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/NIRODUCI/ON

I .I PURPOSE

The purpose o[ this Outline Plon Report is lo provide o

detoiled plonning fromework for lhe development of

NE, qnd port of the SE, 1Á Sec.28,Iwp,38, Rge.

l, West of the 5th Meridion in the Town of Sylvon

Loke. The South Areo Struclure Plon identifies the lqnd

suitoble for development ond recognizes the need for

o more detoiled Outline Plon. This report describes

Ìhe site contexl, identif ies development issues ond

obiectives, ond proposes o development concept

describing lond uses ond servicing for the Plon Areo.

Stontec Consulting Ltd. hos prepored this reporl on

beholf of Ryder's Ridge lnc. The developer is

committed to creoling o bolonced community of

residenliol, commerciol ond recreotionol opporlunities

through the use of effective plonning principles ond

policies os described in this reporl.

/\l'AP I .(J
LOCATION PIAN

HWY I IA

48 AVEì'\Uç-

I.2 PLAN AREA

The Outline Plon Areo, shown in Mop 1.0 -
Locotion Plon, is locoted in the southeost oreo o[

the Town o[ Sylvon Loke within the Town

boundory. The Plon Areo is comprised of the NE

1/¿ 2B-38-l-W5M,ond portof ùe SE 7¿ 28-382-

W5M lying north of the obondoned roilwoy rìght-

of-woy. The Plqn Areo conloins opproximotely

ó4,93 Ho. Refer to Toble 1.0 for o more detoiled

onolysis of he londs included w¡th¡n the Plon Areo.

Toble 1.0- Lond Ownership

Horold Spies

Abqndoned Roilwoy
Right-of-woy

Ryders Ridge lnc. qnd

Existing Residentiol Lots

OWNER

ó0.34 Ho

AREA

3.6211o

o.97lto

IO RED DEER

4/ AVENUE
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The Plon Areo is bounded on the norrh 6y 47th

Avenue, o moior collector rood in the Town, ond

primory Highwoy 20 to the eosl. To the souh is

ogriculturol lond wh¡ch hos been ident¡f¡ed for

future development occording to ùe SASP. Along

lhe west boundory is 43rd Streelond o lone which

services the existing residentiol development.

The northwest boundory, feotures o sports ond

recreotion oreo olong with residenliol

developmenl. To the northeost, qcross from 42ù
Avenue, is on existing moior commerciol

developmenl, Hewlefi Pork Londing.

ln he southeost corner is on existing ocreoge. A

smoll treed oreo in the southwest is seporoled from

the lorger property by on obondoned roilwoy right-

of-woy thot is he properly of the Town of Sylvon

Loke.

The Plon Areo, os identif¡ed in he SASP, is one of

the next logicol oreqs for developmenl in ùe Town

of Sylvon Loke. This oreq will encomposs the

residenliol ond commerciql demqnd onticipoted for

he Town of Sylvon Loke's future growth.

ln 2OOó, development on this property slorted. Since

then, Phqses l, 2, 3 ond 4 hove been subdivided

ond serviced wilh much of Phose I lo 4 olreody

completed. lncluded os porl of Phose l, the school

wos buill in 2OO7 ond includes fie Stormwoter

Monogemeni Pond. The remoining porlions of Phose

1,2,3, ond 4, hove been developed qs outlined in

the Concept Plqn. The constructed phoses of

development contqin the lond uses of Low Densily

Residentiol (Rl), Med¡um Lot Residentiol (RlAl, High

Densily Residentiol (R3), Nonow Lot Generol

Residenliol (R5ì, Highwoy Commerciol (CHì ond

Municipol Reserve.

The remoinder of he lond ¡s currently zoned os

Agriculture Diskict 'A' ond is used primorily os

sloroge for loom piles gothered during the

developmenl o[ the existing Phoses.
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I 3 RELEVANT PLAI'INIÍNG DOCUMENTS AND
SOURCES:

The following documenls hove been reviewed qnd

form the bosis for the preporolion of this Ouiline plon

report:

. Town of Sylvon Loke Municipol

DevelopmentPlon (MDP)

. Town of Sylvon Loke South Areo Structure

Plon (SASP)

. Town of Sylvon Loke Lond Use Bylow (LUB)

The South Areo Slructure Plon incorporotes the

relevont principles ond policies of the Town's MDP,

LUB, ond oÌher plons ond studies os Ìhey opply to the

Plon Areo. lt is the intenlion of th¡s Outl¡ne plon reporl

to be generolly consislent with the guidelines ond

intentions of the SASP. A significont omount o[

qdditionql informotion ond guidonce used in this

Outline Plon hos been provided primorily by

representolives of the Town of Sylvon Loke, Alberto

Tronsporlolion ond Porklond Community Plonning

Services.

1,4 SOUTH AREA STRUCTURE PLAN
AMENDMENTS

As o result of the preporohion of ùis Oulline Plon,

omendmenls will be required to the Soulh Areo

Structure Plon os shown on Figure 2.0-South

Areo Structure Plon Amendments, Three items thol

hove been identi[ìed for omendments:

An increose to fie commerciol oreo odiocenl

to Highwoy 20 due to the Inclusion of on

orleriol rood connection to Highwoy 20.

Re-designotion of Future Study Areq lo

residentiol.

Addition of on orteriol stub roodwoy

connecting to Highwoy 20.

Addit¡on of o new commerciql oreo wifiin

ùe southeost porlion o[ the Plqn Areo,

Addition of o green spoce in southeosl

portion of Plon Areo,
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Existing South Areo Structure Plon Lond Use

Proposed South Areo Structure Plon Lond Use
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02
S/IE CONTEXT 6,

DEVELOPMENT

2,I TOPOGRAPHY, SOILS & VEGETATION

As shown in Mop 3.0 - Existing Conditions, prior to

development, the site topogrophy showed o

moderote slope from the southwesl to the northeosl

with seosonolly wel low oreos which were cultivoted

during forming operolions. Elevqtions ronge from

9ó3m lo 943m for o tolol relief oÍ 2On.

As the moiority of the Plon Areo wos used for

ogriculturol production (prior to iniliol

development) here ore no idenlifiqble wotercourses,

gullies, noturol grosslonds, or other feotures thot could

be clossified os noturolly significont. There ore

intermitlent norrow bonds of trees olong the souh

boundory, wilh smoll stonds o[ predominontly

deciduous trees within qnd io the soulh of the

obondoned roilwoy ROW.

The Conodo Lond Inventory describes he soils in the

Plon Areo os Closs 2 & 3, described os hoving

moderole lo moderotely severe llmitol¡ons to

ogriculturol production.

2 2 EXISTING DEVEIOPMENT

ln oddit¡on lo Phose l, 2, 3, ond 4 hoving been

developed, there is on existing residentiol homesteod

within the southeosi corner of the Plon Areo. This oreo

is locoled on SE 7¿ 2B-38-2-W5M. This home, ond

ossociqled buildings, will be preserved until removol

is required.

2,3 SURFACE DRAINAGE

Prior to development of this quorter section, he

existing droinoge within the Plon Areo wos good with

moderote sloping from he southwest to he northeosl.

Since commencement of development, surfoce

droinoge hos been developed lo ensure thot no

increose in stormwqler run-ofÍ occurs. The slormwoler

sysÌem hos been designed to conlinue its dischorge

into o dilch locoled olong Highwoy 20.

HlsÌoricolly, Stormwoter dischorges from the site

through ditches olong 47'h Avenue ond Highwoy 20,

continuing north olong the highwoy.

2,4 SURROUNDING DEVELOPMENT

To the north of the Plon Areo is the existing moior

commerciol district shopping centre of Hewlett Pork

Londing ond Four Seosons Pork, o recreolion ond

sports field complex which is d¡v¡ded from the

commerciol centre by residentiol use olong Herder

Drive. Along he enlire west boundory, is o existing

residentiol development. Eost of he Plon Areo ond

odiocenl to Highwoy 20 is undeveloped

ogriculturol lond.

2,5 ABANDONED RAITWAY

lntersecting ùe souhwest corner of he Plon Areq is

qn obondoned Roilwoy Right-Of-Woy thot hos

grown over with kees ond shrubs ond is currenily

used os on undesignoted troil. Remoining londs lo

the south ore ogriculturol.

2.ó PIPELINE RIGHTS.OF.WAY

There ore four gos tronsmission pipelines fiot cross

he Plqn Areo within right-of-woys ond surfoce

leoses registered to the property. These pipeline

right-of-woys ore regislered to Arc Resources, Trons

Conodo Pipelines, Altq Gos Services, ond ATCO

Gqs.

2,2 EXISTING INFRASTRUCTURE

The SASP hos indicoted generol service routing for

utilities, os well os preliminory sizing. Future

services in the quorlers locoted to the soulh will be

routed through the Plon Areo. With¡n the

surrounding residentiol developmenl, the exisling

woler, sonitory, storm service utililies ond moior

connections ore to the north of the property in the

47't Avenue qnd Herder Drive right-oÊwoys, with

some minor conneclions olong $e west boundory.

Phoses l, 2, 3, ond 4 infrostructure hos been

conskucted os per he conceptuol servicing Mops

5.0, 5.1 ond 5.2.
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DEVELOPMENT
)BJECTTVES & PR/NCIPLES

3 I DEVr_tOPMEl!T OBJE(.llVES

The Ryders Ridge Outline Plon Reporl hos been

prepored as o comprehensively plonned

neighborhood effectively mixing residentiol ond

commerciol uses while toking odvontoge of the

noturol topogrophy, the existing gos line ulilities ond

chorqcteristics of the lqnd. The moin obiectives of the

Plon ore:

To develop o plon consislenl with the generol

intent ond purpose of the Sylvon Loke

Municipol Development Plon ond the Soulh

Areo Structure Plon;

To provide o fromework thot delivers high

quolity, comprehensively plonned residentiol

ond commerciol oreos by defining the generol

potlern ond composition of lond uses, l¡nk

oges, servicing designs ond development

stoging;

To oddress ond occommodote existing uses

{i.e. the ul¡liry corrìdor qnd surrounding

lronsporlolion routes) offecting the plon;

greenwoys between vorious community

omenities;

Allow for the provision o[ dispersed pork

spoce within he neighborhood to provide

open spoce ond opportunities for recreolion

for residents through the dedicqtion of

Municipol Reserves; ond

Provide o pork spoce to service the octive

ond possive recreolionol needs for this

community os well os for odiocent

neighborhoods;

3,2 DEVELOPMENIPRINCIPLES

Development of he vorious lond uses w¡thin the

Ryders Ridge Outline Plqn qre def¡ned through

the following generol principles:

RESIDENTIAL

. Encouroge o voriely of housing types,

including single detoched housing, duplexes,

row housing ond oporlments. All housing

forms ond options will recognize consumeT

preferences ond be in conformonce with

municipol slondords ond policies sel forth by

the Town of Sylvon Loke.

Encouroge pedestrion{riendly streetscopes

by encouroging occessibility ond street

lighting,
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To ensure the implementolion of the plon tokes

ploce in on orderly, economicol ond efficient

phosed bosis;

Provide integroted fioil linkoges ond

a



a Provide direcl ond sofe pedestrion linkoges

to the communily nodes such os commerciol,

open spoce, ond recreotionql focilities.

Locole residentiol development to toke

odvontoge of feotures such os noturql

topogrophy, storm woter monogement

focil¡ties, lineor porks, utility corridors ond

olher open spaces.

Provide tronsition between lower densily

housing ond higher density housing types.

Locole concenlrotions of med¡um density ond

hlgh densily housing odiocenl lo commerciol

siles ond green spoces.

Creole residentiol development hol

compliments ond provides continuily lo

odiocenl existing residenliol development.

Provide o voriety of lol types ond housing

forms

COMMERCIAL

. Provide for high slondord commerciol

development opporlunities to serve the oreo

ond sunounding residents in the interesl of

the community os o whole.

Locqte ond orient commerciol sites olong

orteriol ond/or colleclor roodwoys lo ensure

high visibility ond lo provide convenient

occess opportunities.

Provide convenient pedestrion linkoges to

commerciol oreos.

OPEN SPACES AND RECREATIONAL

FACILITIES

. Allow for he provision of pork spoce

dispersed throughout lhe neighborhood to

provide open spoce ond opporlunities for

recreotion by residents

Where possible ond economicolly vioble

ond sustoînoble, ulilize the existing gos line

right-of-woy corridors, obondoned roilwoy

corridor, ond future Slorm Woter

Monogement Focilities to provide pedestrion

linkoges, trqil connection nodes ond open

spoce for recreolionol opportunilies.

Creote open spoce linkoges, wh¡ch w¡ll be

on omenity for possive recreotion.

Provide o locotion suitoble for the school

site, ollowing for proper occess ond for the

eFficient use of lond by combining sports

f¡elds wlth stormwoter monogement fqcilit¡es.

TRANSPORTATION

. Provide o logicol, sofe qnd eff¡cient

konsportolion system within the Plon Areo to

qccommodole pedestrion, bicycle, olher mulii-use

modes, ond vehiculor konsporlolion moving fo,

from ond within the residentiol ond commerciol

oreos of the development qs well os odiocent
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Ensure suilqble occess to the commerciql site lo

minimize impocts lo surrounding residentiql

oreos.

Minimize wolking distonces by creoting on inter

connected street network ond providing

wolkwoys where roodwoy connections ore not

feosible,

B



ECOLOGICAL STEWARDSH IP

. Develop lond in on efficient monner ond

encouroge intensive urbon development by

including o voriety of housing Vpes qnd

ochieving q moximum gross densily of l4 unìts

per hectore.

lncorporote open spoces into compolible

lond uses such os the dny Storm Woter

Monogement Focililies which functions os o

moior recreotion focility ond the gos line utility

corridor wh¡ch hos been designed to become o

connection within the Town of Sylvon Lqke

troil connection.

Encouroge low moinlenonce londscoping on

public ond privole londs to the exlent

occeptoble to the Town of Sylvon Loke to

minimize environmentol ond economic costs

ossocioted with their mqintenonce.

Encouroge energy eff¡cient conskuction ond

olher innovotive building ond infroslructure

technlques.
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4,0
DEVELOPMEAfl CONCEPT

The development concept for the Ryders Ridge

Ouiline Plon hos been prepored in response lo

currenl ond onticipoled residenliol ond commerciol

mqrkel trends within The Town of Sylvon Loke qnd

the cenkol Alberto region. An onolysis of these

trends ond on ossessment of their implicotions

ossist in shoping the Plon wih respect to the type,

size ond locolion of vorious lond uses. The Plon

wos olso designed wilh considerotion for his

skotegic, highly visible oreo in ùe contexi of fie
desire for sustoinoble growlh for ùe Town of

Sylvon Loke.

Some of the primory foctors considered in he

evolulion of th¡s development is the creotion of q

susloinoble urbon environment, the moior roodwoy

boundories to he norh ond eost qnd the pipeline

ROWs within the property. Other fociors include

the plocemenl of the commerciol oreo olong the

moior roodwoys ond mointoining he pipeline

ROWs os open spoce for pedestrion ond troil

linkoges os proposed in the SASP.

4,I RESIDENTIAL

Within the Plon Areo, opproximotely 85% oÍ he lond

hos been subdivided ond serviced. Of the lond lhot

hos been developed, the moiority hos been

developed os single fomily residentiol lots with o mix

of low, medium ond high densily residentiql dwelling

units bosed on mqrket condillons ond consumer

preferences oi the time o[ development.

SINGLE FAMILY RESIDENTIAL

The developer hqs provided o wide voriety of lot

sizes ond zoning types to respond lo current morket

conditions ond provide o suitoble density for the

oleo

A portion of the single fomily loÌs locoted in the

soulhwest corner of the Plon Areo hove been

designed to occommodole wolkout bosemenl homes

becouse of the topogrophy of the oreo. The loyout of

the residentiol blocks toke odvontoge of the noturol

slope of the lond ond generole views predominonily

in the northeost direction.
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Toble 2.0-Lond Use Allocotion: Concept Plon

Toble 3.0-Residentiol Units ond Density

The remoining porlion of this development will

conloin o combinolion of Medium Lot Residentiql

(RlA), Norrow Lol Generol Residentiol (R5) single

fomily developmenl, Medium Density Residenliol

(R2), ond High Density Residentiol (R3).

As shown on the Concepl Plon, he development

of Ryders Ridge is onlicipoted to increose the

Town's populotion by on eslimoted I855 people

in ó93 units.

MULTI FAMILY RESIDENTIAL

A moiority of the Mult¡-fomily will be developed on

the eoslside of rhe Plon Areo. The porlion of the Plon

Areo thol hos been developed conloins 4.27 ho ond

the undeveloped portion conloins opproximoiely

1O.62 ho of High Densily Residentiol.

The Multi-fomily within the developed portion of the

Plon Areo includes o 32 unit condominium site,

locoted west of the northern commerciol site, ond row

homes locoled south of lhe northern commerciol site.
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* Sociol Core Developed os R3

Sociol Core

ì5 Norrow Lol Generol Residentiol

ì3 Hìgh Densily ResidenÌiol

ì2 Medium Density Residentiol

ì lA Medium Lol Residenliol

ll Low DensiÌy Residenliol

\reo Owned bv Svlvon Loke

3ross Areo

_ones

.ocol Roodwoys

lollector Roodwoys

'ubl¡c Util¡v Lot

\^R Gronted to PUL

\Âunicipol Reserve

lH Hiohwoy Commerciol

o97
64.93

7.44

o44
804
4.89
I .ló
7.97
8.74

3.10
7.65
378

I
1.9ó
0.98
7.Bl

I

o.7
12.6

/.ö
1B

12.4

13.7

12.0
5.9

3.1

ì.5
12.2

tl.6%

4.8

N/A

N/A
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ì98
t9B
26
tt2
135

N/A
N/A

N/A

Nel Density

Net Residentiol Developoble Areo

Net Density With Soc¡ol Core os R3

Net Residentiol Developoble Areo With
Sociol Core os R3*

55.90

55.90
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Another higher density residentiol oreo hos been

ident¡f¡ed within the soulheost portion of lhe Plon

Areo,. This oreo is envisioned to be developed with

row home producb to be occessed vio public

roodwoys.

The oreo ond number of dwelling units of medium

density residentiol development ore shown os port of

the Concept Plon.

4 2IIIGHWAY COMMERCIAL

A 4.44 Ho Hlghwoy Commerciol (CH) oreo wos

developed ond is locoted od¡ocent to Highwoy 20

ond 47th Avenue. This property conloins commerciol

developments such os Sobeys@, Shoppers Drug

Mort@, Alberlo Treosury Bronch@, Royol Bonk@,

M&M Meots@, o Vletnomese restouront ond mony

more services. These businesses were developed in

2OOB/09. This locotion ensures high visibllity ond

provides occess opportunities. The site hos been

integroted into the Plon Areq in o monner úot

minimizes the impoct on surrounding residentiol oreos

by reducing troffic volumes on the collector,

especiolly neor the school qnd 47'h Avenue

inlersection, qccesses ore ovoiloble from 47th

Avenue.

An odditionol site hos been idenlified for hlghwoy

commerciol development ot üe corner of Hlghwoy

20 ond Reynolds Rood. This commerciol site hos

been locoled to provide commerciol opportunities to

troffic olong Highwoy 20.

As recommended by the SASP, lhe commerciol oreq

is being developed under o comprehensive site

design incorporoting high stondords for orchileclure,

hqrd surfqcing ond londscoping.

4,3 OPEN SPACE, PUBLIC FACILITIES AND
TRAILS

SCHOOL AND RECREATION SITE

Prior lo development of Ryders Ridge, o need for

q 4 ho (lOqc) school site ond moior recreotion

focility wos identified for the Plon Areo by the

SASP ond the locol school district. A 4.29 ho.

school site wos designoled, ond tn 2OO7 ¡he

school wqs buih ond opened. The Town ond lhe

Developer ogreed thot lhe school site would be

cred¡ted os Municipol Reserve, ûot ùe lond

would be zoned os Public Focility ond fiot the

lond the school wos built on would be zoned os

School Reserve.

Locoted in the north cenhol porlion of the Plqn

Areo, the school hos colleclor roods on two sides

ond within close proximily 47th Avenue qnd

Ryder's Ridge Boulevord. This site olso provides

pedestrion linkoges lo 47th Avenue ond the

residentiol oreos lo lhe south ond wesl.

During the conslruclion of the school, o

recreotion oreo wos developed iust north of the

school. In order lo use the recreotion oreo to its

full potentiol, o dry Stormwoter Monogemenl

Focilìty wos incorporoted into the recreotion

oreo. A Soccer f¡eld wos incorporoled into the

bottom port of the SWMF lo further enhonce his

oreo. As per the SASP policy 5.5.ó, the Town in

its dlscretion gronted the usoble portion of the

storm pond up to the mqximum I ho credit

towords MR dedicotion. Of the 2.41 ho of totol

lond oreo within ihe SWMF, O.97 ho of PUL

received Municipol Reserve Credit.
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ln totol, Ryders Ridge hos provided 12.2% oÍ

Net Development Areo os Municipol Reserve. lt

is understood thol the over-dedicqted o[ MR,

obove the required l0%, will be donoted to the

Town without chorge.

t3



c")

r.-)
(:.1

a
()-

J)
OJ

I

()
c)

al
'-a

C)

^a
-.:()

O)
c:'--
)

C

o
L)

L)
0ì-
o

t-D

;l)
Ç)
O)

c)o
c_)

ô_

TRAIL NETWORK AND MAJOR NODE

The SASP indicoles the obondoned roilwoy ond

existing pipeline ROWs os o suitoble ond

desiroble Iocotion for exlendìng he Town's trqil

network. The development concept hos identified

he roilwoy ond o portion of the pipelines to be

connected with o moior troil node ot the existing

intersection of these rights-of-woy in the south

cenfol portion of the Plon Areq. This node would

be suitoble os o feoture locotion for the troil system

os it incorporotes octive ond possive uses beyond

being simply o rest stop for foil users.

As shown in the SASP, o moior regionol troil hos

been incorporoted into this Outl¡ne Plon. This moior

koil hos been developed olong the primory

norlh/south colleclor roodwoy lo Rolston Ploce ot

which point it diverts eqst to connecl to the

north/souh pipeline right-o[-woy. From here, the

toil will continue south, ultimolely connecling bock

to Ryders Ridge Boulevord neor the south boundory

of the Plon Areo.

Locol troils will be connected lo this regionql troil. The

troils within Ryder' Ridge will provide multiple options

for koil looping within the lorger Town system os well

os o convenient non-vehlcle occess lo the commerciol

site for residents os shown in Mop ó.0-Pedestrion

Network ond Mop 2.0-Troìls Cross Seclion.

An open spoce ond troil olignment in the northern

portion of the Plon is port o[ o conlinuous lroil l¡nk

between the newly conskucled school site ond the

Steffie Woimo School to he west. Further to this, o

link from th¡s trqil olong 43'd Street to the norú

connecls to the community cenler ond existing troil

system olong 47th Avenue. As this wos developed to

o pork stondord, credll os reserve wos received.

4,4 SOCIAL CARE SITES

The Concepl Plon identifies one locolion for the

potentiol development of o socìol core focility in the

souheosl portion of the Plqn Areq. The sociol core

site will 6eO.437 ho.

14



The timeline for development of this site will be in

occordqnce with Policy 7.2. of the SASP.

ln the event hol lhere is no formol inlerest in the siles

for suiloble development within the lond use, the site

sholl be developed os Multi Fomily Residentiol.

Wilh¡n lhe iniliol opproved Ryders Ridge Outline

Plon, q site hod been identified for o potentiol

church sile, locoted within the souheost portion of the

Plon Areq. This site wos odverlised for one yeor; no

porties expressed inlerest in developing the sile. Due

to lock of interesl, this site hos been reverted bock to

o residentiql lond use.

4 5 TRANSPORTATION

The system of roods proposed provides residents,

commerclol oreo users, ond the surrounding public

wih sofe ond efficient occess for this oreo of Sylvon

Loke. The proposed rood syslem is consislent with the

SASP,

4ZfH AVENUE

As one o[ the principol qccess points for the

proposed developmenl , 47th Avenue required

upgroding lo meet increosed copocity generoled

from the proposed development. 47'h Avenue wos

upgroded from 43'd Street to Herder Drive including

the instollolion of trofflc signols ot the Herder Drive

intersection. A smoll roodwoy dedicotion hos

been provided olong the south side of 47'h

Avenue to permit these improvemenls.

HIGHWAY 20

The Town o[ Sylvon Loke indicoted thol the

inierseclion of 47'Ã Avenue ond Highwoy 20

requires upgrode ond signolizoTion resuhing from

this ond future developmenls to ùe eost. These

upgrodes hove been implemented by the Town

wlth qn equitoble contribution from the

developer.

Access hos been provided direclly from Hlghwoy

20 to provide qccess lo Ryders Ridge ond ûe

highwoy commerciol oreq.

A buffer will be creoted between Highwoy 20

ond Ryders Ridge to minimize the impoct of the

Highwoy on he Community. This buffer will

include the developmenl of o berm,

screen,/fence ond londscoping. Figure 5.0

depicts üe minimum 10.0m w¡de ROW to be

construcled os q residentiol buffer odiocent to

Highwoy 20.

COLLECTOR ROADWAYS

The Concept Plon provides collector roodwoys

linking 4Z'h Avenue to existing qnd future oreos
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wesl ond south of the Plon Areo os proposed by

the SASP. The first, Ryders Ridge Boulevord, is on

extension of Herder Drive. This colleclor runs

through he Plon Areo in o norh south monner ond

will eventuolly connect lo fulure developments to

the south. The second collector is on extension from

the existing 45'h Avenue, this collector w¡ll trovel

eost into Ryders Ridge Boulevord. The thlrd

colleclor roodwoy connecls Highwoy 20 ond

Ryders Ridge Boulevord,

Collector roods were conslructed within 20,0 m

wide right-oÊwoys ond designed lo the Town of

Sylvon Loke's Slondords with the exception of he

seclion of roodwoy belween Highwoy 20 ond

Reynolds rood which wlll be o 30.0 m right of

woy.

LOCAL ROADS

The system of locol roods hqs been plonned to

provide qccess to individuol development cells

while discouroging outside troffic from shod culling

through locol roods. Locol roods will be designed

lo meel the current 17 .O n right-of-woys.

IANEWAYS

Mosl of the development hos been designed wiû

the lots bocking on lo lonewoys or green sPoces.

All lones odiocenl to multi fomily sites sholl be

poved. Reor lqnewoys will lo construcled wih o

ó.0 meters wide right-of-woy ond to Town of

Sylvon Loke Stondords os shown on Mop 8.0-

Lonewoy Cross Sections.
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SERWC/NG CONCFPI

') i :, I 
( I I'l',\/'l /',ll lt [ )P /'ll l/'( /

A Storm Woter Monogement Fociliry (SWMF) is

incorporoted inlo rhe developmenl concepl lo

properly monoge ond control moior slorm events.

This focilily ìs locoled in lhe norlh cenlrol oreo of

the developmenl wiüin the school site ond

provides sloroge for lhe moiority of lhe

development with exceptìon ho the commercìol sile

ond mull¡Jomily sites. The commerciol site ond multi

fomily sile, which ore locoted ln lhe norlh eost

corner of the developmenl, will be responsible for

providing lheìr own SWMF. The SWMF's will be

designed lo occommodole I :100 yeor storm

woler flows ond reslrict flows to predevelopment

rqtes from this site. This SWMF syslem hos been

onolyzed in o detoiled stormwoler Monogement

Plon which hos been opproved by the Town.

A underground storm pipe system hos been

conslructed lo convey minor slorm events, less lhon

I in 5 yeor ìntensily, from this developmenl. This

system direcls slormwoter flows into the SWMF. From

the SWMF, it is dischorged ol o controlled rote

eoslword into o pipe olong 47'r Avenue. This pìpe

connecls to on exisling piPe crossing under 47 Ã

Avenue, whereby stormwoler ouÍolls into the

Highwoy 20 wesldilch ond continue norlhword. This

new pipe system is oversized lo occommodole

predevelopment flows from future developmenl oreos

lo lhe south. The proposed/existing pipe system is

shown on Mop 9.0-Stormwoler Concept Plon.

5,2 Í,AI1IÍ ARY SERVICING

The sonitory servicing syslem for this developmenl

uses o grovity syslem to direct flows northword lo o

pipe locoled under Herder Drive. The moin lrunk hos

been upgroded downstreom from this locotion lo

occommodote not only the flows f rom this

development but olso from 2 odditionol quorters to

the soulh os shown on Mop 10.0-Sonilory
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Concept Plon. This upgrode north of he subiect

properties wqs undertoken by the developer in 2OO7

on beholf of the Town of Sylvon Loke, The cost

ossocioled with the upgrodes will be recovered

through offsites.

The Town of Sylvon Loke hos requested thot due to

copocily issues of the existing sonitory system wesl o[

43'd Skeel, flows from the intersection of 47'h Avenue

ond 43'd Street hove been redìrected eost olong 47'h

Avenue ond routed through lhe proposed

development. The Town will conlribute to the cost o[

lhis improvement os outlined in the Development

Agreement. This hos been completed in 2002 with

the fìrsl phose of developmenl. Other componenls of

the remoinder o[ the pipe system will be oversized lo

occommodo[e flows from future developmenl oreos to

the south.

5,3 WATER SERVIEING

The overoll woter distribution system needed to

service the Plon Areq is shown on Mop I I .0-
Wqter Concept Plon. This system is on exlension of

the existing system with 2 conneclions to the

residentìol qreo wesl qs well os o conneclion in

Herder Drive neor lhe proposed sonitory

connection. Woter stubs will be provided to

service future developmenl oreos to the south ond

eost.

5.4 SHATLOW UTILITIES

There ore no moior servicing concerns regording

shollow utilities (gos, power, lelephone ond

coble). All shollow ulililies ore extensions of lhose

olreody in ploce in the existing sunounding

developmenl. This development will be serviced

with streetlights thot comply with Town of Sylvon

Loke slondords.
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STORMWAIER CON CEPT PLAN
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WATER CONCEPI PIAN

Four Seasons Park
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IMPLEMENIAI/ON

"r, 
I lrl ''/l l( l'/,/l I'll :;lA(,ll lr j

Phoses l, 2 ond 3 hos been subdivided ond serviced

with the moiority of construction occurring in phoses ì

ond 3. lnfrostructure to service lhe development

wos exlended ¡nlo the neighborhood ln the north ond

continues souh. Eoch successive sloge will be

developed with the logicol ond economicol extenslon

of lhese municipol services with the intenl of meeting

lhe needs of the regìonol ond locol housing morket.

See Figure 12.0-Sloging Plon

The stoging boundories ore shown conceptuolly ond

moy vory from those o[ octuol redistricting ond

subdivision opplìcotions. As well, portions or oll of

seporole stoges moy be developed concurrently if

there is sufficlent demond ond / or ìf the engineering

desìgn is mode more efficient os o result.

(t.'2 Pl'þlSt ltlla,Tll l(t 8. $l,ltJl)lvlíil( rl l

Redistricting ond subdivision opplicotìons will be

mode for eoch phose o[ development. This

document will ossist in guiding these opplicotions.
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