
 

PUBLIC HEARINGS AND MEETINGS 
PLANNING AND DEVELOPMENT REPORT TO COUNCIL 

OUTLINE PLAN (OP) ADOPTION AND CONCURRENT LAND USE  
December 3, 2025 
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CONSIDERATION OF:                                                                     
ADOPTION OF WESTERN GATEWAY OUTLINE PLAN 
AND 
CONCURRENT LAND USE APPLICATION - REDESIGNATION 

 LEGAL DESCRIPTION: 

PTN: SE 13-20-29 W4 

AREA OF SUBJECT LANDS:  82.17 acres 

CURRENT LAND USES:  

Agricultural District with 15 acres under a Site Specific Amendment 
for RV Storage and 10 acres zoned Commercial District for 
Recreational Vehicle Sales Centre  

PROPOSED LAND USES: 

Business Park District, Highway Commercial District, Municipal 
Reserve and Public Utility Lot 

LANDOWNERS: 803969 Alberta Ltd. 

AGENT: Township Planning and Design Inc. 

Consideration of the following: 

PROPOSALS: 

OUTLINE PLAN 

Adoption of the Western Gateway Outline Plan which is to inform the development of a 
business park within an 82.17 acre portion of the SE 13-20-29-W4M.   
 

The Developer’s vision for this business park is to “create a strategically planned, high-quality 
business park that maximizes land use, drives economic growth and tourism, caters to 
highway travelers, supports local communities and industries, integrates diverse commercial 
and industrial activities and establishes a prominent gateway along the H2AIASP corridor.”   
 

AND  
 

LAND USE REDESIGNATION 

First reading approval to redesignation of a portion of the SE 13-20-29 W4M from Agricultural 
District to Highway Commercial District (HC), Business Park District (BP), Municipal Reserve 
(MR) and Public Utility (PUL) to facilitate the future subdivision of forty six (46) Business Park 
District lots, five (5) Highway Commercial District lots, three (3) Municipal Reserve parcels 
and one (1) Public Utility lot.  

DIVISION NO: 1 REEVE: Rob Siewert FILE MANAGER: Theresa Chipchase 



 

EXECUTIVE SUMMARY  
 

Summary of Proposal 

The Outline Plan provides support for development of approximately 82.17 acres of land, 
proposed as a Business Park (BP) and Highway Commercial (HC) application which 
contemplates Business Park District and Highway Commercial District development along with 
a Public Utility lot with a liner Municipal Reserve dedication surrounding the PUL and additional 
Municipal Reserve dedication at the entrance to the proposal that is split into two pieces on 
either side of the road access.  The lots are proposed to be serviced through connection to the 
County’s potable water infrastructure with interim wastewater to be provided through pump out 
tanks, prior to expected connection to the County’s wastewater infrastructure.  
 

The vision for the Western Gateway Outline Plan (ASP) (Section 2.0 Background, Page 8 of the 
OP) is described to “create a strategically planned, high-quality business park that maximizes 
land use, drives economic growth and tourism, caters to highway travelers , supports local 
communities and industries, integrates diverse commercial and industrial activities and 
establishes a prominent gateway along the H2AIASP.” 

 

The Outline Plan further includes goals which are to provide: “Efficient Land Use, Facilitate 
Economic Development and Tourism, Offer Services to Travelling Public, Support Local 
Communities and Industries, Accommodate Diverse Industrial Uses, Promote High Quality Built 
Form, Create a Strategic Gateway Node.” 
 
Concurrent with the Outline Plan is a request to Council for a Land Use redesignation which 
proposes to redesignate the parcel from Agricultural District to Business Park District, Highway 
Commercial District, Municipal Reserve parcels and a Public Utility Lot, to facilitate the future 
subdivision of forty six (46) Business Park lots between 0.5 to 1.00 acres, five (5) Highway 
Commercial lots between 1.57 +/- to 10.06 +/- acres, and a Public Utility lot of 5.47 +/- acres 
with a liner Municipal Reserve dedication surrounding the PUL (3.55 +/- acres) and two small 
Municipal Reserve parcels at the entrance to the development. The western portion of MR at the 
entrance is proposed at 0.184 +/- acres and the eastern portion is proposed at 0.978 +/- acres, 
the proposal also identifies 10.32 +/- acres of internal road development and connection of all 
lots to the County’s water infrastructure with interim pump out tanks for wastewater until piped 
servicing for wastewater is available to the development.   
 

Location 

The subject lands are located approximately twenty one kilometres south of the City of Calgary, 
2.5 kilometres east of the Town of Okotoks (outside IDP), it is less than one half kilometre south 
of the CKPC rail line, directly south and west of Highway 2A, the Highway 2 overpass and south 
of the Petro Canada Highway Commercial development. 
 

The application was reviewed within the terms of the Highway 2A Industrial Area Structure Plan, 
and the Foothills County Municipal Development Plan 2010, Land Use Bylaw 60/2014, and the 
Growth Management Strategy.  
 

NOTE: The proposed Outline Plan somewhat aligns with the policies and guiding principles 
within the respective documents, however, may require revisions to address recommendations 
provided by the County’s Public Works department, in addition to any grammatical errors.  
 

Referral Considerations 

The application was subject to a 30-day circulation period and provided to the required 
Provincial, Municipal, internal and external bodies as well as landowners within one half mile of 



 

the proposal. Any comments received have been provided within the Circulation Referral section 
of this staff report. 
 

PURPOSE OF APPLICATION 
 

RESOLUTION – to allow adoption of the Western Gateway Outline Plan, which provides a 
framework for the subsequent land use, subdivision and development of an area of land within 
the Municipality’s boundaries. 
 

AND  
 

BYLAW XX/2025 – to amend the Land Use Bylaw by authorizing the redesignation of PTN: SE 
13-20-29 W4M, from Agricultural District to Highway Commercial District (HC) and Business 
Park District (BP), with additional lands to be dedicated as Municipal Reserve (MR) and Public 
Utility Lot (PUL), to allow the future subdivision of five Highway Commercial District lots and 
forty-six Business Park District lots as per the Western Gateway Outline Plan. 

 

AREA CONTEXT 

The Western Gateway Outline Plan (plan 
area shown outlined in blue on the map to 
the left) is located within the H2AIASP, 
adjacent to the Aldersyde Junction 
Outline Plan in close proximity to the 
Town of Okotoks, Highways 2 and 7, the 
Ravencrest and Silvertip Area Structure 
Plans, the Warner Business Park, Petro 
Canada commercial development,  the 
Volker Stevin Asphalt Plant and Shop, the 
CPKC rail line and the Foothills Field 
House. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

Subject Lands outlined in blue 

     H2AI Area Structure Plan  

Aldersyde Junction Outline Plan 

Okotoks 

High River 



 

HISTORY OF PAST PLANNING APPROVALS AND REFUSALS 
 

2007 – Redesignation of 10 acres of the Developer’s property from Agricultural District to 
Commercial District to allow for the development of a 20,183 square foot recreational vehicle 
sales centre 

2008 – Site Specific Amendment approval allowing Recreational Vehicle Storage within 15 acres 
of the Developer’s property  

October 14th, 2010 – Bylaw 98/2010 - Third reading granted to the adoption of the Highway 2A 
Industrial Area Structure Plan. 
 

December 19th, 2012 – Resolution approved by Council for the amended Aldersyde Junction 
Area Concept Plan, which provides direction for the future subdivision of Eco-Industrial and 
Commercial District lots within three Phases of Development, on lands located north and east 
of the Cavalry FC Regional Fieldhouse. 

January 15th, 2014 – Council tabled the Western Gateway Outline Plan application along with 
the application to redesignate the lands from Agricultural District to Commercial Park and 
Highway Commercial District and Public Utility Lot (PUL) with lands to be further be dedicated 
as Municipal Reserve (MR) and Internal and Service Road development, under the following 
motion: 

 

803969 ALBERTA LTD. – SE 13-20-29-W4M – ADOPTION OF THE WESTERN GATEWAY 
BUSINESS PARK OUTLINE PLAN 
 

K. Beunder, T. Plotnikoff and A. Ryz were in attendance for the public hearing in connection with 
the proposed Western Gateway Business Park Outline Plan.  D. Snider and G. McCowan were 
also in attendance.  The subject lands are located within the H2AIASP, one half mile west of the 
hamlet of Aldersyde, directly south of Highway 7 and the Highway 547 overpass. Phase one 
would include a previously approved RV sales center and a RV storage facility. Additional 
phases propose Commercial (Park) lot development, Commercial (Highway) lot development, a 
public utilities lot, a portion of service road development, and Municipal Reserve 
pathway.  Wetlands exist on the parcel and were addressed within a Preliminary Ecological 
Status Report. The proposed access would be directly from the Highway 7 interchange with 
Highway 547 and Highway 2A and would connect to an internal road system.  
 

K. Beunder submitted a site plan depicting the suggested lot plan and the walking path/Municipal 
Reserve lot encircling the proposed stormwater plan.  Internal roadways are to be coordinated 
with Aldersyde Junction and will include an internal roundabout.  Installation of services is 
currently required for the approved RV sales center; however, the developer is awaiting final 
approval of the Western Gateway Business Park Outline Plan in order to ensure services are 
installed in correlation with the approved site plan. 
 

 Council moved to table its decision regarding approval of the Western Gateway Business Park 
Outline Plan. Council is supportive in principle of the proposed outline plan for 33 1 -6+/- acre 
Commercial lots and land for Municipal Reserve and Public Utility.  Council requires the draft 
plan to be revised to contain the following wording and policy prior to consideration of approval: 

 
1. Section 5.0 Open Space, Reserve and Pathway - The developer will provide a municipal 

reserve parcel within the development, and a pathway alignment that appropriately 
connects to the fieldhouse with a width of 3 metres. The PUL lands will not be included 
within the Municipal Reserve calculation. All mapping and wording is to be updated within 
the Outline Plan to reflect the inclusion of the Municipal Reserve parcel and the pathway 
width. 



 

2. Section 6.0 Transportation – Policy to be included stating that the developer will execute 
and comply with the Municipal Development Agreement for the construction of required 
internal and external infrastructure and payment of fees or off-site levies required to serve 
the development. 

3. Section 6.0 Transportation - Policy to be included which indicates that the developer will 
provide a TIA that addresses the internal transportation of the development to the 
satisfaction of the Public Works department.  

4. Section 6.0 Transportation - Policy to be included that the Developer is responsible for a 
proportionate share of the cost of the updated Traffic Impact Assessment as required by 
Alberta Transportation.  

5. Grammatical wording changes as suggested by staff as provided in the staff report at the 
public hearing of January 15th, 2014.  

6. Section 3.3 Phasing – Phase strategy whereby the stormwater pond is included within the 
first phase or policy included in the Outline Plan which indicates the necessary interm or 
phased stormwater strategy. 

7. Section 2.3.2.5 Biophysical Inventory – policy statement added that all regulatory 
approvals for the displacement of the wetlands on the parcel will be obtained prior to third 
reading on the land use application being considered.  

8. Section 7.1 Potable Water Servicing – policy statement added that payment of a water line 
connection fee will be required by the Developer with respect to all future lots as proposed. 

 
CARRIED 

  

 Council moved to table the application for land use redesignation. Council has determined that 
1st reading of the proposal is premature in advance of determining the final alignment of the 
pathway, the highway, the intersection, and the stacking requirements for access to the 
fieldhouse site. In addition, Council feels that an off-site levy bylaw to support the necessary 
infrastructure may be required in advance of further land use approvals on this site. A revised 
site plan will be required which illustrates the municipal reserve dedication based on the parent 
parcel in the form of a single developable parcel, a linear pathway of a maximum of 3 metres in 
width which is connected to the fieldhouse site. The revised plan will be required to illustrate the 
approved alignment of the highway, the intersection and an internal access network with minimal 
direct access points into the proposed parcels that can accommodate the necessary stacking 
requirements of Alberta Transportation.  

CARRIED 
 

OUTLINE PLAN (OP) APPLICATION SUMMARY 
 

Planning Staff comments highlighted in orange throughout summary 
Public works comments highlighted in tan throughout summary 
 
 
 

Section 3.0 Policy Alignment (Page 11-15 of the OP) 
 

Section 3.0 of the Outline Plan illustrates how the Plan is to comply with the South Saskatchewan 
Regional Plan along with the County’s Municipal Development Plan, the Highway 2A Industrial 
Area Structure Plan and the Land Use Bylaw along with the guidance of the Growth Management 
Strategy. 
 
 
 
 
 



 

Section 4.0 Pathway to Approvals 
 

4.1 Community Engagement (Page 17 of the OP) 

The Developer provides that public engagement was to be carried out with a mailout sent to 
those properties within one mile of the development culminating in a “What We Heard Report” 
that will be provided to the County.  
 

Section 5.0 Pre-Development Studies 
 

5.1 Geotechnical Investigation (Page 19 of the OP) 
 

Almor Testing Services Ltd. prepared a Geotechnical Investigation for the property to provide 
recommendations for site grading, underground services, asphalt and pavement structures. 
 

Policy 5.1.i and Policy 5.1.ii provide that the Developer shall comply with the recommendations 
of the Geotechnical Report and any additional geotechnical studies required to the satisfaction 
of the County. 
 

Public Works Notes Regarding Geotechnical Investigation: 

Recommend updates to the investigation to review any potential changes. To be provided to the 
satisfaction of the Public Works department as a condition of subdivision. The Developer is to 
note all reports are noted to be subject to third party review. 
 

5.3 Wetland Impact Assessment Report (WIA) (Page 21 of the OP) 

Hab-Tech Environmental prepared a Wetland Inventory and Impact Assessment for the property 
in 2013.  The Plan proposes the displacement or conversion of three wetlands on the property 
which will require Provincial Regulatory Approvals from Alberta Environment and Protected 
Areas (AEPA). 
 

Policy 5.3.ii provides the Developer will provide an updated Wetland Impact Assessment that 
is to outline the appropriate wetland replacement requirements at the subdivision stage to the 
satisfaction of AEPA and Foothills County. 
 

Public Works Notes Regarding Wetland Impact Assessment Report (WIA): 

Policy 5.8.1. suggests that the developer work with AEPA relating to the wetland classifications. 
Recommend the Developer confirms that there are no significant changes to the conclusions 
within the past wetland reporting. Confirmation of such is to be provided to the satisfaction of 
AEPA and the County, as a condition of Land Use. 
 

5.6 Traffic Impact Assessment (TIA) (Page 24 of the OP) 

Bunt and Associates Engineering Ltd. provided a Traffic Impact Assessment in 2024 which 
reviewed the Highway 7 and 64th Street East intersection, and the Highway 2A and  
Field House Drive intersection. 
 

Policy 5.6.i provides the development is to comply with the 2024 TIA for improvements to the 
external road infrastructure undertaken at the expense of the Developer to the satisfaction of 
Foothills County and Alberta Transportation and Economic Development (ATEC) 
 

5.6.1 CPKC Rail Right of Way 

The CPKC rail line right of way at the Highway 7 and Highway 2A intersection was also included 
within the TIA provided. The developer explains their site provides a minimum building setback 
for their development to the rail line, The TIA recommends that railway crossing arms and 
signage are warranted with the addition of this development. 
 



 

Policy 5.6.1.i indicates the Developer will request modifications to the rail crossing should they 
be required to CPKC, ATEC and Foothills County. 
 

Section 6.0 Development Concept (Page 29 of the OP) 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Section 6.0 Land Use Overview 
 

6.1 Development Concept (Page 28 of the OP) 
 

The development proposes subdivision of 52 lots in two Phases, including forty six (46) Business 
Park lots and six (6) Highway Commercial lots, with the existing recreational vehicle storage and 
sales centre, currently approved under a Site Specific Amendment, to be retained on the largest 
Highway Commercial District lot (10.06 ac). All future lots proposed are to support standalone 
businesses. All lots are proposed to be accessed via paved internal road development, designed 
as part of the subdivision, in accordance with Foothills County’s Road construction standards. 
Additionally, construction of a Storm Pond under a Public Utility lot and an entrance feature 
under a Municipal Reserve, with piped water and interim wastewater pump out systems are also 
proposed for each lot. 
 

Policy 6.1.iii and 6.1.iv provide that development is expected to proceed as per Figure 7 - 
Development Concept, as shown above and that detailed engineering is to be provided with 
subdivision. 
 

6.3 Business Lot Owner’s Association (Page 30 of the OP) 
 

Policy 6.3.i identifies the Developer will establish a Business Lot Owner’s Association to 
manage such things as waste management, maintenance, landscaping and architectural 
controls. 



 

6.4 Development Permit Process (Page 30 of the OP) 
 

The Outline Plan provides that Development permits will be required for the development of all 
lots in compliance with the design guidelines for the Highway 2A Industrial Area Structure Plan 
and the County’s Land Use Bylaw. 
 
 

Section 6.0 Land Use Overview – Land Use Concept (Figure 8, Page 32 of the OP) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
6.5 Highway Commercial (HC) and Business Park (BP) Districts (Page 31 of OP) 
 

The Developer proposes development of Highway Commercial and Business Park District lots 
as per the permitted and discretionary uses under those Districts set out in the County’s Land 
Use Bylaw. Both the Highway Commercial and Business Park Districts from the County’s Land 
Use Bylaw have been attached as part of Appendix D to this staff report. 
  
6.6 Architectural Controls (AC) (Page 33 of the OP) 
 

The Developer proposes that architectural controls will be put in place and will comply “as much 
as possible” with the design guidelines for the H2AIASP, at the subdivision stage, to provide for 
such things as water conservation, landscaping, entrance signage, fencing, lighting, storage, 
screening, refuse, building form, building aesthetics and consistency, etc. And further that a 
Business Lot Owners Association will be established in conjunction with the AC.  
  
6.7 Landscaping Considerations (Page 34, 35 of OP) 
 

The Outline Plan proposes to include green buffers and screening, outdoor spaces, landscaping 
practices, irrigation systems, aesthetic considerations, safety considerations, and landscaping 
considerations. All described in detail within the Landscape Considerations section. 
 



 

6.8 Open Space (Page 38 of OP) 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 

The Outline Plan outlines Open Space will be identified as provided in Figure 9 and 10 as shown 
on the previous page. The Open Space Concept is to include a landscaped entry within a small 
reserve parcel, with a pathway developed around the PUL which is proposed within the 
southeast corner of the parcel.  The Developer has also included that the existing Booster Station 
the County has located within the undeveloped road allowance, south of the PUL, could inhibit 
development of the road allowance on the south boundary of the property, further providing that 
the road allowance could instead be considered as part of a pathway system connecting the 
Open Spaces within the Western Gateway development to the lands to the south and west. 
 

6.9 Municipal Reserve (Page 38 of OP) 
 

Municipal Reserve is proposed to be 
provided as a linear pathway surrounding 
the Public Utility lot, as well as an 
entrance feature within the Development, 
as per the Table shown to the left. 
 

 
 
 
 

Policy 6.9.i and ii, outline outstanding Municipal Reserve is to be provided as cash in lieu of 
additional land with physical dedication to be provided as per the site plans on the previous 
pages. 
 

Section 7.0 Infrastructure Servicing (Page 39 of OP) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

7.1 Water Servicing 
 

The Outline Plan proposes to connect all lots to the County’s water distribution system. 
 

Policies 7.1.i and 7.1.ii provide that the Developer will execute and comply with the County’s 
Municipal Development Agreement and will provide the necessary engineering for the potable 
water distribution system connecting to and within the Development 
 

Policy 7.1.iii outlines that the Developer will enter into a Servicing Agreement for all utilities, 
offsite levies and securities, as a condition of subdivision 
 

Policy 7.1.iiii provides that should the County’s new water treatment plant not yet be completed 
with adoption of the Outline Plan, the Developer will provide an analysis of water capacity to 
determine how many lots in advance of the system’s completion could be developed, as a 
condition of subdivision. 
 

Public Works Notes Regarding Water Servicing: 

• Water capacity to be provided as condition of land use. 
 

7.1.1 Fire Flows 

The Outline plan provides that an assessment of fire flow capacity and provision of the same are 
to be provided by the Developer should the County’s water treatment plan not be completed 
prior to adoption of the Outline Plan.   
 

Policy 7.1.1.i provides the assessment described above will be provided as a condition of a 
Land Use approval. 
 

7.2 Wastewater Servicing 

The Outline Plan provides that the Developer will install all deep utilities for future connection to 
the County’s wastewater treatment plant, to be completed in Phases. Interim, all lots proposed 
are to be serviced by pump out wastewater tanks.  Which is currently the case for the recreational 
vehicle sales and storage facility on the site under the Site Specific Amendment. 
 

Policy 7.2.i and 7.2.ii provide that the Developer will execute and comply with the County’s 
Municipal Development Agreement and will provide the necessary engineering for the 
wastewater distribution system connecting to and within the Development.  
 

Policy 7.2.iii provides that as a condition of land use, the Developer will provide an analysis of 
wastewater capacity. 
 

Policy 7.2.iv outlines that the Developer will enter into a Deferred Servicing Agreement for all 
for all future wastewater infrastructure, as a condition of subdivision 
 

Public Works Notes Regarding Wastewater Servicing:  

• Wastewater generation to be provided as condition of land use. 
 

7.3 Stormwater Management 
Provides that a Stormwater Management Plan (SWMP) was submitted to the County that may 
require revision.  Stormwater is to be managed on-site with a 5.47 acre storm pond in the 
southeast corner of the Development area.  With development of Phase 2 of the Outline Plan an 
existing storm pond is to be decommissioned with flows from this pond directed to the new pond, 
with this Phase an updated SWMP may be required. 
 

Policy 7.3.i provides an updated Stormwater Management Plan will be provided inclusive of the 
existing pond removal as a condition of Land Use. 



 

 

Policy 7.3.ii and 7.3.iii further provide that all Stormwater Management is to be completed as 
part of Phase 1 of the Development of the overall Outline Plan to the satisfaction of the County 
as a condition of subdivision, and that the Developer will address Stormwater under the County’s 
Municipal Development Agreement signed as a condition of Land Use. 
 

Public Works Notes Regarding Water, Wastewater and Stormwater:  

• Policy should be added to require the Developer to pay a contribution/levy for connection to 
the water and wastewater systems. 

• Looped water system required, and offsite upgrades may be required to achieve desired fire 
flows. 

• At detailed design stage, Public Works is to be provided with anticipated water demands and 
wastewater generation.  It is assumed that water licensing is to be obtained through the 
County’s licenses for Hwy 2A. 

• With regards to wastewater, draining everything to one point is ideal, with interim pump out 
system until the Wastewater Treatment Plan and collection system is built out.  

• With regards to stormwater, the H2AIASP has suggested release rates, it is recommended 
the Developer review what the site-specific pre-development release rate is. The detailed 
stormwater management design is to the satisfaction of Public Works.  This information can 
also inform the storm pond design. 

• Policy 5.0.3 is to be revised to include stormwater quality.  
 

7.4 Shallow Utilities 

Outlines the Developer will coordinate with all shallow utilities to the satisfaction of the utility 
companies and the Count, as a condition of subdivision. 
 

7.5 Waste Management 

The Outline Plan provides that waste management will be designed in accordance with the 
requirements of the H2AIASP and will include screening with an overall vision to reduce waste. 
 

Policy 7.5.i further provides that a Business Lot Owner’s Association will be established to 
address waste management as well as providing architectural controls for the Development to 
the satisfaction of the County, as a condition of subdivision. 
 

8.0 Transportation (Page 48 of OP) 

NOTE: The transportation section of the Outline Plan does not include an External Roads section 
to address road connections to the overall Development. 
 

Public Works Notes Regarding External Transportation: 

• 64th St./Hwy 7 – As future development may require build out of the 64th St./Hwy access to a 
permanent upgraded access, Council may wish to consider a contribution toward future 
upgrades at this connection.  

• Hwy 7/2A and Hwy 7/79th St. (Petro Canada) – TIA suggests no improvements are 
necessary, ATEC appears to agree. 

• Site Access/Fieldhouse Dr. – Delineation illumination is warranted along with a dedicated 
right turn lane from the site access to Field house Drive.  Policy 5.4.2.1 should indicate this 
offsite work is to be the Developer’s responsibility. 

 

8.1 Internal Roads (Page 47 of OP) 
 

Internally the Plan contemplates the construction of a 30 metre wide Commercial standard 
internal road which was proposed to provide connections to lands to the south and to the west, 



 

for future development on these adjacent lands, with the Developer since removing the road 
connection to the west. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Staff Notes regarding proposed changes to internal road layout to be presented to 
Council at public hearing by the Developer’s agent: 

• On November 7th, 2025, after circulation of the Outline Plan to agencies and landowners, the 
Developer revised the internal road layout, removing the connection that was to be provided 
to the lands to the west.   

• The revisions made to the internal road were internally circulated to the County’s public works, 
community and emergency services, fire department and long range planning department for 
additional comment.  The consensus from this internal circulation does not support the 
removal of this connection.  Please see the Circulation Referral section of this staff report for 
the details of the concerns from these departments. 

• The Developer’s agent has provided that they will speak with Council regarding this change 
at the public hearing.  

 

9.0 Emergency Services 
 

The Outline Plan provides that the Developer will ensure appropriate and efficient levels of fire 
and protective services are available for the Development. 
 

Policy 9.0.i provides the Developer as a condition of subdivision will ensure fire suppression 
can be provided to all lots to the satisfaction of the County. 
 

Policy 9.0.iii further provides that the Developer shall address fire fighting requirements through 
consideration of efficient road design, safe and efficient access for emergency response 
vehicles, emergency egress, and fire control measures. 
 
 
 
 
 
 
 



 

10.0 Implementation, Review and Phasing 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

The Plan Area is to be developed in two phases as per the Phasing Strategy shown above. 
Phase One, as shown in blue, includes all land outside of the RV dealership and storage facility, 
with Phase 2 reducing the RV storage facility and the development of additional lots within the 
area in orange. 
 

Policy 10.0.ii and 10.0.iii provide that a detailed phasing plan will be provided with the 
subdivision, to the satisfaction of the County, and may include additional sub phases without 
further amendment to the Plan.  
 
 
 
 
 
 
 
 



 

PHYSIOGRAPHY 
 

County’s Contour Map 

The geography of the subject parcel, as shown on the County’s topography map above, is 
predominately flat with a small portion of hay land through the center.  There are three 
Provincially identified wetlands on the property which run along the curved east boundary of the 
development culminating in a larger wetland along the southern boundary, as shown on the map 
below in blue. The lands along the west boundary have been disturbed, graded and graveled for 
the location of the recreational vehicle sales centre and the recreational vehicle storage facility, 
with a storm pond introduced to the east side of the storage facility, to manage stormwater with 
respect to these developments. 

 

Wetland Identification with Developer’s 
Property. The application proposed 
displacement of and compensation for the 
wetlands within the property in accordance 
with Alberta Environment and Protected Areas 
requirements.  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject parcel outlined in blue.  
 
5m contours 
Light shading – higher elevations 
 
Dark shading – lower elevations 

 



 

POLICY EVALUATION 

Municipal Development Plan (MDP 2010) 

Policy 2 and 4 of the Agricultural section of the MDP2010 provide that subdivision of agricultural 
lands requires thoughtful consideration of the impact the proposed use will have on the existing 
agricultural users and the uses surrounding the application and is to consider policy within the 
MDP and the H2AIASP when considering conversion. 
 

Policies within the Economy section of the MDP further provide that the Highway 2A Industrial 
Corridor is to accommodate the majority of new business development within the County, and 
further that proposals are to be compatible with the surrounding area, have appropriate water, 
wastewater and transportation infrastructure, have compatible land uses, and provide an 
efficient use of land. 
 

The Western Gateway Outline Plan has been evaluated with respect to the County’s MDP 
2010 and is generally consistent with the goals and objectives stated within this Plan.  
 

Growth Management Strategy (GMS) 

The subject parcel is located within the Central District as noted within Foothills County’s Growth 
Management Strategy. The vision for the Central District identifies this District as the growth 
engine for the MD with an expectation that this will continue into the future. While significant 
development and intensification of development is expected in this area, it will need to be 
undertaken bearing in mind the aspirations of our municipal neighbours and with due 
consideration to riparian and wetland areas. Opportunities for joint initiatives will play a key role 
in providing effective, efficient and affordable services for this area. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Highway 2A Industrial Area Structure Plan (H2AIASP) 
 

 
 

Section 3.4.4 Industrial Commercial: 

Intent 
The Industrial Commercial (IC) policy area is intended to allow industrial and certain commercial 
forms of development to take place proximate to one another in a manner that is mutually 
beneficial and complementary.  IC policy areas will adhere to enhanced design and landscaping 
guidelines. 
 

Section 5.1 Open Space 

Intent 
Strategically planning the corridor’s open space system is intended to ensure connectivity and 
functionality of such spaces for the benefit and enjoyment of all residents’ businesses and 
visitors to the area.  
 

Section 7.3 Pathways 

Intent  
To address and plan for existing and future pathway connections within the plan area and   

Subject Parcel within Industrial 
Commercial Area of H2AIASP 



 

inter-municipally. Connection to the Town of High River pathway system and the Town of  
Okotoks pathway system is integral to the regional connectivity of the corridor and will benefit 
residents and employees of the region through the provision of non-vehicular transit options for 
practical and recreational purposes. 
 

Staff Notes Regarding Pathways:  

Alberta Transportation and Economic Corridors is not supportive of locating a pathway within 
the 30 metre road widening adjacent to Highway 2A as proposed by the Developer, along the 
frontage of their property. 
 

Council is to determine whether the pathway is to be developed solely within the Developer’s 
parcel and further whether the pathway connection is also to be developed within the 
undeveloped road allowance along the south boundary of the property. 
 

Section 5.3 Municipal Reserve 

Intent 
Addressing Municipal Reserve dedication ensures the logical dedication of lands or the value of 
lands that fall within the guidelines of Section 665 and 666 of the Municipal Government Act.  
Such lands may be used for the development of community recreational amenities or school 
sites and will be strategically placed to provide the greatest utility to residents, businesses, and 
visitors. 
 

The Outline Plan somewhat complies with the policies within the Municipal Reserve section of 
the H2AIASP whereby MR is to be provided, however where dedication requirements are greater 
than 1.98 acres an MR parcel shall be shown.  
 

Staff Notes Regarding Municipal Reserve: 

The municipal reserve as provided within the Outline Plan does not comply with the Municipal 
Reserve policies within the H2AIASP, therefore Council may choose to require an MR parcel be 
provided for this development, which would require revision to the applicant’s site plan.  
 

NOTE: Staff is seeking Council’s direction with regards to the dedication of Municipal Reserve 
which will be needed to inform the Developer’s detailed development concept.  
 
Section 10.1 Phasing  

Intent 
The purpose of a comprehensive phasing concept is to ensure the most logical and efficient 
development of the plan area into the future.  Consideration for the existing developed areas of 
the corridor, available water resources, productive agricultural lands, and a need for the 
extension of servicing and infrastructure will provide a logical growth pattern. 
 

Staff Notes Regarding Phasing: 

The Outline Plan complies with the policies within the Phasing section of the H2AIASP as the 
development falls within Phase 1 of the Phasing Concept and further that piped water is 
available to the Plan through connection of the Development to the County’s piped water 
resource. 
 



 

  
 

Growth Management Strategy (GMS) 
The subject parcel is located within the Central District.  The vision for the Central District 
identifies lands which fall within this District are expected to see intensified and significant 
development. Bearing in mind the aspirations of our municipal neighbors with due consideration 
to riparian and wetland areas. With joint initiatives playing a key role towards the provision of 
servicing for this area 
 

Municipal District Of Foothills Land Use Bylaw (LUB) 
 

The Outline Plan and Redesignation propose to provide Business Park and Highway 
Commercial development. The intent and purpose of both Districts are provided on the next 
page. The complete Districts as provided within the County’s Land Use Bylaw are attached as 
part of Appendix D.  
 
 
 
 

Subject Parcel falls within Phase 1 
of H2AIASP Growth Concept   



 

14.1 BUSINESS PARK DISTRICT 
14.1.1 PURPOSE AND INTENT 
To accommodate a combination of business and industrial activities within a comprehensively 
planned development in accordance with an approved area structure plan or outline plan. 
Business parks are encouraged to be located within the Highway 2A corridor on lands covered 
by the Highway 2A Industrial Area Structure Plan in accordance with the Industrial Commercial 
land use concept. Business park district lands may be approved at the discretion of Council in 
other areas of the County in comprehensively planned areas in accordance with an approved 
Area Structure Plan or outline plan. Uses secondary to the business and industrial activity may 
provide personal services primarily to on-site employees and secondarily to local clientele. Any 
nuisances associated with such uses should generally not extend beyond the boundaries of the 
site. Some outside storage may be permitted.  
 

14.3 HIGHWAY COMMERCIAL DISTRICT 
14.3.1 PURPOSE AND INTENT 
To accommodate a diverse range of commercial uses along highways and major transportation 
corridors intended to provide services to the travelling public and tourists and include businesses 
that require a high degree of visibility and/or ease of access to transportation routes. 
 

Staff Notes Regarding Business Park District and Highway Commercial District: 

The Outline Plan complies with intent of the Business Park and Highway Commercial Districts 
within the County’s Land Use Bylaw with specific respect to its alliance with the requirements 
of the Highway 2A Industrial Area Structure Plan and the compatibility of the proposed 
development with a majority of the allowable permitted and discretionary uses within the 
County’s Land Use Bylaw  
 

TITLE ENCUMBRANCES 
 

SERVICING AND COST CONTRIBUTION AGREEMENT 

A servicing and cost contribution is registered on the landowner’s title whereby they have 
agreed to the sharing of costs related to Municipal Improvements specific to the signalized 
intersection and portion of road of mutual benefit to the Developer and the adjacent lands, with 
the Municipality and the adjacent lands.  The agreement sets out that the Developer’s 
proportionate share of the total costs for the Municipal Improvements is 35.6% and further 
provides that this proportionate cost contribution is to be provided before construction of any 
portion of the Subdivision Lands can proceed. 
 

The agreement further provides that should Council approve future subdivision or development 
of the Developer’s lands, the Municipality agrees to provide the developer with access to the 
municipal water line and associated water license at a capacity not to exceed 0.5 gallons per 
minute per lot unless otherwise approved by the Municipality. 
 

NOTE: As the Municipal Improvements have been completed by the Municipality, the 
Developer is required to provide their proportionate share of the costs of those Improvements 
to the satisfaction of the County. 
 
 
 
 
 



 

CIRCULATION REFERRALS 

REFEREE COMMENTS  

INTERNAL   

Public Works **Recommendations and Comments from Public Works regarding potential 
changes to the Outline Plan have been provided as tan highlighted notes 
throughout the staff report. 

 **Recommendations and comments regarding first reading to the land use 
application are as follows: 
 

Redesignation recommendations: 

Wetland Impact Assessment – Developer is to confirm that there are no significant 
changes to the conclusions within the past report provided by 
  
 

**Recommendations and comments regarding first reading to the land use 
application are as follows: 

Subdivision recommended conditions: 

Development Agreement to be provided for water and wastewater utility servicing, 
stormwater management, internal/external transportation infrastructure, 
landscaping and pathway development,  
 
Deferred Servicing Agreement to be provided for future wastewater services 
 
Contribution/levy provided for connection of the Development to the County’s water 
and wastewater systems 
 
Stormwater Management Plan 
 
Geotechnical Report – provision of a letter from the engineer stating they are of the 
opinion that nothing has changed. 
 
Public Works Comments regarding site plan revisions proposed to the 
internal road design that will be presented to Council by the Developer’s 
agent at the public hearing: 

Public works has concern with regards to the revision of the site plan which 
removes the road connection to the west.  This revision would eliminate any 
opportunity to integrate the road with the adjacent lands as they develop, would 
leave no options for future alternate emergency access, and would create a poorly 
functioning transportation network. Resulting in existing limitations of access from 
Highway 7/2A. 

If connection to the west is not provided, public works suggest that the central 
north/south road be extended to the south boundary, to allow a second link to the 
undeveloped road allowance (402nd Ave. E). This would allow for future looping of 
these roads, would provide a future east/west connection and would provide 
additional opportunity for integration with lands to the south. 

GIS/Mapping Please ensure the applicant is aware that approval of the outline plan does not 
constitute approval of the development name. 

Due to the curvilinear nature of the development GIS will be requesting a road 
naming plan as a condition of the subdivision. 



 

CIRCULATION REFERRALS 
Long Range 
Planning 

From a long-range planning perspective, I am quite concerned with the revision 
removing the connection to the west. This is extremely short sighted: it would 
eliminate any opportunity to integrate with adjacent lands as they develop, no 
options for future alternate emergency access, and create a poorly functioning 
transportation network. The existing limitations with access off of Highway 7/2A 
would only be exacerbated if we start limiting options for future internal 
connections. 
 

I understand that the current neighbour does not have a desire for this road 
connection; however, there should still be provisions to support and enable that 
connection both on this property and within the plans for the land to the west. 
If the connection to the west is not provided, I strongly recommend that the central 
N/S road be extended to the south (location cloud/outlined in attached site plan) to 
allow for a second link to the undeveloped road right-of-way directly south (402nd 
Ave.). This would allow for the future looping of these roads, a future east-west 
connection, and additional opportunity for integration with lands to the south. 
 

I am interested to hear the insight from PW and EM departments. 
 

Sincerely, 
 

Drew Granson, B.Sc. 
Deputy Director of Planning 

Foothills County 
 

Foothills Fire 
Department 

Having reviewed the supporting documentation, it is apparent this application is an 
Amendment of a current Land Use Bylaw. A National Fire Code review will not be 
required for this application. 

Community 
and 
Emergency 
Services 

 

The removal of the west connection raises significant concerns for emergency 
operations. A single point of access creates vulnerability during critical incidents 
such as, multi-vehicle collisions, wildland fires or hazardous material spills. Without 
a secondary route, emergency responders face delays that can compromise fire 
suppression, rescue, and evacuation efforts. 
 

From a fire service standpoint, redundancy in access is essential for: 
• Rapid response to incidents anywhere on site. 
• Safe egress for occupants and responders during emergencies. 
• Continuity of operations if the primary route is obstructed. 

 

Fire service planning prioritizes looped road networks and multiple ingress/egress 
points to maintain operational resilience. Removing the west connection eliminates 
that redundancy and increases risk for both responders and the public.  
 

On page 49. Policy 9.0.iii they are aware of this by stating, the developer shall 
address fire and protection response measures, as well as on-site firefighting 
requirements through consideration of such factors as efficient road design, safe 
and efficient access for emergency service vehicles, efficient access for emergency 
egress, wildland fire protection, and fire control measures to the satisfaction of 
Foothills County. Their own policy explicitly requires efficient access and egress for 
emergency services.  
 

To ensure life safety and effective emergency response, the west connection 
should be reinstated or replaced with a dedicated emergency-only access route 
secured by easement. Anything less introduces unacceptable risk and does not 
meet best practices for emergency access planning. 
 

Thanks 
Rick. 



 

 

SUMMARY 
 

Request to Approve the Western Gateway Outline Plan   

Consideration of a resolution for the adoption of the Western Gateway Outline Plan which is to 
inform the future development of a business park within an 82.17 acre portion of PTN: SE 13-
20-29 W4M. 

Request to Approve Land Use Redesignation 

Bylaw XX/2025 – Council is requested to consider granting 1st reading to Bylaw XX/2025 to 
allow for the redesignation of the subject lands from Agricultural District to Business Park District 
(HC), Highway Commercial District (HC), and Public Utility Lot (PUL), with additional lands to be 
dedicated as Municipal Reserve (MR). 
 

OPTIONS FOR COUNCIL CONSIDERATION 
 

RESOLUTION - ADOPTION OF WESTERN GATEWAY OUTLINE PLAN 
 
 

OPTION #1 – APPROVAL  
 

Should Council agree that the proposed Outline Plan has merit, is consistent with the existing 
regional and municipal policy frameworks and no significant planning considerations have been 
brought forward through the public hearing that cannot be resolved through the planning 
process; Council may wish to grant a resolution, adopting the Western Gateway Outline Plan 
which is to guide the future development of a business park including Business Park District and 
Highway Commercial District lots, Municipal Reserve lands, and a Public Utility Lot on the 
subject lands. 
 
 
 

CIRCULATION REFERRALS 

EXTERNAL   

ATCO 
Transmission 

ATCO Transmission wishes to confirm we have no conflict as we have no high-
pressure pipelines in the proposed area. 
 

NOTE: ATCO Distribution [Gas] will reply under separate email. 
Thank you for allowing ATCO to review your proposal and provide feedback. 
 

ATCO Gas Response attached as part of Appendix D 

FortisAlberta FortisAlberta Inc. has no concerns regarding this land use redesignation 
application. 

Town of High 
River 

Response attached as part of Appendix D 

Alberta 
Transportation 
and Economic 
Corridors 
(ATEC) 

Response attached as part of Appendix D 
 
 
 
 

PUBLIC  

Western 
Wheel 

November 19th and November 26th, 2025, editions. 

Landowners  One letter received prior to submission of the staff report 



 

RECOMMENDED CONDITIONS FOR OPTION #1: 

1) Applicant is to provide textual amendments for the Outline Plan document (as highlighted 
within the staff report), in addition to any items which may be directed by Council, all to be 
provided to the satisfaction of Council; 

2) Council direction to be provided regarding the dedication of Municipal Reserve;  
 

3) Final Outline Plan application fees to be submitted. 
 

OPTION #2 - POSTPONE APPLICATION 
 

 

Should Council feel that they require additional information prior to rendering a decision; Council 
may wish to postpone the application for consideration of the Western Gateway Outline Plan. 
 

NOTE: Council may wish to provide direction with respect to any amendments to the Outline 
Plan they deem necessary to address issued brought forward as part of the public hearing 
process and/or to address alignment with the Highway 2A Industrial Area Structure Plan prior to 
the Plan approval. 
 

OPTION #3 - REFUSE APPLICATION 

Should Council feel that the application does not have sufficient merit, is not consistent with the 
existing regional and municipal policy framework or significant planning considerations have 
been brought forward which Council does not feel can be resolved through the planning process, 
Council may wish to refuse the application for the Western Gateway Outline Plan. 
 

LAND USE REDESIGNATION  
 

OPTION #1 – APPROVAL  
 

 

Should Council support the accompanying application for the land use redesignation required to 
enable the implementation of the Western Gateway Outline Plan. 
 

Council may choose to grant first reading to Bylaw ##/2025 to authorize the redesignation of the 
82.17 acre parcel, legally described as Ptn: SE 13-20-29-W4M, from Agricultural District to 
Highway Commercial District (HC) Business Park District (BP). Additional lands are to be 
dedicated as Municipal Reserve (MR), and Public Utility Lot (PUL).  
 

In their consideration of the criteria within the Municipal Government Act, South Saskatchewan 
Regional Plan and Foothills County’s Municipal Development Plan, Land Use Bylaw, and Growth 
Management Strategy, Council is of the opinion that the proposed Land Use Redesignation for 
future subdivision of the subject lands as contemplated in the Western Gateway Outline Plan, 
would not be detrimental to the agricultural nature of the area, is compatible with the surrounding 
areas, and will not unduly interfere with neighbouring land uses or materially interfere with or 
affect the use, enjoyment, or value of neighbouring properties. 

Recommended Conditions for Option #1: 
 

1. Final approval granted to the Western Gateway Outline Plan 
 

2. Applicant is to provide the anticipated potable water demands, wastewater generation and 
water capacity for firefighting purposes necessary to service the development, to the 
satisfaction of Public Works; 
 

3. Applicant to provide an updated Wetland Impact Assessment, to the satisfaction of the 
Public Works department; 
 

4.  Final Land Use application fees are to be submitted; 
 

5.  Submission of an executed subdivision application and the necessary fees. 



 

 

NOTE: The applicant is advised that additional conditions may be contemplated prior to 2nd 
reading for the land use redesignation and that any conditions of land use completed prior to 
adoption of the Outline Plan are at the developer’s risk and cost. 

OPTION #2 - POSTPONE APPLICATION  
 

Should Council feel that they require additional information prior to rendering a decision; Council 
may wish to postpone the application for redesignation. 
 

OPTION #3 - REFUSE APPLICATION 

Should Council feel that the application does not have sufficient merit, is not consistent with 
the existing regional and municipal policy framework or if significant planning considerations 
have been brough forward which Council does not feel can be resolved through the planning 
process, Council may wish to refuse the application for redesignation. 
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APPENDIX A: SITE PLAN – CONCEPT PLAN 

 
 
 
 
 
 
 
  



 

APPENDIX A: LAND USE DEVELOPMENT CONCEPT 

 

 
 



 

APPENDIX A: COUNTY’S AERIAL IMAGERY (2024) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

P
la

n
 0

2
1
4
1
7
9
, 

B
lk

 1
, 
L

o
t 

6
 

NW 27-21-29-W4M 

SW 34-21-29-W4M 



 

APPENDIX B: PROPOSED BYLAW (LAND USE REDESIGNATION) 

BYLAW XX/2025 
 

BEING A BYLAW OF FOOTHILLS COUNTY TO AUTHORIZE AN AMENDMENT TO THE 
LAND USE BYLAW NO. 60/2014; AS AMENDED. 

 

WHEREAS pursuant to the provisions of the Municipal Government Act, Chapter M-26 Revised 
Statutes of Alberta 2000, and amendments thereto, the Council of Foothills County (hereinafter 
called the “Council”) in the Province of Alberta, has adopted Land Use Bylaw No. 60/2014 and 
amendments thereto; 
 

AND WHEREAS the Council has received an application to further amend the Land Use 
Bylaw by authorizing the redesignation of SE 13-20-29 W4M; from Agricultural District to 
Highway Commercial District (HC) and Business Park District, with additional lands to be 
dedicated as Municipal Reserve (MR) and Public Utility Lot (PUL), to allow for the future 
subdivision of five Highway Commercial District lots and forty-six Business Park District lots as 
per the Western Gateway Outline Plan. 
 

AND WHEREAS Council has held a public hearing as required by section 692 of the Municipal 
Government Act, R.S.A. 2000, c.M-26, as amended: 
 
NOW THEREFORE THE COUNCIL ENACTS AS FOLLOWS:  
 

1. Land Use Map 2029 is amended by the redesignation of SE 13-20-29 W4M; from 
Agricultural District to Highway Commercial District (HC) and Business Park District, 
with additional lands to be dedicated as Municipal Reserve (MR) and Public Utility Lot 
(PUL), to allow for the future subdivision of five Highway Commercial District lots and 
forty-six Business Park District lots as per the Western Gateway Outline Plan. 
 

2. This Bylaw shall have effect on the date of its third reading. 
 

FIRST READING:  
____________________________ 
Reeve 
____________________________ 
CAO 
 
SECOND READING:  
____________________________ 
Reeve 
___________________________ 
CAO 
 
THIRD READING:  
____________________________ 
Reeve 
____________________________ 
CAO 

 
PASSED IN OPEN COUNCIL assembled at the Town of High River in the Province of Alberta 
this        day of                     , 2025. 
 
 



 

 APPENDIX C: WESTERN GATEWAY OUTLINE PLAN AND APPENDICES 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





























































































































































































 

APPENDIX D: CIRCULATION RESPONSES - ATCO ENERGY SYSTEMS  
 

 
 
 



 

 

 
 
 
 
 
 
 
 



 

APPENDIX D: CIRCULATION RESPONSES – ALBERTA TRANSPORTATION (ATEC)  

 

 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

APPENDIX D: CIRCULATION RESPONSES – TOWN OF HIGH RIVER 

 
 

 
 
 
 
 
 
 
 
 



 

APPENDIX E: BUSINESS PARK DISTRICT 

 



 

 
 
 



 

 

 
 



 

 
 
 



 

 
 



 

APPENDIX E: HIGHWAY COMMERCIAL DISTRICT 

 



 

 
 
 



 

 
 



 

 
 



 

 

 
 



 

 
 
 



 

APPENDIX F: ADJACENT LANDOWNER LETTER 

 
 
 
 
 
 








