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1) INTRODUCTION 
 
 
The following is submitted in support of two applications.  The first is an application to 
amend the Yellowhead County Land Use Bylaw No. 7.98 to redistrict approx. 16.2 ha. of 
the SW ¼ of Section 5-52-18-W5M from RD – Rural District to CR - Country Residential 
(the remnant lands, approx. 22.6 ha., are to remain within the RD District).  The second 
is a corresponding application to create a 6-lot multi-parcel country residential 
subdivision with an internal public road, comprising approx. 16.2 ha., to be known as 
“Wapiti Ridge Estates” (see accompanying subdivision concept/application, Land Use 
Bylaw amendment application and the Location Plan). 
 
 
2) SETTING AND ADJACENT LAND USES 
 
 
The subject land, which consists of approx. 38.8 ha., is located along the southeast side 
of Highway No. 47 at the confluence of the Embarras River and McLeod River.  It is 
across Highway No. 47 from a 5-lot CR subdivision to the northwest (see the Location 
Plan).  The Embarras River forms the eastern boundary of the subject land, the approx. 
150 m northern border follows the McLeod River, Highway No. 47 forms the northwest 
boundary, an undeveloped road allowance forms the west boundary and the southern 
boundary of the subject quarter section forms the south boundary.  
 
The subject land contains a dwelling and a garage, which is to be contained within 
Proposed Lot 4 (refer to the Concept Plan).  In the past, material for nearby road 
construction has been removed from the most northerly portion of the subject land, 
within portions of Proposed Lots 1, 2 & 3 as well as the northerly portion of the 
proposed internal and service roads.  As a result, there are areas of slightly lower 
elevation (between 2 – 3 metres) within Proposed Lots 1 and 2 toward the McLeod 
River.  Old Robb Road traverses the subject land, almost in a north-south direction, the 
alignment of which, for the most part, being utilized as the internal road for the 
proposed subdivision.  A power line runs along much of the east side of old Robb Road.  
With the exception of the old borrow area to the north, the old Robb Road as well as a 
small clearing surrounding the existing dwelling and garage, the subject land is well 
treed (mostly spruce, mixed with some aspen).  The internal road is proposed to 
intersect with Highway No. 47 where the existing access to the site is located. 
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Proposed Lot 1 is adjacent to the McLeod River while Proposed Lots 2-6 as well as the 
remnant parcel are next to the Embarras River.  Depending on where you are, this 
property offers both vista and seclusion.  With a very limited supply of private land this 
far south along Highway No. 47, this proposal will provide a much-needed supply of 
residential lots within an exceptional setting. 
 
 
3) LAND USE POLICY/BYLAW CONTEXT 
 
 
The subject land is currently within the RD – Rural District of the Land Use Bylaw 
which allows for a maximum of 5 residential parcels per quarter.  Since five CR parcels 
already exist within the quarter section immediately to the northwest, across Highway 
No. 47, the creation of any additional residential parcels requires redistricting the 
subdivision area from the RD – District to the CR - District.  In terms of compatibility 
with adjacent lands, it is important to note that the five residential parcels across the 
Highway are within the CR – District, the same districting being sought here.  It should 
also be noted that only the subdivision area, including the internal road, is to be within 
the CR – District.  The proposed remnant parcel will remain within the RD – District. 
 
The CR - District stipulates a minimum parcel size of 1.0 hectare (~2.5 acres) and does 
not specify a maximum parcel size.  All of the proposed parcels are larger than the 
prescribed 1.0 hectare minimum, each with a developable area of at least 0.4 ha. in 
accordance with County policy and Alberta Environment’s Guidelines.  This component 
is discussed further under Section 5 below, particularly with respect to sewage 
treatment and availability of potable water.  Reference is made to percolation/near-
surface water table testing conducting by EXH Engineering Ltd. and a Groundwater 
Potential Assessment conducted by Waterline Resources Inc. 
 
As mentioned, the proposed subdivision is to be serviced with an internal road that will 
intersect with Highway No. 47 generally where the existing, approved parcel access is 
located.  The internal road will be built to the standards and satisfaction of Yellowhead 
County.  A 30 metre wide service road dedication is located along the entire length of 
Highway 47.  With respect to Highway 47, a Traffic Impact Assessment has been 
conducted and reviewed by Alberta Transportation, which is discussed under Section 4 
immediately below.  It is understood that the intersection with Highway 47 will require 
approval from Alberta Transportation.  Section 4 also addresses the 1:100 floodplains of 
the McLeod and Embarras Rivers. 
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4) LAND USE, SUBDIVISION DESIGN, DEVELOPMENT STANDARDS,
 DENSITY AND STAGING 
 
 
The LUB amendment and the accompanying subdivision concept being proposed are 
intended to provide a much-needed supply of residential lots in an area strategically 
located between the Edson area and the Coal Branch, where private land is very scarce.  
As described earlier, the setting is exceptional.  It is expected that the 6-lot subdivision 
being proposed here will become fully occupied very quickly. 
  
The subdivision has been designed to take as much advantage of the terrain and existing 
vegetation as possible to provide well-spaced building sites for dwellings in keeping 
with the intended nature/character of the subdivision.  All six Proposed Lots as well as 
the remnant parcel will gain access via the internal road which, for the most part, 
follows the alignment of Old Robb Road.  The internal road, which forms a cul-de-sac at 
the southern terminus, will cause a single intersection only with Highway 47 a sufficient 
distance south of the bridge traversing the McLeod River. 
 
Very briefly, the Concept Plan shows a possible 5-lot second stage of subdivision which 
would gain access from a second small cul-de-sac going west from the Old Robb Road 
alignment located approximately at the boundary separating Proposed Lots 4 and 5.  As 
will be discussed shortly, subdividing this second stage will have comparatively larger 
costs associated with it due to terrain, intersection treatment, etc. and is being shown 
simply for planning purposes to illustrate what the owner/developer may intend to do 
at some future date and how that might fit in with what is being proposed now.    The 
owner wishes to build a new dwelling on the remnant parcel south of Proposed Lot 6. 
  
At the request of Alberta Transportation, EXH Engineering Ltd. conducted a Traffic 
Impact Assessment (TIA) to address impacts associated with both stages of subdivision 
vis a vis Highway 47 in terms of expected volumes, turning movements, intersection 
treatment, illumination, pedestrian traffic, and so forth.  The full report is attached as 
Appendix 1.  As can be seen in a letter from Alberta Transportation in response to the 
TIA, see Appendix 2, the Department concurs that the creation of the six-lot subdivision 
(referred to as Stage 1) would require only Type I b intersection treatment.  They felt, 
however, that the additional 5-lot subdivision (referred to as Stage 2) would trigger the 
need for Type II b treatment at the sole expense of the owner/developer.  Although 
modified Type II b treatment might be acceptable for Stage 2, this still represents a cost 
level beyond what the owner/developer is willing to absorb.   Hence, the LUB 
amendment and the subdivision are restricted at this point to the six-lot first stage. 
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As can be seen on the attached Concept Plan, Proposed Lots 2-6 as well as the remnant 
parcel are bounded by the Embarras River with the McLeod River forming the 
boundary of Proposed Lot 1.  As these are major rivers, one needs to be diligent in 
identifying their respective 1:100 year floodplains and make the required 
accommodations in the subdivision concept to ensure development within the proposed 
parcels will be safe from 1:100 flood events.  To this end, EXH Engineering Ltd. was 
contracted to produce detailed contour/elevational data so that a reasonable degree of 
certainty could be enjoyed (see Appendix 3).  Once the elevations were calculated, 
Alberta Environment Protection (AEP) was asked to confirm previously researched 
flood information.  As the e-mail correspondence in Appendix 4 indicates, AEP has 
calculated the 1:100 year flood level, with freeboard, to be 6.2 m above the bed of the 
McLeod River and concluded that safe building sites can be provided by restricting 
development to a contour elevation of 929 m and above. 
 
Knowing the elevation at and above which development would be safe, it is equally 
important to ensure that mechanisms are put in place to ensure that below the safe 
elevation, development is restricted.  Several options were considered.  The first option, 
a Conservation Easement (CE), was dismissed as a CE is not normally used simply to 
protect development from a floodplain: more suitable means are available.  The second 
option was to employ Environmental Reserve, either in the form of a lot (ER) or an 
easement (ERE).  The difficulty with utilizing either an ER or ERE exclusively to deal 
with this case is that the Municipal Government Act requires that land taken as ER or 
ERE must be/remain in its natural state.  As the Concept Plan shows, a good portion of 
the area at or below 929 – 930 m elevation adjacent to both Rivers has been altered and is 
no longer in its natural state, most evident in Proposed Lots 1 and 2 as well as the most 
northerly portion of Proposed Lot 3 where the borrow material has been removed. 
 
In light of the difficulties associated with using an ER or ERE, the Concept Plan 
proposes a third, blended option: in addition to a standard 6.0 m wide ERE along the 
full length of the Embarras and McLeod Rivers, a Restrictive Covenant (RC), running 
with the land, that stipulates “no-build due to flood risk”.  This would be registered 
against the titles created making it very clear to purchasers/builders/homeowners (and 
serve as a reminder to the County as Development Authority) that while these areas can 
be enjoyed, building/development within the portions of the lots covered by the RC is 
prohibited.   
 
No municipal or school reserve land is being proposed.  It is anticipated that cash-in-lieu 
of reserve land owing for the subdivision area is to be paid to the County as a condition 
of subdivision approval with a Deferred Reserve Caveat (DRC) for the municipal 
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reserve owing for the remnant being registered against the title created for the remnant.  
While several power (e.g. AltaLink) and natural gas (e.g. Yellowhead Gas Co-op) 
interests are registered against the title for the subject land, circulation of the 
applications to the AEUB will reveal if any sour gas or high pressure sweet gas facilities 
are present within adjacent lands that will have to be accounted for in the design and/or 
approval of the subdivision.  
 
The current proposal will result in a population density of just under 2.0 persons per 
gross hectare (approx. 23 people within the subdivision area using an average 
household size of 3.25 persons).  Even with a household size of four persons, the 
subdivision will result in no more than 28 people.  
 
 
5) SERVICES 
 
 
The results of the percolation and near-surface water table testing conducted by EXH 
Engineering Ltd. are presented in Appendix 5.  Acceptable percolation rates for septic 
field sewage treatment (ie: between 5 and 60 minutes per inch) were found within 
Proposed Lots 3, 5 and 6.  Since the dwelling within Proposed Lot 4 is connected to a 
working septic system, no percolation testing was conducted.  Percolation rates 
favourable for septic field sewage treatment were not found on Proposed Lots 1 and 2 
(the best perc. rates were still slightly above the 60 minutes/inch limit).  This may not be 
surprising considering these two proposed lots contain the borrow area.  As is often the 
case, it is likely here as well that the more course material at the surface was removed 
for use in road construction leaving exposed the more impermeable, underlying clay, 
silty clay layers.  Such conditions, however, would be conducive, in fact requisite, for 
the installation of sewage treatment mounds.  In light of these sub-surface conditions, it 
can be said that on-site sewage treatment can be safely accommodated within each of 
the proposed parcels.  No near-surface water table problems were identified in the sub-
surface soil testing/analysis conducted by EXH. 
 
As far as groundwater is concerned, the Waterline Resources Inc. report (see Appendix 
6) concludes that aquifers underlying the subdivision area could meet the potable 
groundwater diversion required to service this development in accordance with 
standards/amounts specified in the Water Act. 
  
It is understood that the owner/developer will be responsible for all utilities including 
electric power, natural gas, telephone, etc.    
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Should the owner/developer be responsible for developing a storm water management 
plan as part of the development agreement, it should be noted that the large parcels will 
provide for maximum on-parcel stormwater absorption/drainage.  Moreover, the lay of 
the land is such that whatever overland storm water run off there would be could be 
easily channelled toward either the Embarras River or the McLeod River.  
 
 
6) MUNICIPAL/SCHOOL AUTHORITY IMPACT 
 
 
Yellowhead County will be in the position of being able to acquire a tax base (as 
compared to the existing, limited use) at comparatively little cost.  Because of on-site 
servicing, the County would not be responsible for the maintenance of any municipal 
services.  As there is no municipal or school reserve land being proposed, and 
development is protected from the two floodplains by way of a “no-build” RC in 
combination with a standard 6.0 m wide ERE, there will be no ownership of or on-going 
responsibility for such lands by the County.  Of course the County will become 
responsible for maintenance of the internal road, providing emergency services to the 
residents, and so forth.  However, the low density of the subdivision itself should have 
little impact on the internal road.   In addition, the County already incurs the costs of 
maintaining the existing roads in the area and this subdivision will provide 6 additional 
lots contributing to the tax base for maintenance and service provision. 
 
In terms of impact on schools in the area, the subdivision will result in an estimated 
maximum of 14 school-aged children (assuming a household size of four  - ie: 28 people 
in total - with two school-aged children in each household).  In reality, the number of 
school-aged children may be less.  Regardless, the effect on the two school systems in 
the area is arguably negligible.  In fact, if school bus service is already provided to the 
existing CR across Highway 47, increasing the number of children in the area could 
improve the economics of delivering the service. 
 
 
7) CONCLUSION 
 
 
The foregoing, in our opinion, provides sufficient information with which to evaluate 
and decide upon the LUB amendment and accompanying subdivision proposal.  It also 
our position that it fully satisfies the need to undertake conceptual, advance planning in 
support of redistricting and subdivision applications. 
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In conclusion, we ask that the Council of Yellowhead County find this Conceptual 
Scheme and supporting documentation acceptable and proceed with the approvals we 
seek. 
 
Respectfully submitted, 
 

 
 

Greg Hofmann, M.A., ACP MCIP 
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APPENDIX   1)  Traffic Impact Assessment 
(Prepared by EXH Engineering Ltd.) 
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APPENDIX   2)  Response to Traffic Impact Assessment 
(Alberta Transportation) 
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APPENDIX   3)  Elevation Contours Adjacent to 
McLeod and Embarras Rivers 
(Prepared by EXH Engineering Ltd.) 
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APPENDIX   4)  Response to Elevation Contours  
(Alberta Environment) 
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APPENDIX   5)     Percolation/Near-Surface Water Table Tests 
     (Prepared by EXH Engineering Ltd.) 
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APPENDIX   6)        Groundwater Potential Assessment 
      (Prepared by Waterline Resources Inc.) 
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