TOWN OF EDSON BYLAW NO. 2247
A Bylaw of the Town of Edson in the Province of Alberta, pursuant to the provisions of the
Municipal Government Act, being Chapter M-26 of the Statutes of Alberta 2000 and amendments
thereto, to repeal The Anderson Area Structure Plan Bylaw No. 2202 and adopt the Planes
Landing Area Structure Plan.
WHEREAS Section 633 of the Municipal Government Act authorizes a Council to adopt an area
structure plan to provide a framework for the subdivision and development of land within the
municipality;
AND WHEREAS the Council of the Town of Edson passed Bylaw 2202, being The Anderson Area
Structure Plan;
AND WHEREAS an application was received to amend The Anderson Area Structure Plan and
significant portions of the plan have been modified;
AND WHEREAS Council considers it desirable to repeal The Anderson Area Structure Plan and
adopt a new area structure plan, the Planes Landing Area Structure Plan;
AND WHEREAS Council requires that an area structure plan be prepared pursuant to Section 4.1
of the Town of Edson Municipal Development Plan Bylaw No. 2172, and amendments thereto;
AND WHEREAS Council has property notified all parties in accordance with Section 636 of the
Municipal Government Act;
AND WHEREAS Council has held a public hearing pursuant to Section 692 of the Municipal
Government Act after giving notice of it in accordance with Section 606 of the Municipal
Government Act; and
NOW THEREFORE the Municipal Council of the Town of Edson, in the Province of Alberta, duly
assembled, enacts as follows:
1. That Bylaw 2202, The Anderson Area Structure Plan, is hereby repealed in its entirety.
2. That Schedule “A” which forms a part of this document be known as the “Planes Landing
Area Structure Plan,” affecting part of SE-20-53-17-5.
3. That the Planes Landing Area Structure Plan will provide the framework for future
subdivision and development of the lands described herein.
4. That this Bylaw will have force and take effect from the final reading.
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TOWN OF EDSON BYLAW NO. 2247
READ a first time this ____ day of ____, 20__.
_____________________
Mayor Kevin Zahara
_____________________
Michael Derricott, CAO
READ a second time this_____ day of ____, 20___.
_____________________
Mayor Kevin Zahara
_____________________
Michael Derricott, CAO

READ a third time and finally passed this ____day of ____, 20__.
_____________________
Mayor Kevin Zahara
_____________________
Michael Derricott, CAO

Schedule A Bylaw 2247

Planes Landing
Area Structure Plan
SE 20-53-17 W5

Town of Edson
JUNE 2017

UPDATED: JUNE 2020
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1
1.1

Introduction
Purpose
The purpose of the Planes Landing Area Structure Plan (ASP) is to establish a framework
to support the development of 5.97 ha of land within the SE 20-53-17-W5 (See Figure 1)
located within the Town of Edson. Through the administration of the Planes Landing ASP,
the developer intends to develop a mobile home subdivision, with supporting
stormwater management facilities and open space, as shown in Figure 5.

1.2

Plan Area and Boundaries
The plan area contains approximately 5.97 ha of land across three parcels: Lots 1 & 2, Block 3
Plan 072 8621, and a portion of the undeveloped roadway for 8th Avenue, closed by Bylaw
2203 on July 18, 2017. Table 1 and Figure 2 provide more details on the existing parcels.
The plan area is located in the central-northern area of the Town of Edson, approximately
north of Bench Creek and the Edson Airport. The plan area is bounded by 63rd Street to the
east, with existing residential development to the north and across 63rd Street. Lands to the
west and south of the plan area are currently undeveloped.

1.3

Policy Context
This ASP complies with the provisions of Section 633 of the Municipal Government Act and
the policies of the 2016 Town of Edson’s Municipal Development Plan (MDP). The Town’s
MDP sets policies that guide the orderly development of the community by promoting
growth that is appropriate, sustainable, and efficient. The MDP identifies the area west of
63rd Street, and north of Bench Creek in the NE 17 and SE 20 53-17-W5 as the “Creekside
ASP Area” and identifies the following policies to be incorporated into the development of
future ASP’s in this area. These policies were considered and incorporated into the
development of this ASP:
a) A mixture of residential uses should be encouraged that addresses existing and future
housing needs including seniors housing, manufactured housing, multi-family, single
family, neighborhood commercial and rental units.
The development concept supports the development of mobile home subdivision
to meet the existing demand for this housing type within the Town.
b) The intermittent drainage that flows southward to join Bench Creek, and Bench Creek
just north of the Edson Airport and land within 20m of the top of the bank, is considered
an important open space, environmental asset, and trail linkage. The Town may accept a
combination of MR, ER or other designation that ensures public access.
This policy is not applicable to the subject site as the site does not include lands
within 20m of the top of bank of Bench Creek.
c) Topographical, geotechnical and soil assessments shall be included.
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These assessments are provided in Appendix B.
d) The Impacts of fragmentation by pipeline right-of-ways to development potential shall be
included.
Within the plan area, the pipeline right-of-way is incorporated as undeveloped
open space.
e) A long term municipal cost/benefit assessment of residential versus non-residential uses
shall be included.
The plan area is to be developed as residential, as per the MDP policies.
f)

A future transportation network including expected roadway cross-sections shall be
included.
Proposed transportation network is identified in Figure 6. All roads are to be
designed as local roads, as per the the Town’s current engineering standards.

g) An assessment of the potential for long term municipal provision of piped servicing shall
be included.
A detailed servicing plan is identified in Section 5 of this ASP.
h) An assessment of the potential for land use conflict between residential and nonresidential uses should be included.
The plan area includes only residential land uses, and is surrounded by existing and
future residential development. No land use conflicts are anticipated.
In addition to the MDP, the preparation of this plan was informed by the Existing
Municipal Servicing Plan Update Report, 2018, the Town’s Trails Master Plan and the Town
of Edson’s Land Use Bylaw. The Municipal Servicing Plan informed the servicing strategy
for this site, and the Land Use Bylaw informed the design and layout of the development
concept. The Town’s Trail Master Plan did not identify any major trails through the plan
area, however sidewalks and a trail linking the north and south portions of the site will
provide pedestrian connections through the site and to adjacent neighbourhoods.

1.4

Plan Preparation Process
The initial ASP for the subject area was approved by Council in June 2017. The original plan
was approved for duplex development in phase 1 and a mix of low-density residential uses
in phase 2. Due to market demands the developer felt there was a demand for mobile
home lots in this area. In 2020 the ASP was amended to support this proposed change. In
addition to the proposed change to the residential built form, minor revisions to the
stormwater pond and open space network was also proposed.

5
Public Engagement
To support the plan update, a public open house was held in December of 2019 which
primarily focuses on changes to Phase 1. Over 3 dozen participants attended throughout
the engagement. Further non-formal engagement was undertaken by the developer over
digital media following the event. Seeking to confirm changes to the plan without
separate decisions of Council the developer sought similar land use changes to phase 2 in
addition to the changes communicated in the open house. No formal engagement (public
open house events) were undertaken for changes to Phase 2, due to public health
concerns.
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FIGURE 1 LOCATION PLAN
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FIGURE 2 EXISTING PARCEL INFORMATION
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2
2.1

Background
Land Ownership
The area consists of three separate titled parcels, Lots 1 & 2, Block 3 Plan 072 8621, owned
jointly by R.B. Anderson Construction Ltd. and Mint Homes Ltd. along with Part of Lot 4, Block
3, Plan 3719 ET, owned by Marri Properties Ltd., and part of the undeveloped roadway for 8th
Avenue owned by the Town of Edson. Figure 2 identifies these existing parcels.

TABLE 1 PARCEL INFORMATION
Parcel

Area

Lot 1 Block 3 Plan 072 8621

R.B. Anderson Construction Ltd. and Mint Homes Ltd.

3.21 ha

Lot 2 Block 3 Plan 072 8621

R.B. Anderson Construction Ltd. and Mint Homes Ltd.

2.25 ha

Town of Edson

0.50 ha

Portion of Road Plan 872 2170
(8th Avenue)
TOTAL

2.2

Ownership

5.96 ha

Existing Land Uses
The subject lands are located within an area intended for residential development. The lands
that abut the plan area to the north are developed as large lot estate residential. The abutting
lands west and south of the plan area are currently undeveloped but identified for future
residential development in the Town’s MDP. The area east of 63rd Street are developed as a
mix of low-density residential use, including single family homes and a mobile home park.
These land uses are identified in Figure 3.
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FIGURE 3 EXISTING LAND USES
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3
3.1

Site Analysis
Existing Conditions
The plan area is cleared of trees and mostly undeveloped. There are no significant
wetlands, waterbodies or other natural constraints impacting development. The land
generally slopes from north to south at an average grade of 4.1% as illustrated in Figure
4. The area is constrained by a natural gas pipeline right-of-way which runs diagonally
through the middle of the plan area, separating Lots 1 and 2.
There are two existing buildings within the plan area on the north portion of the plan
area (Lot 1); a single-family dwelling and accessory building. These buildings will be
removed prior to development of the phase 2.

3.2

Vegetation
The entire area has been cleared for development. As a result, there is little to no natural
vegetation located on this parcel.

3.3

Bio-physical Assessment
A bio-physical assessment is for the purpose of characterizing and evaluating soil conditions,
local vegetation, and to bring forward any environmental constraints that would prohibit
development under Federal and Provincial legislation. A site investigation was conducted to
determine the texture and depth of topsoil and subsoil. The average topsoil and subsoil
depths were determined to be on average 20 mm.
A bio-physical assessment concludes that development of the plan area will require
compliance with applicable environmental regulations, and that the following regulations
and considerations need to be observed:
• Prior to any clearing operations, be aware of the Federal Migratory Birds Convention Act
and Species at Risk Act guidelines relating to the removal or modification of habitat. A
qualified biologist may be needed to survey the sites needed for clearing to ensure no
habitat is damaged or destroyed.
• Pursuant to the Alberta Historical Resources Act, should any historical resources be
found during construction, all activity must stop, and the province must be notified
immediately.
• The Alberta Water Act regulates all water bodies in Alberta, including dugouts and
storm water ponds. The development of any storm water ponds will require
approval.
• An approval or registration under the Alberta Environmental Protection and
Enhancement Act will be needed for any storm water systems that will discharge water
offsite.

3.4

Geotechnical Investigation
An on-site geotechnical investigation was conducted in April 2017 consisting of 4 test
holes. Groundwater seepage was noted in all four test holes. Subsurface conditions
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consisted of approximately 20mm of topsoil over the entire site, followed by a consistent
brown clay material to a depth of approximately 3m. Laboratory test results concluded
that the clay material has a medium to high plasticity index from 12 to 23 percent with an
Atterberg Limit ranging from 32 to 40 percent. The site moisture content is generally
ranging 3 to 5 percent higher than optimum. The 2017 Geotechnical results can be found
in Appendix A.
Conditions at this site are considered to be good, and suitable for the proposed
residential development and internal road network; however, there is existing potential
for exposure to groundwater during construction of deep infrastructure utilities that will
require additional geotechnical assessment and implementation of best practices.
A more recent geotechnical investigation was conducted in April 2020 to verify the
current site conditions. Of primary focus were the proposed roadways and storm pond
location. The geotechnical investigation found a high groundwater table in the area. The
depth of the water table below ground surface varies from 0.5m within the proposed
storm pond at the south, to 2.23m at the north end of Phase 1. The report noted that
poor surface drainage might be a reason for the high groundwater table, and once the
site is properly graded and positive drainage established and maintained, the
groundwater table should lower. Construction recommendations have been provided in
the report to address existing soil conditions and the high groundwater table.
The complete 2020 Geotechnical Report can be found in Appendix B.
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FIGURE 4 TOPOGRAPHY PLAN
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4

Development Concept
The development concept supports the development of mobile home subdivision. The highwater table in this area makes the lands unsuitable for traditional stick-built residential
buildings on foundations or basements. In addition to dwelling units, the development may
also include some community serving facilities such as park space or daycare. Rezoning of
the lands will be required to allow for mobile homes to be developed in the plan area. The
mobile home residential development proposed by the Planes Landing ASP is compatible
with the existing and future residential uses in the surrounding area.
The development concept takes advantage of the slope of the land, locating the stormwater
management pond in the southeast corner of the site. A strip of open space located along
the eastern boundary of the site provides a buffer for the development from the 63rd Street
collector road. The existing pipeline will remain as a nature open space. This pipeline also
acts as a natural barrier, dividing the plan area in a north and south phase. Each phase will
be accessed off 63rd Street. A future connection to the west is proposed on the south phase,
however no future connection is envisioned from the north phase. A public utility lot
crossing the pipeline will be developed as an emergency access and trail, connecting the
north and south phases of the development.
The land use statistics table below identifies the anticipated development area as well as
anticipated road, utility, and reserve dedication. Future development of the plan area to
generally conform with the development concept, however, actual development and
dedication areas to be confirmed at time of subdivision.

TABLE 2 LAND USE STATISTICS

4.1

Ha

% of GDA

GROSS DEVELOPABLE AREA
Park / Municipal Reserve (MR)
Storm Water Management (PUL)
Utility ROW (PUL)
Pipeline ROW
Local Roadway
UNDEVELOPABLE AREA AND PUBLIC LANDS

5.96
0.10
0.43
0.08
0.22
1.17
2.00

100
1.7
7.2
1.3
3.7
19.6
33.6

NET DEVELOPABLE AREA

3.96

66.4

Residential Land Use
The majority of the plan area will be developed as a residential subdivision for mobile homes.
Some complementary community services uses, such as a Day Care, may be developed within
the plan area. All the lands in the plan area will be rezoned to support the development of a
mobile home subdivision.
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The subdivision of the plan area is estimated to yield approximately 28 units in Phase 1 and 40
units in Phase 2. Based on an average of 2.5 persons per unit, the plan area has an estimated
population density of 170 people.

4.2

Municipal Reserve
Reserve dedication is owing on both the existing Lot 1 and Lot 2, Block 3 Plan 072 8621 within
the plan area. As per the provisions of the Municipal Government Act (MGA) and the Town’s
MDP policy 10.3.g, the maximum reserve dedication of 10% of total land area is required as
municipal reserve (MR) for both Lot 1 and Lot 2.
At this time, the MR land dedication is limited to the 3.0m wide buffer strip along the eastern
boundary of the plan area. The owing MR will be provided as a combination of land and cashin-lieu of land, in accordance with the provisions of the MGA. The proposed phasing of the
development (see Section 6) generally aligns with the current parcel areas. The MR dedication
owing for each lot will be provided during the respective subdivision phase (see table below)
and the amount of cash-n-lieu of land will be determined upon approval in an amount
capturing the remaining outstanding dedication.
TABLE 3 MUNICIPAL RESERVE DEDICATION
Phase

4.3

Parcel

Area

MR Owing

Phase 1

Lot 2 Block 3 Plan 072 8621

2.25 ha

0.26

Phase 2

Lot 1 Block 3 Plan 072 8621

3.21 ha

0.32

Public Utility Lots
Stormwater Management Pond
A stormwater dry pond will be developed on the south end of the property within Phase 1
that will provide 1:100-year storage capacity for the entire development. One inlet structure
will release all stormwater collected within the piped system. A controlled release outfall
structure will be constructed to discharge into the existing ditch along the west side of 63rd
Street. Major overland flows will be collected within the roadways and discharged through
the PUL into the pond.
Pipeline Right of Way
There is an existing natural gas pipeline right-of-way that represents the most significant
impediment to the development area. The Alberta Energy Regulation (AER) recommended
setback for sweet gas or oil pipelines, including natural gas pipelines, is the width of the
pipeline right-or-way. This easement will be re-designated as a Public Utility Lot to protect
the pipeline right-of-way from future development encroachments.
Utility Right of Ways
Several utility lots are provided in the plan to accommodate underground service
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connections. The public utility lot crossing the natural gas pipeline will be developed as an
emergency access and trail, connecting the north and south phases of the development.
This will be an 8.0m width to accommodate the deep utilities. This crossing will be
completed in Phase 1 and will provide a full looped water system through Phases 1 and 2.
Storm and sanitary mains will be stubbed off 3.0m north of the pipeline. Details of this
crossing will be subject to a crossing agreement with the gas company. A second public
utility lot in Phase 1 will provide overland access to the storm pond and accommodate a
storm outfall.
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FIGURE 5 DEVELOPMENT CONCEPT PLAN
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5
5.1

Servicing Plan
Transportation
The concept plan as shown in Figure 6 proposes a network of local roads connecting to 63rd
Street at or near the existing intersections at 63rd Street and 9th Avenue and 63rd Street and
12th Avenue. The main east-west local road is an extension of 9th Avenue connecting to the
future road within the 8th Avenue right-of-way west of the plan area. This road will provide a
link between 63rd Street and future developments to the west. The Road Plan currently
allocated as 8th Avenue, where the storm water management facility will be located, the
development will require a land exchange with the Developer for the provision of the new 9th
Avenue local road. An easement will be registered on several of the lots adjacent to this road
to provide a temporary turn around until 8th Avenue roadway to the west is developed.
An east-west local road will provide access to the lands north of the natural gas pipeline rightof-way as an extension of 12th Avenue. There will be no connection from the northern portion
of the plan area to the lands west of the plan area.
All roads will be paved with concrete curb, gutter and sidewalk, constructed to the Town of
Edson standards. Street lighting will be provided throughout the road network within the
plan area. Pedestrian corridors will be integrated into the plan area utilizing sidewalks
and/or trails within the road network or public utility lots. As there is an existing municipal
trail located on the east side of 63rd Street, no trail is proposed in the MR buffer strip
located on the east side of the plan area.

5.2

Storm Water Management
As illustrated in Figure 7, storm water management will be implemented through a
combination of storm sewer and overland drainage to a proposed storm water management
dry pond located within the southeast portion of the development adjacent to 63rd Street.
Storm water will be controlled to pre-development runoff rate of 2.8 L/s/ha into the adjacent
roadside ditch along 63 Street and outlet into Bench Creek. Water quality control measures
will be implemented to reduce the sediment loading into the Bench Creek System in
accordance with the Alberta Environment and Parks Water Act.
Where drainage cannot be directed to fronting roads or directly into the storm pond, a 1.5m
drainage easement will be implemented along the back of adjoining lots. A detailed
stormwater management plan will be provided during the subdivision phase addressing the
routing of any overland drainage easements required.

5.3

Sanitary Collection
Every parcel will be required to connect to the sanitary sewer located within the road system
utilizing a conventional gravity system that will flow into an existing 200mm sewer main on 63rd
Street as shown in Figure 8. The Town of Edson’s Existing Municipal Servicing Plan Update
Report 2018 identifies that a sanitary trunk main is required to be extended through this study
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area to service future development. This sanitary trunk will be located within the 9th Avenue
local road right-of-way and has been designated as 200mm in the 2018 Report.

5.4

Water Distribution
The Town of Edson’s water distribution system can provide marginal domestic pressures
rd
throughout the plan area from the existing 350mm water main within 63 Street. A 200mm
looped system will be constructed in Phase 1. The Town of Edson’s Existing Municipal
Servicing Plan Update Report 2018 identifies that a 350mm diameter water main is required
by this development to provide future servicing to the west. All parcels will be serviced with
municipal water through connections located within the road network or public utility lots
as illustrated in Figure 9.
Fire flows are shown in the Town of Edson’s Existing Municipal Servicing Plan Update Report
2018 Figure 3.3 that satisfy constraints and indicate 200 – 250 L/s flow availability.

5.5

Franchise Utilities
Franchise utility easements and right of ways will be provided for within the study area. A 3.0
m Utility Right of Way Plan will be provided along all frontage parcels.

6
6.1

Phasing and Implementation
Phasing
Rezoning of the plan area to allow for the proposed development will occur concurrently
with the adoption of this ASP. The plan area will then be developed in two phases in
accordance with Figure 10. The general pattern and direction of development is from south
to north, with all the area south of the pipeline consisting of Phase 1 while the area north of
the pipeline will consist of Phase 2.
As part of the development for Phase 1, water servicing will be extended through Phase 2
to loop the systems. Municipal Reserve will be provided for each at time of development.
Any off-site levy contributions will be provided as per the off-site levy bylaw in effect at the
time of subdivision approval within the Town of Edson.
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FIGURE 6 TRANSPORTATION PLAN
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FIGURE 7 STORM WATER MANAGEMENT PLAN
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FIGURE 8 SANITARY SYSTEM PLAN
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FIGURE 9 WATER SYSTEM PLAN
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FIGURE 10 DEVELOPMENT PHASE PLAN
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