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1 INTRODUCTION AND BACKGROUND

The purpose of the High Plains Industrial Park Stage 7 Outline Plan (the ‘Outline Plan’) is to provide a comprehensive
planning framework that will guide the development of High Plains Industrial Park Stage 7 area in a manner that is is
consistent with Rocky View County’s strategic objective of accommodating larger format business development
opportunities within the East Balzac major business/employment area.

Business activity in Rocky View County’s Balzac East area has been growing steadily in recent years and is anticipated to
continueover the next ten years. Steady absorption rates are expected to lead to demand for more commercial and light
industrial land in the area, especially as the Balzac East’s Area Structure Plan (ASP) encourages diversification of business
within its plan area and as industry in the area continues to expand.

The establishment of this Outline Plan is intended to address market demand for additional developable land inventory. It is
envisioned the proposed development will supplement inventory by providing a land use strategy for a range of development
opportunities, particularly in the form of commercial and light industrial uses. The subject lands are ideally situated along a
major transportation corridor and can easily be connected to the County’s existing infrastructure and therefore aligns with the
County’s Strategic Plan for responsible growth.
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2 LOCATION AND CONTEXT

2.1 PLAN AREA

The Outline Plan’s Plan Area applies to the lands as outlined in red on Figure 1; the contents of this Plan only apply to lands
within the Plan Area’s boundaries.
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Figure 1: Plan Location

The Plan Area is located within the Balzac East Area Structure Plan, within the municipal boundaries of Rocky View
County, and the Outline Plan’s southern boundary is located adjacent to the City of Calgary’s municipal boundary.
Specifically the Plan Area is located on the property legally described as SE Section 1, Township 26, Range 29, W4M in the
Municipal District of Rocky View County, Alberta. The site is approximately 800 m north of Stoney Trail, to the west of
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Range Road 290, to the south of High Plans Road and about 800m east of Range Road 291 and is approximately 64.7 ha in
area.

The Plan Area adjoins the existing High Plains Industrial Park Stage 3 and Stage 6 development to the north and west, with
the subject lands being predominantly agricultural. Please note that the boundaries and locations of areas shown on Figure 1
is not intended to define exact areas except where they coincide with clearly recognizable features or fixed boundaries such
as municipal boundaries, property lines, roads or utility rights-of-way.

The Queen Elizabeth IT Highway (QE 2) runs north to south approximately 5.4 km west of the Plan Area, while the Stoney
Trail NE lies approximately 0.8 km south of the Plan Area. This regional transportation infrastructure will provide the
convenient access into the Plan Area.

Rosemount
Business
Park

McDonald
Lake

High Plains
East
| Industrial Park

Figure 2: Context Plan
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2.2 PLANNING & POLICY CONTEXT

2.2.1 Calgary Metropolitan Region Board (CRMB) Growth Plan

The CMRB Growth Plan identifies the subject site to be an area of employment growth and is listed as a Joint Planning
Area 1 between Rocky View County, Airdrie and City of Calgary. Industrial and commercial developments being the major
existing and proposed land uses in this Planning Area.

T L.

- SUBJECT
ot ’*{.SITE
|
_-“..
B A
St \-\‘
N -
Focnas Courey | \

Bxisting Area Structure Plant

TFootniis County 1 Gently locations for u 10 Bwee Mamtet Gromth Aveas in Dhe Ature.
VinOudes o plans approved prior 10 May 2021
— 3

Figure 3: Preferred Growth Areas (Calgary Metropolitan Region Board - Growth Plan)

2.2.2 Inter-Municipal Development Plan

The Plan Area fall within the Queen Elizabeth 11 Highway (Highway 2) North Corridor, which is part of an important
gateway to both Rocky View County and the City of Calgary and is a key provincial highway corridor within Alberta. The
future land use of the Queen Elizabeth I Highway North Corridor Key Focus Area is envisioned as non-residential
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employment uses such as industrial and commercial development, due to its proximity to the Calgary International Airport,
Canadian Pacific Railway, and the Queen Elizabeth I Highway.
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The County plan sup i i i ing business. The subject lands are part of the Balzac East Regional
Business Centre and the indi the regional business centre to consist predominantly of commercial and
industrial development in a i iencies in transportation and infrastructure systems. The County Plan also
i siness centres to follow the County’s Commercial, Office, and Industrial

Design Guidelines, as well as th nt review criteria identified in Section 29 of the Plan.
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Figure 5: Balzac Regional Business Centre (County Plan — Map 1)

2.2.4 The County Municipal Development Plan

The Rocky View County Municipal Development Plan (MDP) identifies the subject lands to be a part of the Balzac East
Employment area, which primarily contains commercial and industrial land uses with the intention of directing most large
scale industrial and commercial development to these areas. The MDP also directs the dedication of Municipal Reserves, as
well as Environmental and Conservation Reserves and Easements in accordance with the Government of Alberta’s Municipal

Government Act.
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Figure 7: Balzac East Area Structure Plan

2.2.6 High Plains Industrial Park Conceptual Scheme

The High Plains Industrial Park Conceptual Scheme (HPIP CS) is a ‘broad-based’ policy document that sets general

expectations to guide implementation of comprehensively planned industrial and commercial business developments within
the eastern portion of the East Balzac area. The HPIP CS establishes a general land use concept proposing industrial land
uses within the southern portion of the site with a mix of industrial/business park uses within the central portion, and regional

commercial developments within the northern portion (adjacent to Hwy 566). The subject lands fall within Cell °C” as

illustrated in Figure 8.
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2.3 EXISTING & S OUNDING LAND USES

The exisitng land uses that are within and surround the Plan Area are illustrated within Figure 9. Agricultural lands are
located south east of the Plan Area, however the most predominant surrounding land use is Heavy Industrial, located adjacent
to the Plan Area on its north, west, and east sides.
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Figure 9: Surrounding Land Uses (RVC and City of Calgary)

The surrounding City of Calgary lands located to the south of the Plan Area are designated as Special Purpose - Future Urban
Development District (S-FUD) and Special Purpose - Transportation and Utility Corridor District (S-TUC). The S-FUD
designation is primarily for lands that are awaiting urban development and is largely limited to uses that can easily be
removed to allow for future urban development while the S-TUC designation is primarily for provincial transportation
facilities and utilities.
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2.4 EXISTING DEVELOPMENTS WITHIN PLAN AREA

The Plan Area includes agricultural uses with access available from 84 ST NE or Range Road 290 and High Plains Road.
Range Road 290 is currently paved from Highway 566 south to the City of Calgary municipal boundary, where it transitions
to a gravel surface south to Country Hills Boulevard NW in the City of Calgary.

The site consists of several abandoned oil and gas leases, as well as several wet features (i.e., wetlands, one ephemeral
waterbody and a drainage ditch). The west half of the property is an old refinery site that had storage tanks and a local "road"
network. Search of ESAR indicates a reclamation certificate was issued to Shell Canada Southern Alberta Refinery in 2005
(rec certificate no. 00214053-00-00). One of the wetland features has been claimed by the Crown pursuant to Section 3 of the
Public Lands Act as illustrated in Figure 10. Surrounding areas are part of the High Plains Industrial Park Conceptual
Scheme and has many industrial businesses to the north and west of the subject lands.

2.5 TOPOGRAPHY AND NATURAL FEATURES

Topography within the Plan Area is undulating and rolling with general slopes upward from the west to east with a site
elevation difference of about 10 m, as illustrated in Figure 10. Four wetlands, one ephemeral waterbody and a drainage ditch
have been confirmed to be present in the Plan Area. One of the wetlands located in the southwest portion of the site has been
claimed by the Crown, and previous industrial development activities were observed in the western half of the site. The Plan
Area will be regraded as development proceeds and will be designed to optimize the proposed industrial land use and provide
natural storm water drainage. Site topography will not pose any significant constraints to the development of the Outline
Plan.
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Figure 10: Topographical Site Conditions

2.5.1 Geotechnical Assessment

A Geotechnical Assessment for the Outline Plan area was undertaken covering field drilling and laboratory testing of the soil
samples. Individual lot developers within the Plan Area are recommended to complete a detailed geotechnical investigation
to evaluate the geotechnical conditions for their proposed developments. Abandoned utilities, historical fills or infrastructure
may be encountered in this area and should be assessed during detailed geotechnical investigation.
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2.5.2 Biophysical Assessment

A Biophysical Assessment (BA) was undertaken covering both the biophysical attributes and the environmental integrity of
the site in accordance with the County’s Draft Municipal Development Plan (MDP) Bylaw C-8090-2020 (Rocky View
County, 2021), County Servicing Standards No. 188-13 (Rocky View County, 2013) Land Use Bylaw C-8000-2020 (Rocky
View County, 2020). Based on this assessment there are multiple biophysical attributes, including soils, hydrology,
vegetation, four wetlands, one ephemeral waterbody, one drainage ditch and potential wildlife habitat which may be impacted
by the change in land use. Specific measures have been identified within the BA to preserve and protect biophysical attributes
in the Plan Area.

The wetlands identified within the Plan Area were classified as seasonal graminoid marshes, and a semi-permanent shallow
open water following the Alberta Wetland Classification System’ as illustrated in Figure 10. The semi-permanent shallow
open water wetland meets the requirements of reasonably permanent and requires review by the Alberta Environment and
Protected Areas Water Boundaries Unit for determination of Crown ownership. Based on a permanence evaluation for all of
the wetlands located in the Plan Area, one of the identified wetlands meets the criteria to be claimed by the Crown as
summarized in the Guide for Assessing Permanence of Wetland Basins?, as it is a naturally occurring semi—permanent or
permanent feature. Wetlands that are not claimed by the Crown but have a high functional value as per the Alberta Wetland
Rapid Evaluation Tool — Actual (ABWRET-A), should be dedicated as environmental reserve or environmental reserve
easement. Where wetlands are not retained, appropriate compensation shall be required, in accordance with the Alberta
Wetland Policy® and the Water Act.

The biophysical assessment confirmed the presence of four wetlands, an ephemeral waterbody, and a man-made drainage
feature within the subject lands. The largest wetland in the southwest portion of the Plan Area is not wholly contained within
the subject lands and extends to the property immediately south of the Plan Area. This feature is a Crown-claimed wetland
and would not be removed with this development. It will be retained and dedicated to the MD of Rocky View as
Environmental Reserve in accordance with the provision of the Municipal Government Act. An approval under the Alberta
Water Act will be required for the removal of the other three wetlands, the ephemeral waterbody, and the man-made drainage
feature.

A naturalized storm water management facility (SWMF) is proposed within the Plan Area based on natural drainage patterns
and pre-development sub-basin drainage boundaries. Outlets will be designed to ensure the release is controlled to pre-
development flow rates. The SWMF will be constructed as a naturalized pond to provide wildlife habitat and improve water
quality through natural filtration. A design for these features has not been finalized at the time of preparing this report.

2.6 (EASEMENTS, PIPELINES AND WELL SITES

The Plan Area is encumbered by a pipeline corridors that traverses along the property line to the east and the south of thr Plan
Area. Figure 11 illustrates the pipelines and right of ways on subject lands. Low pressure pipelines are for visual reference as
are the sources from the AbaData pipeline mapping tool and are not intended to portray the actual pipeline location. The Plan
Area contains five pipelines along the East and south propery boundaries as identified in Table 1. Two of the pipelines were
licensed for sour gas, though they have been abandoned. No additional setbacks outside of the registered utility rights of way
are required. No well sites are located within the subject lands. All easement, right-of-way and pipeline information to be
confirmed at the subdivision stage.

1 Government of Alberta. (2015a). Alberta Wetland Classification System. Water Policy Branch, Policy and Planning Division, Edmonton, AB.
Retrieved March 2023 from: https://open.alberta.ca/dataset/92fbfbf5-62e1-49c7-aa13-8970a099f97d/resource/1e4372ca-b99c-4990-b4f5-
dbac23424e3a/download/2015-alberta-wetland-classification-system-june-01-2015.pdf

2 Wetland Regulatory Requirement Guide (2015). Government of Alberta: Wetland Regulatory Requirements Guide (alberta.ca).
3 Government of Alberta (2013). Alberta Wetland Policy. Environment and Sustainable Resource Development.
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Table 1: Pipeline Reference and Location

PIPELINES
MOP oD High H2S
COMPANY Type Status (kPa) (mm) Pressure | (mol/kmol) Plan No.
1 Municipal District of Sanitary Existin Plan 071
Rocky View No. 44 Force-main 9 1197
Atco Gas * (formerly
2 Canadian Western Plan 951
Natural Gas 2010
Company)
CNOOC Petroleum Sour Natural . . . . .
3 North America ULC * | Gas * Abandoned 0 kPa 355.6 mm No 20
CNOOC Petroleum * * * * * *
4 North America ULC * Fuel Gas Abandoned 0 kPa 88.9 mm No 0
5 | Atco Gas * gat“rai Gas | Eyisting * N/A *
0-0p
RIGHTS OF WAY
COMPANY Type Status (ng; (32) Pr:';%'l‘"e H2S Plan No.
1 | Fortis Alberta Inc. Powerline Existing - - - - N/A
Temporary
2 | Rocky View County | Sloping Existing - - ] ] P e
Easement
*All information shown with * is subject to errors and omissions, awaiting confirmation.
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3 DEVELOPMENT CONCEPT

The development concept implements the purpose for the High Plains Industrial Park Stage 7 by detailing the spatial
organization of land uses in the Plan Area as identified on Figure 12. The proposed development concept identifies land
uses, their approximate boundaries, the location of transportation corridors, natural lands, and the site’s SWMF.
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Figure 12: Development Concept Plan
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The development concept provides for a comprehensively planned heavy industrial area that is consistent with Rocky View
County’s business / employment related strategic objectives, as well as the Balzac East ASP. The land-uses included within
the proposed development concept will address local, as well as regional market demands for needed industrial land
inventory.

As illustrated in Figure 10, the site generally drains from the northeast to the southwest, with the lowest lying area existing
with the site’s southwest quarter, along its southern border. To maintain the natural ecology of the Plan Area, particularly
within its lowest area, which currently provides natural stormwater drainage for the site, this ‘low lying area’ is being
maintained as a ‘natural wetland’, protected through the Environmental Reserve land-use designation. The remaining area of
this southwest quarter section not designated as Environmental Reserve, is designated as Municipal Reserve, will contain a
constructed SWMF that will provide on-site drainage for the entire site, as well as an outdoor amenity space intended to be
utilized by area employees and others who visit the site. In addition, a Municipal Reserve linear 8 m wide pathway is
proposed to be located on the eastern edge of the site, adjacent to 84 Street NE.

Approximately three fourths of the site (its northwest, northwest, and southeast quarter) has been designated as Industrial,
Heavy to provide industrial employment uses to increase Rocky View County’s industrial land inventory. Existing
transportation corridors that bound the site on the north (High Plains Road) and on the east (84 Street NE) provide sufficient
access into the site. Please see Table 2 for the development concept’s land-use statistics breakdown.
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Figure 13: Concept Visualizatio'

Given the relatively large area included within the development concept, the specific illustration of anticipated lot layouts has
not been defined at this scale. Instead, the detailed parcel configurations will be established through subsequent phasing of
development in accordance with specific market demands. It is intended that the development concept will be built-out
through implementation of a logical sequences, contributing to the market demands and economic development of the
County’s industrial portfolio. Development abutting agricultural lands will employ design, setbacks, parking, open space
buffering or landscaping mitigate the impact of differing development forms and will be included in subdivision applications.

The development concept illustrates a series of ‘blocks’ which may be divided into smaller parcels tailored to suit specific
industrial users.
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Phasing of development is generally anticipated to occur on a quarter-by-quarter section basis subject to the availability of
appropriate transportation and utility infrastructure, as further described in Implementation section of this Plan.

High Plains Stage 7 anticipates subdivision configurations generally in accordance with the land-use illustrated in Figure 13.

Table 2 indicates the land-use statistics summary of the proposed development concept.

Table 2: High Plains Industrial Park Stage 7 Land Use Statistics

Area(ha) Area(ac) % GDA
GROSS AREA 64.70 159.90
Environmental Reserve 2.08 5.10
Wetland 2.47 6.10
Arterial Road Right-of-Way 0.40 1.00
GROSS DEVELOPABLE AREA 59.76 147.70 100.0
Municipal Reserve (Park) 1.38 3.40 23
Municipal Reserve (Linear Pathway) 0.62 1.5 1.0
Stormwater Management Facilities 5.87 14.50 9.8
Circulation (30.0m Roads) 2.79 6.90 4.7
NET DEVELOPABLE AREA
Non-Residential Land Use Area(ha) Area(ac) % GDA
Highway Commercial 0.00 0.00 0.0
Institutional 0.00 0.00 0.0
Heavy Industrial 49.10 121.30 82.2
Total 49.10 121.3 82.2

Note: Gross Area is noted as the titled area specified on Title Number 171 097 892
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4 UTILITIES & INFRASTRUCTURE

Servicing for the Plan Area will consist of potable water, storm water, and sanitary infrastructure, as well as shallow utilities,
including power, natural gas, telephone, cable, and fibre optics. Extensions or connections to the regional systems are
planned and described below. Garbage disposal servicing the Plan Area will be provided by Rocky View County.

This section depicts the general servicing concepts for the Plan Area. The details of these concepts will be further defined
through detailed engineering design in accordance with Rocky View County standards as development proceeds.

4.1 WATER SERVICING

Municipal water servicing for daily consumption and fire protection
water system as per the MPE Engineering Ltd. water model. Curre IMStage
north is under construction and an existing 400mm watermain i igh Plains Road and High Plains
Boulevard. The Plan Area’s lands will connect to the existin,
the Stage 6 Outline Plan lands to west as illustrated in Fig
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Figure 14: Water Servicing

In case the connection to the Stage 6 Outline Plan lands is not available at the time of the development of the Plan Area, an
alternate looping connection back to the intersection of High Plains Road and Boulevard is proposed.
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4.2 SANITARY SERVICING

The Plan Area will be serviced with a gravity sanitary collection system. Sanitary gravity mains will connect from the Plan
Area to the existing gravity mains, located at the intersection of High Plains Road and Boulevard, that are connected to an
existing lift station located along Range Road 291 as illustrated in Figure 15.
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Figure 15: Sanitary Servicing

The sanitary sewer connection at the intersection of High Plains Road and Boulevard is approximately at 1096.00 elevation
and is deep enough to be able to service the Plan Area which ranges in grade from 1101.00 to 1113.00. The existing lift
station is able to accommodate the additional flows from this development. The sanitary sewer system should be designed in
accordance with the latest Rocky View County design standards. All wastewater utility systems must meet the regulatory
requirements of the Rocky View County Servicing Standards (2013) and where applicable, the City of Calgary Design
Guidelines for Subdivision Servicing (2020).
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4.3 STORM WATER MANAGEMENT

The Plan Area is located within the West Nose Creek Watershed. The stormwater servicing strategy is based on the West
Nose Creek Watershed Water Management Plan, as well as the 2009 Staged Master Drainage Plan for High Plains Industrial
Park in Sections 1 & 12-26-29-W4M Rocky View County outlining the concept of zero discharge of stormwater runoff for
the study area. The proposed conceptual scheme includes a stormwater storage pond located in the southwest corner of the
site, as illustrated in Figure 16.

The maximum allowable impervious ratio for the lots is proposed to be set at 90%. The stormwater runoff will be collected in
a roadside ditch system designed as bioswales and conveyed to a central stormwater pond. The landscaped areas, including
the roadside ditches will be used for irrigation and enhanced evaporation. Stormwater runoff stored in the central stormwater
pond will go through a small water treatment system and pump station to the sprinkler irrigation system. Excess irrigation
water will be conveyed by the ditch system to the stormwater pond.

It is recommended to establish an Owner’s Association to operate and manage the central stormwater pond and enhanced
evaporation system. A Stormwater Management Report will be required to identify the overall stormwater balance model and
provide guidelines for the on-lot level design measures required. A comprehensive landscaping plan will be required at the
future development permit and/or subdivision stage to confirm the integration of the irrigation system, bioswales and on-lot
landscaping.
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5 TRANSPORTATION

The Plan Area is located near important regional and provincial transportation links. The site is bounded to the east by 84
Street NE/Range Road 290, High Plains Road to the north, the City of Calgary municipal boundary to the south, and ties into
the rest of the Balzac industrial area via High Plains Road to the north. The proposed extension of the High Plains Road, as
well as the proposed local internal road network will provide connection to High Plains Road and 84" Street, as shown in
Figure 16. No direct access to individual sites will be permitted High Plains Road or the 84th Street NE/Range Road 290.
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Figure 17: Transportation Plan
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The preliminary identified transportation network within the site is anticipated to support any developed industrial traffic
through Industrial/Commercial Local Roads, which will provide direct access to internal sites. There are a number of
unknows with regards to exact land uses at this time; the type of development may range for lay-down industrial facilities to
warehousing, to distribution centres for shipment. The typical peak and volumes from those land uses may vary enough to
impact intersection requirements with High Plains Road and 84 Street NE be identified at that time. Additionally, the timing
of build out of key external infrastructure, like the proposed interchange at Stoney Trail and 60" Street NE will impact how
users from the site access the greater network. WSP recommends that a full TIA be submitted at subdivision, when more
details would be known about end users and potentially more information about timing of build out of the external network
will be available.

There may be some recreational active mode use within the Plan Area. However, given the nature of site trips all trips
generated from the site are anticipated to be personal vehicles or industrial traffic. Therefore, no trails or pathways have been
identified within the Plan Area. 84th Street NE /Range Road 290 includes a linear greenspace and pathway running
north/south adjacent to the site. Ultimately, there may be a shared use path along regional networks to provide regional active
transportation connections. Pedestrian and cyclist crossings should be provided at signalized intersection locations.

The Plan Area is not currently serviced by a municipal transit system. However, the construction of transit stops has been
taken into the consideration of the municipal road rights-of-way allocation should the County decide to implement one in the
future.
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6 OPEN SPACE AND MUNICIPAL RESERVE

Reserves and environmental reserves are lands dedicated to the County ‘ _
as public land during the subdivision process. Specifically, section 666(1) [ --fr=ss
of the Municipal Government Act permits municipalities to require up to 10

percent of the developable area (or the cash equivalent) of a proposed | !
subdivision to be dedicated as Municipal Reserve. Specifically, Section
666(1) states that a subdivision authority may require the owner of a parcel
of land that is the subject of a proposed subdivision:

INDUSTRIAL
Lor

a) To provide part of that parcel of land as municipal reserve, school
reserve or municipal and school reserve; < i

b) To provide money in place of municipal reserve, school reserve, / bl
or municipal and school reserve, or; ; ‘

c¢) To provide any combination of land or money referred to in clauses | |
a) and b). =

Open space has been included within the Plan Area; the majority of this open
space area has been included within the site’s southwest quarter, save for a ‘m

linear pathway included along the site’s eastern boundary (see Figure 12. This e
open space area consists of lands dedicated as Municipal Reserve, specifically

for the development of a park surrounding site’s stormwater management {

facility (1.38 ha) providing a central communal amenity space for the site’s e 2
visitors, Environmental Reserve lands (2.08 ha) to provide a buffer for the |
protection of the Crown-claimed wetland, and a Municipal Reserve linear B

pathway of 0.62 ha. This linear pathway will provide a link to the north, across
the future High Plains Road, where a future linear pathway will be developed.
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The site’s designated open spaces will be eligible for credit towards the
Municipal Reserve dedication requirements. Cash-in-lieu will be provided for
any additional Municipal Reserve requirements that the dedication of park
spaces and joint-use dry ponds do not satisfy. The design of the Municipal L
Reserve park space will be determined at the subdivision stage. In addition, the — _ {0

size of Municipal Reserve will be further verified at the subdivision stage. |
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7/ EMERGENCY SERVICES

Emergency services within the Plan Area are focused on fire and protective service needs. The entire Plan Area falls under
the coverage area of Station 107 Balzac. Station 107 is considered the primary response for the area, the secondary response
is Station 154 Crossfield, the tertiary response is Station 111 Langdon, and the fourth is Station 108 Irricanna.

In addition, the County has mutual aid agreements with the City of Airdrie and the City of Calgary, who will provide the
assistance depending on what the incident is requires. Emergency services established within Rocky View County are
detailed within the County’s Fire Service Bylaw C-8776—2019.

Rocky View County also oversees emergency management for larger events such as natural disasters, Municipal
Enforcement with Community Peace Officers, and Bylaw and Safety Codes Officers for fire investigations and inspections
and building codes.

The RCMP Detachment in the City of Airdrie, with support from the County’s Community Peace Officers, will police the
area, and emergency ambulance services will be provided by EMS Facilities located in North Calgary and within the City of
Airdrie.

The Plan Area will accommodate two points of access/egress on the north and east end of the development in accordance
with County Standards and the Alberta Building Code and Alberta Fire Code.
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