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SAMSON AREA STRUCTURE PLAN

1. INTRODUCTION

1.1 Purpose of this Plan

The purpose of this Area Structure Plan is to provide a general framework of future land use,
major transportation and utility corridors, to assist with future land use redesignation and
subdivision.

This Area Structure Plan offers future landowners valuable guidance regarding the possibilities
for future development on the subject lands. At the same time, the Area Structure Plan serves the
County and its residents by providing a policy framework to guide the preparation of land use
redesignation and subdivision applications in accordance with the principles of good planning and
in conformance with the Ponoka County Municipal Development Plan (MDP) and the Ponoka
County Land Use Bylaw (LUB).

1.2 Area Structure Plan Objectives

1. To demonstrate how the Area Structure Plan addresses the requirements of the Ponoka
County Municipal Development Plan (MDP) and the Ponoka County Land Use Bylaw
(LUB).

2. To prepare an Area Structure Plan to guide Ponoka County Administration and Council
while addressing requirements for subsequent land use redesignation, subdivision and
development applications.

3. To develop a future land use scenario within the plan area.
4. To identify optimal connections to local and regional and transportation networks.

5. To identify existing constraints and opportunities for future land uses, subdivision and
development within the Area Structure Plan.

6. To accommodate phased redesignation, subdivision and development of the Area
Structure Plan lands.
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2. POLICY CONTEXT

2.1 Alberta Provincial Policy

The purpose of the Area Structure Plan is to provide a statutory framework, pursuant to the
Municipal Government Act (MGA) and the Subdivision & Development Regulations:

e Provide a framework for the subsequent subdivision and/or development of land within the
County; and,

o Establish a potential plan of future subdivision or development that applies to a specific
parcel of land.

In addition, this Area Structure must address the following federal and provincial regulations,
including, but not limited to regulations related to:

¢ Alberta Transportation:

The Area Structure Plan must be in compliance with the requirements of Alberta
Transportation as the plan area is bisected by Highway 2. Alberta Transportation has
been consulted throughout the development of this Area Structure Plan and has
approved the associated Transportation Impact Assessment developed by JCB
Engineering (Appendix C).

e Airports:

Development must not conflict with the operation of airports. This development is not
in proximity to any airports. The closest airport is located on the south side of Ponoka.
The runway is north-south (both 34-16 magnetic) and the proposed development
areas do not lie under any approach circuits. Two Edmonton-Calgary flight corridors
(T753 and T759) pass over the lands and are Class E controlled air space. Both
Edmonton-Calgary corridors will not affect or be affected by land uses in the ASP
area.

¢ Oil & Gas Infrastructure
e Sewer Lagoons

e Waste Disposal Sites

e Alberta Environment

e Historical Resources
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2.2 Ponoka County Municipal Development Plan

The County’s municipal development plan (MDP) places a high value on preserving good farm
land. Nevertheless, the lands contained within the Samson Area Structure Plan are identified on
Map 4 within the Municipal Development Plan for a possible future Industrial site.

This Area Structure Plan is in compliance with policies contained within the Municipal
Development Plan Section 5 regarding Rural industry which are relevant to this Industrial /
Commercial Area Structure Plan. Policies which are particularly relevant are:

MDP Policy 5.1

“The County will welcome proposals to develop industrial subdivisions where
provincial highways and local roads give access to Highway 2.”

MDP Policy 5.4

“The County’s present Industrial zoning can accommodate industrial uses.
Commercial uses will be accommodated by a new land use district entitled Prime
Location Commercial District, with the allowable uses strictly defined so that the
interchanges are not used for big box stores, retail malls, auto sales, or other uses
which should remain in urban areas.’

It is important to note that the Municipal Development Plan protects the right to farm. A parcel of
poor soil that might otherwise be suitable will not be approved for non-farm development if that
would interfere with nearby farm operations. Conflicts with confined feeding operations (CFOSs)
and dairies are a particular concern in Ponoka County. Therefore, it is worth noting that the Area
Structure Plan includes one Confined Feeding Operation in NE12 44-26-4. This operation is
owned by the applicant presenting this Area Structure Plan to Ponoka County. The owner has
indicated long term plans to remove the Confined Feeding Operation at the time of future
development in the subject quarter section. As such, there are no envisioned conflicts with
Confined Feeding Operations in the vicinity of the Plan Area.

2.3 Ponoka County Land Use Bylaw

Pursuant to Ponoka County’s LUB, the entire site is currently designated Agricultural (AG) District.
2.4 Additional Municipal Policies

In addition, to complying the County’s MDP and LUB, the Samson Area Structure Plan must be
in compliance with regional agreements and documents. The Samson Area Structure Plan does

not fall within the boundary of any regional Intermunicipal Development Plans, and therefore was
not circulated to neighbouring municipalities.
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3. DEVELOPMENT AREA DESCRIPTON

3.1 Location

Samson Area Structure Plan is located along Highway 2 at the intersection with Menaik Road
(Township Road 442). The site is approximately 12 kilometres north of the Town of Ponoka and

6.5 kilometers south of Wetaskiwin County.

Figure 1: Samson ASP Location
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3.2 Current Ownership

Ownership of lands within the Area Structure Plan Area are shown in Table 1: Current Ownership
and on Figure 2: Land Ownership

Table 1: Current Ownership

Samson Tribal
Enterprises Ltd.

MERIDIAN 4 RANGE 26 TOWNSHIP 44

SECTION 13

QUARTER SOUTH EAST

CONTAINING 64.7 HECTARES (160 ACRES) MORE OR
LESS

EXCEPTING THEREOUT

A) 0.405 HECTARES (1.00 ACRE) MORE OR LESS,
AS SHOWN ON ROAD PLAN 6277MC

B) 5.67 HECTARES (14.00 ACRES) MORE OR LESS,
AS SHOWN ON ROAD PLAN 4494L7

C) 0.575 HECTARES (1.42 ACRES) MORE OR LESS,
FOR DRAINAGE DITCH AS SHOWN ON ROAD PLAN
2140PX

D) ALL THAT PORTION DESCRIBED AS FOLLOWS:
COMMENCING AT THE INTERSECTION OF THE WEST
LIMIT OF ROAD PLAN 6277MC AND THE NORTH LIMIT
OF ROAD PLAN 2140PX; THENCE NORTHERLY ALONG
THE SAID WEST LIMIT 228 METRES; THENCE
WESTERLY AND AT RIGHT ANGLES THEREOF 127
METRES; THENCE SOUTHERLY AND PARALLEL WITH
THE SAID WEST LIMIT TO A POINT ON THE SAID
NORTH LIMIT; THENCE EASTERLY THEREON TO THE
POINT

OF COMMENCEMENT CONTAINING 2.89 HECTARES
(7-.15 ACRES) MORE OR LESS EXCEPTING THEREOUT
ALL MINES AND MINERALS

AND THE RIGHT TO WORK THE SAME

052 206 204 +13

Samson Tribal
Enterprises Ltd.

MERIDIAN 4 RANGE 26 TOWNSHIP 44

SECTION 12

QUARTER NORTH WEST

CONTAINING 64.7 HECTARES (160 ACRES) MORE OR
LESS

EXCEPTING THEREOUT: HECTARES
(ACRES) MORE OR LESS

A) PLAN 449417 - ROAD 2.39 5.91

B) PLAN 5283LZ - ROAD 0.190 0.47

C) PLAN 0220953 - SUBDIVISION 8.91 22.02
EXCEPTING THEREOUT ALL MINES AND MINERALS

052 206 204 +8
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1160132 AB
Ltd.

MERIDIAN 4 RANGE 26 TOWNSHIP 44

SECTION 12

QUARTER NORTH EAST

CONTAINING 64.7 HECTARES (160 ACRES) MORE OR
LESS

EXCEPTING THEREOUT:

HECTARES (ACRES) MORE OR LESS

A) PLAN 6277MC ROAD 0.490 1.21

B) PLAN 4494LZ ROAD 7.82 19.33

C) PLAN 1623678 ROAD 0.159 0.39
EXCEPTING THEREOUT ALL MINES AND MINERALS

162 287 553 +2

PLAN 0220953 182 137 267
BLOCK 1
LOT 1
Owned By Other | EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 8.91 HECTARES (22.02 ACRES) MORE OR
LESS
ALL THAT PORTION OF THE SOUTH EAST QUARTER OF | 052 167 382

Owned By Other

SECTION THIRTEEN (13) TOWNSHIP FORTY FOUR
(44)

RANGE TWENTY SIX (26) WEST OF THE FOURTH
MERIDIAN, DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE WEST
LIMIT OF ROAD PLAN 6277MC AND THE NORTH LIMIT
OF ROAD PLAN 2140PX THENCE NORTHERLY ALONG
THE SAID WEST LIMIT TWO HUNDRED AND TWENTY
EIGHT (228) METRES; THENCE WESTERLY AND AT
RIGHT ANGLES THERETO ONE HUNDRED AND TWENTY
SEVEN (127) METRES; THENCE SOUTHERLY AND
PARALLEL

WITH THE SAID WEST LIMIT TO A POINT ON THE
SAID NORTH LIMIT; THENCE EASTERLY THEREON TO
THE POINT OF COMMENCEMENT, CONTAINING 2.89
HECTARES MORE OR LESS.

EXCEPTING THEREOUT ALL MINES AND MINERALS AND
THE RIGHT TO WORK THE SAME
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Figure 2: Land Ownership
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3.3 Existing Land Uses

At the time this Area Structure Plan was prepared, all lands within the Plan Area are designated
Agricultural (AG) District. There are two residential acreages located within the Plan Area, which
are privately owned and also designated Agricultural (AG District).

Within NE 12 44-26-4 there is an operational Confined Feeding Operation. The Operation is
owned by Samson Management and rented to a private business. It is anticipated that the
operation will continue to operate until such time that development occurs in that quarter section.

The existing uses are visible on Figure 3: Existing Uses / Aerial Photograph.

In addition, there is a pipeline running from the northwest to the southeast of the plan area. This
is visible on Figure 4: Existing Oil & Gas Infrastructure.
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Figure 3: Existing Uses / Aerial Photograph

SAMSON MANAGEMENT

e

MENAIK ROAD DEVELOPMENT

TAGISHA

SE13 44-26-4 E_NGINEEF!ING

&

LEGEND:

60

SE14 44-26-4 SW13 44-26-4

- 'I'rli'j I'. I'IEJ

icinia

Engagement Inc.

MENAJK ROAD = ASP BOUNDARY

NE12 44-26-4

X

NE1144-26-4 g, ° NWA2 44-26-4

EXISTING USES | AERIAL PHOTOGRAPH

M Samsan Managen:

Page 12 of 40




Samson Area Structure Plan e e
Figure 4: Existing Oil & Gas Infrastructure
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3.4 Existing Topography & Drainage

The majority of the existing site within
the ASP boundary is well-drained
farmland with gentle slopes. The site
is conducive to development with few
unfavorable areas. Maskwa Creek
flows from southwest to northeast
and is an adequate stormwater outlet
for all three quarter-sections in the
ASP. Elevations within the plan area
range between a high point of 843m
and a low point of 813m.

Phase 1 (SE13 44-26-4) is
reasonably well-draining, with slopes
ranging from 1% - 5% and having a D Al = : ;

few small wetland areas that will require mitigation. The majority of the quarter slopes from west
to east toward Maskwa Creek. A small portion of the quarter drains to Menaik Road’s Ditch, and
then it is routed to Maskwa Creek.

Phase 2 (NE 12 44-26-4 & NW12 44-26-4) is well-draining with slopes ranging from 1% - 15%,
with the slopes getting steeper in the east as they approach Maskwa Creek. The majority
(approximately 75%) of the quarter section slopes from west to east toward Maskwa Creek. The
remainder of the quarter drains to the South through a channel that routes the flow southeast to
Maskwa Creek.

NW12 is well-draining with slopes ranging from 1% - 3%, with the slopes getting steeper in the
east as they approach Highway 2. The majority (approximately 66.6%) of the quarter-section
slopes from west to east toward HWY 2, where it is routed east through a culvert to the NE12,
then south and east to Maskwa Creek through an open channel. The remainder of the quarter
slopes to the southwest toward Maskwa Creek.

The existing topography and natural drainage courses are identified on Figure 5: Site Topography
& Drainage.
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Figure 5: Site Topography & Drainag
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3.5 Existing Environmental Analysis

In general, the land within the Area Structure Plan boundary is agricultural land that is clear of
trees.

Wood Engineering has prepared an Environmental Overview (attached in Appendix A) and a
Groundwater Supply Desktop Assessment (attached in Appendix B) for the Northeast quarter
section (SE13 44-26-4) of the Plan Area. In the Environmental Overview, they identify wetland
features from a desktop review.

All phases of development will be in conformance with all Federal and Provincial environmental
Regulations.
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4. DEVELOPMENT CONCEPT

4.1 Land Use Concept

The Plan Area provides an opportunity for Ponoka County to utilize lands fronting onto Highway
2 at the intersection of Menaik Road (Township Road 442). The lands within the Plan Area are
directly adjacent to Highway 2, and as such, represent highly visible, prime commercial and
industrial development locations. Future commercial and industrial development in this location
will serve area residents and travelling public who utilize Highway 2.

The Development Concept includes Prime Location Commercial (PLC) and Rural Industrial (RI)
lands. Figure 6: Future Land Use Concept shows these lands.

The primary developer of the lands contained within Phase 1 intends to develop businesses which
will provide services for users of Highway 2 in Phase 1 (SE13 44-26-4).

In addition to servicing users of Highway 2, future development within both Phase 1 and Phase 2
of the Samson Area Structure Plan, is intended to focus on development of agribusinesses. For
the purposes of this Area Structure Plan, Agribusiness includes a business engaged in assisting
the operations of farming, the production and distribution of farming equipment and supplies, and
value adding through complementary processes and procedures.

Agricultural Processing means the physical processing of agricultural products to prepare these
products for sale, such as mixing, drying, canning, size reduction, fermentation, heat treatments,
cold treatments, chemical treatments and biological treatments of plant matter or the cutting,
curing, smoking, aging, wrapping or freezing of meat.

Agricultural Value-Add means the process or procedure by which value is added to a raw
agricultural material to increase the products value at market when sold by a producer (farmer).
This may include some form of processing including, but not limited to, cleaning, distilling, drying,
milling, slaughtering, and sorting.

Agricultural, Tourism means opportunities which occur in an agricultural area and provide for low-
impact tourism, providing visitors to the area the opportunity to experience and become educated
on agricultural and/or natural environments.

Agricultural, Industrial means an agricultural land use which functions using a higher input and
output level per unit of agricultural land area.

Ag-Services means any service that indirectly or directly assists agriculture operations.
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Future Prime Location Commercial

Future uses may include highway commercial areas in the vicinity of Highway 2 and Menaik Road
(Township Road 442). Locations near interchanges along Highway 2, such as the lands within
the Samson Area Structure Plan with appropriate planning and design, provide services to the
largest number of users. Assurances of safe access and egress without disrupting the function
of the Township Road 442 and Highway 2 will be provided via internal service roads that intersect
with Menaik Road. Highway visibility, acceptable signage, pedestrian safety, parking, traffic flow,
service roads, landscaping and aesthetic design shall be considered throughout the development
process.

Future Rural Industrial Land
The future rural industrial lands in the Area Structure Plan Area are located such that they do not

front onto Township Road 442 or Highway 2. The industrial developments will not have Highway
visibility, and will be buffered by highway fronting commercial. Future industrial shall provide
adequately screened outdoor storage These developments will require the design process to
accommodate acceptable signage, pedestrian safety, parking, traffic flow, service roads,
landscaping and aesthetic design. Access to the Rural Industrial Lands will be provided by
internal service roads, which connect to Menaik Road (Township Road 442).

Policy

4.2.1 Future arrangement of the land-use areas shall be in general conformance with
illustrated in Figure 6: Future Land Use Concept. The boundary between the Prime
Location Commercial and Rural Industrial is conceptual, and may be altered slightly at
the time of development without amendments to this plan.

4.2.2 Until the time of development, all lands in the Area Structure Plan Area shall remain as
Agricultural (AG) district.

4.2.3 Any development which abuts a residential use, including those outside of the Plan
Area, must provide a buffered strip which is landscaped with planted trees to the
satisfaction of Ponoka County.

4.2.4 Ponoka County may give consideration to development proposals for a diverse range of
commercial developments which fit within the parameters of the Prime Location
Commercial designation within the County’s Land Use Bylaw.

4.2.5 Development applications may require a biophysical assessment, a traffic impact
assessment, a storm water management study and a geotechnical report prior to
development, at the discretion of Ponoka County.

4.2.6 All future outside storage shall be screened to the satisfaction of Ponoka County.

4.2.7 A Municipal Development Plan amendment may be submitted by the applicant to amend

the Municipal Development Plan to include Agribusiness and associated uses in
association with the direction of this area structure plan.
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4.2.8 A Land Use Bylaw amendment shall be submitted by the applicant to amend the Land
Use Bylaw to add:

a. Agribusiness and associated uses to the Prime Location Commercial district and
Rural Industrial district.

b. Agribusiness and associated uses to the definitions.

4.2.9 As required by Alberta Transportation, future development within the Area Structure Plan
must protect future right-of-way for Highway 2 road widening to six lanes and a
reconfigured interchange at Menaik Road.

a. For the portion of developable lands outside of the future interchange footprint
identified on Figure 6: Future Land Use Concept, buildings should be setback 30m
from the current right of-way boundary.

b. For the portion of developable lands inside of the future interchange footprint

identified on Figure 6: Future Land Use Concept, buildings should be setback 40m
from the future right of-way boundary required for the diamond interchange.
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Figure 6: Future Land Use Concept
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4.2 Future Transportation

The proposed
development will be
accessed from Menaik
Road, which is under
the  jurisdiction of
Ponoka County, with
the exception of in the
immediate vicinity of the =
junction with Highway 2;
this results in the
subject sections of Menaik Road being under the jurisdiction of Alberta Transportation. Menaik
Road (also known as Township Road 442) is a two-lane, asphalt surfaced roadway with a posted
speed limit of 80 km/h. Highway 2 is under the jurisdiction of Alberta Transportation and is a four-
lane divided, asphalt surfaced roadway with a posted speed limit of 110 km/h. At the junction of
Highway 2 and Meniak Road there are no obstructions to sight distance at any of the intersections
with the on and off ramps for the interchange. Alberta Transportation is protecting this highway
for a freeway classification, as such no direct access to Highway 2 will be allowed outside of the
interchange junctions.  Alberta Transportation anticipates potentially reconfiguring the
interchange from a parclo to a diamond at some point in the future, and widening the highway to
accommodate 6 lanes of traffic. Note that the final design of the Highway 2 and Meniak Road
interchange has not been confirmed and the timeline of the reconfiguration is unknown at this
time.

A Traffic Impact Assessment in support of this Area Structure Plan was prepared by JCB
Engineering in 2020 and accepted by Alberta Transportation on November 30, 2020. This Traffic
Impact Assessment and Alberta Transportation Acceptance Letter are available in Appendix C.

Arterial and Collector Roadways have been identified for Phase 1 (SE13 44-25-4) of the
development leaving Local Roadways to be designated as needed as development progresses.

Arterial and Collector Roadways will be designed by the applicant for Phase 2 (NW12 44-26-4
and NE12 44-26-4) prior to subdivision approvals.

A summary of the recommendations from the Transportation Impact Assessment is provided in
the following table.
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Table 2: Recommended Transportation Network Improvements

Location Recommendation Timing
Access to Service Station
Menaik Road . Simple_ intersection (no auxiliary lanes 2021
East of Highway e Stop sign control on access roadway Opening Day of
2 . _470 metr'es from eastern most ramp Service Station
intersection
Access to Southwest Quarter Section
Menaik Road ° Simplg intersection (no auxiliary lanes 2041
West of Highway * Stop sign control on access roadway SW Quarter Section is
2 . _400 metres from western most ramp Developed
intersection
Access to Northeast and Southeast Quarter
Sections (see figure following that provides a
conceptual sketch of the proposed intersection)
Menaik Road e Left turn auxiliary lanes: northbound, 2041
East of Highwa eastbound, westbound NE or SE Quarter
> 9 y Right turn auxiliary lane: southbound Sections are
e Traffic signal replaces stop sign Developed
470 metres from eastern most ramp
intersection
The following comments are from the TIA
acceptance letter from Alberta Transportation
(November 30, 2020)
e At each of the ramp terminals, when
excessive vehicular delays are observed /
when excessive queues are formed at the
interchange ramps, infrastructure
improvements will be required to mitigate the
issues, which include (but are not limited to) 2041
Menaik Road lane addition / reconfiguration, signalization, NE or SE Quarter
NB Highway Off and/or roundabout. The exact timing is Secti
ections are
Ramp dependent on the pace of the development

and when operational issues / safety
concerns arise at the ramp terminal
intersections.

e Regarding future associated improvements
at the northbound left movement at the east
ramp terminal and the southbound left
movement at the west ramp terminal. Future
associated improvements at both the
interchange east / west ramp terminal

Developed
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intersections will be at Ponoka County
and/or the developer’s cost; and the
Department will work with the County / the
developer to determine what is the most
suitable improvement measure at that time.

e The proposed 100 metre merge lane for the
northbound right movement traffic could
potentially help improve the situation at the
northbound off-ramp, but we believe
northbound left movement traffic will still face
considerable delays and long queue
following this improvement. The 100 metre
merge lane may eventually be insufficient
and further mitigation measures may be
required.

Menaik Road 2041
Range Road 260 . SW, NE or SE
to Range Road Reduce speed limit to 50 km/h Quarter Sections are
261 Developed

With regards to the timing of the improvements, they should occur by either the dates provided
or when the development requirements are met. For example, when the northeast and

southeast quarter sections are developed, the listed improvements will need to be constructed
even if those developments occur prior to 2041.

The distances noted in the Table 2: Recommended Transportation Network Improvements will
need to be reviewed during detailed design to confirm that the distances can be achieved. If
not, the constraints to achieving the distance will need to be identified and a decision made if
the constraints can be removed, designed around or if the distance will need to be reduced.

The proposed ultimate configuration of Menaik Road and East Access intersection is identified
in the following graphic.
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Numbers shown are storage distances in metres.

Policy

4.2.1 Where additional internal roads are proposed, the developer shall enter into a
development agreement with Ponoka County regarding the construction of these internal

roadways.

4.2.2 Roads shall be constructed in accordance with Ponoka County guidelines or approvals
for roadways which will include internal industrial collector roadways utilizing 30 m right
of ways, with a 10 m paved road surface based on a rural cross section. The road
structure will be confirmed through a geotechnical investigation prior to subdivision.

4.2.3 Upon subdivision all future parcels shall have legal and physical road access.
4.2.4 All connections to Menaik Road (Township Road 442) shall be consistent to the

locations identified in the Transportation Impact Assessment. Future connections require
approvals from Alberta Transportation at the time of development.

Page 24 of 40



Samson Area Structure Plan

4.2.5 Future transportation improvements should occur by either the dates provided or when
the development requirements are met as per Table 2: Recommended Transportation
Network Improvements.

4.2.6 Internal roadway location and design for Phase 2 must be approved by Ponoka County
prior to subdivision approval.

4.2.7 Adjacent to Highway 2, an additional right-of-way will be required for future Highway 2
widening. At the time of future subdivision, the necessary highway right-of-way shall be
allocated.
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4.3 Future Servicing Strategy

Water Supply

Based on Wood Engineering’s Groundwater Supply Desktop Assessment (Appendix B), Phase 1
of the proposed development is limited to an average of 100 cubic meters of water per day. Field
verification is required to determine a firm quantity of available water.

e Phase 1A
0 Tagish Engineering recommends using a private onsite well(s) to supply water for
the proposed Phase 1 A.

¢ Remainder of Phase 1:
o0 Due to the limited groundwater availability, Phase 1 can either:

o Develop private onsite high-quality groundwater wells with water-use
restrictions limiting the development to low water-use commercial and
industrial (Approximately 2.24 cu.m/ha). This option would utilize a dry
hydrant at the stormwater facility for fire protection, or

o Develop a communal water system utilizing wells from inside and outside
of the Phase 1 boundary to increase the available water supply. This option
will require a distribution system that could also satisfy fire suppression
requirements.

e Phase 2
0 The options available to Phase 2 are dependent on the Phase 1 development.
Phase 2 will most likely utilize a communal system with a regional connection.

Policy

4.3.1 Phase 1A development shall utilize private water wells system for each lot. Any water
treatment required would be the responsibility of the individual lot owner. Wells shall be
designed and installed in accordance with Alberta Environment requirements.

4.3.2 A communal water treatment plant and distribution system will be required as
development occurs, depending on the water demands of the ultimate users. A
hydrogeological study shall be submitted with each Subdivision Application and
Development Permit to determine if and when a communal water treatment plant is
required.

4.3.3 Should a regional water system become available, undeveloped properties would be
required to connect to the system at the time of development. Properties developed
prior to the regional water system would be encouraged to connect to the system at the
appropriate time.

4.3.4 A dry hydrant shall be located at each stormwater facility to provide fire suppression.
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Wastewater treatment

The subject property cannot be serviced feasibly by an existing treatment plant, nor is there any
definite timeline for a regional system to service this area. It is being proposed that the lots are
divided such that they are large enough to each contain a septic tank and drainage field on the
private lot, to be maintained by the property owner.

Low volume (less than 25 m3/day) industrial and commercial users may use septic tanks with
drainage fields when possible, built by certified installers following site-specific tests for
percolation and depth to water table as required by the Alberta Private Sewage Codes and
Standards.

High volume industrial and commercial lots may require that an onsite sewage treatment plant be
installed or alternatively, holding tanks that allow sewage to be hauled offsite to a treatment facility
be considered (i.e. a private system for each lot). This would be the responsibility of the property
owner.

Policy

4.3.5 Individual lots shall be designed to accommodate private septic tank and drainage fields
at the time of subdivision.

4.3.6 All private septic tank and drainage fields must be built by certified installers and meet
the requirements of the Alberta Private Sewage Codes and Standards.

4.3.7 At the discretion of Ponoka County, sewage holding tanks may be used with the trucking
out of sewage on a regular basis at the property owner’s expense.
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Storm Water Management

In order to acquire Alberta Environment approval for a subdivision, a Storm Water Management
Plan that effectively addresses increased post development runoff flows is required. The post
development runoff flows must be controlled to an acceptable rate, so that there will be negligible
impact downstream due to the proposed development. i.e. post-development flows should be less
than or equal to that of the pre-development flows. This is accomplished by detaining a volume
of water in a stormwater detention pond and releasing it at a rate which is less than or equal to
the flow rate calculated prior to any development occurring.

The subject property will consist of rural roadways with ditches. LIDAR contours have been used
to determined the most logical location for the stormwater management pond. This is subject to
change based on detailed engineering, or site-specific conditions.

For Phase 1, it appears that the drainage will be retained on the east side of the site,
approximately 325 m north of Township Road 442, west of Range Road 260, where the site
naturally drains to in its current state. The rural grassed roadway ditches being proposed will
provide some pre-treatment for the stormwater while it is being routed to a constructed wet pond
for primary treatment. The stormwater will be discharged through a storm main into the existing
culvert that routes the water under Range Rd 260 to Maskwa Creek which is approximately 200
m away.

For Phase 1A, a portion of the pond will be constructed including an extra depth pond with a
volume of water adequate for fire suppression complete with a dry hydrant. The roadway ditches
being designed to route the stormwater to the proposed pond along with an access to the dry
hydrant.

Policy

4.3.8 The location of the stormwater ponds shall generally conform to the locations identified
on Figure 6: Future Land Use Concept. Detailed engineering design at the time of
subdivision and development will be utilized to determine the exact location.

4.3.9 No amendments to this Area Structure Plan will be required due to minor alterations for
the location of the stormwater ponds.

4.3.10 A detailed Storm Water Management Plan will be produced by a professional engineer
at the time of subdivision as a condition of the development agreement.

4.3.11 Stormwater Ponds shall be constructed to accommodate a volume of water adequate for
fire suppression and shall include a dry hydrant.

4.3.12 Stormwater drainage will be retained to pre-development flow rates if directed towards
the Highway 2 right of way. Should this be proposed approval from Alberta
Transportation is required at the time of subdivision.

4.3.13 Currently pre-development drainage on NW12 44-26-4 naturally flows to the east side of
Hwy 2 via a ditch. As per Alberta Transportation’s Drainage requirements should future
development propose to increase the use of the existing highway culvert for
development drainage, the applicant may be required to determine if the highway culvert
has the capacity to take on the increase in drainage volume as the land use changes
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from agricultural to industrial and highway commercial on NW12 44-26-4. This
investigation into the highway ditch drainage system and culvert capacity should be

undertaken as part of the Master Stormwater Management Plan at the time of
development.
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Public Utilities

Within this plan area, the public and private utility infrastructure required to service each
subdivided lot will be developed in accordance with Ponoka County standards. The utilities will
generally be developed in accordance with Figure 7: Phasing Plan. Any future Public Utility Lots
(PUL) will be allocated on a needed basis, and ownership maintained by the County.

Policy
4.3.14 At the time of subdivision Ponoka County may require the provision of a public utility lot /

lots. Should a public utility lot / lots be required, they should be located adjacent to a
stormwater pond.

4.3.15 All future developments must be serviced with public utilities at the time of development.
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4.4 Future Environmental Lands

Wood Engineering has prepared an Environmental Overview (Attached in Appendix A) for the
Phase 1 of the Area Structure Plan (SE13 44-26-4). The desktop analysis identified wetland
features. An onsite investigation is anticipated to take place in the spring of 2021 to verify nesting
grounds and animal habitat.

An Environmental Overview and Stormwater Management Plan have not been completed for the
Phase 2 (NW12 44-26-4 and NE12 44-26-4). As development of Phase 2 does not have an
estimated start date, conducting an Environmental Overview at this time may be premature.
However, the Environmental Overview and Stormwater Management Plan will be required prior
to future subdivision and development.

Policy

4.4.1 The Environmental Overview for SE13 44-26-4 will be submitted with the Stormwater
Management Plan for Water Act approval prior to development.

4.4.2 Prior to development in Phase 2 an Environmental Overview must be prepared by a
gualified professional prior to future subdivision and development.

4.4.3 All future developments must receive the required Water Act approvals prior to
development.
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4.5 Reserve Lands

When land is subdivided into multiple lots, the municipality has the right to take ownership of all
undevelopable land as environmental reserve, and up to 10% of the developable land as
municipal reserve for parks, schools, and buffer strips (MGA sections 664 and 665).

There is no need for parks and school sites in industrial areas, but there should exist a landscaped
buffer strip along all highway frontages, and between industrial uses and existing residences.

Buffer strips adjacent to existing acreages and along highway frontage shall be provided as
Municipal Reserve. These buffer strips will not take up the entire acreage owed as municipal
reserve. The deficit will be made up by a money payment, cash in lieu, as allowed by section 666
of the MGA.

In addition to Municipal Reserve, the County may require the developer to provide Environmental
Reserve in accordance with the MGA.

Policy

4.5.1 Municipal Reserve dedications shall be to the maximum 10% allowed in the MGA.

4.5.2 Municipal Reserve dedications shall be in accordance with County policy in effect at the
time of subdivision.

4.5.3 Municipal Reserve dedications may be in the form of land dedications, money payments
or a combination of land and money payments. Money payment must be in
conformance with Section 666 of the MGA.

4.5.4 Notwithstanding 4.5.1, lands which shall be considered as municipal reserve dedication
include:

a. Landscape buffer strips adjacent to existing acreages.
b. Landscaped buffer strips along the Highway frontages.

455 Inaccordance with 4.5.1 and at the discretion of Ponoka County administration,
stormwater ponds may be considered as municipal reserve.

4.5.6 At the time of subdivision, the County may require the developer to provide
Environmental Reserve in accordance with the MGA.
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4.6 Development Aesthetics

Every day, thousands of people gain their first impression of Ponoka County from what they see
as they drive along Highway 2. It is important to make their first impression a positive impression.
This means setting high standards for commercial and industrial development next to Highway 2.

As a condition of development approval, the County will set standards for the style, quality, and
placement of buildings, for landscaping and site treatment, screening, and for the location of
parking and outdoor storage areas adjacent to both highways and municipal roads. To this end,
Ponoka County’s Land Use Bylaw requires development within the Prime Location Commercial
designation be developed as per:

Before a new area is designated Prime Location Commercial, the developer shall
prepare a scheme, acceptable to the County and the Alberta Transportation,
setting out the required building locations, architectural treatment, landscaping,
and other aesthetic matters, and any decision made by the Development Authority
must be consistent with that scheme.

(Section 719.9 of Ponoka County’s Land Use Bylaw).

At present the County does not have any formalized set of design standards for developments
facing onto Highway 2. It is anticipated that the County will engage a landscape architect to
develop a set of standards that will apply to both the Industrial and Prime Location Commercial
districts along Highway 2. However, until such standards are completed and approved, the
County will use the standards as set out in Lacombe County's Highways and County Main Roads
Overlay District, which is Appendix A of the Lacombe Land Use Bylaw.

Policy

4.6.1 Buffered strips and landscaping must not encroach on the future highway right of way
and must not negatively affect highway drainage.

4.6.2 All developments fronting onto Highway 2 shall be designed to a high visual standard as
required by Ponoka County.
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5. PHASING

5.1 Phasing Plan

The phasing of development in the Development Area will generally proceed according to market
demand. Infrastructure, including utility corridors and road circulation systems, will be developed
in a phased manner along with the land uses.

Overall, the phasing of the Development Area can be described as:
Phase 1: Lands located in the Northeast quarter section (SE13 44-26-4) of the Plan Area.

o Phase 1A: It is envisioned that the first development within Phase 1 will be a commercial
gas station and additional commercial uses.

Phase 2: Lands located in the Southeast quarter section (NW12 44-26-4) and Southwest quarter
section (NE12 44-26-4) of the Plan Area. At the time of preparing this Area Structure Plan there
is no anticipated timeline for development of these lands. Development will likely occur when
market demand is sufficient to warrant the necessary infrastructure investment required to support
the development.

No phase precludes the development of another. It indicates the preference of how development
could proceed. The phasing is shown in Figure 7: Phasing Plan.

Policy

5.1.1 Phasing should generally be in accordance with the Phasing Plan identified on Figure 7:
Phasing Plan.

5.1.2 The proposed Phasing Plan is conceptual only and will be confirmed at the time of
redesignation.

5.1.3 No amendments to this plan will be required due to changes in phasing plan identified on
Figure 7: Phasing Plan.
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Figure 7: Phasing Plan
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6. IMPLEMENTATION FRAMEWORK

6.1 The Area Structure Plan Implementation Process

Adoption of this Area Structure Plan will establish specific expectations that will guide the
implementation of the Samson Area Structure Plan. The Area Structure Plan policies must be
considered prior to a land use amendment and/or subdivision approval. Consideration of this
Area Structure Plan by Council will occur following a statutory Public Hearing. Ponoka County
will consider adoption pursuant to the MGA. Subsequently, consideration of land use
amendment, subdivision and development permit applications may follow.

6.2 Land Use Redesignation

In support of the Samson Area Structure Plan, Phase 1, a land use redesignation application is
to be submitted to the County changing a portion of Agricultural (AG) district to Prime Location
Commercial (PCL) district.

The remainder of the lands in both Phase 1 and Phase 2 will go through the Land Use
Redesignation process in advance of future subdivision processes in accordance with the future
designations outlined in Figure 6: Future Land Use Concept. At the time of preparing this Area
Structure Plan, there is no set timeframe for future Land Use Redesignation applications.

Policy

6.2.1 Prime Location Commercial Land is identified in Figure 6: Future Land Use Concept.
These lands are expected to be designated Prime Location Commercial as per the
County’s Land Use Bylaw.

6.2.2 Rural Industrial Land is identified in Figure 6: Future Land Use Concept. These lands
are expected to be designated Rural Industrial Land as per the County’s Land Use
Bylaw.

6.2.3 The timing of Land Use Bylaw Amendment applications shall be at the discretion of the
landowners.
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6.3 Subdivision Application

A subdivision application may be submitted after the redesignation/redistricting application in
support of the Samson Area Structure Plan. The subdivision plan has been designed to utilize the
existing transportation network and minimize additional land disturbance due to future road
construction.

Policy
6.3.1 A plan of subdivision shall be prepared by a qualified Alberta Land Surveyor.

6.3.2 Lot boundaries shall be determined at the time of subdivision in accordance with the
requirements of the Land Use Bylaw.

6.3.3 Prior to future commercial and industrial subdivision approval, subdivision applications
may require a biophysical assessment, a traffic impact assessment, a storm water
management study, a geotechnical report and any other documentation deemed
necessary by the subdivision or development authority.

6.3.4 Detailed subdivision designs must provide the required setbacks to all oil and gas
installations.

6.3.5 A historical or archaeological assessment of any land may be required at the time of
subdivision in accordance with the Provincial regulations.

6.3.6 Consent of Alberta Transportation is required before land can be subdivision or
development within 1,600 metres of a numbered highway. As such, all subdivisions
must be circulated to Alberta Transportation for review and comment prior to approval by
Ponoka County.
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Development Application

Future development permit applications may be submitted after subdivision. Development in the
Samson Area Structure Plan is intended to occur in an orderly manner as servicing becomes
available.

Policy

6.4.1

6.4.2

6.4.3

6.4.4

6.4.5

6.4.6

All future development within close proximity of the powerlines and pipelines must meet
minimum setback requirements as required by federal, provincial and County
regulations.

All future development must meet the requirements outlined within the County’s Land
Use Bylaw.

All development permit applications shall require a geotechnical report prior to
development permit approval.

Additional technical studies may be required by the County as part of a development
permit application. These studies may include, but are not limited to, transportation
impact assessments and potable water assessments.

A historical or archaeological assessment of any land may be required at the time of
development in accordance with the Provincial regulations.

Consent of Alberta Transportation is required before land can be subdivided or
developed within 1,600 metres of a numbered highway. As such, all Development
Permits must be circulated to Alberta Transportation for review and comment prior to
approval by Ponoka County.

Page 38 of 40



Samson Area Structure Plan

7. ENGAGEMENT SUMMARY

7.1 Process

Prior to completing the Samson Area Structure Plan, the applicant completed the following
engagement process:

e Hardcopy letter mailout to two landowners within the Area Structure Plan on November
23, 2020. The mailout invited the landowners to contact members of the project team
directly for one-on-one conversations.

e Hardcopy letter mailout to sixteen landowners directly adjacent to the Area Structure Plan
on November 23, 2020. The mailout invited the landowners to contact members of the
project team directly for one-on-one conversations.

In light of COVID-19, the engagement process did not include a traditional open house.

7.2 Outcome

Approximately 9 landowners chose to reach out to directly engage with by various members of
the Area Structure Plan team including conversations with representatives from Samson
Management Inc., Vicinia Planning & Engagement Inc. and Ponoka County. The majority of the
guestions and conversations were in regards to:

e General support for:
0 agri-business development to occur within the Area Structure Plan area.

0 encouraging future development which will promote the redevelopment of the
existing confined feeding operation.

¢ Discussion on items not on the lands and proposed future development within the Area
Structure Plan area.

Ponoka County will be hosting a Public Hearing in compliance with the Municipal Government
Act, prior to Council approval of the Area Structure Plan Bylaw.
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8. Appendix
8.1  Appendix A: Environmental Overview
8.2  Appendix B: Groundwater Supply Desktop Assessment

8.3 Appendix C: Traffic Impact Assessment & Alberta Transportation’s Acceptance
Letter
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