
 
SUBDIVISION AND DEVELOPMENT APPEAL BOARD

FOR ROCKY VIEW COUNTY AGENDA
 

Date: Thursday, December 17, 2020

Time: 9:00 AM

Location: https://www.rockyview.ca/

Pages

A. CALL MEETING TO ORDER

B. DEVELOPMENT APPEALS

9:00 AM APPOINTMENTS

1. Division 9     File: 08731001 PRDP20185188 2

Three affected party appeals against the Development Authority’s decision to
conditionally approve a development permit for a campground (81 RV stalls)
and tourism uses/facilities (recreational), the construction of a tourist building
including accommodation units that is compatible with available servicing (16
rooms), and the relaxation of the maximum building height, at 285049 Range
Road 35 (SE-31-28-03-W5M) south of Mountain View County, approximately
1.61 kilometres (1 mile) north of Highway 574 and on the west side of Range
Road 35.

Appellant:               Maxine McArthur, Patrick & Karen Singer, and Elaine
Watson                    

Applicant/Owner:   Chloe Cartwright

C. ADJOURN THE MEETING

D. NEXT MEETING December 23, 2020



Page 1 of 15

PLANNING AND DEVELOPMENT SERVICES 

TO: Subdivision and Development Appeal Board 

DATE: December 17, 2020 DIVISION: 9 

FILE: 08731001 APPLICATION: PRDP20185188 

SUBJECT: Campground, Tourist and Tourism Uses/Facilities (Recreational) 

PROPOSAL: Campground, Tourist (81 RV stalls) 
and Tourism Uses/Facilities (Recreational), 
construction of a tourist building including 
Accommodation Units, compatible with available 
servicing (16 rooms), relaxation of the maximum 
building height requirement 

GENERAL LOCATION: Located 0.81 km  
(1/2 mile) south of Mountain View County, 
approximately 1.61 km (1 mile) north of Highway 
574 and on the west side of Range Road 35 

APPLICATION DATE:   
December 21, 2018 

DEVELOPMENT AUTHORITY DECISION: 
Discretionary – Approved 

APPEAL DATE:  
June 3, 2019 

DEVELOPMENT AUTHORITY DECISION DATE: 
May 14, 2019 

1st APPELLANT: Maxine McArthur 
2nd APPELLANT: Elaine Watson 
3rd APPELLANT: Patrick and Karen Singer 

APPLICANT: Chloe Cartwright 

LEGAL DESCRIPTION: SE-31-28-03-W05M MUNICIPAL ADDRESS: 285049 Range Road 35 

LAND USE DESIGNATION: Business – Leisure 
and Recreation District (B-LR) under Land Use 
Bylaw C-4841-97 (Land Use Bylaw). 

GROSS AREA: ± 60.70 hectares (± 150.00 acres) 

DISCRETIONARY USE: Accommodation Units, 
compatible with available servicing; Campground, 
tourist; Indoor Participant Recreation Services; 
Outdoor Participant Recreation Services; Tourism 
Uses/Facilities, Recreational are discretionary use 
in accordance with Section 77.3 of the Land Use 
Bylaw.  

DEVELOPMENT VARIANCE AUTHORITY:  
Section 12.2 of the Land Use Bylaw allows the 
Development Authority to grant a maximum of 25% 
variance of the required distance or height.  

PUBLIC SUBMISSIONS: The proposal was 
circulated to 14 adjacent landowners. No letters in 
support or opposition were received during the 
initial appeal notice. 

LAND USE POLICIES AND STATUTORY 
PLANS: 

 County Plan (C-7280-2013) 
 Land Use Bylaw (C-4841-97) 
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DEVELOPMENT PERMIT REPORT 

Application Date: December 21, 2018  File: 08731001 

Application: PRDP20185188 Applicant/Owner: Chloe Cartwright 

Legal Description: SE-31-28-03-W05M General Location: Located 0.81 km (1/2 mile) 
south of Mountain View County, approximately 
1.61 km (1 mile) north of Highway 574 and on the 
west side of Range Road 35 

Land Use Designation: Business – Leisure and 
Recreation District (B-LR) under Land Use Bylaw 
C-4841-97 (LUB) 

Gross Area: ± 60.70 hectares (± 150.00 acres) 

File Manager: Johnson Kwan  Division: 9 

PROPOSAL:  
The proposal is for Campground, Tourist (81 RV stalls) and Tourism Uses/Facilities (Recreational), 
construction of a tourist building including Accommodation Units, compatible with available servicing 
(16 rooms), relaxation of the maximum building height requirement. 
Property Details & Land Use Regulations  

 Subject land is designated as B-LR District. According to Section 77.3 of the LUB the following 
are listed as discretionary use under B-LR:  

o Campground, tourist; 
o Outdoor Participant Recreation Services; 
o Tourism Uses/Facilities, Recreational; and  
o any use that is similar, in the opinion of the Development Authority, to the permitted or 

discretionary uses that also meets the purpose and intent of the district  

 According to Section 8.1 of the LUB:  
o Campground, Tourist means development of land for the use of holiday trailers, motor 

homes, tents, campers, and similar vehicles, recreation, and is not normally used as 
year-round storage, or accommodation for residential uses;  

o Tourism Uses/Facilities, Recreational means an establishment which operates 
throughout all or part of a year which may or may not furnish accommodation and 
facilities for servicing meals and furnishes equipment, supplies, or services to persons 
in connection with angling, hunting, camping, or other similar recreational purposes.  

 Proposed Building Dimensions:   ± 56.00 ft. (± 17.07 m) by ± 104.00 ft. (± 31.70 m)  

 Proposed Building Footprint:       ± 5,824.00 sq. ft. (± 541.07 sq. m) 

 Minimum requirements 
o Required Yard Front: 30.00 m (98.43 ft.) from County Road. 

Proposed Yard Front:  more than 30.00 m (98.43 ft.) from Rge Rd. 35. 
o Required Yard Side: 6.00 m (19.69 ft.) from all other. 
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Proposed Yard Side: more than 6.00 m (19.69 ft.) from adjacent properties. 
o Required Yard Rear:  15.00 m (49.21 ft.) from all other. 

Proposed Yard Rear: more than 15.00 m (49.21 ft.) from adjacent properties. 

 Maximum Building Height: 12.00 m (39.37 ft.)  
o Proposed Building Height:  

o North Elevation:  ± 12.84 m (± 42.11 ft.)  
o South Elevation:  ± 12.84 m (± 42.11 ft.)  
o East Elevation:   ± 12.84 m (± 42.11 ft.)  
o West Elevation:  ± 13.14 m (± 43.1 ft.) 
o Average Elevation:     12.915 m (42.37 ft.) 
o Requested height relaxation:  (12.915 m – 12.00 m)/12.00 m = 7.625% 

In accordance with Section 12.2 (c) of the Land Use Bylaw, the Development Authority may 
grant a variance up to 25% of the required distance or height. The requested variance is within 
the Development Authority’s discretion.  

 Landscaping: 
o Proposed landscaping exceeds the minimum 10% requirement 
o Majority of perimeter landscaping existing onsite, pre development 
o Additional landscaping required along north perimeter to help mitigate impact and 

screen adjacent residential property 

 Parking requirements (Schedule 5): 
o Campground 1 per camping space; plus 0.2 per camping space as overflow parking  

 81 Camping RV Stalls * 1.2 = 97.2 (97 stalls) parking stalls are required for the 
campground operation.  

o Tourism Uses/Facilities (16 rooms)  
 1 per sleeping unit, plus  
 1 per each 10 units for employees, plus  
 1 per 3 seats of any associated Eating Establishment, plus  
 1 per 2 seats of any associated Drinking Establishment.  
 The applicant did not provide any details in regards to the eating 

establishment/deinking establishment on site. The applicant also did not 
provide any details in regards to the number of employees expected for this 
operation.  

 18 parking stalls are required for the tourism use/facility based on the number 
of sleeping units.  

o The applicant did not provide any details for the potential use of the main floor and the 
basement floor (± 11,648 .00sq. ft. in total).  

 According to the Bylaw, Community building, multi-purpose requires 12 parking 
stalls per 100.00 sq. m (1,076.40 sq. ft.) gross floor area.  
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 (11,648.00 sq. ft. / 1,076.40 sq. ft.) X 12 parking stalls = 130 parking stalls 
required.  

o In total the operation requires approximately 245 parking stalls  
 Campground:  97 stalls 
 Tourism Uses/Facilities:  18 stalls 
 Others (community, multi-uses):  130 stalls 

o As a prior to issuance condition, the Applicant/Owner shall submit a revised site plan 
and parking plan in compliance with the Land Use Bylaw parking requirement to the 
County’s satisfaction.  

Property History 
2013-DP-15312  An 18 hole golf course with the construction of a clubhouse/lodge facility, a 

campground with approximately 15 stalls, and the use of an existing Quonset 
as a maintenance building was conditionally approved on May 14, 2013;  
Note: The permit prior to issuance conditions were not satisfied and the permit 
was not issued; Closed-Expired 

2012-RV-016  Land Use Application was approved on January 16, 2012 to redesignate the 
subject land to Business – Leisure and Recreation District.   

STATUTORY PLANS:   
 The subject land is not within any Area Structure Plan and/or Conceptual Scheme  

INSPECTOR’S COMMENTS:  
 Mainly agricultural lands in the area.  

CIRCULATIONS:  
Agricultural and Environmental Services, Rocky View County: 
If this application is approved, the application of the Agricultural Boundary Design Guidelines will be 
beneficial in buffering the Leisure & Recreation Business land use from the agricultural land 
surrounding the parcel. The guidelines would help mitigate areas of concerns including: trespass, 
litter, pets, noise and concern over fertilizers, dust & normal agricultural practices.  
Alberta Health Services  
Phase 1 ESA: if a Phase 1 Environmental Site Assessment (ESA) report has been submitted in 
support of the application, AHS wishes to have an opportunity to review the document as it becomes 
available. This would allow for the evaluation of any potential environmental and public health 
concerns related to past and present land use of the property and surrounding areas.  
Water and Wastewater Services: Due to the proposed number of RV sites and the size of the 
accommodation unit, AHS supports connection to drinking water and wastewater systems approved 
and licensed by Alberta Environment and Parks. If the proposed development will not be connected to 
such services, AHS wishes to be notified.  
Decommissioning Wells: Any existing water wells on the subject site, if no longer used, must be 
decommissioned according to Alberta Environment & Parks standards and regulations.  
Decommissioning Private Waste Water Systems: Any septic tanks and fields on the subject site 
that are no longer used should be properly decommissioned by a licensed contractor in an approved 
manner.  
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Solid Waste Management: AHS would like clarification on the waste management plan for this 
development specifically the manner in which solid waste material and recyclables will be stored on 
site as well as the frequency of removal for disposal or recycling.   
Recreation Area Regulation: the owners and operators of this proposed recreation area must 
comply with the requirements of the Public Health Act Recreation Area Regulation (AR 198/2004). 
Health approval: AHS requires that the building plans specific to any commercial food outlets within 
this proposed development be sent to us for approval. If there will be any swimming facilities on the 
property intended for the guests, these plans must also be submitted to AHS for our approval. 
Building plans for such facilities should be forwarded to AHS for approval before the building permit is 
granted. This will ensure that the proposed facilities will meet the requirements of the Public Health 
Act and its regulations.  
Please note that health approval of facilities as noted above are required after final construction, but 
before the facilities are operational. For more information regarding health approval and plan 
examination or for information on the Public Health Act and its regulations, applicants can contact the 
writer at (403) 851-6171. 
If any evidence of contamination or other issues of public health concern are identified at any phase of 
development, AHS wishes to be notified.  
Alberta Transportation  
In reviewing the application, it appears that the applicant wishes to establish a RV park and an event 
centre with accommodation units at the above noted location. As the proposal is located outside of 
Alberta Transportation development control area, a Roadside Development from the department is 
not required. The department will, however, review the traffic information when it is provided by the 
County.  
Building Services, Rocky View County: 

 No comments 
Development Compliance, Rocky View County: 

 No comments.  
Fire Services & Emergency Management, Rocky View County: 

 Please ensure that water supplies and hydrants for the development are sufficient for 
firefighting purposes.  

 Dependent on the occupancies, the Fire Services recommends that the buildings be 
sprinklered, if applicable, as per the Alberta Building Code. 

 The Fire Service also recommends that the water co-op be registered with Fire Underwriters.  
 Please ensure that access routes are compliant to the designs specified in the Alberta Building 

Code and RVC’s servicing standards. In other words, the land width is to be 6 m wide, the 
centerline turning radius is to be 12 m and the weight is to be able to support an emergency 
vehicle.  

 A secondary access to the site also be necessary.  
As a follow up, the following was agreed upon: 

 A drafting hydrant will be installed on site which will be designed by an engineer according to 
the Alberta Building Code & NFPA 1142. Details on the location can be worked out later in the 
process.  

 There is no need to register the water co-op as there is none. 
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 Secondary access is not a requirement as they just fall under the threshold; however, the 
applicant will provide a gated emergency access to be used in case of an emergency.  

This is satisfactory to the Fire Services & Emergency Management.  
Planning and Development Services – Engineering, Rocky View County: 
General 

 The review of this file is based upon the application submitted. These 
conditions/recommendations may be subject to change to ensure best practices and 
procedures. 

 As a condition of DP, the applicant will be required to submit a construction management plan 
addressing noise mitigation measures, traffic accommodation, sedimentation and dust control, 
management of stormwater during construction, erosion and weed control, construction 
practices, waste management, firefighting procedures, evacuation plan, hazardous material 
containment and all other relevant construction management details. 

 The application was circulated to Mountain View County since the subject land is within 1.6 km 
from the border to Mountain View County. As a condition to DP, the applicant may be required 
to enter into a Road Use Agreement with the County to conduct dust suppression, in 
perpetuity, on Range Road 35 south of Township Road 290 for a minimum distance of 200 m 
(pending response from RVC Road Maintenance). It is the responsibility of the applicant to 
enter into a Road Use Agreement with Mountain View County during the construction phase if 
more than 5 loads per day will be occurring on Mountain View County Roads. 

GIS Services - Section 300.0 requirements: 

 Prior to issuance of DP, the applicant will be required to submit a stamped final geotechnical 
report conducted by a qualified professional geotechnical engineer to provide 
recommendations on the stormwater pond design, pond liner, and other stormwater 
infrastructure, if warranted by the SSIP. 

Transportation Services - Section 400.0 requirements: 

 As part of the DP application, the applicant submitted a revised Traffic Impact Assessment 
(TIA) by JCB Engineering dated March 7, 2019. Prior to issuance of DP, the applicant is 
required to submit an updated Traffic Impact Assessment (TIA) in accordance with County 
Servicing Standards that addresses the following comments: 

o How arrived to conclusion that upgrades to the RR35 and TWP Road 290 intersection 
aren’t required if LOS for intersection are not provided? Does the resulting LOS of the 
intersection meet County Servicing Standards? Please provide the LOS of the 
intersection pre and post-development.  

o Will the RR35 and HWY 574 intersection require upgrades? Please provide the LOS of 
the intersection pre and post-development.  

o The conclusion should state that upgrades along Range Road 35 are required, since 
road is currently a Regional Low Volume road and will need to be upgraded to a 
Regional Moderate Volume road to accommodate the increase in daily traffic volumes.   

 Prior to issuance of DP, the applicant is required to enter into a Development Agreement with 
the County for the construction of improvements including but not limited to the following:  

o Upgrade the Range Road 35 road structure from a Regional Low Volume road to a 
Regional Moderate Volume road, in accordance with the County Servicing Standards, 
from Highway 574 to Township Road 290.  
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o Any other improvements as recommended in the approved TIA.   

 There is an existing gravel road approach off of Range Road 35 that provides access to the lot 
and the proposed development. As a condition of DP, the applicant may be required to restore 
the condition of the approach, in accordance with County Servicing Standards. 

 The applicant will be required to pay the transportation offsite levy as per the applicable TOL 
bylaw at time of approval. The applicant will be required to submit a revised site plan 
identifying the development area of the proposed development.  

o Estimate TOL Payment = Base Levy ($4,595 per acre) x 177 acres = $813,315.00 

 Prior to the issuance of the DP, the applicant is required to contact County Road Operations to 
determine if any hauling permits are required during the construction of the proposed 
development. 

Sanitary/Waste Water - Section 500.0 requirements: 

 As part of the DP application, the applicant provided an Integrated Water Management Plan by 
Stantec Consulting Ltd., dated September 12, 2011 that included a section on wastewater 
servicing under Part 3 – Wastewater Systems. The servicing plan is not entirely relevant to the 
proposed development since modifications have been made to the proposed development 
since the report was issued. 

 Prior to issuance of DP, the applicant is required to demonstrate adequate servicing through a 
certified professional (i.e. sizing of holding tanks, specifications of packaged sewage treatment 
plant, etc.) for proposed wastewater servicing. It is the responsibility of the applicant to follow 
the recommendations outlined by the certified professional for wastewater servicing. If a 
wastewater collection system is being proposed, the applicant is required to provide a set of 
detailed engineering drawings that are stamped by a professional engineer.  

o According to Part 3 of the 2011 Integrated Water Management Plan report, under 
section 4.2.2 Limiting Conditions, it states that the soils tested for soil disposal were 
found to be unsuitable. If this is the case, why are septic fields being proposed? 

Water Supply And Waterworks - Section 600.0 & 800.0 requirements: 

 As part of the DP application, the applicant provided an Integrated Water Management Plan by 
Stantec Consulting Ltd., dated September 12, 2011 that included a Phase 1 Supply Evaluation 
(Part 6 Groundwater Evaluation) and a Phase 2 Aquifer Testing (Part 8 Aquifer Analysis). The 
servicing plan is not relevant to the proposed development since modifications have been 
made to the proposed development since the report was issued.  

o The assumptions for water consumption rates will need to be modified to reflect the 
greater number of RV stalls. There are also inconsistencies between the report and the 
proposed development on the servicing of the individual RV stalls.  

 Prior to issuance of DP, the applicant is required to demonstrate adequate servicing of potable 
water for the proposed development. If a water distribution system is being proposed, the 
applicant is required to provide a detailed set of engineering drawings that are stamped by a 
professional engineer.  

 As a condition of DP, the applicant is required to provide confirmation of AEP permits and 
licensing to construct and operate the proposed design of the water treatment and water 
distribution infrastructure.  

 As a condition of DP, the applicant is required to provide confirmation to the County that a 
commercial water license from AEP has been obtained for the facility.  
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Storm Water Management – Section 700.0 requirements: 

 As part of the DP, the applicant provided an Integrated Water Management Plan by Stantec 
Consulting Ltd., dated September 12, 2011 that included a conceptual Site-Specific 
Stormwater Implementation Plan (SSIP) under Part 6 – Stormwater Management. The SSIP is 
not relevant to the proposed development since modifications have been made to the 
proposed development since the SSIP was issued.  

 Prior to issuance of DP, the applicant is required to provide a revised final Site-Specific 
Stormwater Implementation Plan (SSIP) that is applicable to the proposed development and 
includes an applicable set of final stamped engineering drawings. The SSIP shall be in 
accordance with the County Servicing Standards and any applicable regional studies. 

o As a permanent condition to DP, the applicant will be required to operate the site in 
accordance with the SSIP that has been examined by the County. 

 Prior to occupancy, the applicant is required to submit a set of as-built drawings certified by a 
professional engineer including all stormwater infrastructure, confirmation of liner installation 
(if required by the GIS engineer), and any other components related to the storm water 
system.    

 It is the responsibility of the applicant to obtain AEP approval and licensing for the stormwater 
management infrastructure including registration of the facilities, discharge, and irrigation.  

Agricultural & Environmental Services – Section 900.0 requirements: 

 Engineering has no requirements at this time.  

 As part of the DP, the applicant submitted a Biophysical Impact Assessment by Stantec 
Consulting Ltd., dated August 2011. Since the proposed development covers a smaller 
footprint than the original development the assessment was based on, the BIA is still 
applicable to the proposed development. The applicant is responsible for following the 
recommendations outlined in the BIA.  

 The proposed development does not appear to be impacting any wetlands. Should the owner 
propose development that has a direct impact on any wetlands, the applicant will be 
responsible for obtaining all required AEP approvals.   

Transportation Services, Rocky View County: 

 No additional concerns.  
Capital Project Management, Rocky View County: 

 No concerns.  
Utility Services, Rocky View County: 

 No concerns. Note that there are no details provided on how the proposed development is to 
be serviced by water and wastewater.  

Solid Waste and Recycling, Rocky View County: 

 Prior to issuance of the development permit, the application is required to submit a solid waste 
management plan. the plan needs to address: 

o Estimation of waste generation quantities 
o Where and how many waste/litter and recycling receptacles will be placed on site for the 

public/guests 
o Where and how many waste and recycling bins will be stored for collection and transfer 
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o Plans for diversion – front of house and back of house (recyclables, refundable, 
organics, cardboard)  

Mountain View County  

 Director of Operational Services: I have reviewed the TIA and have no further comments to 
add other than that the updated numbers show a significant increase in numbers but, as stated 
in the report, the threshold for changes have still not been met. In view of this, I do not 
recommend any required changes to our road system at this time.  

 Director of Planning & Development Services: to mitigate the impact of dust from the 
increased traffic on Mountain View County residents and to ensure road safety, it is 
recommended that (as a condition of the Development Permit) a permanent dust suppression 
be provided on RR 35 south of Tw Rd 290 for a minimum distance of 200 m. This requirement 
will be consistent with the Policy 4015 and Procedure 4015-01 on Dust Suppression of 
Mountain View County. It is also noted that during construction a Road Use Agreement may 
be required if more than 5 loads per day is proposed on County roads in accordance with 
Road Use Agreement Policy 4006 and Procedure 4006-01.  

OPTIONS: 
APPROVAL, subject to the following conditions: 
Option #1 (This would ALLOW the proposed operation) 
That the appeal against the decision of the Development Authority to approve a Development Permit 
for a Campground, Tourist (81 RV stalls) and Tourism Uses/Facilities (Recreational), construction of a 
tourist building including Accommodation Units, compatible with available servicing (16 rooms), 
relaxation of the maximum building height requirement at SE-31-28-03-W05M be denied, and that a 
Development Permit be conditionally approved, subject to the following conditions: 
Description:  

1. That a Campground, Tourist, and Tourism Uses/Facilities (Recreational), may take place on 
the subject site in accordance with the Site Plan as submitted with the application and includes: 

i. Construction of a tourism use/facility, with a total gross area of 1,623.21 sq. m  
(± 17,472 sq. ft.) including Accommodation Units (16 rooms); 

ii. Construction of 81 RV stalls;  
iii. Ancillary Business Uses (ie. events, gatherings etc.); 
iv. Grading (as required). 

2. That the maximum building height for the tourism use/facility (event centre) is relaxed from 
12.00 m (39.37 ft.) to ±12.92 m (± 42.37 ft.). 

Prior to Issuance: 
Technical Submissions 

3. That prior to issuance of this permit, the Applicant/Owner shall submit a construction 
management plan, in accordance with County Servicing standards. The plan shall address 
noise mitigation measures, traffic accommodation, sedimentation and dust control, 
management of stormwater during construction, erosion and weed control, construction 
practices, waste management, firefighting procedures, evacuation plan, hazardous material 
containment and all other relevant construction management details. 

4. That prior to issuance of this permit, the Applicant/Owner shall submit a stamped final 
geotechnical report, conducted by a qualified professional geotechnical engineer to provide 
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recommendations on the stormwater pond design, pond liner, and other stormwater 
infrastructure, if warranted by the SSIP, in accordance with County Servicing Standards.  

5. That prior to issuance of this permit, the Applicant/Owner shall submit a revised parking plan, 
demonstrating that minimum requirement 245 parking stalls, including barrier free stalls, and 
stall dimensions, for the proposed development, in accordance with the County’s Land Use 
Bylaw. 

i. That a Parking Assessment, prepared by a qualified person, may be submitted to the 
Development Authority to document the parking demand and supply characteristics 
associated with the proposed development.  
Note: The Development Authority shall not be bound by any recommendations of  

such a Parking Assessment. 

6. That prior to issuance of this permit, the Applicant/Owner shall submit a revised landscaping 
plan in accordance with the County’s Land Use Bylaw that including: 

i. Additional screening/buffering elements along the north perimeter of the development  
ii. A detailed summary of the existing/proposed landscaping onsite, including the 

perimeter and interior landscaping. 
Access & Transportation  

7. That prior to issuance of this permit, the Applicant/Owner shall submit an updated Traffic 
Impact Assessment (TIA) to the submitted TIA prepared by JCB Engineering dated March 7, 
2019, in accordance with County Servicing Standards that addresses the following comments: 

i. How did the report arrive to conclusion that upgrades to the RR 35 and TWP RD 290 
intersection aren’t required if LOS for intersection are not provided? Does the resulting 
LOS of the intersection meet County Servicing Standards? Please provide the LOS of 
the intersection pre and post-development.  

ii. Will the RR 35 and HWY 574 intersection require upgrades? Please provide the LOS 
of the intersection pre and post-development.  

iii. The conclusion should state that upgrades along RGE RD 35 are required, since the 
road is currently a Regional Low Volume road and will need to be upgraded to a 
Regional Moderate Volume road to accommodate the increase in daily traffic volumes.   

8. That prior to issuance of this permit, the Applicant/Owner shall enter into a Development 
Agreement with the County for the construction of all associated off-site improvements in 
accordance with the County’s servicing Standards and the recommendations of the approved 
Traffic Impact Assessment. These improvements including but not limited to the following: 

i. The Upgrade of RGE RD35 road structure from a Regional Low Volume road to a 
Regional Moderate Volume road, in accordance with the County Servicing Standards, 
from HWY 574 to TWP RD 290; and   

ii. Any other improvements as recommended in the approved TIA.   
9. That prior to issuance of this permit, the Applicant/Owner shall submit payment of the 

transportation offsite levy as per the applicable Transportation Offsite Levy Bylaw at time of 
approval. The Applicant/Owner shall submit a revised site plan identifying the development 
area of the proposed development.  

10. That prior to issuance of this permit, the Applicant/Owner(s) shall contact County Road 
Operations to determine if a Road Use Agreement and/or any Road Data Permits are required 
for the importing of fill and topsoil, removal of any excess fill, and for the mobilization and 
demobilization of any construction equipment to and from the subject site utilizing any County 
Roads. 

    

B-1 
Page 11 of 83 

Page 12 of 84



 

 

  Page 12 of 15 

i. Written confirmation shall be received from County Road Operations confirming the 
status of this condition. Any required agreement or permits shall be obtained unless 
otherwise noted by County Road Operations.  

11. That prior to issuance of this permit, the Applicant/Owner shall confirm the condition of the 
existing approach off RGE RD 35, to the satisfaction of the County. 

i. If an upgrade is required, the Applicant/Owner shall submit a new approach application 
to County Road Operations.  

ii. Written confirmation shall be received from County Road Operatiosn confirming the 
status of this condition.  

12. That prior to issuance of this permit, the Applicant/Owner shall contact Mountain View County, 
to determine if a Road Use Agreement is required for any hauling utilizing the Mountain View 
County road network. 

i. Written confirmation shall be received from Mountain View County confirming the 
issuance of a Road use Agreement. 

ii. If a Road use Agreement is not required, written confirmation shall be received from 
Mountain View County confirming that no agreement is required. 

Servicing  

13. That prior to issuance of this permit, the Applicant/Owner shall demonstrate adequate 
servicing through a certified professional (i.e. sizing of holding tanks, specifications of 
packaged sewage treatment plant, etc.) for proposed wastewater servicing, to the satisfaction 
of the County.  

i. If a wastewater collection system is being proposed, the Applicant/Owner shall submit 
a set of detailed engineering drawings that are stamped by a professional engineer.  
Note: According to Part 3 of the 2011 Integrated Water Management Plan report, under 

section 4.2.2 Limiting Conditions, the soils tested for soil disposal were found to 
be unsuitable. It is the responsibility of the Applicant/Owner to follow the 
recommendations outlined by the certified professional for wastewater servicing.  

14. That prior to issuance this permit, the Applicant/Owner shall demonstrate adequate servicing 
of potable water for the proposed development, to the satisfaction of the County.  

i. If a water distribution system is being proposed, the Applicant/Owner shall submit a 
detailed set of engineering drawings that are stamped by a professional engineer.  
Note: According to Part 3 of the 2011 Integrated Water Management Plan report, the 

assumptions for water consumption rates will need to be modified to reflect the 
greater number of RV stalls. There are also inconsistencies between the report 
and the proposed development on the servicing of the individual RV stalls. 

Stormwater Management  

15. That prior to issuance of this permit, the Applicant/Owner shall provide a revised final Site-
Specific Stormwater Implementation Plan (SSIP) that is applicable to the proposed 
development and includes an applicable set of final stamped engineering drawings.  

i. The SSIP shall be in accordance with the County Servicing Standards and any 
applicable regional studies. 
Note: It is the responsibility of the applicant to obtain Alberta Environment approval and 

licensing for the stormwater management infrastructure including registration of 
the facilities, discharge, and irrigation.  
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Solid Waste Management  

16. That prior to issuance of this permit, the Applicant/Owner shall submit a solid waste 
management plan. The plan shall address: 

i. Estimation of waste generation quantities; 
ii. Where and how many waste/litter and recycling receptacles will be placed on site for 

the public/guests;  
iii. Where and how many waste and recycling bins will be stored for collection and 

transfer; and  
iv. Plans for diversion – front of house and back of house (recyclables, refundable, 

organics, cardboard). 
Prior to Occupancy  

17. That Water Servicing shall be supplied through an onsite water distribution system in 
accordance with Alberta Environment Approvals, to the satisfaction of the County. That prior to 
occupancy, the Applicant/Owner shall provide: 

i. confirmation from Alberta Environment that all necessary permits, licensing and 
approvals are obtained by the Applicant/Owner to construct and operate the proposed 
design of the water treatment and water distribution infrastructure; and  

ii. confirmation that the water system is installed in accordance to Alberta Environment 
Approvals. 

18. That Wastewater shall be collected, treated, and stored on-site in accordance with Alberta 
Environment Approvals to the satisfaction of the County. That prior to occupancy, the 
Applicant/Owner shall provide confirmation from Alberta Environment that all necessary 
permits, licensing and approvals are obtained by the Applicant/Owner and confirmation that 
the wastewater treatment system is installed in accordance to Alberta Environment Approvals. 

19. That prior to occupancy, the Applicant/Owner shall submit a set of as-built drawings certified 
by a professional engineer including all stormwater infrastructure, confirmation of liner 
installation (if required by the geotechnical engineer), and any other components related to the 
storm water system.  

i. Following receipt of the as-built drawings from the consulting engineer, the County 
shall complete an inspection of the site to verify stormwater infrastructure has been 
completed as per the stamped “examined drawings”. 

20. That all landscaping shall be in place, in accordance with the approved Landscaping Plan, 
prior to occupancy of the site and/or buildings in accordance with the approved landscaping 
plan to the County’s satisfaction.  

21. That should permission for occupancy of the site be requested during the months of October 
through May inclusive, occupancy may be allowed without landscaping and final site surface 
completion provided that an Irrevocable Letter of Credit in the amount of 150.00% of the total 
cost of completing all the landscaping and final site surfaces shall be placed with Rocky View 
County to guarantee the works shall be completed by the 30th day of June immediately 
thereafter.. 

Permanent: 
22. That the Applicant/Owner shall be responsible for irrigation and maintenance of all landscaped 

areas including the replacement of any deceased trees, shrubs or plants within 30 days or by 
June 30th of the next growing season.  

    

B-1 
Page 13 of 83 

Page 14 of 84



 

 

  Page 14 of 15 

23. That water conservation strategies shall be implemented and maintained at all times. 
24. That the minimum number of parking stalls as required by the Land Use Bylaw or approved 

Parking Study shall be maintained on site at all times.  
25. That there shall be no business parking on the adjacent County Road Allowance at any time. 
26. That all on site Lighting shall be "dark sky" and all private lighting including site security 

lighting and parking area lighting should be designed to conserve energy, reduce glare and 
reduce uplight.  All development will be required to demonstrate lighting design that reduces 
the extent of spill-over glare and eliminates glare as viewed from nearby residential properties. 

27. That all operational/wayfinding signage (i.e. RV Stall numbers, onsite directional signs) not 
visible from roads and adjacent lands shall be permissible, however any identification and 
advertisement signage visible from roads or adjacent lands shall be applied for under a 
separate Development Permit. 

28. That the entire site shall be maintained in a neat and orderly manner at all times to the 
satisfaction of the Development Officer. 

29. That the garbage and waste material on site shall be stored in weatherproof and animal-proof 
containers located within buildings or adjacent to the side or rear of buildings. 

30. That the Applicant shall take effective measures to control dust to the County’s satisfaction so 
that dust originating therein shall not cause annoyance or become a nuisance to adjoining 
property owners and others in the vicinity.  

31. That year round trailer occupancy and/or RV Storage shall not be permitted.  
32. That no topsoil shall be removed from the lands. 
33. That the Applicant/Owner shall provide for the implementation and construction of stormwater 

facilities, if any, in accordance with the recommendations of an approved Stormwater 
Management Plan and the registration of any overland drainage easements and/or restrictive 
covenants as determined by the Stormwater Management Plan, all to the satisfaction of 
Alberta Environment and Rocky View County. 

34. That any plan, technical submission, agreement, or other matter submitted and approved as 
part of the Development Permit application or submitted in response to a Prior to Issuance or 
Occupancy condition, shall be implemented and adhered to in perpetuity. 

Advisory: 
35. That Best Management Practices shall be followed by the Applicant/Owner to ensure the 

minimization of any adverse odor issues to the proposed banquet facilities. 
36. That the subject development shall conform to the County’s Noise Bylaw C-5773-2003 and 

Animal Control Bylaw C-5758-2003, in perpetuity.  
37. That the site shall remain free of restricted or noxious weeds, in accordance with the Weed 

Control Act. 
38. That a riparian setback of 30 m shall apply to any wetlands on this site, adhering to Policy 419 

Riparian Land Conservation and Management.   
39. That the Applicant/Owner will be responsible for all required payments of 3rd party reviews 

and/or inspections as per the Master Rates Bylaw based on the County’s discretion or 
requirement. 

40. That potable water shall not be used for irrigation purposes unless specifically approved by the 
County and/or Alberta Environment.  
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41. That any water obtained from groundwater for any purpose, as defined in the Water Act, shall 
have all approvals, permits and licenses as required by Alberta Environment. 

42. That any or all changes required to the construction and/or to the drawings, to meet the 
requirements of the County for the completion of a Development Agreement shall be at the 
Applicant's expense. 

43. That a Building Permit and subtrade permits shall be obtained through Building Services prior 
to any construction taking place using the Commercial, Industrial, and Institutional checklist.  

Note: That all buildings shall conform to the National Energy Code 2011, with 
documentation provided at Building Permit stage.  

44. That the Applicant/Owner shall construct a gated emergency secondary access, which may be 
used in case of an emergency event. 

45. That any other government permits, approvals, or compliances are the sole responsibility of 
the Applicant/Owner.  

i. That any Alberta Health Services approvals shall be obtained prior to operation. 
46. That if the development authorized by this Development Permit is not commenced with 

reasonable diligence within 12 months from the date of issue, and completed within 24 months 
of the issue, the permit is deemed to be null and void, unless an extension to this permit shall 
first have been granted by the Development Officer.  

47. That if this Development Permit is not issued by JULY 31, 2020 or the approved extension 
date, then this approval is null and void and the Development Permit shall not be issued.  

Note:  The Applicant/Owner shall be responsible for all Alberta Environment and 
Park (AEP) approvals for any impact to any wetland areas for the proposed 
development. 

Option #2 (This would NOT allow the proposed operation) 
That the appeal against the decision of the Development Authority to approve a Development Permit 
for a Campground, Tourist (81 RV stalls) and Tourism Uses/Facilities (Recreational), construction of a 
tourist building including Accommodation Units, compatible with available servicing (16 rooms), 
relaxation of the maximum building height requirement at SE-31-28-03-W05M be upheld, and that the 
Development Authority be revoked. 
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ALBERTA HIGHWAYS 1 TO 986
TRAFFIC VOLUME HISTORY 2008 - 2017

Alberta Transportation
Modeling and Analysis

Produced: 16-Feb-2018 By CornerStone Solutions Inc.
2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Hwy CS TCS Muni From AADT AADT AADT AADT AADT AADT AADT AADT AADT AADT ASDT
22 16 4 Rkyv N OF 1 S OF COCHRANE 10770 10860 11300 11370 11600 11840 12360 12800 12850 12960 13940
22 16 4 Rkyv S OF FIRESIDE GATE & JAMES WALKER TR 27-25-4-502101080 11100 11580 12000 12040 11780 12690
22 16 4 Rkyv N OF FIRESIDE GATE & JAMES WALKER TR 27-25-4-502101080 13930 14550 15060 15120 14620 15740
22 16 4 Rkyv S OF GEORGE FOX TR IN COCHRANE 34-25-4-514400170 10750 11410 11930 11930 12180 13720 14340 14840 14900 14620 15740
22 16 4 Rkyv N OF GEORGE FOX TR IN COCHRANE 34-25-4-514400170 14650 15530 16230 16230 16560 17990 18790 19450 19530 18750 20190
22 16 4 Rkyv S OF GRIFFIN RD IN COCHRANE 3-26-4-513301490 14650 15530 16230 16230 16560 17990 18790 19450 19530 18750 20190
22 16 4 Rkyv N OF GRIFFIN RD IN COCHRANE 3-26-4-513301490 11030 11690 12210 12210 12450 15130 15800 16360 16420 14580 15700
22 16 4 Rkyv S OF GLENBOW / QUIGLEY DR IN COCHRANE 3-26-4-513820533 9800 10400 10860 10860 11220 14030 14650 15180 15240 12500 13460
22 16 4 Rkyv N OF GLENBOW / QUIGLEY DR IN COCHRANE 3-26-4-513820533 11190 12380 12940 12900 13860 15910 16610 17190 17250 17310 18640
22 16 4 Rkyv S OF 1A AT COCHRANE 11190 12380 12940 12900 13860 15910 16610 17190 17250 17310 18640
22 16 8 Rkyv N OF 1A AT COCHRANE 10510 11460 12620 12360 12600 14120 14720 15940 16160 16260 17510
22 16 8 Rkyv S OF RANCHE HOUSE RD, COCHRANE 10-26-4-509501000 10510 11460 12620 12360 12600 14120 14720 15940 16160 16270 17520
22 16 8 Rkyv N OF RANCHE HOUSE RD, COCHRANE 10-26-4-509501000 8020 8730 8520 8260 8420 9420 9820 13450 13630 13720 14770
22 16 8 Rkyv S OF COCHRANE LAKE RD 22-26-4-500000000 7560 8240 7820 7600 7180 7620 7630 7600 7740 7480 8820
22 16 8 Rkyv N OF COCHRANE LAKE RD 22-26-4-500000000 6120 6680 6590 6410 5970 6040 6050 6540 6660 6300 7430
22 16 8 Rkyv S OF 567 N OF COCHRANE 6120 6680 6590 6410 5970 6040 6050 6540 6660 6300 7430
22 16 12 Rkyv N OF 567 N OF COCHRANE 4840 4890 4750 4610 4700 4750 4750 4890 4980 4900 5780
22 16 12 Rkyv 1.1 KM N OF 22 & 567 COCHRANE 4810 4880 4760 4610 4700 4710 4800 4900 4980 4900 5780
22 16 12 Rkyv S OF 574 E OF BOTTREL 3700 3740 3640 3700 3760 3800 3810 3910 4060 4000 4720
22 16 16 Rkyv N OF 574 E OF BOTTREL 3620 3660 3560 3520 3580 3620 3630 3730 3800 3740 4410
22 16 16 MntV S OF 579 S OF CREMONA 3860 3900 3790 3760 3430 3470 3470 3570 3610 3420 4030
22 16 20 MntV N OF 579 S OF CREMONA 3620 3660 3550 3520 3510 3550 3550 3630 3670 3420 4030
22 16 20 MntV S OF 580 NW OF CREMONA 3820 3860 3740 3710 3850 3870 3870 3930 3950 3810 4490

Location of automatic traffic recorder Total growth on Highway 22 south of Highway 574; 2011 to 2017: 8.1%
Subject section of highway Average annual growth: 1.4%
Subject years ASDT to AADT on Highway 22 south of Highway 574: 18.0%

Total growth on Highway 22 north of Highway 574; 2011 to 2017: 6.3%
Average annual growth: 1.0%
ASDT to AADT on Highway 22 north of Highway 574: 17.9%

Page 1 of 1 3/6/2019  12:55 PM trafficvolumehistory2008-2017-1
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Monthly ATR Report
Highway Name: 22

Control Section: 16
ATR Number: 60221610

Location Description: 1.1 KM N OF 22 & 567 COCHRANE
Month: August 2017

Direction: Two Way
MADT1 Southbound 2947
MADT1 Northbound 2924

MADT1 Two Way 5871

Produced By: CornerStone Solutions Inc. 14-Sep-2017
Hour Ending Volumes

Date Day Of Week 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 Daily Total
1 Tuesday 26 14 12 12 20 81 209 265 274 298 288 312 294 335 323 405 473 454 318 230 188 143 88 47 5109
2 Wednesday 14 12 7 6 18 90 210 294 282 279 305 337 339 328 334 348 458 474 390 297 201 168 90 41 5322
3 Thursday 31 15 10 9 24 90 213 288 274 332 348 375 443 402 458 520 528 551 469 315 244 190 110 64 6303
4 Friday 24 13 12 13 22 70 169 269 272 384 411 435 480 602 635 622 699 656 582 459 304 178 123 55 7489
5 Saturday 38 13 17 11 17 28 104 150 214 352 440 558 535 527 490 394 437 355 313 257 219 188 135 74 5866
6 Sunday 42 19 18 12 5 24 68 97 194 325 382 475 495 575 494 472 451 400 385 310 316 244 132 58 5993
7 Monday 33 18 5 8 16 13 69 101 160 272 416 537 591 665 673 609 599 545 430 323 231 183 82 60 6639
8 Tuesday 11 16 3 12 30 90 197 296 316 314 342 351 401 344 377 413 440 432 332 246 207 189 108 49 5516
9 Wednesday 23 11 4 17 17 78 216 299 279 328 349 383 329 383 351 386 422 481 371 270 228 131 100 41 5497
10 Thursday 22 18 6 7 34 85 193 296 321 361 357 350 356 361 340 407 503 471 395 312 250 184 95 72 5796
11 Friday 24 21 19 11 25 68 188 274 342 364 413 402 439 447 512 531 609 727 521 371 279 219 172 84 7062
12 Saturday 48 23 12 9 15 35 117 174 234 376 413 508 456 467 454 389 442 361 330 269 231 223 153 114 5853
13 Sunday 56 28 9 8 11 18 63 109 186 287 383 455 572 580 605 637 553 525 441 314 238 174 66 64 6382
14 Monday 40 15 10 18 32 83 211 282 288 326 313 409 348 358 341 397 432 388 275 216 147 127 72 35 5163
15 Tuesday 16 7 5 14 30 73 214 298 306 286 315 303 357 328 313 374 444 448 334 273 202 164 98 29 5231
16 Wednesday 22 9 8 9 27 79 238 301 291 292 323 342 348 361 372 382 432 490 342 258 243 173 82 45 5469
17 Thursday 26 12 5 15 22 71 213 301 294 301 317 369 384 342 371 402 519 480 383 313 206 190 105 55 5696
18 Friday 36 16 7 13 21 67 237 270 301 340 367 438 452 503 515 548 634 573 489 397 284 188 88 66 6850
19 Saturday 26 15 10 4 14 23 105 141 264 348 412 454 510 501 460 413 423 416 336 265 222 198 124 62 5746
20 Sunday 54 27 12 13 9 15 69 121 196 297 374 478 587 618 594 604 611 594 451 355 247 180 61 41 6608
21 Monday 22 19 11 15 27 75 227 250 261 319 334 354 363 369 373 376 413 454 356 257 203 172 69 34 5353
22 Tuesday 19 16 10 20 24 83 221 319 299 288 309 375 307 354 325 335 410 462 333 246 208 160 96 39 5258
23 Wednesday 17 10 12 18 28 82 214 289 306 314 328 352 332 329 402 392 464 446 388 277 233 183 93 50 5559
24 Thursday 20 12 7 15 26 79 178 332 304 327 306 330 371 318 406 408 481 506 413 283 244 178 79 41 5664
25 Friday 25 16 13 18 20 78 181 298 323 349 347 380 424 471 467 548 630 630 521 410 296 190 108 60 6803
26 Saturday 25 16 12 8 10 39 105 169 272 363 439 487 469 457 468 427 418 423 339 269 217 165 130 104 5831
27 Sunday 45 15 10 3 10 11 50 109 182 349 367 458 538 571 536 524 566 537 400 389 310 204 93 56 6333
28 Monday 27 13 16 15 24 97 202 292 284 366 355 365 396 333 355 344 448 437 368 259 212 176 69 34 5487
29 Tuesday 20 10 10 18 23 95 203 317 311 282 330 314 273 306 336 390 424 464 354 232 202 190 82 38 5224
30 Wednesday 17 10 11 10 37 81 213 275 281 286 333 326 325 349 323 379 401 469 347 256 216 184 70 33 5232
31 Thursday 16 12 15 13 25 91 219 290 283 315 326 343 351 309 369 449 472 480 413 328 251 169 90 50 5679

1 Monthly Average Daily Traffic
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