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DESTINATION GREENS AREA STRUCTURE PLAN

INTRODUCTION

Purpose
The purpose of the Destination Greens Area Structure Plan is to describe the

framework and objectives for land uses, subdivision and development of this
proposed residential area. This Area Structure Plan will provide the basis for a
balanced and integrated residential community offering a variety of housing
forms and lifestyles. It has been prepared in accordance with the requirements of
Section 633 of the Municipal Government Act and addresses:

The land uses proposed for the area;

The density of population and dwelling units that is proposed;

The general location of major transportation routes and municipal

infrastructure; and

The sequence of development proposed for the area.

Location Context

The area encompassed within this Area Structure Plan lies east of Highway 2A,
west of the QE 2 Highway and south of the Bowden Golf Course lands.
Geographically, the Destination Greens plan area is located at the south end of
Bowden. It encompasses the lands within the NE 14-34-1-W5 owned by
Stevenson Development Corporation as shown on Figure 1. This area includes
21.4 hectares (52.8 acres).

EXISTING CONDITIONS

Surrounding Land Uses

At the northwestern edge of this plan area, there is existing single family
residential housing. The Bowden Golf Course borders the northern boundary.
The eastern boundary borders the QE 2 Highway and the western boundary of
this plan area borders Highway 2A. The southern boundary of this area is
bordered by the Bowden Agricultural Society Rodeo Grounds.

The land owned by the Bowden Agricultural Society is used as a rodeo and
agricultural fair grounds as well as ball diamonds. It is identified for long term
Recreational/Open Space in the Town’s Municipal Development Plan. Beyond
Highway 2A is the main rail line owned by CP Rail which parallels the highway
pass the subject property. Lands located farther west of the railway contain the
Town’s sewage lagoon and a former landfill site.
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Existing Land Uses

All of the area encompassed by the Destination Greens Area Structure Plan is
currently vacant, undeveloped land that has been under cultivation. It is presently
designated Low Density Residential (R1) under the Town’s Land Use Bylaw.

Natural Features

This area is generally flat with an overall slope to the south-west. Currently there
IS no vegetation with the exception of some forage crop residue and existing
grasses in low areas. Existing topography and natural features pose no
constraints to residential development of the subject property.

Historical and Archeological Features
Historically, this area has been the site of farming operations relating to forage
and cereal crops. There are no known archeological features to identify.

Pipelines
There is an existing natural gas pipeline running north-south adjacent and

parallel to the western boundary of the plan area. Another natural gas pipeline
runs through the east portion of the plan area in a north-south direction. It is
located approximately 100m west of the east property line. The location of these
pipelines is shown on Figure 2. The operators of these pipelines have indicated
their preference that their pipeline rights-of-way not be included in the titled area
of newly created private lots.

Town of Bowden Sewage Lagoon & Former Landfill Site

The Town’s sewage lagoon and a former landfill site are located to the west of
the proposed residential area. The 300m development setback from the sewage
lagoon described in the subdivision and development regulation does not
encompass the area proposed for residential use. The former landfill site is
closer to the residential area and the usual 300m development setback has been
relaxed by Alberta Environment to 70m. The residential area falls outside the
70m setback from the former landfill site.

Access to Site

No access to the site is available from the QE 2 Highway and limited access is
available from Highway 2A. Connection to the existing local road system is
available through extension of Westview Drive and/or 21 Street.
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POLICY FRAMEWORK

All future development in the plan area must be consistent with the land use
concepts identified in this Area Structure Plan, the Town of Bowden Municipal
Development Plan, the Town of Bowden Land Use Bylaw and all other applicable
Federal, Provincial and Municipal legislation as deemed appropriate by the
relevant approval authority.

The Town of Bowden Municipal Development Plan establishes the following
broad policies for future residential areas that must be reflected in detailed plans
such as this area structure plan:

The subject area is identified for future residential land use on the MDP
Future Land Use Concept meaning the predominant or main use will be
residential but may include other compatible uses such as neighbourhood
commercial or schools;

The Town should ensure that the community’s overall housing mix contains
60 percent of dwelling units in the form of single detached dwellings and 40
percent of dwelling units in the form of all other housing types;

The Town shall encourage integration of differing forms of housing on a street
by street basis using medium density housing to transition from low density
housing to high density housing;

Multi-family housing should be located close to major collector and arterial
roads, close to open space and pathways, close to schools, and on lot sizes
large enough to avoid traffic and parking congestion;

Residential areas must be adequately buffered from highways and industrial
and commercial areas;

The overall density for future residential areas should average 10 to 12.5
dwelling units per gross developable hectare and variations may be permitted
through an approved area structure plan; and

A high standard of subdivision design is required to promote the efficient use
of land and infrastructure, ensure compatibility between uses and create
aesthetically pleasing residential environments.
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THE DEVELOPMENT CONCEPT

Development Objectives

As demand for all types of residential housing is increasing in Bowden, the need
for a new residential area for housing construction is paramount for community
residential growth. A key objective is to create a well designed area that is able to
cater to several housing market segments with at least two varieties of housing
product available in each phase. Another key objective is to ensure that future
development proceeds in an orderly fashion, as identified in the proposed
phasing areas shown in Figure 3.

Residential Design Elements

The area encompassed by this plan was designed to ensure a complete mix of
single family housing and of various types of multi-family housing. The types of
multi-family housing range from potential duplex housing to townhouses to multi-
attached housing and apartments. The exact style of housing on individual lots
will be determined by market preferences at the time of construction.

The single family housing areas contain two types. The areas marked as R1 on
Figure 3 will accommodate detached dwellings on individual lots with a typical
width ranging from 40 to 50 ft or more and a typical lot area of 4,850 ft* or more.
The areas marked as R1A on Figure 3 will accommodate detached dwellings on
smaller lots with a typical width not less than 33 ft and a typical lot area of 3,770
ft? or more. Architectural controls and requirements will be used in the R1A areas
to create attractive streetscapes with specific focus on using a variety of building
elevations and appearances from the front street.

The multiple housing areas marked on Figure 3 as R2 — Duplex will
accommodate semi-detached/duplex dwellings with each of the parcels shown
able to be further subdivided to create separate title for each unit. A typical parcel
containing one of the units in a semi-detached/duplex building will have an area
of 2,530 ft* or more and a width ranging from 25 to 30 ft.

The multiple housing areas marked as R4 — Townhouse on Figure 3 will
accommodate a variety of multi-attached forms of housing such as typical row
housing and fourplexes where each unit has a direct exterior access. Some of
these areas may be further subdivided to create freehold lots, some may be
established as condominium developments and others may take the form of a
multiple building development under single ownership.

Areas marked as R-4 Apartment on Figure 3 will generally accommodate
apartment type buildings where one or more buildings are located in each area.
The overall height of these buildings will generally reflect three storey walk up
buildings. They may also be established under single ownership, further
subdivided to have one building per parcel or undertaken as a condominium

property.
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The residential properties shown on Figure 3 in the eastern part of the plan area
and closest to the QE 2 Highway will be developed in a manner that takes the
impact of highway noise into account. Typical methods used in multiple family
building construction, for example triple glazed windows, will aid in reducing the
noise impact and the buildings themselves will provide some buffer to the lower
density forms of housing to the west. Further, the placement of buildings and
parking areas on each site can be used to achieve some separation from the
highway. A sound attenuation barrier will also be constructed along the east
property line to reduce noise impacts.

Mixed Use Commercial/Residential Site

An area approximately 0.2 hectare in size and located at the western Highway
2A entrance to Destination Greens has been identified as a mixed use CR
Commercial/Residential site. This site is proposed in order to provide potential
small shops, boutiques, or services required for the new residents of this plan
area along with housing units above the store units.

Parks and Open Spaces

There are several green areas identified in the plan area on Figure 3. This design
concept ensures both a visually pleasing residential area as well as providing for
a large component (12.1% of the overall area of this plan) for the use and
enjoyment of the new residents of Destination Greens. Development of municipal
improvements within these areas such as playground equipment and park
benches shall be addressed through the development agreement process.

A storm water management pond will be located in the large open space closest
to Highway 2A. While contributing to a sense of open space, this places
restrictions on the types of recreation amenities that can be considered on this
site. This area will be accepted as part of the overall amount of municipal reserve
dedication as the other park areas are able to accommodate program
opportunities and recreation facilities such as winter skating rinks and playground
equipment.
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Development Statistics and Land Area Breakdown
The area encompassed by this plan totals 21.4 hectares and the areas identified
for the various land uses result in the following:

No. of Percentage
Dwelling of Total
Land Use/Zone Units. Area Area
CR — Commercial/Residential 8 0.2 ha 0.9%
R4 — Apartments (70 du/ha) 154 2.2 ha 10.3%
R4 — Townhouses (33 du/ha) 89 2.7 ha 12.6%
R2 — Duplexes 36 1.4 ha 6.5%
R1 — Single Family (min. 450m2 lot) 108 6.4 ha 30.0%
R1A — Single Family (min. 350 m2 lot) 33 1.5 ha 7.0%
PFR — Municipal Reserve - 2.6 ha 12.1%
Roads - 4.4 ha 20.6%
Total 428 21.4 ha 100.0%

The overall density of the plan area is 20 dwelling units per gross hectare. This
density of housing is a reflection of the housing mix which incorporates a
significant amount of multiple family developments. Based on an average
household size of 2.5 persons for single detached dwellings and an average
household size of 2.0 persons for multiple family dwellings the projected
population of the area upon build out is 927.

Roadway Patterns and Pedestrian Circulation

The main access to the plan area will be via the collector road intersection with
Highway 2A. The collector road running west to east through the approximate
middle of the plan area is able to accommodate the anticipated amount of daily
traffic generated by the proposed development concept. Most traffic is expected
to use the direct connection to Highway 2A to come and go from the area,
however, some traffic may use the 21 Street to Westview Drive connection.

Particular attention has been paid to ensuring that as much of the plan area as
possible has two permanent routes for vehicles to get in and out of the area. This
will help disperse daily traffic and also assists with concerns around emergency
vehicle access. Where areas are not served by a public road providing
permanent secondary access, emergency vehicle only routes or alternatives will
be established. The close/cul-de-sac in the northeast part of the plan area may
connect to an internal fire lane incorporated in the design of the adjacent R4-
Apartment site to the east. Along the south boundary of the plan area an
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emergency vehicle route will connect the residential area to the existing access
road to the rodeo grounds and vice versa.

Figure 3 shows a primary pathway system creating a series of loops within and
around the plan area. This pathway runs through the open space and along
roadways in some cases. It provides opportunity for pedestrian activity in terms
of leisure walks and as a means of accessing other parts of the plan area and
town. A possible loop on the rodeo grounds is also shown.

Entrance off Highway 2A

To maintain effective functioning of the proposed collector road access to
Highway 2A restrictions on driveway access and on-street parking are proposed.
As noted on Figure 3, no parking on the collector road and no driveways
accessing the collector road will be allowed within 30m of the east edge of the
intersection with Highway 2A. For the R4-Townhouse area long the north side of
the collector road this will be accomplished by creating a central shared parking
area serving many buildings as part of the common property for a condominium
development. For the CR area this will be accomplished by locating the accesses
to the site closer to the east side of the property.

MUNICIPAL SERVICES

Water Distribution Concept

Figure 4 identifies the proposed Water Distribution Concept for the Destination
Greens Area Structure Plan. The proposed water distribution system was
designed to ensure adequate user volumes, sufficient flow for fire protection and
looping for new users as well as to accommodate potential feeds for areas
located east of the QE 2 Highway and for potential future water feeds to the
Bowden Agricultural Society Lands.

Sanitary Drainage Concept

Figure 5 identifies the proposed Sanitary Drainage Concept for the Destination
Greens Area Structure Plan. The proposed sanitary drainage system was
designed to meet the needs of this area as well as to accommodate potential
feeds for areas located east of the QE 2 Highway and for potential future sanitary
main feeds to the Bowden Agricultural Society Lands. Existing topography
dictated the need for a sanitary lift station as identified in the area shown in
Figure 5.

Storm Drainage Concept

Figure 6 identifies the proposed Storm Drainage Concept for the Destination
Greens Area Structure Plan. The proposed storm water drainage system was
designed to meet the needs of this area as well as to accommodate potential
feeds for areas located east of the QE 2 Highway. Two potential future storm
water drainage ponds have been identified to accommodate excess storm water
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flows as per all applicable legislation. These areas will also serve as green areas
for new residents to enjoy as it is anticipated these areas will be generally dry
unless excessive water flows during heavy rains are present. During those
periods, these areas will hold the excess water on a temporary basis.

Traffic Flow Concept

Figure 7 identifies the traffic flow concept for the Destination Greens Area
Structure Plan. The entrance off of Highway 2A to this area will be utilized by the
residents and users of this area. Prior to or concurrent with the subdivision
application for phase 1, a traffic impact assessment will be prepared for review
with the Town and Alberta Infrastructure and Transportation to confirm the
detailed design of the new intersection with Highway 2A.

Utilities
All future utility design concepts for this area shall have prior approval of each
applicable utility company before the start of construction.

PHASING OF DEVELOPMENT

The plan area is shown as being developed over the coming years in a series of
6 phases. The first phase is to the south of the existing residential subdivision
and will include the creation of a new access onto Highway 2A. From there, the
phasing or sequence of development alters between south and east directions.
The final two phases encompass the lands closest to the QE 2 Highway.

The completion of individual development phases will take into account the need
to provide looping for water systems, temporary and permanent secondary
vehicle access, provision of storm water management facilities and the logical
extension of municipal services.

The phasing concept is ultimately dependent upon future market conditions. It
should be noted that the phasing boundaries that are illustrated are conceptual
only and therefore some flexibility must be maintained in interpretation of these
boundaries. Deviations, such as undertaking more than one phase at a time or
reducing the size of each phase, are permissible provided the timing of key
infrastructure, emergency access and second permanent roadway access are
addressed.
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PLAN IMPLEMENTATION

Interpretation
This plan should be interpreted with flexibility having regard to its purpose and

the objectives. Questions on interpretation of intent or policy will be put before
Council for their consideration. Council’s decision on interpretation shall be final.

Plan Amendments
An amendment to this plan will be required where a proposed subdivision results
in one or more of the following:
Re-location or elimination of a major arterial or collector roadway;
Change in the general land use pattern shown in the plan;
Change to the open space system beyond what is contemplated in the plan;
and/or
Deviation from the utility servicing concepts beyond what is contemplated in
the plan.

Land Use Bylaw Amendment
To facilitate the development concept described in this plan, three new land use
districts will be created. This includes:
A Narrow Lot Single Family (R1A) District to allow for individual lots with a
minimum lot width of 10m (33 ft);
A Residential Multi-Family (R4) District to accommodate apartments,
fourplexes and row housing; and
A Local Commercial (LC) District to provide for moderate scale commercial
development which may include residential units in a mixed use format.
The entire plan area will be redesignated to apply the appropriate districts to
portions of the plan area based on the development concept shown in Figure 3.
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File #503705

Date: August 2007

DESTINATION GREENS DESIGN BRIEF - BOWDEN, AB

WATER SYSTEM

TOTAL POPULATION SERVED - 1150

The proposed water system (see Figure 4) will lgpiired to supply peak hour flows for the total
projected population. Based on an average water consumption of 450 L/persaamddaypeak hour
factor of 4.5, the supply system should be capable of delivering;

(450 x 1150 x 4.5) / (1440 x 60) = 27 L/sec (356

The proposed water distribution system with 200mm dianmeéen and a 250mm diameter trunk will
have no problem in delivering peak hour flows.

For ultimate fire flow of 6800 L/min (1500 igpm)uitdings over 750rh(8000ff) will require sprinkler
systems. The projected fire flows are as per FIRBDBRWRITERS. The proposed water distribution
system will be capable of accommodating the 6800i/me flow without experiencing more than a
20psi pressure drop

The water distribution mains will be PVC C900 with a minimum cover of 2.6rmétgdrant spacing is
a maximum of 160m. All water mains are 200mm diamebecept the 250mm diameter trunk main and
the 150mm diameter cul-de-sac main.
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SANITARY SEWER

- All mains are PVC DR 35, 200mm dia. except where noted (§erefb).

- All sanitary sewer gradients will be at or abovibekta Environment’s minimum grades. All
manhole spacing will be within Alberta Environmengjuidelines and the Town of Bowden
Standards.

- All separation of water main and sewer main will be 3.0m.

DESIGN POPULATION & FLOWS

Potential number of dwelling units for Destination Grees 380. This would generate a population
of 1150.

Utilizing Harmon"s Peaking Factor Formula and a design avdiageof 400 L/person/day. The
following peak flow is generated for the ultimate p@ian of 1150.

Pe=1+14/[4+Y1.15)] = 3.76
Qpeak= 400 L/person/day x 1150 people x 3.76 = 1,730)0day
= 20 L/second (264 igpm)
Add 20% infiltration =24 L/second (317 igpm)

300mm dia. Pipe @ 0.22% (minimum gradient) with a n value of 0.013 is capable Jfskd dr 48
L/sec. Therefore, no capacity problems with proposed or existing 300mm diarysaewer pipe
will be experienced.

All sanitary sewer from Destination Greens willdieected into the future 300mm diameter sanitary
sewer on Westview Drive. Only Phase 1 and 2 wijuire a lift station. All remaining phases will
be strictly gravity.
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STORM SEWER  (see Figure 6)

Storm sewer design parameters utilized are outlined below.
City of Red Deer Rainfall Intensity Curves adopted
1:5 year storm with 20 minute initial time of concentration
Rational Method, which is conservative, for flow calculations
Runoff coefficient of 0.6 was applied
Maximum distance of surface drainage on roads priowotonssewer intercept 260 meters
Roughness coefficient for pipe of n = 0.013 was adopted

1:100 year post development storm will be attenuetddS year pre development storm by using
dry storm detention ponds.

The attenuated storm water will discharge into the eadt ditHighway 2A at the present existing
culverts that convey drainage course water westerly.

Storm sewer pipe will be $Ultra-rib", which has a munbather roughness coefficient, n = 0.011. This
will result in a factor of safety.

The proposed storm sewer will pick up runoff from erigidevelopment along 21 Street.
ROADS

All road right-of-ways will be 18m in width, excepgtd main entrance road right of way which will be
20m in width. All roads would be 9.5m wide froip bf gutter to lip of gutter, except main entrance
road which is proposed at 11.5m wide from lip oftguto lip of gutter. All roads have low profile rolled
curb and gutter on each side. The main road wilehe 1.5m wide sidewalk on one side, and parking
will not be allowed on this road. All roads will [p@sted with a 50 km/hr speed limit. Road strucure
will be as per Town of Bowden"s specification, plus a geiteexill be utilized beneath the gravel.

It is expected that turning bays will be requiredHighway 2A at the main entrance to the subdivision
as peak hour flow is projected at or over 130 vehicles per(kea Figure 7).

Respectfully submitted,

lvan D. Chrapko, P. Eng.
Cicon Engineering
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