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Janet Crossing Conceptual Scheme
1.0 Introduction
1.1 Proposal Overview
The subject site is located approximately 0.8 km (one quarter-section) south of the City of
Chestermere, within the Janet Area Structure Plan (ASP).
This Conceptual Scheme (CS) includes a proposed road and lot layout for the whole quartersection, minus a small residential lot not owned by the applicant. This new proposal is for the
redesignation of the subject lands to Commercial (C-LC) next to Range Road 283 and
Residential (R-2) within the remaining quarter-section. In addition, this CS demonstrates that
orderly and efficient development could be achieved in the area that would not jeopardize
subdivision potential on adjacent land. Future public road connections are proposed to ensure
this.

1.2 Purpose of this Plan
The Conceptual Scheme (CS), named Janet Crossing, has been prepared pursuant to the
Rocky View County (RVC) Plan (Bylaw C-7280-2013) and Janet Area Structure Plan (ASP)
Bylaw C-7418-2014, adopted November, 2014. It provides supporting rationale for
redesignation and subdivision of ±63 ha (±155.69 ac) comprising most of SE-33-23-28-W04M,
being Plan 0214173. The site is municipally known as 235103 Range Road 283. It is located
a quarter-section south of Chestermere and west of Range Road 283. For the purposed of
the CS, the subject lands are also referred to as the Plan Area.
The Conceptual Scheme is a non-statutory plan intended to describe the developer’s rationale
and motivation to establish a new subdivision with associated land uses. The policies of this
Plan have been prepared to provide direction regarding subsequent land use redesignation,
subdivision, and development permit applications required to implement the Janet Crossing
development.
“A non-statutory plan, subordinate to an area structure plan, and may be adopted by bylaw
or resolution. To ensure the opportunity for public input, the County will continue its practice
of adopting a conceptual scheme by bylaw with a public hearing. If an area structure plan
is amended to include a conceptual scheme, the conceptual scheme becomes a statutory
plan. Conceptual schemes provide detailed land use direction, subdivision design, and
development guidance to Council, administration, and the public. Conceptual schemes are
meant to be developed within the framework of an area structure plan.” (RVC County Plan).
It is the intent to apply the policies and design of this plan to guide development as one phase.
Land use and subdivision for the development will be applied for following adoption of this CS.
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1.3 Development Rationale
The subject lands of this Conceptual Scheme are referred to as Janet Crossing or the Plan
Area in this document. The Janet ASP encompasses these lands and provides a strategy for
development. As stated throughout the Janet ASP, the next stage in the implementation of
policies is through the preparation of Conceptual Schemes (CS). Development is dependent
upon the approval of comprehensive local plans, such as CS, and land use.
The area lying east of the Western Headworks Canal is part of the Long-Term Development
area and is envisioned to develop as a limited-service Regional Business Centre on the major
west-east routes. This proposal would provide for Local Commercial on the south-north route
leading into Chestermere. Development pressures due to the proximity of the Plan Area to
the City of Calgary and City of Chestermere have resulted in increased interest in these lands.
The intent of the Plan Area is to provide for high quality design of commercial development
along Range Road 283 leading into Chestermere. This will contribute to creating attractive
complementary development with country residential lands and retention of wetlands for the
balance of the lands. Lot and road layout would be designed as 1.6 ha (4 ac.) residential lots
and a 3.3 ha (8 ac.) commercial lot on private services with a configuration that demonstrates
that orderly and efficient development could be achieved in the area. Further, the lot and road
layout would not jeopardize subdivision potential on adjacent lands or greater densities on the
subject lands, should services become available.

1.4 Primary Development Considerations
Primary development considerations include:
• Compatibility of land uses to adjacent land uses;
• Transportation access;
• Open space features and connectivity to pathways;
• Storm water management;
• Provision of potable water;
• Sanitary wastewater treatment;
• Shallow utilities of telecommunications, phone, cable, fiber optics (where available),
electrical and natural gas services;
• Solid waste disposal and recycling;
• Protective and emergency services;
• Architectural design; and
• Capital and operational considerations.

1.5 Conceptual Scheme Objectives
The intent of the Janet Crossing Conceptual Scheme is to:
a) Provide a comprehensive summary of existing conditions within the Plan Area to identify
development opportunities and significant constraints which require appropriate
mitigation strategies;
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b) Present a subdivision and development concept that will comprise an appropriate
subdivision pattern and density;
c) Address the business-residential interface and the residential-agricultural interface;
d) Investigate and conclude whether any post-development mitigation is necessary to
address traffic, environmental, or other identified issues;
e) Present a public open space to provide connections to adjacent lands;
f) Provide a utility servicing strategy that will include stormwater management, potable
water and sewage collection and disposal;
g) Design the commercial area in such a way and situated in a location that ensures safe
and efficient access and egress from adjacent roadways; and
h) Provide architectural and site guidelines in order to provide a consistent thematic design
to the commercial area.

2.0 Policy Context
2.1 General
Policy documents influencing development of the subject lands include: County Plan, CalgaryRocky View County (RVC) Intermunicipal Development Plan (IDP), Chestermere Municipal
Development Plan (MDP), Chestermere Utilities Master Plan, and the RVC Land Use Bylaw.
Despite the absence of a Chestermere-RVC IDP, it is important to have the foresight to
consider neighbouring municipalities policies. Section 27.10 of the County Plan notes, “For
planning related matters that are proposed within 1.6 kilometres of an adjacent jurisdictional
boundary…, the County shall refer the matter to the adjacent jurisdiction for comment. This
applies to the subject lands which are 0.8 kilometres away from the City of Chestermere.

2.2 RVC – Calgary IDP
Figure 1: RVC – Calgary IDP Growth Corridor, shows the Plan Area is within the RVC - Calgary
Intermunicipal Development Plan (IDP). Section 8.1.2 of the IDP states that development
within RVC Corridors/Areas should be in accordance with RVC statutory plans.
Figure 1: RVC – Calgary IDP Growth Corridor

RVC
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2.3 RVC – Chestermere IDP
Rocky View County/City of Chestermere: Intermunicipal Development Plan shows the subject
lands in quarter-section SE-32 as within the policy review area. Both RVC and Chestermere’s
policies need to be taken into consideration.

2.4 RVC County Plan
The Rocky View County (RVC) County Plan was adopted by By-law C-7280-2013, as
amended. The County Plan provides broad, high-level policy direction. Lower-level plans
such as Area Structure Plans (ASP) must be consistent with the policies and direction of the
County Plan. Subordinate Plans such as Conceptual Schemes (CS) increase in detail and
encompass smaller areas, typically a quarter-section, as in this case. Implementation is
through the Land Use Bylaw.
The Plan Area is located in the Central East Rocky View Region, as described in the County
Plan. Section 26, key directions include the need to, “support new residential, business, and
commercial development described in the County Plan. Comprehensive stormwater
management plans and solutions are needed to guide and allow for development.” “Overall,
agriculture continues to be challenged by the residential and commercial activity in this region,
but adverse impacts are reduced by a focus on buffering of non-agricultural uses.” Janet
Crossing aligns with the County’s Plan by concentrating rural development in an ASP in this
Region of the County.

2.5 Janet Area Structure Plan (ASP)
The Plan Area is located east of the Western Headworks Canal and identified as part of the
Long Term Development area in the Janet ASP and is envisioned to develop as a limitedservice Regional Business Centre on the major west-east routes. Commercial policy
strategies focus on large format retail stores, services, offices, office parks, and personal
service businesses along Glenmore Trail (Highway 560) and Peigan Trail (Twp. Rd. 240).
Final business uses in the long-term growth area are yet to be determined.
Conceptual Schemes (CS) are to be the majority of local plans within the ASP area. The goal
of the CS is to demonstrate how development will, “retain the integrity of the Plan and how
development will be connected and integrated with adjacent areas.” Existing land uses
include, “a variety of activities…allowing for industrial, agricultural, country residential,
commercial and recreational uses.” (Map 3 of ASP)
For this proposal, the scale of commercial is designed to be more in keeping with those of the
southern boundary of the City of Chestermere and would not compete with Regional Centres
envisioned in the Janet ASP. This proposal would provide for Local Commercial on the southnorth route leading into Chestermere.

2.6 Chestermere MDP
Chestermere is the neighbouring municipality to the north that has an interest in the subject
lands. The City of Chestermere MDP, Bylaw 015-15 was adopted August, 2016. It notes that
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the City, “is anchored by vibrant mixed-use shopping centres …and local commercial… that
meet the everyday needs of residents and attract shoppers from across the region…while
providing unique shopping, services and amenities sought out in the region.”
Chestermere’s Mixed-Use Commercial is to accommodate a mix of land uses, such as
residential, retail goods and services, public markets, and public recreational and institutional
facilities, accommodated by appropriate transitions in scale and density between Mixed-Use
Commercial and Residential Neighbourhood. A 2016 study by Cushing Terrell Architecture
Inc. for Chestermere looked at how much more retail business Chestermere could support
and found the area under-serviced. Communities in the south favoured the convenience and
accessibility of local retail. Categories such as Grocery, Automotive and Restaurants where
found to represent significant spending segments.
Commercial – Local Commercial (C-LC) may be the closest land use district to Chestermere’s
Mixed-Use Commercial Neighbourhood land use district. Figure 2: Overlay of Janet ASP with
Chestermere MDP, shows what the subject lands could look like using the Chestermere MDP
symbols for Commercial: Neighbourhood. The commercial areas appear to be equidistant
from each other, as represented by orange spots on the map. Consideration of compatibility,
viability, distances, appropriateness, uses in the vicinity have been taken into account.
Figure 2: Overlay of Janet ASP with Chestermere MDP

J

conceptual
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2.7 Planning Areas in Chestermere
Figure 3: Nearby Planning Areas in Chestermere, shows Edgewater Crossing and
Waterbridge. Edgewater Crossing has a Neighbourhood Node which, “Provides local
commercial services, retail and residential opportunities in a horizontal or vertical mixed-use
form.” Some of the suggested policies that may apply are: inclusion of residential, commercial
and recreational uses; commercial being at least 1.6 ha (4 ac.). Waterbridge has a
Neighbourhood Node which has a mix of residential and non-residential uses, such as
commercial uses and preferably a convenience food store, situated around a central park or
plaza. Connectivity between the Neighbourhood Nodes and surrounding residential
development is proposed through the convergence of pathways and roads.
Analysis of the Planning Areas along the southern boundary of the City of Chestermere reveal
that these documents may fall short of fulfilling the MSP for commercial land use. As a result,
the inclusion of commercial in the subject lands do not appear to pose a market threat to these
areas. In fact, this use is intended to complement development in the City of Chestermere
serving residents in proximity to the southern city limits.
Figure 3: Nearby Planning Areas in Chestermere

2.8 Western Irrigation Drainage (WID)
The subject lands are within the Shepard Regional Drainage Plan and downstream of the City
of Chestermere. West of the subject lands and separated by other properties is the WID. The
WID has high water quality standards and restrictive operating conditions for all new urban
developments that intend to discharge stormwater to WID canal. This proposal intends to
manage stormwater on-site and is not influenced by the proximity of the canal. Further,
topography drains away from the direction of the canal.
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2.9 RVC Land Use Bylaw
Under the Land Use Bylaw definitions,
Section 70, Commercial – Local Commercial (C-LC) appears to fit the commercial component
of this Conceptual Scheme (CS). The purpose and intent of this land use district is, “To
accommodate commercial business, appropriate in a comprehensively-planned area, to
provide a combination of shops, services, offices, entertainment, accommodation, and
government services. The types of developments within this district are small to moderate in
size, primarily serve the needs of local clientele, and designed to ensure pedestrian-friendly
parking areas with attractive landscaping components.”
Minimum parcel size is 1.01 ha (2.5 ac.), unless the parcels are within a comprehensively
designed development, at the discretion of the County. Maximum parcel size is 12.10 ha (29.9
ac.), unless demonstrated through a comprehensive plan, to the satisfaction of the County,
that a larger parcel is appropriate. This CS shows the commercial component to be 3.28 ha
(8.1 ac.), which fits the parcel size for this land use district.
The use proposed in the commercial area would be based on the theme chosen and their
compatibility. Suggested uses would require market validation and may include: a general
store/convenience store, specialty food store, restaurant, farmer’s market and gift shop, retail
garden centre, indoor/outdoor playground, dog park, service station and/or accommodation
units. All of these uses are either permitted or discretionary uses within this land use district.
The proposal is to redesignate R-3 and RF to R-2 and C-LC district for SE-33-23-28-W04M.
Figure 4: Land Use Bylaw Mapping, also shows a first parcel out is already zoned R-2.
Figure 4: Land Use Bylaw Mapping
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3.0 Guiding Principles
Guiding principles for Janet Crossing include safe, healthy, attractive, orderly, efficient, and
cost-effective country residential, commercial and recreational components. It would connect
the commercial node and residential lands to the regional trail system along the WID.
This is in character of the future vision for this portion of the Janet ASP, while also considering
Chestermere’s Planning Areas, a quarter section to the north. Proposed commercial is at a
scale and separation distance that ensures the viability of those commercial nodes within
Chestermere, while also supporting those in RVC.
The proposal has anticipated the long-term possibility of municipal services and the possibility
of increased residential densities with the need for infrastructure easements. Janet Crossing
is forward-thinking by being connected and integrated into its surroundings and nearby
influences, while conforming with policy directions of the Janet ASP.

4.0 Plan Area Description
4.1 Location
As Figure 5: Location Map of Janet Crossing shows, the site is located one quarter section
south of the City of Chestermere, east of the City of Calgary and east of the Western Irrigation
District (WID) canal that flows south of Chestermere Lake. Lands are 63.0 ha (155.69 ac.)
SE-33-23-28-W4M, municipally known as 235103 Range Rd. 283, Rocky View County.

Rge Rd 283

Figure 5: Location Map of Janet Crossing
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Figure 6: Aerial of Janet Crossing within the Janet ASP

Rge Rd 283

Janet
Crossing

Figure 6: Aerial of Janet Crossing within the Janet ASP, shows the context of Janet Crossing
CS where mix of industrial, commercial and residential development in the area has already
occurred. Lands to the east, on the other side of Range Road 283, are agricultural in nature.

4.2 Ownership and Legal Description
The land is owned by L. Jane Hawkins and Maureen S. Hawkins, both having an undivided ½
interest. Figure 6: Survey, shows legal is SE-33-23-28-W04M containing 64.7 ha (160 ac.)
excepting Cdn. Western Natural Gas Co. Ltd. regulator site Area “A” 0.044 ha ( 0.11 ac.) and
first parcel out of 1.70 ha (4.2 ac).

4.3 Agent
Carswell Planning Inc. has been retained to act as agent on behalf of the owners.

4.4 The Site
The subject lands are within the Janet Area Structure Plan (ASP), 0.8 km south of the City of
Chestermere where country residential and agricultural is in character with RVC. The inclusion
of local commercial is in scale and character with Chestermere and RVC.
Topography gently slopes away from the WID to the east. Lands have been farmed with
existing lengthy driveways supporting country residential development on the property and
surrounding lands.
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4.5 Local Development Context
Janet is not a community identified by RVC. Indus is the closest RVC community.
Among the emergency services in the area are those provided by the nearby City of
Chestermere:
•

Chestermere Emergency Services at 156 E Chestermere Dr., Chestermere which
includes Alberta Health Services ambulances, Chestermere Lake Fire/Rescue and the
RCMP detachment.

•

A new fire station in Langdon, RVC is being built at 24 - 3rd Ave., Langdon for fire
services and the RCMP detachment.

The nearest acute hospitals are:
•
•

Peter Lougheed Centre at 3500 26 Ave. NE, Calgary (20 km)
Rockyview General Hospital at 7007 14 St. SW, Calgary (25 km)

Community and recreation centres include:
•
•
•

Indus Recreation Centre, 225155A Range Road 281A, Indus
Langdon Field House, Langdon Women’s Inst. and Langdon IOOF Hall in Langdon
Chestermere Regional Recreation Centre

Schools include:
•
•

Indus School, grades 1-9
Chestermere High School, grades 10-12, 241078 Hwy 791 in RVC

Disposal sites include:
•
•

Langdon Transfer Site at 505 Railway Ave., Langdon
Langdon Bottle Depot at 8 – 2 Ave. NE, Langdon

Electricity and natural gas:
•

Fortis Alberta
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4.6 Adjacent Lands
The surrounding uses are primarily agricultural. First parcel out for 1.7 ha (4.2 ac.) for the
quarter section was redesignated to Residential Two (R-2) District in 2001 by approving 2001RV-251 fronting on Range Road 283. The owners’ residence is located in the southwest
corner of the Plan Area. Adjacent to this and to the west is the neighbours’ residence located
in the southeast corner of their property. Access to the neighbouring property is provided
through the Plan Area.
Figure 7: Historic Redesignation to R-3

Figure 7: Historic Redesignation to R-3, shows the previous proposal for the subject lands and
neighbouring property to the west. Historically, in September of 2010 Council approved the
redesignation of a portion of the subject lands from Ranch and Farm (RF) District to Residential
Three (R-3) District by approving 2009-RV-237. Following this, in April of 2014, Council, as
the subdivision authority, conditionally approved the creation of the lots approving 2012-RV103 for Hawkins and Hurst. Conditions pertained to: survey plan, transportation and access,
payments and levies, easements registered, municipal reserve, and taxes. Conditions were
not satisfied within the time permitted (1 year) and approval lapsed.
As such, a new proposal has come forward which is seen as demonstrating that orderly and
efficient development could be achieved in the area that would not jeopardize subdivision
potential on adjacent land. Future public road connections are proposed to ensure this.
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4.7 Existing Transportation Infrastructure
Figure 8: Janet ASP, Map 7: Transportation Network, shows future paving of existing gravel
roads. To the north by 0.8 km, the Janet ASP shows Peigan Trail diverting to Township Road
240 as a future expressway – 6 lanes. Summer 2020 upgrades by Chestermere include
paving to Range Road 283 to 2 lanes and a paved shoulder.
To the south, 61st Avenue in Calgary is proposed to extend eastward for a new major road –
4 lanes. The internal collector – 2 lanes of the the CS would connect near the same location.
To the east, the Janet ASP shows Range Road 283 as a major road – 4 lanes to upgrade this
gravel road. The internal collector – 2 lanes of the CS would connect near the same location.
Figure 8: Janet ASP, Map 7: Transportation Network

Subject
Lands

4.8 Existing Gas Well and Pipelines
Figure 9: Right-of-Ways for Pipelines, shows the gas pipelines along the southern boundary
and within the quarter section. There is an existing gas well on the site that is intended to be
decommissioned and removed. There is an existing utility right-of-way on title to Fortis Alberta
Inc. after transfers from Lexin Resources Limited and a transfer from Canadian Western
Natural Gas Company Limited before that. Easements follow the existing driveway which form
part of the lot and road layout presented later in this report. Rehabilitation of the site is
expected to be acceptable for residential use in the future.
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Figure 9: Right-of-Ways for Pipelines

4.9 Existing Groundwater Supply
Township Road 240 had recent upgrades to 500 PVC water distribution line. As the Janet
ASP notes, at the present time, public water servicing is not available. The proposal would be
for private services, likely based on individual wells. A Phase 1 Groundwater Report would be
expected to determine the viability of the aquifer to support the proposal. Table 1: Well Record
Parameters, shows existing residences in the quarter section and vicinity are on private water
wells on a good water supply.
Table 1: Well Record Parameters
Location

Well ID

Year

Depth

Water

Pump Rate (tested 2010)

SE-33*

286372

1996

36 m (117’)

9 m (28’)

32 litres per min (7 igpm)

SE-33

286371

1996

42 m (138’)

6 m (21’)

41 litres per min (9 igpm)

SW-33

286373

1996

42 m (138’)

7 m (23’)

34 litres per min (7.5 igpm)

*subject lands

4.10 Existing Wastewater
Township Road 240 had a 2350 HDPE sanitary force main recently constructed. As the Janet
ASP notes, at the present time, public sewage servicing is not available. Existing residences
in the quarter section and vicinity are on private sewage treatment systems (PSTS).

4.11 Existing Stormwater
Existing stormwater overland flows follow the natural contours of the quarter section and along
the ditches of the existing driveways. Generally, the height of land is in the northeast and
travels to the lows in the east. Figure 10: Pre-Development Stormwater Flow, shows this.
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Figure 10: Pre-Development Stormwater Flow

A Stormwater Management Plan (draft) is shown later in this CS.

4.12 Existing Soils
The subject lands are predominantly Class 1 soils with no significant limitations to cereal crop
production. There are Class 5 soils to the west that are limited due to adverse topography,
excessive wetness and poor drainage. Aside from wetlands, the Plan Area has no apparent
soil-related constraints to the proposal.

5.0 Development Concept
5.1 Development Concept
Figure 11: Development Concept, forms the basis for the Janet Crossing concept. A
Commercial component of 3.28 ha (8.1 ac.) is introduced at the eastern boundary on Range
Road 283, leading to Chestermere 0.8 km to the north. Connecting to this commercial node
is an Open Space trail from the northwest corner of the quarter section and eventually planned
to connect to the Regional Trail along the Crown Lands next to the WID.
On-site wetlands are intended to remain to preserve their form and function. Stormwater flow
is directed generally to the low areas on the property where the stormwater ponds are depicted.
Ditches within the internal road right-of-way provide logical pathways towards these.
Internal roads include a collector similar to that envisioned in the Janet ASP, connectivity to
14
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neighbouring lands and a second entrance south of the proposed Commercial Node. A future
road bisects the internal road, in the event that partial services (water) become available in the
future, supporting parcels of 0.8 ha (1.98 ac.).
Residential land use would account for the remainder, generally to a parcel size of 1.6 ha (3.95
ac.). Overall, Janet Crossing is forward-thinking by: being connected and integrated into its
surroundings, providing diversity of land use, respecting nearby influences, and representing
good planning.
Figure 11: Development Concept
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Table 2: Lot Dimensions

GROSS
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Residential
Lot
Commercial

Sub-Total
Open
Space
Roads

Total

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
Tot.
26
Tot.

Ha

Acres

Percentage

NET

1.65
2.28
3.14
1.62
1.62
1.61
1.61
1.61
2.03
2.41
2.02
1.6
1.6
1.6
1.61
1.62
1.6
2.25
1.82
4.34
3.27
1.66
1.6
1.6
3.65
51.42
3.29
3.29

4.08
5.63
7.76
4.00
4.00
3.98
3.98
3.98
5.02
5.96
4.99
3.95
3.95
3.95
3.98
4.00
3.95
5.56
4.50
10.72
8.08
4.10
3.95
3.95
9.02
127.06
8.13
8.13

2.62%
3.62%
4.98%
2.57%
2.57%
2.56%
2.56%
2.56%
3.22%
3.83%
3.21%
2.54%
2.54%
2.54%
2.56%
2.57%
2.54%
3.57%
2.89%
6.89%
5.19%
2.63%
2.54%
2.54%
5.79%
81.62%
5.22%
5.22%

Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Lot
Residential
Lot
Commercial

54.71 114.09

86.84%

Sub-Total

2.84
17.64

1.83%
11.33%

63 155.68

100.00%

Wetland
Wetland
Wetland
Wetland
Wetland
Wetland
Wetland
Wetland
Wetland
Wetland
Wetland

1.15
7.14

Ha
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
Tot.
26
Tot.

Acres

Percentage

1.65
1.61
1.06
1.62
1.46
1.61
1.61
1.61
1.56
1.41
1.56
1.52
1.28
1.6
1.61
1.62
1.6
1.01
1.82
4.34
1.88
1.66
1.6
1.6
2.22
42.12
3.29
3.29

4.08
3.98
2.62
4.00
3.61
3.98
3.98
3.98
3.85
3.48
3.85
3.76
3.16
3.95
3.98
4.00
3.95
2.50
4.50
10.72
4.65
4.10
3.95
3.95
5.49
104.08
8.13
8.13

2.62%
2.56%
1.68%
2.57%
2.32%
2.56%
2.56%
2.56%
2.48%
2.24%
2.48%
2.41%
2.03%
2.54%
2.56%
2.57%
2.54%
1.60%
2.89%
6.89%
2.98%
2.63%
2.54%
2.54%
3.52%
66.86%
5.22%
5.22%

45.41

112.21

72.08%

2.75
0.15
0.66
0.36
0.77
0.14
0.18
0.22
1.16
1.34
1.43

6.80
0.37
1.63
0.89
1.90
0.35
0.44
0.54
2.87
3.31
3.53

4.37%
0.24%
1.05%
0.57%
1.22%
0.22%
0.29%
0.35%
1.84%
2.13%
2.27%

Sub-Total

9.16

22.63

14.54%

Open
Space
Roads

1.15
7.28

2.84
17.99

1.83%
11.56%

Total

63

155.68

100.00%

A
B
C
D
E
F
G
H
I
J
K

Table 2: Lot Dimensions, shows 25 residential lots and 1 commercial lot
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Figure 12: Lot and Road Layout (Gross Area)

Figure 13: Lot and Road Layout with Wetlands (Net Area)
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The Development Concept is to have a country residential development on lots that are
generally 1.6 ha and a commercial development along the road with an internal road layout
that could connect to surrounding parcels. This demonstrates that orderly and efficient
residential and commercial development could be achieved in the area with an appropriate
residential/commercial interface.

5.2 Commercial Area
Commercial has been incorporated as part of the Development Concept to be compatible with
City of Chestermere development north of the boundary with RVC. A Commercial Node / Local
Commercial use at this location is intended to complement development in the City of
Chestermere serving residents in proximity to the southern city limits. Consideration has been
given to: compatibility, economic viability, distances, appropriateness, and uses in the vicinity.
The commercial area would benefit from a theme that would make the area interesting to visit.
Suggested uses would require market validation and may include: a general store/convenience
store, specialty food store, restaurant, farmer’s market and gift shop, retail garden centre,
indoor/outdoor playground, dog park, service station and/or accommodation units.
Figure 14: Potential Commercial Area Rendering

Policy
5.1.1 The location of the Local Commercial area should be in general conformance with the
Figure 11: Development Concept.
5.1.2 Commercial area lot sizes, configuration, parking and layout shall be delineated at the
subdivision stage of the approval process.
5.1.3 Landscaping requirements and architectural controls to ensure visual quality of the
commercial area shall be detailed in Architectural and Design Guidelines to be
submitted at the subdivision stage of the development approval process.
5.1.4 The use, building form, height, materials and orientation of commercial and commercial
development will be generally compatible with adjacent residential areas.
5.1.5 Identifiable and interconnected pedestrian routes from the commercial area to the
surrounding residential development shall be identified at the subdivision stage.
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5.1.6 Development of the commercial area shall conform to Commercial, Office and
Industrial Guidelines for Rocky View County.
5.1.7 Acceptable uses are those business activities primarily carried on within an enclosed
building that generate no significant nuisance impact outside of the enclosed building.
5.1.8 All commercial development shall be designed and constructed in accordance to
recognized Crime Prevention Through Environmental Design (CPTED) best practices.
5.1.9 All private lighting, including security and parking area lighting, shall be designed to
respect the County’s “dark sky” Land Use Bylaw requirements, conserve energy,
reduce glare, and minimize light trespass onto surrounding properties.
5.1.10The Business-Residential Interface Area shall be designed at the subdivision stage of
the approval process.

5.2 Residential Area
As per the Janet ASP future residential uses adjacent to future commercial land uses shall
be buffered with an appropriate interface area. An appropriate interface area shall be
designed with setbacks and landscaped buffers that will present a high-quality visual
appearance. Figure 15: Potential Country Residential Dwelling on an Acreage, shows how
landscaping, driveway configuration and architecture can influence the look of a lot in the
Plan Area.
Figure 15: Potential Country Residential Dwelling on an Acreage

The Development Concept is to have a country residential development on lots that are
generally 1.6 ha and a commercial development along the road with an internal road layout
that could connect to surrounding parcels.
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Policy
5.2.1 Single family dwelling units shall be the dominant land use for residential development.
5.2.2 The lot sizes of the residential development shall be approximately 1.60 ha (3.95 ac).
5.2.3 The lots which are adjacent to agricultural areas should incorporate mitigation
measures such as fencing, landscaping or other buffering to ensure compatibility with
adjacent agricultural land uses to the east.
5.2.4 Home-based businesses may be pursued in accordance with the provision of the Land
Use bylaw.
5.2.5 Private lighting, including security and parking area lighting, shall be designed
according to the County’s “dark sky” Land Use Bylaw requirements for residential
lighting in outdoor areas to be directed downward.

5.3 Open Space Area
Open space, parks, pathways, and trails provide opportunities for passive and active
recreation for a wide range of accessible, connected, inviting, and safe spaces. Trails connect
the commercial node and residential lands to the regional trail system along the WID. The
ASP has made locating pathways within the open space areas a priority.
Figure 16: Trails
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The Development Concept includes a connection within, and external to, the Plan Area;
addressing parks and open spaces during all phases; locating the network within, or aligning
with a park, wetland, storm water conveyance, water course, riparian area, or natural area;
Pathways will be landscaped and paved with a hard surface. A sustainable and low
maintenance for of landscaping is encouraged and should consist of natural prairie grasses
and drought resistant foliage suitable for the local environment. Incorporating crime prevention
through environmental design; and contribution to the regional trail and pathway system.
The Open Space trail from the northwest corner of the quarter section should eventually plan
to connect to the Regional Trail along the Crown Lands next to the WID.
Policy
5.3.1 The location of Open Space should be in general conformance with the Figure 11:
Development Concept.
5.3.2 Open space development, including pathway design, shall be in conformance with the
RVC Open Space Master Plan, RVC Servicing Standards and RVC Parks and
Pathways: Planning, Development and Operational Guidelines.
5.3.3 The design of the pathway system shall be included in the Open Space Plan provided
at the subdivision stage of development. Encouragement is given to Local
Pathway/Trail right-of-way widths of 10 m with a 2 m pathway/trail to transition to the
Regional Pathway.
5.3.4 Pathway connections should be planned to extend beyond the Plan Area through
quarter section NW-33, being the shortest distance to the Regional Trail System.
5.3.5 Designs and locations for pathways and landscaping of reserve lands shall be subject
to County approval in accordance to applicable County standards and guidelines.
5.3.6 All open space development shall be designed and constructed in accordance to
recognized Crime Prevention Through Environmental Design (CPTED) best practices.
Adequate lighting, visibility and safety will be provided along streets and pathways to
create a sense of security and to ensure a safe pedestrian environment.

5.4 Municipal Reserves
The MGA Section 666(2) “The aggregate amount of land that may be required under
subsection 1, (namely developable land that is the subject of a proposed subdivision) may not
exceed the percentage set out in the municipal development plan, which may not exceed 10%
of the parcel of land less the land required to be provided as environmental reserve and the
land made subject to an environmental reserve easement.” The County Plan requires 10% of
net developable area.

21

DRAFT Jan. 2020

Figure 17: Depiction of Open Space Trail

Figure 17: Depiction of Open Space Trail, shows a rendering of what could be for trails in the
open space area. It is expected that the open space area will be dedicated as municipal
reserve at the subdivision stage.
The MGA also notes that any combination of land or money for a municipal reserve may be
provided. The aggregate amount of land or cash-in-lieu that may be required is 10% of the
developable land that is the subject of a proposed subdivision.
Policy
5.4.1 Municipal Reserve will be provided as cash-in-lieu to contribute to the improvement of
public open space systems or recreation facilities in the County. The amount will be
based on a market value appraisal, determined at the time of subdivision, in
accordance with the MGA and the County Plan.
5.4.2 Municipal reserve shall be dedicated in accordance with the proposed plan of
subdivision to a maximum of 10% of that portion of the Plan Area identified as
residential development.
5.4.3 The provision of municipal reserves on account of non-residential development may
be by payment of cash-in-lieu of municipal reserve and based on a market value
appraisal determined at the time of subdivision in accordance with the MGA.
5.4.4 Municipal Reserve dedication shall be determined at the subdivision stage in
accordance with the Municipal Government Act.

5.5 Environmental Reserve
As directed in the MGA and Janet ASP, environmental reserves are lands dedicated to the
County as public land during the subdivision process. Environmental reserves are typically
wetlands or other natural feature with a regional form and function of regional significance to
RVC.
Figure 18: Wetlands, shows wetlands throughout the subject lands with the intention of
avoidance. These areas are clearly shown as those avoided for agriculture as evidenced by the
delineation around them by plowed furrows during farming of most of the subject lands.
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Figure 18: Wetlands

Policy
5.5.1 Any environmental concerns found in the Plan Area shall be addressed to the
satisfaction of Rocky View County.
5.5.1 Wetlands intended to be developed within the Plan Area shall be evaluated through a
biophysical impact assessments and individual wetland impact assessments.
5.5.2 Lands that qualify as environmental reserve should be dedicated as environmental
reserve or environmental reserve easement through the subdivision process, as per
the Municipal Government Act.

5.6 Stormwater
Stormwater management system design criteria will be based on RVC Servicing Standards,
Town of Chestermere policies, Utility Master Plan 2008 Update, the Stormwater Management
Guidelines for the Province of Alberta (1999), the Alberta Environment Standards and
Guidelines for Municipal Waterworks Wastewater, Storm Drainage System (2006), the
Shepard Regional Drainage Plan, and on the City of Calgary Stormwater Management &
Design Manual (2000).
Designs will be overland using the natural drainage system at pre-development volumes and

23

DRAFT Jan. 2020

a pre-determined release rate. Stormwater is intended to be contained on-site as per the
Master Drainage Plan. A variety of water re-use options should be considered to lower
stormwater volumes such as on-site irrigation, evaporation, absorption, transpiration, and
infiltration. Low Impact development (LID) may include some containment on individual lots;
Best management practices (BMPs) may include buffer strips, grading and naturalized
methods. For the purposes of this Conceptual Scheme, a northern and a southern stormwater
pond are presented.
Stormwater conveyance follows the natural contours of the land towards the two low lying
areas on the subject lands, one to the northeast and one to the southeast. Stormwater
conveyance is designed to follow along proposed property lines, along the road network and
to the stormwater ponds. A conveyance is also provided along the future road in a west-east
direction. For the proposed commercial area, stormwater is proposed to be directed along the
western interface between commercial and residential, then travel south to the stormwater
pond. Should it be determined that additional stormwater retention is required for the
commercial area, an area in the residential-commercial interface could provide for a
stormwater canal and possibly connecting the proposed ponds.
Wetlands are avoided for stormwater management purposes. A buffer between those areas
identified as wetlands and as stormwater ponds has been provided. A conveyance is also
provided along the future road in a west-east direction. For the proposed commercial area,
stormwater is proposed to be directed along the western interface between commercial and
residential, then travel south to the stormwater pond. Should it be determined that additional
stormwater retention is required for the commercial area, an area in the residential-commercial
interface could provide for a stormwater canal and possibly connecting the proposed ponds.
Figure 19: Typical cross-section of Storm Water Area, shows expected design of the
stormwater pond. This will be provided at the subdivision stage.
Figure 19: Typical Cross-Section of Storm Water Area
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Figure 20: Stormwater Plan Concept

Figure 20: Stormwater Plan Concept, shows the proposed post-development stormwater flow.
Overland flow begins at the height of land in the northwest corner and is directed along the
road ditch, and future road allowance towards the northern stormwater pond and the southern
stormwater pond. Overland flows at the interface between commercial and residential lands
are directed to the southern stormwater pond.
Policy

5.6.1 Development within the Plan Area shall generally conform with the stormwater
management plan referenced in this Conceptual Scheme that takes into consideration:
best management practices.

5.6.2 Development shall minimize extensive stripping and grading, while also protecting
natural depressions in the landscape as part of the overall design of the stormwater
management.

5.6.3 An easement within the Plan Area shall generally ensure the storm pond will have the
area to function within the stormwater management plan referenced in this Conceptual
Scheme.
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5.7 Transportation Considerations
As described in the Langdon ASP, the Plan Area will provide for an internal road network that
contributes to a high-quality built environment and efficiently and safely aligns to the regional
road network. The transportation network will integrate development with nearby Chestermere
and adjacent lands and provide regional opportunities for walking, cycling, and public
transportation.
Using the Institute of Transportation Engineers (ITE) Trip Generation Manual 10th Edition for
a single-family detached housing, additional trip generation from the residential component is
based on the 24 new dwellings. A typical weekday is 9.44 trips per dwelling with 50% of the
vehicles entering and 50% exiting. This calculates to 226 total trips,113 entering and 113
exiting.
The additional trip generation from the commercial component is more difficult to calculate. It
would depend on the commercial uses at the site. The entrances and exits from the
commercial area and any road improvements would be a function of this trip generation
number. This would be determined at the development permit stage.
Janet Crossing internal roads will be constructed in accordance with RVC Servicing
Standards typical of the cross-sections provided below in Figure 21: Typical Cross-Section of
a Country Collector.
Figure 21: Typical Cross-Section of a Country Collector

Policy
5.7.1 Roads shall be constructed in accordance with Rocky View County Servicing
Standards.
5.7.2 An internal local road system that provides a minimum of two access points for
vehicular traffic should be constructed as a condition of endorse of the subdivision
stage.
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5.7.3 Consideration will be given to coordinate future development and access patterns and
shall address relationships and linkages with lands beyond the Plan Area in order to
promote integrated connections.
5.7.4 Road names, in accordance with approved municipal policy, will be determined at
subdivision stage.

5.8 Utility Services – Water
The proposal is for private water services, likely based on individual wells. A Phase 1
Groundwater Report would be expected to determine the viability of the aquifer to support the
proposal.
The proposal has anticipated the long-term possibility of municipal services for water and
increased densities. The lot and road layout presented later shows a potential future road to
enable future access to smaller lots of 0.8 ha (2 ac.) whereby the proposed 1.6 ha (3.95 ac.)
lots could be split without creating overly-narrow lot configurations.
Policy
5.8.1 Consideration will be given to private, individual, on-site water servicing solutions for
new lots. The County may require that deferred servicing agreements be secured in
order to ensure that new lots do connect to regional, municipal or co-op water utility
system, when those systems become available, as a condition of subdivision approval.
5.8.2 Water quality testing of the groundwater from wells installed on the subdivisions prior
to use as a drinking water source is recommended.
5.8.3 The water system will take into account fire protection standards and best practices for
water distribution.

5.9 Utility Services – Sanitary Wastewater
Sewage treatment and disposal will be managed on site with individual septic tank and tile
field installations. Rocky View County prefers a minimum of 0.4 ha (1 acre) of developable
land on each lot proposed through subdivision to facilitate the proper siting of tile fields. The
proposed conceptual subdivision scheme has been designed to accomplish this.
As previously discussed, the proposal has anticipated the long-term possibility of municipal
services and the possibility of increased densities with provision for access for cost-effective
infrastructure.
Policy
5.9.1 Consideration will be given to private, individual, on-site wastewater servicing solutions
for new lots. The County may require that deferred servicing agreements be secured
in order to ensure that new lots do connect to regional or municipal utility systems,
when those systems become available, as a condition of subdivision approval.
5.9.2 Sewage treatment shall be by individual septic tank and tile field for each lot proposed
for residential development to meet Alberta Private Sewage Systems Standard of
Practice and Rocky View County standards.
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5.9.3 Additional Geotechnical Evaluations including percolation and near surface water table
testing confirming suitability for on-site septic field sewage treatment systems shall be
required, as a condition of subdivision approval.

5.10 Shallow Utilities
Telecommunications, phone, cable, fiber optics (where available), electrical and natural gas
services will be provided to the Plan Area at the subdivision stage, as per utility owner’s
guidelines and availability.
Policy
5.10.1 Each phase of the development shall be fully serviced with private shallow utility
systems such as electrical, natural gas, and telecommunications.
5.10.2 Locations for easements and line assignments for shallow utility extensions shall be
determined at the subdivision endorsement stage.
5.10.3 Utility line assignments (buried/surface/overhead) are to be located within road rightof-ways and not within municipal or environmental reserve lands.

5.11 Solid Waste and Recycling
A local transfer site managed by Rocky View County is also available within Langdon for
recycling and garbage.

5.12 Protective and Emergency Services
911 Emergency Response for fire, police or ambulance is dispatched through the local
volunteer Fire Department in Langdon. Police services are provided by the R.C.M.P. enforcing
the law through a detachment in Chestermere or RVC Peace Officers enforcing selected
government acts and municipal bylaws. Medical emergencies are directed to facilities in the
City of Calgary.

6.0 Phasing
6.1 Phasing Stages
Figure 22: Phasing Plan (Conceptual), shows:
•

•

•

Phase 1 includes five lots, two retained lots due to the road dividing the property and a
PUL (North) with paved access connecting Range Road 283 from the north and a
temporary cul-de-sac in front of the entrance to the existing dwelling. Private individual
wells are proposed to service this phase as well.
Phase 2 adds five more lots and a PUL (South) with paved access from the south with a
second entrance connecting Range Road 283 to the Phase 1 internal road cul-de-sac by
converting the internal connection to a roundabout.
Phase 3 adds four more residential lots and one commercial lot with existing access to
the internal road. Entrance permits from Range Road 283 are intended to better serve
the commercial area as well, all to RVC standards.
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•

Phase 4 adds eleven residential lots on the north and western portion of the subject
lands. Access from the Phase 1 internal road and new extensions to cul-de-sacs in the
northwest and southwest will provide connectivity to surrounding properties.

Figure 22: Phasing Plan (Conceptual)

Policy
6.1.1 Phasing should generally be in accordance with the Phasing Plan. There will always be
no less than two access roads into the development during all phases of development.
6.1.2 Utilities for water distribution system, on-site storm water, wastewater collection; and
private shallow utility systems such as electrical, natural gas, and telecommunications
shall be in place during all phases of development.
6.1.3 The proposed Phasing Plan is conceptual only and will be confirmed at the time of
subdivision.
6.1.4 No amendments to this plan will be required due to changes in the boundary or number
of phases.
6.1.5 Design of Phase 1 of the Plan Area shall include provision for active transportation interconnectivity via pathway and/or trails located within the Open Space lands shown on the
Development Concept.
6.1.6 In the phasing of the Plan Area, no phase precludes the development of another.
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7.0 Implementation Framework
7.1 The Conceptual Scheme Implementation Process
Adoption of this Conceptual Scheme will establish specific expectations that will guide the
implementation of Janet Crossing. The Conceptual Scheme policies must be considered prior
to a land use amendment and/or subdivision approval. Consideration of this Conceptual
Scheme by Council will occur following a statutory Public Hearing. RVC will consider adoption
pursuant to the MGA. Subsequently, consideration of land use amendment, subdivision and
development permit applications will follow.

7.2 Land Use Redesignation
Janet Crossing intends to work with the County to apply relevant land use districts for a land
use redesignation application. A land use amendment is expected to be applied by Council in
accordance with the RVC Land Use Bylaw at the time of redesignation.

7.3 Business – Residential Design Guidelines
Figure 23: Business-Residential Interface Area, demonstrates that orderly and efficient
residential and commercial development could be achieved in the area with appropriate
separation distances, integrating walking trails, landscape buffers, stormwater infrastructure,
and other open space features.

Figure 23: Business-Residential Interface Area

7.4 Agriculture Boundary Design Guidelines
Agricultural boundary design guidelines would normally apply to the eastern boundary of the
proposal for compatibility. The application of the Agricultural Boundary Design Guidelines
(ABDG) may be beneficial in buffering the residential land use from the agricultural land uses
east of the road. The guidelines would help mitigate areas of concern including concern over
fertilizers, dust and normal agricultural practices. The type of agricultural operation on adjacent
lands is cultivation/cropping as evident from aerial images.
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Recommendations to meet ABDG could include various designs to provide compatibility. Site
layout could include setbacks and building placement. Edge treatments could include:
landscaping and fencing within the property line next to lands designated as Ranch and Farm
(RF).

7.5 Architectural Design Considerations
The developer will establish and implement specific Architectural and Design Guidelines to
ensure all development and landscape design reflects a consistent style and theme.
Policy
7.5.1
In order to ensure aesthetically coordinated development, design guidelines and
architectural controls, a document outlining Architecture and Design Guidelines for residential
buildings will be submitted at the subdivision stage of the development approval process.
7.5.2
The establishment of Homeowner Associations, Community Associations, or similar
organizations is encouraged in order to assume responsibility for common amenities and to
enforce agreements such as registered architectural guidelines.
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