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1 Introduction 
 
In 2014 Ponoka County Council adopted a policy on commercial and industrial develop-
ment in the Highway 2 corridor.  The document identified five potential sites with access 
to Highway 2 at 
 

• Highway 604 
• Matejka Road 
• Highway 53 
• Menaik Road 
• Highway 611 

 
The 2014 study was an overview document which set general policy but did not look at 
the details of each site, whether there were conflicting land uses, or how the land could 
be serviced.   
 
The County has received a proposal to develop an industrial site adjacent to Highway 2, 
a mile north of Highway 604.  In council's opinion this should not be considered in 
isolation, but should be part of an overall plan for the area, drawn up in consultation with 
neighbouring landowners and regulatory authorities.   The present document looks at 
potential future land use on 37 quarters of land, all but one on the west side of Highway 
2, from Highway 604 in the south the Township Road 432 in the north.  The area is 
shown on Map 1. 
 
This area structure plan (ASP) is a high-level document which establishes general 
policies for the subject area.  More detailed local planning for individual quarter sections 
will still be required (including traffic impact assessments and proof of water supply) 
before they can be rezoned, subdivided, and developed.   
 
 
2 Senior government policies 
 
Although land use is a municipal responsibility, the County must follow provincial legis-
lation, particularly the regulations under the Municipal Government Act (MGA) and also 
some federal jurisdictions.  

 
Proximity to highways: A municipality must not approve a subdivision or 

development within 1,600 metres of a provincial high-
way without the prior approval of Alberta Transpor-
tation (AT). 

 
 The County has been in contact with AT, and the 

department's comments and requirements, as set out 
in letters dated 11 April 2017 and 15 January 2018 
have been taken into account in this ASP. 
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Airports: Development must not conflict with the operation of 
airports.   

 
 The closest airports are 10 km south on the outskirts 

of Lacombe, and 4 km north-east on the south side of 
Ponoka.  Both runways are 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 area and are Class E controlled 
air space.  Both corridors have bases at 2,200 feet 
above ground level, so they will not affect or be 
affected by land uses in the ASP area.  

 
Sour oil and gas installations: A proposal to build a residence or public facility within 

1,500 metres of a sour gas well or pipeline must be 
referred to the Alberta Energy Regulator (AER) for 
comments. 

 
 There are no sour gas wells or pipelines within 1,500 

metres of the ASP area. 
 
Other oil and gas installations: Residences are not allowed within 100 metres of a 

sweet oil or gas well, of within the right-of-way of a 
sweet oil or gas pipeline. 

 
 Map 2 shows that, within the ASP area, there are five 

flowing gas wells, four flowing oil wells, seven water 
injection wells, three location wells, one suspended 
gas well, and one miscellaneous well.  None of these 
wells are posted as sour.  All are linked to pipelines. 
Detailed subdivision designs must provide the 
required setbacks. 

 
Sewer lagoons: Residences must be at least 300 metres away from 

sewer lagoons. 
 
 There are no lagoons within 300 metres of the ASP 

area. 
 
Waste disposal sites: Residences must be at least 300 metres away from a 

waste disposal site, and no water wells for human 
consumption may be drilled within 450 metres of such 
a site. 

 



Adopted May 8, 2018 
By-Law 9-18-ASP 

 
 

 
Page 4 of 24 

 There are no waste disposal sites within 450 metres 
of the ASP area. 

 
Historical resources: The Alberta Government's Historical Resources 

Management Branch (HRMB) has the right to require 
a historical or archaeological assessment of any land 
which is to be developed.  This is normally done on a 
quarter-by-quarter basis prior to subdivision. 

 
In summary, there are no provincial or federal policies which prevent development in the 
ASP area once Alberta Transportation gives its approval. 
 
 
3 County policies 
 
The County's municipal development plan (MDP) places a high value on preserving 
good farm land.  Nevertheless, recognizing the locational value of the Highway 2 inter-
changes, MDP policy 5.1 says that "the County will welcome proposals to develop 
industrial subdivisions where provincial highways and local roads give access to 
Highway 2". 
 
Any new residential subdivisions are bound by the County's policies on protecting farm 
land.  Map 3, based on the Canada Land Inventory (CLI) soil ratings, shows that the 
County has done a good job of directing multi-lot subdivisions away from better soils 
and on to the poorer land north of Morningside east of Highway 2.  This ASP applies the 
same policies west of Highway 2. 
 
The MDP does not only protect good soils.  It also protects the right to farm.  A parcel of 
poor soil that might otherwise be suitable will not be approved for non-farm develop-
ment if that would interfere with nearby farm operations.  Conflicts with confined feeding 
operations (CFOs) and dairies are a particular concern, and were raised at the 
September 2011 rezoning hearing on SE 32 and SW 33-42-26-4. 
 
Only one existing CFO seems close enough to the ASP area to create and potential 
conflict with non-farm development.  That is the Dykman dairy in NE and NW 2-43-26-4. 
 
A site in NE 4-42-26-4 is approved as a cattle feedlot but is not currently in operation.  
 
 
4 Other local jurisdictions 
 
In its municipal development plan, the County commits to consulting the Town of 
Ponoka before approving any development within two miles of the municipal boundary.  
The County's land use bylaw uses an even larger referral area, and this is shown on 
Map 1.  The MDP also sets a one mile referral area along the Lacombe County border. 
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An earlier version of this ASP was sent to the Town, and to Lacombe County, with a 
request for comments.  These replies have been taken into account in the current 
version.   
 
As shown on Map 1, this ASP includes land that once formed part of the Sharphead 
Indian Reserve.  The reserve was surrendered many years ago.  There are no land 
claims in the area, so it does not appear to be necessary to consult the responsible 
federal department. 
 
 
5 Proposed neighbouring developments 
 
Developments proposed in two adjacent municipalities will affect this ASP. 
 
In Lacombe County:   Lacombe County has adopted an area structure plan for the 
land between the City of Lacombe and Highway 604.  The QE II North of Lacombe Area 
Structure Plan shows an area for "recreational / commercial" uses in NE 33 and NW 34-
41-26-4.  Land uses must comply with the County's Recreational zoning.  That designa-
tion includes campgrounds and RV parks as discretionary uses.  The bylaw contem-
plates private water systems and a high standard of sewage treatment. 
 
Ponoka County is currently working on an Intermunicipal Collaboration Framework with 
Lacombe County.  It is expected that this will require joint planning of land near the 
municipal boundary.      
 
In the Town of Ponoka:  In 2011 Ponoka annexed several quarters of land between 
the existing built-up area and Highway 2.  Map 3 in the Town's MDP shows this land as 
future commercial and industrial.  Two of the Town's policies are relevant to this County 
document and are quoted verbatim: 
 
7.5 [The town will] set building and landscaping standards for industrial areas.  This 

is particularly important where industrial development abuts a major roadway, 
residential, or park areas. The land use bylaw when amended will address, 
among other things, siting and design of buildings, landscaping, screening of 
storage and parking areas, signage and intensity of development, while 
recognizing the industrial nature of these areas.   

 
9.19 The Town recognizes that municipal services are not currently available in the 

2011 annexed areas in the proximity of Highway 2.  The 2012 Master Servicing 
Study provides how this may be accomplished.  The Town recognizes servicing 
these areas will be costly to developers; therefore consideration may be given to 
some types of development that may not have access to piped water and sewer 
service.   Proposals will be reviewed on a case by case basis and an area 
structure plan for these developments may be required.  
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The Town and County are currently working on an Intermunicipal Collaboration 
Framework.  It is expected to require joint planning of land near the municipal boundary.  

 
 
6 Present land uses 
 
Most of the land in the ASP area is farmed, or remains in the original tree cover.  The 
only major exceptions are the Pleasant Hills subdivision in NW 10-42-26-6, and three 
quarters of commercial / industrial development at the intersection of Highway 2 and 
Highway 53. 
 
There are also a number of oil and gas wells and associated access roads and pipe-
lines.  These are shown on Map 3. 
 
 
7 Zoning 
 
The County's land use bylaw generally reflects the actual land uses.  The only excep-
tions are SE 2-43-26-4, south of Highway 53, which has industrial zoning but remains 
undeveloped; and SE 33-42-26-4, which is zoned Country Residential but continues to 
be farmed. 
 
Present zoning is shown on Map 4. 
 
We have already noted that there are several other controls on land use in addition to 
the County's zoning. 
 

• All subdivision and development applications close to the Town of Ponoka are 
referred to the Town for comments.  The exact boundary of the referral area is 
shown on Map 1.  Referral ensures that the proposal is consistent with an inter-
municipal agreement on future land uses, adopted in the 1990s, but still used as 
a guide. 

 
• As the operator of the airport, the Town is also consulted on any subdivision or 

development proposal within 800 metres of the airport perimeter to ensure they 
will not interfere with flight operations.  However, this does not affect the ASP 
area. 

 
• As noted in section 2, the consent of Alberta Transportation is required before 

land can be subdivided or developed within 1,600 metres of a numbered 
highway. 
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8 Public concerns  
 
Local landowners were invited to an open house at the County office on Wednesday   
19 April 2017 to express their thoughts and concerns on development in the ASP area.  
About 70 people attended.  Two people who were unable to attend also submitted 
letters.  The issues which were raised are summarized below. 
 
Is an ASP the appropriate planning mechanism?   One landowner argued that an 
overall plan was not necessary.  Instead, there should be a separate ASP for each 
quarter section, and these applications should be evaluated on their own merits.    
 
Many speakers disagreed.  They said a regional overview should precede detailed 
subdivision planning. 
 
The County's consultant pointed out that having an ASP covering a large area did not 
preclude having developers submit more detailed ASPs or outline plans for individual 
quarter sections.  This is the approach taken in Lacombe and Leduc counties.  
 
Are there better places for industrial development?   One landowner suggested that 
industry should be encouraged along Matejka Road between Highway 2 and Highway 
2A.   
 
Other people pointed out that this would conflict with gravel extraction, gravel trucks, 
and the south approach to Ponoka's airport.    
 
It was also noted that Alberta Transportation has plans to rebuild to Matejka overpass.  
 
Is industrial development is appropriate near the Wolf Creek golf course?  
Residential development would be better.   
 
The County's consultant pointed out that there was ample land for residences around 
Ponoka, but few areas with the highway access sought by industry.  Appropriate land-
scaping can hide industrial areas from the sight of golfers and the residents east of the 
highway.  Section 16 below addresses this concern. 
 
What sort of land uses would be allowed?  The 2014 policy paper mentioned 
kennels.  They would not be welcome near existing residences. 
 
The County's land use bylaw does not allow kennels in the Rural Industrial zone.  They 
are listed as "discretionary" in the Prime Location Commercial zone, which means that 
neighbours have the right to appeal and have a development permit denied. 
 
Appropriate land uses are discussed in section 13 below. 
 
What will it look like from Highway 2?  The Battle River valley is a delight to passing 
motorists.  It would be a shame to spoil it.  
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Discussion ensued about aesthetic controls, landscaping, and buffering, and this issue 
is addressed in section 16 below. 
 
What will it look like from Pleasant Hills?  Industry should not be close to residences. 
 
The 95 acres lying south of Pleasant Hills will not be zoned for industry (see section 12 
below) and there will be buffer strips along the north side of the industrial area in 
addition to the native tree cover in Pleasant Hills and along the C&E Trail.   
 
What will be the effect on local roads?   The poor state of RR 263 was mentioned 
several times.   It was not capable of handling heavier traffic. 
 
County staff agreed that RR 263 needs work.  Industrial development will generate the 
taxes that will pay for this. 
 
Improvements to local roads are discussed in section 14 below. 
 
Is there enough water to support more development?  Hotels would be a concern.  
 
The consultant reviewed the Water Act and explained the existing domestic and 
agricultural users have the first claim on groundwater.  Industrial users require a licence.  
and (depending on the volume of water they need) may have to prove water before a 
licence is issued.  Town water might be a better alternative for heavy water users.  This 
issue is discussed in section 9 below. 
 
Will runoff damage Wolf Creek and other watercourses? 
 
The consultant discussed Alberta Environment's regulations that require the storm water 
to be detained and released slowly.  Detention ponds and natural or constructed 
wetlands also allow sediment to settle out, and rooted water plants take up 
contaminants.  This is dealt with in section 11.  
 
Creek valleys are taken into municipal ownership as environmental reserve, and   
provincial legislation requires that they be preserved in their natural state (MGA s.671 
(1)).  This issue is discussed in section 15 below. 
 
Second open house: 
 
The ASP discussed at the April open house was amended to deal with the issues raised 
in April, and to include the results of the groundwater study.   A second open house was 
held on 29 August 2017 to discuss the new draft.   Most of the discussion was about the 
following three concerns. 
 
Traffic volumes:  People living along RR 263 north of TR 422 were concerned about 
increased traffic past their houses.   
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Buffering:  Two landowners with houses close to proposed industrial areas asked that 
their properties be separated from industrial traffic by tree-covered areas or berms.  The 
consultant undertook to write this in to the document to guide future subdivision, and to 
make certain changes to road alignments. 
 
Land use:  It was pointed out that some areas proposed for industrial use were very hilly 
and might be better suited to residences.  The ASP has been changed to show these 
areas as either industrial or residential, at the discretion of the landowner and council. 
 
 
9 Water supply 
 
Where a subdivision will create six or more residential lots on a quarter section, and 
they will use groundwater for domestic supply, the Water Act requires that the developer 
provide a report by a professional engineer, geologist, or geophysicist, certifying that a 
diversion of 1,250 cubic metres of water per year for household purposes for each of 
the lots in the subdivision will not interfere with any existing household uses, licensees, 
or traditional agricultural users.  (This contains a large margin of safety: EPCOR reports 
that the typical household uses only 222 m3 per year.) 
 
The Water Act has no such requirement for non-residential subdivisions.  Instead, each 
user must obtain a water license from Alberta Environment prior to using a well.  
Depending on the required flow, the department may or may not ask for a pump test. 
 
At this stage it is not possible to calculate how much groundwater will be required to 
serve the development proposed in the ASP area.  This will depend on the number of 
lots and the type of industrial / commercial development.  However, it would be 
irresponsible to propose development that requires more groundwater than can be 
supplied sustainably.  The County therefore engaged Groundwater Information Tech-
nologies Ltd, a firm of professional hydrogeologists, to evaluate the local aquifers and 
give an opinion on the long-term sustainable yield on the lands proposed for non-farm 
development. Their findings for each of the proposed development areas are 
summarized in section 13 below.  The full report is available from the County office.  
 
It must be emphasized that this is a preliminary evaluation, and does not take the place 
of a more detailed investigation of each quarter section that may be required by 
provincial legislation prior to development.  
 
There are alternatives to well water.  The water pipeline from Red Deer to Ponoka 
passes through Morningside, and crosses Highway 604 just 2,500 metres east of 
Highway 2.  This is shown on Map 2.   Ponoka County is a member of the North Red 
Deer River Water Services Commission and is entitled to tap in to the line to serve its 
people and industry.  The cost of a connection might be tolerable if there were enough 
users (possibly including users on the south side of Highway 604 in Lacombe County). 
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A second alternative is to extend municipal water lines west from the Town of Ponoka 
into new development along Highway 53.    The County is willing to discuss this with the 
Town and, even if nothing is agreed at this time, all new development proposals should 
reserve the necessary rights-of-way for possible future water lines.   
 
Major water users also have the option of locating in Ponoka, where they can access 
the Town's water system. 
 
 
10 Waste water treatment 
 
A regional waste water gathering and treatment system, serving communities between 
Olds and Red Deer, was opened in October 2015.  Stantec, the lead engineers on the 
project, had earlier investigated a larger system to collect effluent from all the urban 
places along Highway 2A from Red Deer to Lacombe, plus the recreational develop-
ments around Sylvan Lake.  We are not aware of any movement on this proposal.  It 
might be practical in the long term, but in the foreseeable future we must assume that 
sewage from the ASP area will be treated locally. 
 
High lot densities and high volumes of effluent might justify a communal waste water 
gathering and treatment system.  This is the solution adopted by Lacombe County in 
their QEII North of Lacombe Area Structure Plan, under which individual sewage 
disposal systems are not normally allowed.   
 
A local sewer commission would build and operate the system on a cost-recovery basis.  
The County of Wetaskiwin's Pigeon Lake Regional Waste Water System could act as a 
model.   
 
All new development proposals should reserve the necessary rights-of-way for possible 
future sewer lines.        
 
New private residences on traditional three to five acre lots will undoubtedly use septic 
tanks and disposal fields.  These will be built by certified installers following site-specific 
tests for percolation and depth to water table, as required by the plumbing code. 
 
Low volume industrial and commercial users may also use a domestic style tank and 
field, or truck their waste water for treatment to Ponoka or another urban centre.   
 
 
11 Future highway improvements 
 
Alberta Transportation has recently rebuilt the Highway 53 interchange as a diamond in 
place of the former cloverleaf.  As part of that project, the intersection of Highway 53 
and RR 261 north is being moved westward.        
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The Town of Ponoka has expressed some concern about the ability of the highway 
interchanges to handle additional traffic, and has asked to be involved in any future 
traffic impact assessment.  The County agrees that this would be useful. 
`  
In letters to Ponoka County dated 11 April 2017 and 15 January 2018, Alberta 
Transportation confirmed that they have plans to widen Highway 2 to six and eight 
lanes.  This will require an additional ten metres of right-of-way on the west side of the 
highway.       
 
The department also plans to remove the Gee Road interchange, and to rebuild the 
Matejka Road interchange, but planning has not advanced to the stage where they can 
say how much extra land they will require for those upgrades.   
 
It may also be necessary to widen Highways 53 and 604.  This is addressed in the 
traffic planning assessment (TPA) discussed in section 14 below.  
 
It should be noted that, as part of a subdivision approval, a developer must dedicate 
land for road widening, without compensation, along local roads (such as RR 263), and 
highways numbered less than 900.  However, road widening for primary highways, and 
for secondary highways numbered higher than 900, must be purchased (MGA, sections 
661(a), (h), and 616(aa)).   This means that the developer may be required to dedicate 
widening for Highway 604 and municipal roads, but AT must purchase the land 
necessary to widen Highway 2.    
 
There are three possible responses to this uncertainty. 
 

• Ask AT to advance their planning so that any subdivision adjacent to Highway 2 
and the interchanges incorporates sufficient road dedication; or 

 
• use the County's land use bylaw and AT's roadside development permit process 

to require larger than normal building setbacks adjacent to the highway, leaving 
room for future road dedication; or 

 
• take a generous strip of municipal reserve along all highway frontages, and have 

the County transfer the necessary land to AT at fair market value when needed.  
This is not recommended because it goes against the intent of municipal reserve. 

 
The County will of course refer all proposed local area structure plans and subdivision 
applications to Alberta Transportation to ensure that the department's needs are met. 
 
  
12 Storm water management 
 
When land is developed for non-farm use, and the hard-surfaced area increases, storm 
water and snow melt tends to run off instead of being absorbed into the ground.  To 
avoid overloading downstream watercourses, culverts, and bridges, Alberta Environ-
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ment requires that runoff be managed so that peak flows of storm water after develop-
ment are no higher than they were in the land's natural state.  This is normally achieved 
by constructing detention ponds at the lowest point of the development.   The rush of 
water is held in the pond and released slowly to off-site watercourses through a narrow 
diameter pipe. 
 
Any development which requires large areas to be hard surfaced will therefore be 
required to install a storm water pond.   
 
The ASP area is included in the Wolf Creek / Whelp Brook Master Drainage Plan.  This 
imposes a higher standard than the provincial rules, and must be taken into account in 
the design of any storm water management system.  
 
A well designed storm pond also cleans the water by giving time for particulates to settle 
out.  Emergent vegetation such as cat-tails can also remove nutrients, to the benefit of 
downstream water quality.  It should be noted that Lacombe County requires all storm 
water management facilities to be constructed to mimic the effect of natural wetlands. 
 
Existing wetlands serve the same function and should be protected when nearby land is 
developed.         
 
 
13 Future land use pattern 
 
Map 5 shows the proposed future land use pattern in the ASP area.  It is consistent with 
provincial and municipal policies, and addresses the concerns raised at the open 
houses in April and August 2017. 
 
Three areas are proposed for development.  From south to north they are adjacent to 
Highway 604, Matejka Road, and Highway 53. 
 
 
South development area (Highway 604 to TR 422)  
 
Industrial uses are proposed on all or parts of three quarter sections lying north of 
Highway 604 between Highway 2 and RR 263.  The intersection of the range road and 
the Highway 604 will be rebuilt and paved to carry the expected traffic (see section 14 
below).  Internal roads will be looped for ease of maintenance, and to provide an 
alternative means of access for emergency vehicles.   
 
The report by Groundwater Information Technologies indicates that water yields in this 
area are high.  It calculates an average well capability of 333 m3/day.   
 
The Agricultural Operations Practices Act (AOPA) does not require any separation from 
a CFO and an industrial site, so the approved but inoperative CFO on NE 4-42-26-4 
does not restrict future industrial use on NW 3.   



Adopted May 8, 2018 
By-Law 9-18-ASP 

 
 

 
Page 13 of 24 

 
Map 7 is a contour map of the three quarter sections.  The slope of the area suggests 
that storm water ponds should be constructed in the north-west corners of SW and    
NW 3.  These can also provide water storage for fire fighting.   All three quarters have 
some steep gradients, and it will be necessary to re-grade some of the land to create 
usable lots and proper drainage.   This will be addressed at the subdivision stage.  Re-
grading also opens the possibility of creating a berm between the industrial lots and 
Highway 2.  This will buffer the area east of the highway from the sight of industrial 
buildings. 
 
Land west of RR 263, which has generally better soils, will remain in agriculture.   
 
People living in the acreages east of Highway 2, or golfing at Wolf Creek, or driving on 
the highway, must not be assaulted by ugly roadside development.  It is relatively easy 
to control the aesthetics of industrial operations by landscaping and buffer strips, 
whereas commercial operations usually seek to maximize their exposure to the high-
way.  This can be done under the authority of the County's land use bylaw by requiring 
effective buffering and landscaping between the industrial or commercial area and the 
highway.  Commercial development adjacent to the highways should only be allowed if 
it comes with the highest possible aesthetic and visual standards, compatible with 
neighbouring residential and recreational land uses. 
 
Residents of Pleasant Hills (NW 10-42-26-4) have made it clear that they do not want to 
live next to an industrial area.  The closest residence in Pleasant Hills is more than 500 
metres from any possible industrial site, but the concern is real.  It is proposed to deal 
with it in three ways.   
 

• First, the 95 acres between Pleasant Hills and the C&E Trail in SW 10 is not 
designated industrial.  It may remain agricultural or, at the request of the owner 
and council agrees, be allocated to Residential Mixed Use.   

 
• Second, any industrial use in SW 10 must not create excessive noise or traffic.  

This is best done by zoning the land to Direct Control.  A development permit can 
then specify a maximum allowable volume of truck traffic and regulate other 
items of concern to the neighbours to the north. 

 
• Finally, a wide buffer strip must be created and planted with trees along the north 

side of any industrial development. 
 
RMX is a residential district, but (to quote section 722 of the county's land use bylaw),   
it also allows 
 

light industrial uses such as small workshops and the storage of goods, vehicles, 
machinery, and equipment used in the business of the occupant of the lot, where 
these uses are secondary to the main residential use of the lot. 
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These secondary uses are discretionary, which means that they must be advertised, 
and may be refused if neighbours raise reasonable objections. 
 
As this is a new concept to many people, the full text of the RMX zone regulations is 
attached as Appendix A. 
 
These RMX lots will use the C&E Trail and RR 263 for access, and most traffic from 
them will run south along paved RR 263 to Highway 604.  Very little traffic is expected 
to go north past Pleasant Hills. 
 
There is a good example of RMX zoning along Airport Road (45 Avenue) in Wetaskiwin.  
The houses are of good quality, and the business elements (mostly large shops and 
storage buildings) are well landscaped and are entirely compatible with the residences.  
This can be seen on Google Streetview. 
 
In an earlier version of this ASP, industrial use was proposed for all the land south of 
the C&E Trail. However, the hilly nature of some of this land (shown on Map 7) means 
that any large scale industrial use will require the land to be re-graded, while RMX could 
be developed with very little change to the land surface.  Map 6 therefore shows the 
hilly land in both SW 10 (the Sawyer property) and NE 3 (the Snyder property) as either 
industrial or RMX.   
 
The report by Groundwater Information Technologies states that the aquifers underlying 
the proposed RMX subdivision can supply water in excess of the Water Act's require-
ment of 1,250 m3 per year per household, and this will not cause adverse effects to 
other domestic or licensed groundwater users, or have any adverse effects on existing 
springs or other groundwater discharge areas. 
 
North of Pleasant Hills, a new residential subdivision may be created between Highway 
2 and the Wolf Creek valley.  Outside the creek valley, the farmland assessment rating 
varies from 28% to 31%, which is in the acceptable range for residential subdivisions. 
 
Groundwater Engineering Technologies estimate a sustainable flow of 17.2 imperial 
gallons per minute, which is "in excess, as defined by the Water Act, of 1,250 m3/yr for 
normally spaced residential lots". 
 
These lots would be entirely residential (zoned CR, not RMX).  The valley would be 
taken into municipal ownership as environmental reserve.  These new lots justify paving 
RR 263 all the way north to TR 422.   
 
When designing future industrial and residential lots, it will be necessary to plan for the 
future widening of Highway 2.  The final design will be as required by Alberta Transpor-
tation.  Some interim solutions were discussed in section 12.   
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Central development area (Matejka Road) 
 
The County's 2014 Highway 2 Corridor Study suggested that all four quarters abutting 
Highway 2 and Matejka Road could be considered for industrial development.  This is 
certainly a long term possibility.  However, the demand for industrial land here is 
uncertain, so only the north-west quadrant (SW 27-42-26-4), which has good building 
conditions plus exposure to the highway, is shown as industrial at this time.  It is seen 
as a possible industrial site, probably for outdoor storage.  An abandoned well site 
presents few problems.  The location is shown on Map 8. 
 
If a demand for industrial sites does emerge here, the ASP can be amended to include 
more land.  The traffic planning assessment would also have to be amended. 
 
Widening of Highway 2 and reconstruction of the Matejka Road intersection in diamond 
format will require additional right of way, especially in NE 22 and SW 27-42-26-4.  Until 
the department's plans have been finalized, it is not possible to plan access or site 
layout, so development will probably be delayed. 
 
The groundwater engineers found that "water yields from the aquifers are high ... an 
average well capability of 288 m3/day is calculated for the area, sufficient for industrial 
lots". 
 
No immediate improvements are proposed to municipal roads in this area. 
 
 
Gee Road 
 
As noted above, Alberta Transportation has advised that they plan to remove the Gee 
Road / Highway 2 intersection.  Consequently, this ASP does not propose any non-farm 
uses for the land around the Gee Road intersection. 
 
Two quarters on Gee Road, one inside and one outside the ASP area, have previously 
been zoned Country Residential (see Map 4).  They remain unsubdivided, which 
suggests the market is not yet ready.  If any when they are developed, they may create 
interest in more residential lots along Gee Road.   As development at this time is only 
hypothetical, we have not shown them on Map 8.  However, the groundwater report 
found ample water available on SE 33-42-26-4. 
 
 
North development area (Highway 53) 
 
Proposed development along Highway 53 is shown on Map 9. 
 
Three quarter sections north of the highway are already zoned and subdivided for 
industrial / commercial use.  They include the original Don Laing sales site and, more 
recently, offices and yards for Almita Piling, Elite, Galloway, Morskate, LKQ and others.  
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No industrial development is proposed west of RR 261 and north of Highway 53 
because of possible conflict with the Dykman dairy.   
 
Because we do not expect much further development north of Highway 53, no water 
report was commissioned for that area. 
 
South of Highway 53, SE 2-43-26-4 is now zoned Industrial but remains undeveloped, 
so roads and drainage can be planned as a unit with other land south of the highway. 
 
Future development adjacent to Highway 53 does not present the same conflicts with 
existing land uses as we see in the Wolf Creek area, so both commercial and industrial 
zoning are probably appropriate: commercial along the Highway 53 frontage, and 
industrial at the south end.   

 
In order to create the desired looped road system, the internal road from RR 262 will 
loop through SE and SW 2 and back to RR 262.  The exact locations will be determined 
at the time of subdivision. 
 
RR 262 should be swung east to meet TR 430 at RR 262 in a crossroads instead of, as 
at present, in two offset T junctions.  This will create a cut-off area covering possibly 
fifteen acres.  At the time of subdivision the County should consider taking the tree 
covered ravine as environmental reserve, and the flat land as municipal reserve, to 
create a sizeable separation between any industrial development and the existing 
residences on NE 33.          
 
Map 9 shows an additional exit from the industrial area south on to the correction line 
road.  This road is not expected to carry much traffic: it is there to give an extra entrance 
for emergency traffic.   
 
As in the other development areas, it will be necessary to accommodate future highway 
improvements.  This will be done in consultation with Alberta Transportation at the time 
of subdivision. 
 
An earlier version of this ASP, discussed at an open house in August, showed about 
500 acres of industrial land south of Highway 53.  This has since been cut back to about 
350 acres to minimize conflicts with existing residences in NE 33.  A lower volume of 
traffic on RR 262 may also reduce the scale and cost of necessary road improvements.  
 
If the 350 acres shown on Map 9 proves to be insufficient, the County may consider 
expanding the industrial area by adding SE 3 and NE and NW 34.  However, this would 
require a new ASP with input from residents, plus an updated traffic assessment.    
 
The report by Groundwater Information Technologies shows a safe (sustainable) yield 
of 350 m3 per day in this area.  The report notes that since the Town of Ponoka 
converted from wells to Red Deer River water, local groundwater levels have risen 
dramatically, leaving more water for rural users.  However, tests show that the levels of 
calcium and sodium bicarbonate and total dissolved solids are in excess of accepted 
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standards for drinking water.  Users requiring large quantities of good quality water 
might do better to locate in Ponoka, where they can connect to municipal water. 
 
 
Special area 
 
This ASP includes SW 1-43-26-4 east of Highway 2 and south of Highway 53.  Its 
location adjacent to the municipal boundary means that it can be serviced by municipal 
water and sewer more easily that land west of Highway 2.  Any development here 
should be planned in co-operation with the Town, so no details are proposed here, but 
the general policies set out in this document, including road standards, buffering, and 
reserve policies, should apply. 
 
Planning for land in the County must proceed in concert with planning for land under 
Town jurisdiction in NW 1.   The proposed Intermunicipal Collaboration Framework 
referred to in Section 5 will set out a joint planning system. 
 
 
14 Municipal road standards and funding 
 
The County engaged ROHI Engineering to assess the traffic impact of the pattern of 
land use set out in section 13.  What follows is based on their report dated 27 Septem-
ber 2017.   A copy of ROHI's assessment is available from the County office.   
 
More detailed traffic impact assessments may be required for individual roads and 
intersections prior to development, but that level of detail is not justified at this time. 
 
No direct access is proposed on to Highway 2, Highway 53, or Highway 604.  All lots 
will have access only on to municipal roads. 
 
RR 263 north of Highway 604:    RR 263 is now constructed on a 20 metre right of 
way with a light hard surface as far north as TR 422.  This will be inadequate for indus-
trial traffic, so it will be rebuilt to a high standard and paved for two miles from Highway 
604 past Pleasant Hills to TR 422.   The right of way will be increased from the present 
20 metres to 30 metres at least as far north as the intersection with the C&E Trail.   
 
The intersection of Highway 604 and RR 263 must also be upgraded as recommended 
in the traffic planning assessment conducted by ROHI Engineering. 
 
Paving RR 263 will encourage industrial traffic to move south to Highway 604 instead of 
north to Matejka Road, so there should be no increase in the volume of traffic past 
Pleasant Hills.  If necessary, the County may ban large trucks from using RR 263 north 
of the industrial area.   
 
Matejka Road:  Matejka Road (TR 424) is a municipal road, outside the jurisdiction of 
Alberta Transportation.  At present it is paved for about 500 metres west of Highway 2 
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but turns to gravel before it meets RR 263.  If industrial development is limited to the 
area shown on Map 8, there is no need to upgrade it. 
 
Range roads north of Highway 53:  The existing industrial / commercial area north of 
Highway 53 is served by paved RR 261.  As part of the reconstruction of the inter-
section of Highway 2 and Highway 53, the RR 261 interchange will be relocated 
westward.   
 
Alberta Transportation has suggested that the RR 261 intersection be consolidated with 
the RR 262 intersection.  This would require land construction of a service road parallel 
with Highway 53.  A decision may be deferred until the volume of traffic north from 
Highway 53 justifies the work.   
 
When a local road access on to a highway is closed, requiring a new road and /or 
interchange, it is Alberta Transportation's practice to pay the entire cost of the work.  
However, if the need for improvements is created by a new subdivision or development, 
the municipality is responsible for the cost of the upgrade.  The municipality may then 
recover all or part of the cost from the developer.  
 
Municipal roads south of Highway 53:  Development south of Highway 53 will use 
RR 262 for access.  The intersection will be upgraded, and the range road rebuilt to 
handle industrial traffic, paved on a 30 metre right of way from Highway 53 south to the 
entrance to the industrial subdivision.   The work will be funded as discussed above. 
 
Map 10 summarizes the proposed improvements to municipal roads. 
 
Improvements to municipal roads may be paid for in one of three ways. 
 

• The County could require developers to build the road as a condition of subdivi-
sion or development approval under section 655 of the MGA.  Subsequent 
developers who benefitted from the road would be required to reimburse the first 
developer through an "endeavour to assist" clause in a development agreement.   

 
• The County could build the road at its own expense, and then recover the cost by 

a per-acre levy on new subdivisions using the road, as it did when it rebuilt and 
paved four miles of TR 422 from Highway 792 to Gull Lake.  Existing lots would 
not be charged even though they benefitted from the road improvements.  The 
mechanism is set out in section 651 of the MGA. 

 
• Alternatively, the County could treat the cost as a long term investment in 

economic growth, and absorb all or part of the cost as a general benefit, 
recovering it over time through the additional tax revenue flowing from the new 
development. 

 
Council has indicated informally that the third option is preferred. 
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It should be noted that the Battle River crossing road (RR 263 from TR 425 to 430) is 
not recommended for upgrading at this time. 
 
 
15 Municipal reserves 
 
When land is subdivided into multiple lots, the municipality has the right to take owner-
ship of all undevelopable land as environmental reserve, and up to 10% of the develop-
able land as municipal reserve for parks, schools, and buffer strips (MGA sections 664 
and 665).  
 
 It is particularly important to take the Wolf Creek and Battle River valleys into public 
ownership as environmental reserve when the land is subdivided.  These are shown as 
"areas of conservation concern" on Maps 5, 6, 8, and 9.  However, within these areas 
there are a number of sites, off the valley walls and out of the flood plain, which would 
be very suitable for residences, and those sites should remain in private ownership.    
 
Turning to municipal reserves, there is no need for parks and school sites in industrial 
areas, but there should be a landscaped buffer strip along all highway frontages, and 
between industrial uses and existing residences and recreational developments.  
Locations are shown on Maps 6, 8, and 9.             
 
On most industrial quarters, these buffer strips will not take up the entire acreage owed 
as municipal reserve.  The deficit will be made up by a money payment as allowed by 
section 666 of the MGA.   
 
The County may consider using money obtained this way to purchase parts of the Wolf 
Creek valley which are not now in public ownership.  Areas of particular concern are 
those parts of SE and NE 16-42-26-4 lying west of the RR 262 road diversion.  Of 
course this requires the agreement of the landowners.   
 
 
16 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 
good one.  This means setting high standards for development on land next to the 
highway. 
 
As a condition of development approval, the County will set standards for the style, 
quality, and placement of buildings, for landscaping and site treatment, and for the 
location of parking and storage areas adjacent to both highways and municipal roads.   
 
The County's land use bylaw already provides for such controls in the Prime Location 
Commercial zone.   Section 719.9 says that    
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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.    
 

At present the County does not have any formalized set of standards.  This must be 
rectified.   The County will therefore engage a landscape architect to write a set of 
standards that will apply to both the Industrial and Prime Location Commercial districts.  
The Town of Ponoka will be invited to participate in setting standards.  Until they are in 
place, 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.  
 
Buffer strips and landscaping must not encroach on the future highway right of way and 
must not negatively affect highway drainage. 
 
 
17 Protecting the right to farm 
 
This area structure plan sets out what may happen, not what must happen.  It gives  
landowners the option of developing their land for industrial, commercial, or residential 
use, but they may decline that option and continue to farm their land for as long as they 
wish.  That includes all farming operations, including spreading manure, spraying crops, 
working late at night, and moving farm equipment on municipal roads.  The County is 
committed to protecting the right to farm if it conflicts with other land uses. 
 
Provincial legislation gives a further level of protection.  The Agricultural Operations 
Practices Act says that 
 

2(1) A person who carries on an agricultural operation and who, in respect of 
that operation, does not contravene 

 
(a) the land use bylaw of the municipality or Metis settlement in which the 

agricultural operation is carried on, 
 
(b) the regulations, or an approval, registration, or authorization [under this 

Act], or 
 
(c) the generally accepted agricultural practice, 
 
  is not liable to any person in nuisance resulting from the agricultural 

operation and is not to be prevented by injunction or any other order of a 
court from carrying on the agricultural operation because it causes or 
creates a nuisance. 
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Land will retain its agricultural zoning until the owners request otherwise.  This gives 
them the right to apply for a yard site or agricultural subdivision. 
 
Assessment and taxes will not change until the actual use of the land changes.  
 
 
18 Next steps 
 
In order to start development as proposed in this ASP, the County will 
 

• Work with Alberta Transportation to define the land required for future improve-
ments to Highway 2, Highway 53, and Highway 604. 

 
• Decide how to pay for necessary improvements to municipal roads, and put 

those improvements into its capital budget. 
 

• Amend the land use bylaw so that appropriate landscaping is required on the 
road frontage of industrial lots. 

 
• Engage a landscape architect to write guidelines for landscaping in the Industrial 

and Prime Location Commercial districts, with input from the Town of Ponoka 
and Lacombe County. 

 
• Require developers to submit a detailed outline plan or local area structure plan 

for each quarter section proposed for development.   This must be accompanied 
by proof that there is sufficient groundwater to supply the development on a 
sustainable basis.  Where the land is subject to an Intermunicipal Collaboration 
Framework or Intermunicipal Development plan, the County will ensure that the 
proposal is compatible with the long term plans of the other municipality. 

 
• When requested by the owner, rezone land as indicated in this ASP, remember-

ing that development across Highway 2 from the Wolf Creek golf resort and 
housing, and along the north side of Highway 604, must be compatible with 
existing and future development in those areas.  

 
 
19 Conclusion 
 
Industrial development adjacent to Highway 2 offers the County the opportunity to widen 
its tax base at a time when oil and gas related revenues are declining.  This ASP pro-
vides a plan for such development in a way that minimizes the adverse impacts on agri-
culture and neighbouring landowners. 
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Appendix:  Extract from Land Use Bylaw 7-08-LU  
 
 
722 Residential Mixed Use (RMX) 
 
722.1 Purpose: 
 
 The purpose of the Residential Mixed Use district is to allow large lot single 

family housing and, as a secondary or associated use, small workshops and the 
storage of goods, vehicles, machinery, and equipment used in the business of 
the occupant of the lot. 

 
722.2 Permitted Uses: 
 

The following uses are permitted: 
 
• new single detached residences of conventional or modular construction and 

of a standard and design which are compatible with the surrounding resi-
dences 

• home offices 
• public parks and recreation areas 
• unattended utility structures serving the immediate area 
• buildings and uses accessory to the above. 

 
722.3 Discretionary Uses: 
 

The following uses may be allowed at the discretion of the Development 
Authority: 

 
• manufactured houses of a standard and design which are compatible with the 

surrounding residences 
• pre-existing buildings moved to the site 
• light industrial uses such as small workshops and the storage of goods, 

vehicles, machinery, and equipment used in the business of the occupant of 
the lot, where these uses are secondary to the main residential use of the lot, 
and hereinafter referred to as "secondary industrial uses" 

• extensive agriculture 
• buildings and uses accessory to the above. 

 
722.4 Size of Lots: 
 
 Residential lots shall have an area of at least one hectare. 
 
 Lots for other uses shall have an area to the satisfaction of the Municipal 

Planning Commission. 
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722.5 Building Setbacks: 
 
 All buildings shall be set back the following distances from property boundaries:  

• 40 metres from any highway or county main road, or, where the highway or 
road is to be widened or diverted, from the future boundary; and 

• 10 metres from any other boundary. 
 
 No accessory building shall be built in a front yard. 
 
722.6 Building Height: 
 
 No dwelling shall exceed 10 metres (33 feet) in height. 
 
 The maximum height of other buildings shall be as determined by the Municipal 

Planning Commission. 
 
722.7 Site Coverage: 
 
 The area of land covered by buildings shall not exceed 10% of the area of the lot. 
 
722.8 Special Provisions for Secondary Industrial Uses: 
 

A permit for a secondary industrial use shall be issued only to the owner of a 
parcel who is also resident on a parcel. 
 
A secondary industrial use shall not involve the outdoor display of goods on the 
property. 
 
A secondary industrial use shall not generate traffic in excess of what is accept-
able in a residential neighbourhood. 
 
No hazardous materials shall be stored on the parcel, and no offensive or 
intrusive noise, vibration, smoke, dust, odour, heat, glare, or electrical or radio 
disturbance shall be produced by any secondary industrial use. 
 
At all times the privacy and enjoyment of nearby dwellings shall be preserved 
and, subject to the purpose of the district, a secondary industrial use shall not 
unreasonably affect the residential amenities of the neighbourhood. 
 
Exterior storage of goods and supplies may be permitted provided that the 
storage area is screened to the satisfaction of the Development Authority. 
 
Secondary industrial uses are restricted to the rear yard. 
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All industrial and storage buildings shall be sited at least 10 metres (33 feet) from 
dwellings. 
 
No more than two unlicensed or inoperative vehicles shall be stored out of doors 
on a parcel at any time. 
 
The maximum number of non-resident employees on a parcel shall be set by the 
Development Authority and noted in the development permit, but in no case shall 
exceed two. 

 
722.9 Development Density:  
 

Only one dwelling shall be constructed on each lot. 
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