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SUFFIELD AREA STRUCTURE PLAN
December 2010

It should also be noted that the land use survey identified undeveloped portions of residential
blocks that were 0.12 hectares or larger in size as vacant in-fill parcels. It is understood that
some of these in-fill sites may never be developed as additional building sites but the
potential for this type of expansion does exist.

The following observations are derived from an examination of this inventory data:

» All developed land accounts for only 18 percent of the study area, with two-thirds of
the developed property being devoted to residential uses.

« Within the residential area of the hamlet, there are approximately 5 hectares of
potential in-fill.

» The density of residential development is very low, with 6 to 10 houses per block
being the norm.

» Public parks, reserves and community facilities account for only 2.3 percent of the

total area, and about 8.5 percent of the designated land use area (all residential,
commercial and industrial districts).

* Over 40 percent of the total study area is devoted to either road or rail rights of way,
due to the Trans Canada Highway and the CPR main line passing through the hamlet,
as well as the internal hamlet road rights of way that are much wider than the typical
20.1 m width at 24.38 m.

* Over 20 percent of the study area is vacant undeveloped land that has not been

designated for hamlet uses and remains in the A2 — General Agriculture land use
district.

» Of the 9.7 hectares of industrial land, approximately 8 hectares (82%) is undeveloped.

» Of the 4 hectares of commercial land, about 2.3 hectares (56%) is vacant and
undeveloped.

CYPRESS COUNTY PLANWELL CONSULTING
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3.2 Development Constraints

There are a number of constraints that will limit the expansion, or affect the future growth of
Suffield. These will influence the overall development scheme for the hamlet:

Transportation

The C.P.R. main line right of way and the Trans Canada Highway represent a significant
barrier to future hamlet development to the south. Alberta Transportation intends to upgrade
the highway to a limited access rural freeway standard in the future. This will limit direct
access to the hamlet and will direct most traffic to Provincial Highway 884, where an
interchange with the Trans Canada Highway will be constructed.

Water

The existing water distribution system is comprised of a number of different-sized lines and
mains, and the system components should be rationalized over time. However, the major
issue at this time is water supply and the limited amount available from the C.F.B. Suffield
treatment plant. Consideration must be given to finding other sources or developing
alternative treatment facilities.

Sewer

The present sewage outfall line is limited in its ability to drain areas further north or east but
can readily pick up developable land to the west where the elevation is high. Detailed
analysis of the system and its extension into areas to the north and west are required.

Topography

There are a number of smaller low-lying areas, as well as some areas of higher elevation,
that may impact future development. Some of these may be resolved through re-grading
and cut-and-fill techniques, or may be required as designated retention areas. Detailed
evaluation and recommendations will be provided in the final Servicing Report.

Military Experimental Range

The Suffield Block lies 300 metres to the northeast of the hamlet, and any expansion of the
hamlet in this direction should be discouraged.

Lagoon

The sewage lagoon lies approximately 425 metres east of the hamlet, limiting expansion in
that direction. Residential development is not permitted within 300 metres of this facility.

CYPRESS COUNTY PLANWELL CONSULTING
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4.0 Development Concept and Policies

4.1 General Description

The growth and expansion of the hamlet of Suffield must strike a balance between
establishing additional serviced residential lots in the most cost-effective manner and
ensuring that the negative impact of adjacent incompatible uses is minimized. Although the
preference in the community is to have very large lots, servicing of these parcels is not
efficient and smaller lots should be encouraged.

The creation of additional commercial and light industrial lots, and appropriate uses and
regulations in the Land Use Bylaw, must be done in a manner that minimizes the negative
impact on adjacent existing or future residential development. In some cases, the proper
placement of commercial and light industrial land uses near transportation routes can also
assist in meeting the first objective by minimizing traffic in residential areas.

The plan provides for short-term growth as well as long-term expansion of the community,
taking into account the locational constraints and the logical expansion of municipal water
and sewer systems, and storm water management, in the future.

The Development Concept described in this Area Structure Plan addresses these planning
principles and provides a policy framework for the implementation of this concept. The
Development Concept is shown in Figure 5, and described in the following sections.

Furthermore, a Conceptual Subdivision Design is shown in Figure 6 that provides additional
detail regarding possible future land subdivision and road patterns. Although other designs
may be possible, this concept is included to provide a basis for future development and
servicing plans.

4.2 Residential Development

In the short term, the Development Concept proposes in-fill development within the existing
residential area of the hamlet. Existing vacant and undeveloped residential parcels that are
serviced with water and sewer should be developed prior to new residential subdivisions
being approved in the hamlet.

In the medium term, serviced residential lots can be developed on the easterly side of the
hamlet referred to as Stage 1 and Stage 2. Topographic and grading issues in this general
area need to be resolved in order for these stages to commence.

The Development Concept shows long-term residential expansion to the west of First Street
that will meet any future residential demands.

Residential Development Policies

» Future residential subdivisions shall be at least 40 metres from the Trans Canada
Highway right of way, as required by Alberta Transportation.

» Residential expansion in Suffield should occur only where municipal water and sewer
systems can be extended to provide fully serviced lots.

CYPRESS COUNTY PLANWELL CONSULTING
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SUFFIELD AREA STRUCTURE PLAN
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The predominant form of hamlet residential development shall be single detached
dwellings, although other types of lower density housing, such as semi-detached and
townhouse units, may be acceptable if future demand warrants this type of
development.

Residential development densities should reflect the rural nature of the community
and should average between 10 and 12 lots per gross developable hectare.

The first phase of residential expansion (Stage 1) shall be on land that is easily

serviced adjacent to the existing residential lots in the south-east part of the hamlet,
south of Baynes Avenue, providing 15 to 20 new lots.

The second phase of residential expansion (Stage 2) would be on land north of Baynes
Avenue on the southerly portion of Block Y. Some re-grading of this area may be
required to extend sewer service to the north, providing an additional 20 or more lots.
The northerly portion of Block Y may remain unserviced.

Long-term residential expansion shall be accommodated in the north-west part of the
hamlet, immediately west of First Street and south of Ellice Avenue. This area would
include a park and accommodate at least 30 large lots.

Where residential development is proposed adjacent to existing commercial land uses,
appropriate buffering and separation shall be incorporated in the subdivision design.

Storage of materials or unregistered vehicles in residential areas is discouraged unless
enclosed or housed to the satisfaction of the Development Officer.

4.3 Commercial and Industrial Development

Hamlets such as Suffield are suitable locations for service commercial and light industrial
activities. Although land within the hamlet has been designated for industrial uses under the
Land Use Bylaw, some of these properties are currently vacant. As local demand for
commercial services increases with a growing residential population, it is anticipated that
various commercial and light industrial uses will locate in Suffield. Furthermore, a limited
amount of highway commercial development may occur, given the location on the Trans
Canada Highway.

Commercial and Light Industrial Development Policies

The type of commercial development that is appropriate in the hamlet will

complement the predominant residential character of the community, and may include
certain types of light industrial activity.

Appropriate commercial and light industrial activities are those that do not create
negative impacts on the community related to excessive noise or truck traffic,
unsightly storage, or reduced air quality.

In the short term, light industrial development shall be directed to the existing parcels

in the north-east corner of the hamlet that are designated Hamlet Industrial in the
Land Use Bylaw. Some expansion of this district onto the north portion of Block Y may

CYPRESS COUNTY PLANWELL CONSULTING
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be possible to allow for some light industrial lots, although sewer service would be an
issue.

Similarly, short term commercial development shall be directed to the existing vacant
parcels in the hamlet that are designated Hamlet Commercial in the Land Use Bylaw.

In order to ensure that only appropriate types of activities are allowed on these
parcels, the existing Hamlet Commercial District should be used, and amended to
include specific light industrial and service commercial uses suitable to a hamlet
location.

In the long term, commercial development should be concentrated in the westerly part
of Suffield, and additional commercial lots may be established, in accordance with the
Development Concept of this plan.

Future development of commercial and light industrial lots on land west of First Street
will require the dedication of appropriate road rights of way, as well as the
construction of roads, meeting all County standards. Additional land for a storm pond
in this area will be required also.

Home-based businesses that comply with the relevant regulations of the Land Use
Bylaw are an appropriate type of commercial activity in the hamlet.

4.4 Parks and Open Space

Currently, there is a small park next to the Community Hall property, as well as a larger
Municipal Reserve parcel north of Ronald Avenue that has a baseball diamond. As the
population of Suffield grows, there will be the need for additional open space and
recreational facilities.

Parks and Open Space Policies

As hamlet land is subdivided in the future, municipal reserve shall be dedicated in

accordance with the Municipal Government Act to provide additional park space or to
establish buffers between incompatible uses.

The County and local community groups should work together to enhance and
improve existing park facilities in Suffield.

A park shall be included in any future residential subdivision west of First Street in
accordance with the hamlet Development Concept.

Land adjacent to the highway that is not suitable for residential development may be
used for other recreational activities such as playing fields or community gardens.

Land that may be required for storm water management facilities such as detention
ponds may also serve an open space function.

CYPRESS COUNTY PLANWELL CONSULTING
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5.0 Transportation

5.1 Existing Road Network

The road network is comprised of the local hamlet streets that connect to either rural roads,
Secondary Roads or the Trans Canada Highway. At this time there are two recognized hamlet
access points to the highway, as well as a third point largely related to traffic associated with
military vehicles moving from rail cars on the south side of the highway, crossing the highway
and travelling through the hamlet to get to the military base.

At the west end of the hamlet, the Trans Canada Highway intersects with Provincial Highway
884 that provides access to points north, including C.F.B. Suffield. Access to Suffield from
Provincial Highway 884 is possible at Ellice Avenue which runs along the north edge of the
hamlet and continues east as Township Road 150.

5.2 Hamlet Road System

The existing road system in the hamlet is comprised of a series of streets and avenues in a
common grid pattern, with the blocks running north-south. This grid is interrupted in a
number of places due to the angle of the highway and railway running through the hamlet.
These hamlet streets have no sidewalks, curbs or gutters and are built to a rural standard
with ditches or swales to direct and store storm water run-off. All hamlet road rights of way
are very wide at 24.38 metres.

Roads and Transportation Policies

» Any residential or commercial expansion in Suffield will require the dedication of road
rights of way and the construction of roads by the land developer.

* In new subdivisions, local streets shall be designed by an engineer and constructed to
County specifications, and shall be paved with curb and gutter design using over-land
drainage methods.

» For existing infill properties, access will require the installation of an approach with a
culvert for each lot. The location and construction of the approach shall be addressed
as part of the Development Permit approval process.

* The development of commercial and light industrial properties shall include the
provision of on-site parking for customers and employees.

» In order to provide for phased subdivisions, only those portions of roads that are
required to serve each development phase need to be constructed, provided a
temporary turn-around bulb can be constructed to County standards at the end of any
terminated street.

CYPRESS COUNTY PLANWELL CONSULTING
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5.3 Future Trans Canada Highway Upgrading

It is important that this Area Structure Plan directs future growth and development in the
hamlet of Suffield in a manner that takes into account the long-term plans to upgrade the
Trans Canada Highway. These plans involve eliminating direct access to the highway from
the hamlet as part of the process to establish the Trans Canada Highway as a limited-access
freeway.

Access to the highway will be limited to existing or new interchanges. It is expected that a
new interchange would be constructed west of Suffield to connect with Provincial Highway
884, and this would also provide access to Suffield along Ellice Avenue.

Highway Impact Policies

* Any residential or commercial expansion in Suffield must take into account the long-
term upgrading plans for the Trans Canada Highway and the ultimate removal of the
two existing direct access points.

» New residential subdivisions shall be located a minimum of 40 metres from the
highway right of way.

* Highway commercial development in the hamlet should be directed to land that is in
close proximity to Provincial Highway 884 as this will be the best and logical location,
once the highway upgrading has occurred.

5.4 Rail Access and Military Traffic

Rail access is required for the British Army Training Unit at C.F.B. Suffield. Most of their
equipment and vehicles arrive by rail and is unloaded in the right of way between the CPR
mainline and the Trans Canada Highway. The vehicles are then driven across the highway,
through the hamlet and onto the base.

In the long-term, this crossing will be eliminated and these vehicles will have to use the
established interchange and road system to move between the rail line and the base.

In the interim, it is expected that this military traffic will continue to move across the highway
and through the hamlet. The proposed concept plan allows for these movements through
the west portion of the hamlet that will be developed for commercial uses in the future.

CYPRESS COUNTY PLANWELL CONSULTING
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6.0 Municipal Servicing

6.1 Municipal Water System

The hamlet currently receives treated water from CFB Suffield, which flows to the hamlet’s
reservoir and pump station where, chlorine levels are monitored and adjusted, and the
system pressurized.

The current water agreement between CFB Suffield and the County stipulates that CFB
Suffield will supply a maximum of 7500 cubic meters per month to residential properties only.
New commercial or industrial developments will be required to develop their own water
supplies. Based upon recent consumption tendencies in the hamlet, it is anticipated that this
allotment should be adequate for the hamlet to grow to a population of 300.

Growth beyond the 300 population level could be approved if reduced water usage trends
become apparent. Watering restrictions during the peak consumption summer months could
also be utilized if there are development pressures to grow beyond the 300 population level.
Alternatively, an additional raw water supply could be investigated.

The distribution system includes a 150 mm diameter main loop with 50 mm and 75 mm
branch mains, as shown in Figure 7. New subdivision developments should be serviced with
150 mm diameter mains, connected to the existing 150 mm water main loop. Proposals for
the development of individual lots adjacent to 50 or 75 mm water lines should include an
evaluation of adequate water supply to that specific lot, by a professional engineer.

6.2 Sanitary Sewer System

The sanitary sewer system consists of a collection system including 200 mm diameter sewers
and a lagoon which is operated by Cypress County. The system was designed for a
population of 500 and thus, is expected to service the community for the foreseeable future.

The area designated Stage 1 Residential Expansion, in the Conceptual Subdivision Design
(Figure 6), can be serviced with an extension from Baynes Avenue, with minor fills required
to provide frost protection for the sewer main. However significant earth fills will be required
to provide adequate drainage from these lots. The existing ground elevations in the Stage 2
Residential Expansion area are significantly higher and thus, consideration should be
given to planning the grading of Stage 1 in conjunction with Stage 2. The design for the
sanitary sewer on 8" Street should take into consideration the potential for servicing the
Future Industrial area.

The southern portion of the Future Industrial area on 8" Street can be serviced with an
extension from Baynes Avenue, however adequate frost protection on the sewer main for the
northern portion is not achievable without deep fills (i.e., greater than 1.5m).

While the sanitary sewer in 1% Street has the capacity to service the Future Residential
and Future Commercial areas on the west side of the hamlet, careful planning will be
needed to ensure that gravity sewers can be installed. It is recommended that a detailed
grading plan for the entire area be completed prior to any development in these areas, to

CYPRESS COUNTY PLANWELL CONSULTING

22



SUFFIELD AREA STRUCTURE PLAN
December 2010

ensure that adequate cover over the sanitary sewer is achievable.

Figure 8 shows one potential scenario for sanitary servicing in the Future Residential and
Future Commercial areas and the Sanitary Sewer System Table (Table 2) identifies locations
where earth fills would be required to provide adequate frost protection.

6.3 Storm Water Management

The hamlet’s drainage system currently consists of road ditches and culverts; however the
system does not appear to function to current standards. Ditch characteristics like width,
depth, side slopes, and longitudinal slopes vary considerably and in some locations, are
nonexistent. There are areas where the ditches encroach onto private property or where
they have been filled for driveway approaches without installing culverts. There are a
number of locations where positive surface drainage is not achieved resulting in low spots, or
sloughs on private property. This can also result in road safety and durability problems as
water pools over and adjacent to existing roadways.

Storm water runoff from the hamlet is received by boundary roadway ditches, and in some
instances, could flow into adjacent agricultural lands. A portion of the hamlet drains to the
east of 8™ Street, through the culvert under 8" Street at Baynes Avenue. The County
should have agreements in place with adjacent landowners to receive the runoff.

While the system may function tolerably for minor storm events, this is likely due to the
relatively low percentage of impermeable surfaces within the developed areas (i.e., large lots)
as well as storm water storage capability in the existing ditches. However, increased storm
water flows should be expected with the addition of impervious ground cover associated with
future development of land within the hamlet. Since increased runoff has the potential to
adversely impact the existing system, as well as downstream property, it is imperative that all
new applications for development in the hamlet include a storm water management plan,
prepared by a professional engineer.

Current standards dictate that storm water must be addressed during the planning, design
and construction of our communities. As stated in Alberta Environment’s Stormwater
Management Guidelines (1999); “With the passage of time, it has become apparent that the
degree of flood protection provided by urban drainage systems designed primarily for
convenience is not adequate. Provision must also be made to control the excess runoff
resulting from infrequent events.” Thus, the storm water management plans should address
runoff from various 1:100 year storm events.

The area designated Stage 1 Residential Expansion is located in a low area. Significant
fills will be required to ensure positive drainage from the new lots, and careful planning and
engineering is required to ensure that adjacent properties are not adversely affected.

The area designated Stage 2 Residential Expansion currently drains to existing roadway
ditches along 8" Street and Baynes Avenue and the drainage from the ultimate developed
lots should follow this pattern. In addition, the capacities of downstream ditches and culverts
should be checked to confirm their adequacy.

CYPRESS COUNTY PLANWELL CONSULTING
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The area designated Future Light Industrial, drains to the north, and storm water
management plans for the development of this area should include the design of appropriate
facilities to address the anticipated increase in runoff as well as storm water quality concerns.
If runoff to adjacent agricultural land is anticipated, appropriate agreements with the
landowner should be negotiated and registered on title.

Most of the runoff from the areas to the west, designated Future Commercial and Future
Residential, flows to internal sloughs and only a small amount flows to the Trans Canada
Highway ditch with very little flowing to 1% Street. Development in this area should be
preceded by the design and development of appropriate facilities, to address increased
runoff. Options include infiltration/evaporation basins with zero discharge, or wet/dry storm
ponds if a suitable discharge location can be determined. Storm pond discharge options
include:

- The Trans Canada Highway ditch, however the design would have to be approved by
Alberta Transportation.

« Piped flows to the existing ditch system within the hamlet. The adequacy of
downstream capacities would have to be confirmed, and major upgrades to the
existing ditch system along Illingworth Avenue and Baynes Avenue should be
expected.

CYPRESS COUNTY PLANWELL CONSULTING
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MANHOLE INVERTS EXISTING GROUND | COVER
EX MH14 W | 747.662 751.23 3.483
E | 747.632
N | 747.747
MH A W | 748172 751.54 3.368
E | 748142
MH B N | 748.678 751.59 2.912
E | 748628
MH C W | 749.288 752.33 3.042
S | 749.238
MH D W | 749.781 751.18 1399 |*
E | 749.751
MH E N | 750.294 750.81 0.516 |[=*
E | 750.244
MH F N | 750.696 752.69 1.994 =
S | 750.666
MH G s | 75107 753.36 229  |*
EX MH34 W | 749.685 753.21 3.525
S | 749.635
MH H N | 750.139 751.78 1641 |*
E | 750.089
W 750.12
MH | W | 750.621 753.91 3.289
s | 750.571
MH J E | 751037 753.09 2.053 |[=*
S | 751.037
MH K N 750.6 752.41 181 |[*
E | 75055
EXMH 7 W | 743.136 747.52 4.364
E | 743.106
N | 743.156
S | 743.156
MH L N | 743.581 746.02 2.439
MH M s | 746.22 749.22 3 >
EXMH 6 W | 742.678 747.57 4.872
NE | 742.648
N | 742.698
MH P S | 743.299 749.56 6.231
W | 743.329
MH O W | 743.663 749.57 5.907
E | 743.633
MH N E_ | 743.967 750.97 7.003
NOTES:

ALL INVERTS CALCULATED USING 0.40% PIPE SLOPE UNLESS NOTED OTHERWISE.

*DENOTES LESS THAN MINIMUM COVER.
**P|PE SLOPE @ 2.6%.

TABLE 2 - SANITARY SEWER SYSTEM

= rFINLEY HANN
ENGINEERING LTD

PLANWELL CONSULTING

December 2010

27




/
/

|

|

Y,
[]

/

S
&
f

<[]

V34V MO
ONILSIX3

i

HIN3A3S |—

o
ANNIAVY
o

L 13341S

:

H1HOI3
HLXIS

IVIYLSNANI
nLn4d

13341S
133418

____-_______-————______-_——————————1

0T0T 1eqwadaq
w 00% 00¢ 00T 00T 0s 0
dL 7T ONISTFINIDNT
NNV ATTNIS ANILINSNOS T13IMNVY1d
MOT4 HOLId ONILSIXd <=
| ALITIOVH LNJFINIDOVNVIN
|Z| YILVM NYHOLS TVILN3ILOd
Il A\ v3IdvY MO15NILSIXA A
ll SLHIATND INHOLS ONILSIX3
~ ~ ‘dN3I531
~
III NV1d 431V WHOLS DNILSIX3 6 3HNDOIAS
§§§ S NG NV1d 34NLONYLS VIHV a13i44NS
O\/,\\OTQ -~ ~ — ~ ~
%XQT%T ~ L - ~ ~
(o)
~
~ ~
4y ~
Qo\:o\sv ~ ~ -
4 s ‘ .o\f g ~
SaNAva ~ v\:\,\o\ ~
= ~ \,\v\Qv\ ~. -~
: N Mo ~
. Moy, ~
™~ ¢ So -
~
. ~ ,,
INNIAVY HOOIUDIN ~ ~
’ - — i e , l
T 3 . 2 - \ 3
: m m m m Inoona |
T ] ONILSIX3
| |
INNIAY T134NTUO ALMIOVS INFWIDVNYI |
e —— » \\lmm_._.<>> WHOLS TVILNILOd —
i | i m i i I
e [ _
} | 3 I
IYIYAALAIOD 2 |
I
3YnLn4 2 I
g |
I NN S S T L
JNNIAVY 321713

A O S|y S

28



SUFFIELD AREA STRUCTURE PLAN
December 2010

7.0 Implementation

7.1 Levels of Implementation
Implementation of the plan will require four levels of action:

» Public Education - The plan should be widely distributed and publicized to ensure that
private investment plans correspond to public objectives.

» Coordination - Approval of the Plan by the Minister of Transportation is required to
ensure conformity with highway development plans and to minimize delays in the
processing of subdivisions.

» Budgeting - The County capital improvement budget should support the plan.

* Regulatory - The plan should be adopted by by-law and the Land Use By-law should
be amended to reflect proposed changes in land use.

7.2 Land Use Districts

The current Hamlet Commercial and Hamlet Industrial Districts in the Cypress County Land
Use Bylaw provide for a limited range of land uses. It is recommended that the Hamlet
Commercial District be expanded to allow for service commercial activities, such as welding
shops and other light industrial uses, in this district in a regulated manner by limiting lot size
and outside storage. Other regulations could be incorporated to ensure that these activities
do not have a negative impact on the residential character of the hamlet.

7.3 Land Use Bylaw Amendments

Based on the Development Concept in this plan, existing land that is currently in the A2
General Agriculture District could be re-designated to the appropriate hamlet land use
districts. However, it is recommended that these amendments only occur at the time of a
proposed subdivision or development.

CYPRESS COUNTY PLANWELL CONSULTING
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