion of ony phose lhol would droin inlo the proposed southwest pond. ond/or
CCC issuonce for ony phose droining into lhe existing norlh eost pond where
conslruclion hos not yet commenced.

Phoses Z-l I droin to lhe south wesl pond ond fherefore the second SWMF must be buill
before these phoses ore developed os discussed in Seclion 6.1 - Slormwoler Droinoge.

WolerSupply ond Distribution Report must be completed ond occepled prior lo CCC
issuonce for ony phose where conslruction hos nol yet commenced.

The Highlonds ASP Sonilory Servicing Plon musl be completed ond occepled prior lo
CCC issuonce for ony phose where conslruclion hos not yet commenced.

The Troffic Report must be completed ond occepÌed by December 31,2016.

o The stoged buildouf of Z0 Avenue will be determined in concert with the Troffic
Reporf .

Prior to lhe development reoching ó00 dwelling units, o third occess will be required fo
supplemenl the Winter Drive ond 5Z Slreel occess os discussed in Section 5.4 - Roodwoy
Stoging. An ogreemenf for the occess must to be in ploce prior to redesignotion of ony
phose thot willsurposs the ó00tn dwelling unit. Conslruclion of lhe oddilionol occess must
be completed prior to building permit issuonce.

An omendment of the R2N - Generol Residenfiol Norrow Lol district to incorporole front
occessed development, sholl be completed within one yeor of the odoption of The

Highlonds ASP.

o

a

a

a

o

o
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7,O lmplemenlolion

The phosing boundories, os shown on Figure 7.1 - Phqsing Plon, ore conceptuol, ond moy vory
ot the time of re-dislricling ond subdivision.

7.2 REDISTR¡CTING AND SUBDIVISION

Redistricfing ond subdivision opplicotions lo conform to lhe lond use designolions described in
the ASP will be undertoken os necessory. Guided by the Town of Olds MDP, redislricting ond
subdivisions will be required to odhere to lhe Town of Olds LUB ond lhe informolionol
requirements necessory for eoch opplicotion.
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8.0 Conclusion

8.0 coNcrusroN

As described lhroughout this ASP, The Highlonds hos been comprehensively plonned to reflect
exisling ond proposed surrounding developments. The Highlonds is inlended to be
complementory of exisling neighbourhoods ond provide on integroted rood network wilh
continuous on ond off-slreel pedeslrion conneclions. The inclusion of severol residenliol lond use

dislricts provides on opportunily for development of o mulliple housing lypes of o ronge of price
points lo oppeol to residents of different oges. fomily sizes. lifestyle preferences, ond income
levels. The commerciol use identified olong the west boundory of The Highlonds provides
opportunities for residenls lo work within the some community in which they live ond occess
doily needs using olternolive modes of tronsportolion olher lhon personolvehicles. Pedestrion
ond troil connections hove been provided fhroughout the entire neighbourhood lo provide
residenls with off-slreet mobility routes ond encouroge heollhy lifestyles.

The Htghlonds Areo Sfrucfure Plon, Bylow 2016-06, odopled Moy 24,201ó, reploces the
Richordson Areo Sfrucf ure Plon, Bylaw 2009-08, odopted Moy 1 1, 2009.
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