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EXECUTIVE SUMMARY 

Some of the existing and emerging pressures and issues in the area which prompted Council to 
come to designate this area as a Growth Centre include: 

1.1.1.1. Water and sewer issuesWater and sewer issuesWater and sewer issuesWater and sewer issues    
� There have been numerous failures and health concerns with private stand 

alone systems in the WV/WL study area.  The appropriate time to address 
this issue is now in the development of the ASP. 

� The economics of providing for communal water and wastewater systems in 
existing and future subdivisions is another important consideration and factor 
in the potential scale of new subdivision development. 

2.2.2.2. Residential DensitiesResidential DensitiesResidential DensitiesResidential Densities    
� Developer pressures for more subdivisions in the area which in turn creates 

more water and sewer issues. 
3.3.3.3. Density BonusingDensity BonusingDensity BonusingDensity Bonusing    

� A density bonus is an incentive based tool that permits developers to 
increase the maximum allowable development on a property in exchange for 
helping the community achieve public policy goals and desires. 

4.4.4.4. Natural Resource ENatural Resource ENatural Resource ENatural Resource Extraction (Gravel Pit Operations)xtraction (Gravel Pit Operations)xtraction (Gravel Pit Operations)xtraction (Gravel Pit Operations)    
� Gravel pit operations are one of the most undesirable however are a 

necessary evil because they are needed for our roads and buildings. 
� Due to their necessity, extraction of sand and gravel deposits prior to the 

subdivision and/or development is encouraged. 
� There is an opportunity however to provide more specific policies within the 

ASP to address the local and specific concerns and issues with gravel pits. 
 

• In September 2009, the draft WV/WL ASP was released. 

• On April 10, 2010, approximately 43 residents participated in a Public Design Charrette and 
six concept plans were created by the community. 

• On April 12, 2010 the Steering Committee began the task of reviewing all of the input 
provided at the Design Charrette and consolidating all of the plans into a single draft land 
use concept. 

• The goal in preparing this draft land use concept was to identify similarities in the six concept 
plans. 

• In locations and cases where there were conflicting land uses the Committee approached the 
situation by attempting to balance the community input and base its decisions on the most 
logical land use approach. 

• The main objective for preparing and distributing the survey to all of the landowners in the 
study area is to attempt to better confirm those subject areas where there is agreement and 
disagreement.  Based upon the results of the Land Use/Growth Survey a summary report of 
the results will be prepared for review at a future Steering Committee meeting to help refine 
the land use concept plan and to create policies for the Area Structure Plan. 
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1.1.1.1. STATUS UPDATE ON WATER VALLEY / WINCHELL LAKE AREA STRUCTURE PLAN 

PROCESS 

In September 2009, the draft Water Valley/Winchell Lake Area Structure Plan was released. The 

County received public comments and held an additional workshop to gain further insight on the 

draft. The comments received provided invaluable information and were an important step towards 

incorporating the concerns of stakeholders into the planning process. 

 

On April 10, 2010 approximately 43 residents participated in a Public Design Charrette exercise at 

the Water Valley Community Center. Participants were divided into six (6) groups and each group 

collectively allocated the following six (6) land use categories within the Water Valley / Winchell Lake 

Area Structure Plan boundary: agricultural; residential; commercial/industrial; recreational; 

environmentally significant lands/open space; and natural resource extraction. 

 

Mapbooks were provided at each table which covered a variety of topics (e.g. relative water 

availability, slopes) to help participants understand the competing pressures within the landscape 

and to allocate each of these land uses.  

 

Each table presented their finalized plans to the larger group and design scorecards were filled out 

by all to assess how well each of the plans complied with the ten (10) guiding principles that were 

established based upon the public consultation process to date. Participants also provided 

comments on each of the 6 plans according to what they liked, disliked, and wished to see changed. 

This information was then compiled to create a summary report for each of the plans produced at 

the Design Charrette.  

 

On April 12, 2010 the Steering Committee began the task of reviewing all of the input provided at 

the Design Charrette and consolidating all of the plans into a single draft land use concept. This 

consolidated plan (enclosed as ‘Draft Future Landuse Co‘Draft Future Landuse Co‘Draft Future Landuse Co‘Draft Future Landuse Concept’ncept’ncept’ncept’), is intended to serve as the basis 

from which policy will be created to ensure that the vision developed by the residents of the Water 

Valley and Winchell Lake area is both realized and respected. 

 

2.2.2.2. DRAFT FUTURE LAND USE CONCEPT 

The Draft Future Land Use Concept was formulated by the Steering Committee utilizing the plans 

prepared at the Public Design Charrette, the comments received in response to those plans and the 

results of the exit surveys. There were a number of similarities between each of the six plans as well 
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as a number of differences. The goal in preparing this draft land use concept was to identify similar 

themes within the plans (e.g. a well defined community core, agricultural preservation in the eastern 

and western sections of the planning area) and to build those elements of general consensus into 

the concept. In locations and cases where there were conflicting land use desires or preferences, the 

Committee approached the situation by attempting to balance all of the community input and basing 

its decision on the most logical land use approach / direction.   

 

3.3.3.3. PURPOSE OF LAND USE / GROWTH SURVEY 

The main objective for preparing and distributing this survey to all of the landowners in the study 

area is to attempt to better confirm those subject areas where this is agreement and disagreement, 

and the degrees of both. It is acknowledged that there are elements of the Draft Future Land Use 

Concept where there appears to be consensus support as well as areas where conflicting interests 

exist, most notably in regard to locations for medium-higher density designations and the density 

ranges and limits that should be permitted within those designations. It is anticipated that this 

comprehensive survey will reveal more specifics on land use and growth elements and provide 

greater confidence for the Steering Committee to move forward with the finalization of the Land Use 

Concept and the formulation of the goals, objectives and policies of the Area Structure Plan.  

 

Based upon the results of the ‘Land Use / Growth Survey’, a summary report of the results will be 

prepared for review at a future Steering Committee to be held on June 22, 2010.   

 

4.4.4.4. BACKGROUND ON KEY ISSUES 

The purpose of providing the following information is to assist residents in understanding some of 

the key issues facing the Water Valley / Winchell Lake area as the County moves forward in 

developing an ASP for these lands. This background information is also intended to help residents 

and landowners understand the context of the survey and the explanation behind why certain topics 

and questions are included within the survey. 

 

Some of the existing and emerging pressures and issues in the area include: 

1) Growth Centre – why is this area designated a Growth Centre and what does that mean? 

2) Water and Sewer issues  

3) Residential densities  

4) Density Bonusing  

5) Natural Resource Extraction (gravel pit operations) 



 

4 

 

 

5.5.5.5. Growth Centre 

With the objective of protecting most agricultural lands in the County from the pressure to convert 

them to other uses, the County identified and designated five (5) growth centres as the areas 

appropriate for future development. The central portion of this ASP was designated as a “Growth 

Centre” under the Municipal Development Plan (MDP) 2007 process. The reason this area was 

designated as a Growth Centre was based upon its historical development pattern, known growth 

and development pressure in the area, the need to enhance the existing infrastructure in this 

community and it is an area where development is deemed to be logical, advantageous and 

appropriate. The boundary of this ‘Growth Centre’ is identified by the grey dashed line on the ‘Draft 

Future Landuse Concept’.  Lands not located within a growth centre are generally considered to be 

identified for continued agricultural use. 

 

Growth Centres are intended to accommodate the future development of medium density 

residential, commercial, industrial, and/or institutional uses. This does not necessarily mean that all 

of these types of uses will or even should locate in the WV/WL ASP; some of this development might  

be desirable and appropriate while other types and forms of development may not (this is a theme 

that will be further explored in the survey). It is also policy that development within growth centres 

shall require piped communal or municipal treated water and sanitary sewer services, and asphalt 

internal roads with paved access to the County Collector Network. This is to prevent an undesirable 

situation of having higher densities and more intensive forms of growth on private stand alone 

systems (the rationale for this is explained in the Water/Sewer section below). 

 

6.6.6.6. Water and Sewer Issues       

There have been numerous failures and health concerns with private stand alone systems in the 

WV/WL study area. The conditions responsible for these failures and concerns are generally the 

result of a shallow aquifer leading to the contamination of groundwater and surface water resources. 

Historically, private sewage disposal has been an afterthought in the planning and development 

approval process. Once a private sewage permit was issued, this typically occurred well after the 

subdivision or development had been approved, often having the dwelling and drinking water source 

in place before considering how the sewage would be effectively managed for that property. This 

after-the-fact approach did not adequately manage the potential impacts private sewage can have 

on adjacent areas and the environment, especially where higher density country residential 

subdivision is concerned. The more appropriate time to address and deal with this issue is during the 
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planning process (i.e. right now in the development of the ASP) where these limitations do not yet 

exist and can be incorporated into an environmentally, socially, and economically sustainable land 

use plan for the area. 

 

There is applicable provincial legislation that must also be considered at this time.  Under the 

Municipal Government Act (MGA), a “subdivision authority must not approve an application…unless 

the land…is suitable for the purpose for which the subdivision is intended” – this includes the 

suitability of using on-site sewage systems. Under the Subdivision and Development Regulation, a 

subdivision authority must consider “the availability and adequacy of the…sewage disposal 

system…” which applies to on-site systems for each lot and “if a proposed subdivision is not to be 

served by a wastewater collection system, information supported by the report of a person qualified  

to make it, respecting the intended method of providing sewage disposal facilities to each lot in the 

proposed subdivision, including the suitability and viability of that method”. This gives the authority 

to ask for any information needed to prove that each parcel is suitable for on-site treatment.  

 

Given the knowledge of the conditions in the WV/WL area and the legacy of previous failures with 

private septic systems, the logical, desirable and appropriate course is for future development to be 

managed and serviced by communal or municipally treated systems. This desired course of action is 

set out by the MDP and is a standard policy approach throughout the Province and the rest of 

Canada.     

 

7.7.7.7. Residential Densities 

Every Area Structure Plan (ASP) must be consistent with the overarching Municipal Development 

Plan (MDP).  The County’s MDP provides the following policy structure around which the WV/WL ASP 

densities must comply: 

 

a) Low Density Residential  - allows up to 5 titles per quarter section subject to key criteria: 

• lands shall be within 800m of the County Collector Network 

• maximum total area taken from a previously unsubdivided quarter section for residential 

development shall not exceed 10 acres 

• new undeveloped lots should be clustered in an area to allow the balance of the quarter to 

remain in agricultural operation 
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b) Medium Density Residential - allows between 6 and 80 lots per quarter section subject to the 

following criteria: 

• approved ASP must be in place 

• maximum lot size of 1 acre; minimum lot size of 0.25 acres 

• lots shall be clustered to allow balance of quarter to remain as open space or agriculture 

• development should occur adjacent to existing development and on periphery of quarter to 

minimize access roads  

• development shall be on communal and/or municipal water and sewer services for 

development exceeding 5 titles per quarter section and must meet Provincial and County 

standards 

 

(Note:  There is no high density residential designation in the MDP despite the fact this term is often 

used. Any development proposed to be in excess of 80 lots is still considered a medium density 

development but must be eligible for density bonusing – see below section). 

 

In complying with the policies of the MDP, the Draft Future Landuse Concept identifies a number of 

quarter sections that either satisfy the criteria for low and medium density residential development 

or could be appropriate for either of these designations. The low density residential designation has 

been allocated to those quarter sections within 800m of the County Collector Network and between 

the Water Valley hub and Winchell Lake, while the medium density residential designation is 

confined to quarters within the hub and adjacent to historical and existing development. 

 

The economics of providing for communal water and wastewater systems in new and future 

subdivisions is another important consideration and factor in the potential scale of new subdivision 

development. The County retained a consultant to examine the financial costs of providing 

communal services versus the costs of stand alone services. As was expected and without going into 

too much detail, the study found that the capital and operating costs of installing and maintaining 

communal systems becomes more financially viable with the greater the number of lots serviced.  At 

the 80 lot threshold, the development costs on a per lot basis begin to flatten out, whereas the per 

lot cost of servicing developments of 60 and fewer lots is significantly higher. These cost implications 

can impact the financial viability of a proposed development and could be the difference between a 

development being cost permissive and cost prohibitive. While these may not be important 

considerations for some residents, growth (in varying forms and degrees) is critical to the financial 

health of municipalities. 
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8.8.8.8. Density Bonusing 

A density bonus is an incentive based tool that permits developers to increase the maximum 

allowable development on a property in exchange for helping the community achieve public policy 

goals and desires. Density bonusing is commonly used to promote conservation or improvement of 

natural resources and open space. For example, a community may allow a developer to build more 

lots/units than is permitted in an area in exchange for permanently protecting green spaces; by 

making environmental improvements such as landscaping; developing or contributing to  

a nature trail in an area or extending infrastructure into existing developments.  This technique can 

be used either on the property being developed or another property in a designated area, therefore 

its application can be community wide. 

 

Under the MDP, the County has policies in place for density bonusing which could require significant 

contributions from developers if they are permitted to exceed development beyond 80 lots/quarter 

section. These policies (in italics) are as follows: 

 

To warrant an increase in density above 80 lots, up to a maximum of 240 lots per quarter section, 

density bonusing criteria shall be met. The bonusing criteria shall be developed by the County (note 

that this commonly occurs in collaboration with the community and its goals) and will be provided to 

the developer and may include, but not be limited to the following: 

a. The provision of community infrastructure such as the construction of, or contribution to 

recreational facilities (e.g. a soccer pitch or equestrian trails) or contribution to municipal 

infrastructure (e.g. a new fire hall or equipment). 

b. The provision of open space in excess of the 10% maximum allowed by the Municipal 

Government Act, in the form of donation to the County or dedication through a land trust 

c. The use of conservation design principles, sustainable development and smart growth 

through a number of conservation techniques including the construction of energy 

efficient home building, passive or active solar heating, geothermal heating, water 

conservation methods, etc. 

 

Based upon public input to date and the results of the Public Design Charrette, it is acknowledged 

that a number of residents and landowners are supportive of higher densities while a number of 

residents are fundamentally opposed to higher densities (whether this number is represented by 20 

lots/quarter, 30, 40, 50, 80, 160, 240, etc.). Individuals have expressed their own personal opinion 

on where this density limit should be set and there is a significant range. Guided by a comprehensive 
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review of the public input, the Steering Committee voted to set a maximum density limit of 160 lots / 

quarter (this is below the 240 that could be permitted under the MDP) and that density bonusing 

would be restricted to 7 quarter sections within the WV/WL planning area.     

 

Even if you are opposed to density bonusing, the Steering Committee would appreciate your input on 

the density bonusing questions in the enclosed survey. This will help reveal valuable information on 

what types of contributions developers may be required to fulfill should the County allow the density 

bonusing provision to be exercised under a specific development proposal.  

 

9.9.9.9. Natural Resource Extraction 

Natural resource extraction includes the harvesting of timber, oil, gas, aggregates, etc. For the 

purposes of this section, focus will be on gravel pits because this is the predominant extraction 

activity in the area and is expected to occur over the long term. Gravel pit operations are one of the 

most undesirable uses within communities due to their often unavoidable on and off site impacts. 

These types of operations are considered a ‘necessary evil’ because despite their impacts (i.e. dust, 

noise, unsightliness, etc.), gravel pits are needed for the construction of new roads and most of the 

buildings we live, work and play in. 

 

Due to their necessity, and as a finite resource, Provincial and County policy encourages the 

extraction of sand and gravel deposits prior to the subdivision and/or development of the lands for 

other uses. The Draft Future Landuse Concept identifies ‘Aggregate Resources’ (in orange) based 

upon known deposit areas according to the Alberta Geological Survey as well as existing pits in the 

planning area.  

The MDP already has a number of policies in place outlining minimum requirements for new 

resource extraction operations; requirements to address on and off site impacts; buffering and 

screening between adjacent uses; requirements to adhere to Provincial and County standards; 

reclamation plans, community consultation, etc. There is an opportunity to provide more specific 

policies within an ASP to address the local and specific concerns and issues with gravel pits and this 

will be explored through more detailed questioning in the land use / growth survey. 

 

     

  



.
Not responsible for errors or omissions.
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CLICK BELOW LINK TO TAKE SURVEY:   

http://www.surveymonkey.com/s/SSP8KVD 
 




