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APPLICATION EVALUATION: 
The application was evaluated based on the technical reports submitted with the application and the 
applicable policies and regulations.  

APPLICABLE POLICY AND REGULATIONS: 
• Municipal Government Act;
• Subdivision and Development Regulations;
• Municipal Development Plan;
• Greater Bragg Creek Area Structure Plan;
• Land Use Bylaw; and
• County Servicing Standards.

TECHNICAL REPORTS SUBMITTED: 
• Prepared by Western Water Resources

(WWR) Inc. (February 25, 2019);
o Level 3 Model Process Assessment
o Storm Water Management Plan

• Level 2 Groundwater Supply Evaluation
prepared by Western Water Resources
(WWR) Inc. (February 26, 2019)

• Abandoned Well Declaration prepared by
Element Land Surveys Inc. (March 6, 2019)

• Level 1 Model Process Variation Assessment
prepared by Western Water Resources
(WWR) Inc. (April 2, 2020)

• Site Specific Stormwater Implementation Plan
prepared by Western Water Resources
(WWR) Inc. (May 19, 2020)

• Appraisal prepared by Sage Appraisals (June
3, 2020)

• Riparian Setback Assessment prepared by
Western Water Resources (WWR) Inc.
(October 6, 2020)

• Level 4 Model Process Assessment prepared
by Western Water Resources (WWR) Inc.
(October 14, 2020)

Payments and Levies 

APPLICABLE FEE/LEVY AMOUNT OWING (ESTIMATE) 

TRANSPORTATION OFFSITE LEVY 
[Base = $4,595/ac x (3.06ac + 3.31ac) = $29,270.15] 

$29,270.15 

MUNICIPAL RESERVE ($/ACRE) 
$23,505.37 per acre according to the appraisal completed by Sage 
Appraisals dated December 22, 2019 

[19.57 ac X 0.10 = 1.96 ac x $23,505.37 = $46,000.00] 

$46,000.00 
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Additional Review Considerations 
Conditions were set based on the following items: 
Accessibility to a Road 

Access to Lot 3 (remainder) is provided by an existing gravel approach via Boyce Ranch Road. The 
Applicant/Owner will be required to upgrade the approach to County Servicing Standards. Lots 1 & 2 will 
be required to construct new approaches either through single approaches or through a mutual approach 
via Lot 3 with corresponding easement agreements.   
The County Servicing Standards require that any rural development that will result in the creation of ten 
(10) lots or more shall have two separate points of access. Given that there are greater than ten existing 
parcels accessing Boyce Ranch Road, this requirement is not satisfied however Council has the ability to 
waive this requirement at their discretion. The provision of secondary access would not be possible as 
part of this application given the location of the lands along Boyce Ranch Road and lack of frontage on 
other roadways in the area. 
Stormwater 

A detailed site-specific stormwater implementation plan (SSIP) was submitted and completed by 
Western Water Resources Inc. dated May 19, 2020, that identified the development can meet the 
required release rate as per the Bragg Creek Master Drainage Plan. As a condition of subdivision, the 
applicant/owner will be required to enter into a Site Improvements/Services Agreement (SISA) with 
the County, to note the setback of 15.0m according to the Riparian Setback Assessment prepared by 
Western Water Resources Inc. dated October 6, 2020, and implementation of the recommendations 
of the SSIP. 
Servicing 

Lot 3 is currently developed with an existing dwelling, serviced by a well and septic field. A Level 1 PSTS 
Variation Assessment for the existing PSTS system and water well was required and confirmed that the 
servicing infrastructure is located within the boundaries of the lot and is in good working order. 
Additionally, all existing setbacks are in accordance with the Alberta Private Systems Standard of 
Practice. 
Lots 1 and 2 are proposed to be serviced similarly by a well and septic field. A Level 4 PSTS Assessment 
prepared by Western Water Resources Inc. Dated October 13, 2020 was required and determined soil 
conditions are suitable for a conventional PSTS system. 
As part of redesignation application, the applicant provided a Phase 2 Groundwater Supply Evaluation, 
prepared by Western Water Resources Inc., dated February 26, 2019. The reports confirmed that there 
is an adequate water supply for each of the proposed lots, however, the well for Lot 1 produces just over 
the minimum required flow rate, a condition of approval will require the Site Improvements/Services 
Agreement (SISA) to note the low producing well on Lot 1 be registered on title.  
Municipal Reserve 

As per the Active Transportation Plan: South County; this location was not identified to support the 
development of an active transportation network inclusive of pathway or trail development requiring the 
dedication of reserve lands. Therefore, inclusive of Deferred Reserve Caveat ("874JD"); it is 
recommended that cash in lieu of reserve dedication is provided for all proposed lots Lot 1, 2 and 3. 
Greater Brag Creek Area Structure Plan 

The subject lands falls within the Greater Bragg Creek Area Structure Plan (GBCASP), and therefore the 
application was evaluated in accordance with the requirements of the ASP and the LUB. The subject 
lands are located within the south Bragg Creek Policy area and are identified as Infill Residential area 
within Figure 13 of the GBCASP. The subject lands have legal access provided directly through Boyce 
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Ranch Road, maintaining direct access to a public road. The subject lands were subdivided in 2002, prior 
to the adoption of GBCASP. Both proposed lots and the remainder are greater than 2 acres in size, and it 
is the interpretation of Administration that the subdivision would not adversely impact future subdivision of 
the adjacent lands. 
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Tentative Plan 
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CONCLUSION: 
Subject to the proposed conditions of approval, the application is recommended for approval. 
 
 
Respectfully submitted,     Concurrence, 

 “Theresa Cochran”   “Al Hoggan” 
    
Executive Director Chief Administrative Officer 
Community Development Services 
 
CL/llt   
 
ATTACHMENTS: 
ATTACHMENT ‘A’: Approval Conditions 
ATTACHMENT ‘B’: Maps and Other Information 
ATTACHMENT ‘C’: Application Referrals 
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ATTACHMENT ‘A’: APPROVAL CONDITIONS 
A. The application to create two parcels, ± 1.24 hectares (± 3.06 acres) and ± 1.34 hectares (± 3.31

acres) in size, with a ± 5.34 hectare (± 13.20 acre) remainder at SE-01-23-05-W05M, having been
evaluated in terms of Section 654 of the Municipal Government Act and Section 7 AND 14 of the
Subdivision and Development Regulations, and having considered adjacent landowner
submissions, is approved as per the Tentative Plan for the reasons listed below:
1. The application is consistent with the Statutory Policy;
2. The subject lands hold the appropriate land use designation;
3. The technical aspects of the subdivision proposal have been considered and are further

addressed through the conditional approval requirements.
B. The Applicant/Owner is required, at their expense, to complete all conditions attached to and

forming part of this conditional subdivision approval prior to Rocky View County (the County)
authorizing final subdivision endorsement. This requires submitting all documentation required
to demonstrate each specific condition has been met, or agreements (and necessary securities)
have been provided to ensure the conditions will be met, in accordance with all County Policies,
Standards, and Procedures, to the satisfaction of the County, and any other additional party
named within a specific condition. Technical reports required to be submitted as part of the
conditions must be prepared by a qualified professional, licensed to practice in the province of
Alberta within the appropriate field of practice. The conditions of this subdivision approval do not
absolve an Applicant/Owner from ensuring all permits, licenses, or approvals required by Federal,
Provincial, or other jurisdictions are obtained.

C. Further, in accordance with Section 654 and 655 of the Municipal Government Act, the application
shall be approved subject to the following conditions of approval:
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Survey Plans 

1) Subdivision is to be effected by a Plan of Survey, pursuant to Section 657 of the Municipal
Government Act, or such other means satisfactory to the Registrar of the South Alberta Land
Titles District.

Development Agreement 

2) The Applicant/Owner is to enter into a Development Agreement  (Site Improvements /
Services Agreement) with the County which shall be registered on the title of Lots 1, 2 and 3.

a) Identifying a low producing well on Lot 1, referencing the Phase 2 Groundwater Supply
Evaluations, prepared by Western Water Resources Inc., dated February 26, 2019.

b) Riaprian setback of 15.0 m identifying a no build area as per the Riparian Setback
Assessment prepared by Western Water Resources Inc. dated October 6, 2020.

c) Implement the recommenations of the Site-Specific Stormwater Implementation Plan
Transportation and Access 

3) The Applicant/Owner shall contact County Road Operations to upgrade the existing road
approach to a single paved standard as shown on the Approved Tentative Plan, in order to
provide access to Lot 3;

4) The Applicant/Owner shall construct a new paved approach on Boyce Ranch Road in order to
provide access to Lots 1 and 2. If a mutual approach is constructed, the Owner shall:

a) Provide an access right of way plan; and
b) Prepare and register respective easements on each title, where required.

Payments and Levies 

5) The Applicant/Owner shall pay the Transportation Off-Site Levy in accordance with Bylaw C-
8007-2020 prior to Subdivision Endorsement. The County shall calculate the total amount
owing:

a) From the gross acreage of the Lands to be subdivided as shown on the Plan of Survey.
6) The Owner shall pay the County Subdivision Endorsement fee, in accordance with the Master

Rates Bylaw, for the creation of two (2) new lots.
Municipal Reserve 

7) The provision of Reserve in the amount of 10 percent of the area of Lots 1, 2 and 3 (the
remainder), as determined by the Plan of Survey, is to be provided by payment of cash-in-lieu
in accordance with the per acre value as listed in the land appraisal prepared by Sage
Appraisals, File# 20200630  dated June 3, 2020, pursuant to Section 666(3) of the Municipal
Government Act.

a) The existing Deferred Reserve Caveat (874JD) shall be discharged.
Utility 

8) Utility Easements, Agreements, and Plans are to be provided and registered to the satisfaction
of Fortis Alberta

Taxes 

9) All taxes owing up to and including the year in which subdivision is to be registered are to be
paid to Rocky View County prior to signing the final documents pursuant to Section 654(1) of
the Municipal Government Act.

10) 
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D. SUBDIVISION AUTHORITY DIRECTION: 
1)  Prior to final endorsement of the subdivision, the Planning Department is directed to present 

the Applicant/Owners with a Voluntary Recreation Contribution Form and ask them if they will 
contribute to the Fund in accordance with the contributions prescribed in the Master Rates 
Bylaw 
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ATTACHMENT ‘B’: MAPS AND OTHER INFORMATION 

APPLICANT: 
Element Land Surveys Inc. 

OWNER: 
Stanislav & Mihaela Anguelov 

DATE APPLICATION RECEIVED: 
January 6, 2020 

DATE DEEMED COMPLETE: 
April 26, 2019 

GROSS AREA: ± 7.92 hectares 
(± 19.57 acres) 

LEGAL DESCRIPTION: SE-01-23-05-W5M 

APPEAL BOARD: Municipal Government Board 

HISTORY: 
November 26, 2019: Council approved the redesignation PL20190034 of the subject lands from 
Agricultural Holdings (AH) to Residential One (R-1) and Residential Three (R-3) under the Land Use 
Bylaw C-4841-97. 

PUBLIC & AGENCY SUBMISSIONS: 
The application was circulated to 26 adjacent landowners. 7 letters were received in opposition. The 
responses have been included in Appendix ‘C.’ 
The application was also circulated to a number of internal and external agencies and, where 
appropriate, conditions of approval have been proposed based on these comments.   
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Christina Lombardo

From: Dave 
Sent: Monday, January 27, 2020 9:24 AM
To: Christina Lombardo
Subject: Letter of Objection Subdivision - Application # PL20200002

Categories: CityView Planning Attachment

 
 

Letter of Objection Redesignation  
File # 03901003 

Application # PL20200002 

I am writing in objection to the subdivision of the lands in file above. 

By allowing the Anguelov’s to subdivide this land will put a substantial over load on the area 
ground water. Adding 2 additional homes with the already existing 2 homes on the property will 
greatly affect the water table and most likely affect the other wells in the area.  

This property is located between 2 active farms, both for horses & cattle. Locating 4 homes 
between 2 existing farm lands will add unnecessary stress to farm animals and other wild live 
that habitat the area. Has an Environmental Impact Assessment been conducted to see how this 
will affect the traditional mating & breed area for the ducks & geese that return to this area 
annually?   

By increasing the traffic load on the already fragile road would require more maintenance & 
upkeep from the county. Who will be accountable for this? The increased traffic will affect all 
area residents. 

Also, the proposed properties all border a creek (OMITTED ON YOUR MAP)I believe this is 
the start of Priddis creek and am very concerned to the impact to this creek from the construction 
activities & septic field placement. Has there been any Environmental impacts assessments 
conducted on this property? Can this area handle the increased sewage & 4 septic fields? Have 
any restrictions been put in place to ensure the land is not disturbed to the high-water mark? This 
land often floods during the spring runoff and any disturbance in this area could impact the fish 
& cause flooding in other areas. 

Overall, I feel the amendment that would allow this to take place is not in the best interest of the 
citizens of Bragg Creek, and we strongly urge you to reconsider your decision. 

  

Sincerely, 

D-1 
18 of 25



2

David Buffett 
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1

Christina Lombardo

From: Don & Carol 
Sent: Wednesday, January 29, 2020 6:15 PM
To: Christina Lombardo
Subject: File No. 03901003  App.No. PL20200002
Attachments: Flood of 2013.eml

Follow Up Flag: Follow up
Flag Status: Completed

Categories: CityView Planning Attachment

Christina Lombardo 
 
Please refer to our letter of April 23,2019 to Jessica Anderson, Planning Services Department  
RV County.  
We would like to emphasize our MAIN CONCERN is the watershed and natural flow of  
Priddis Creek, and the possible damage and erosion of the existing watercourse on our road  
and property. 
To support our concern you may want to refer to the pictures taken by the MD of Rocky View  
Staff of the flooding on property  in the spring of 2019. These pictures should be in  
Your files. 
Further we are enclosing pictures of our property during the disastrous flooding of 2013. 
These are on the immediate west side of the proposed development. The water flooded our road 
and  entire area of the proposed development.   
It would be interesting to review if IN fact this is a flood plain. 
In case of a flood the thoughts of the damage that could  occur to a  septic system  
or well system , not only to our property but east to Dean’s then highway 22 to the Tsuu T’ ina 
Nation are very concerning. 
The residents of Boyce Ranch Road are deeply concerned about the issues relating to this 
proposed development. 
 
Please acknowledge receipt of this information and attachments  
 
Yours respectfully, 
Don and Carol Boyce 
 
Our Property Description SW1/4 1‐23‐5‐5 
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January 27, 2020

To: Rocky View County
Att. Christina Lombardo

From: Faith Dean SE1-23-5-W-5

re: File Number 03901003
Application Number PL20200002

To Whom it may concern,

In regards of the proposal to create two new parcels on the subject lands in the application and 
file referred to above, please find my comments below. 

1. In the attached diagram Priddis Creek is either included in the two lots or immediately 
adjacent. Priddis Creek flows easterly from those two properties directly onto and through 
the whole length of SE-1-23-5-W-5. I am the owner of that property. I have resided on that 
property for over 50 years and have had a fair amount of experience with the creek.  I have 
two concerns.

a. New construction on Flood Plains 

The topography of the two parcels is completely flat. Priddis Creek has a long 
flooding history. The whole area included in the proposal has been underwater many 
times in the past.  There is a reason the area is flat. It is the part of the flood plain of 
Priddis Creek. This could be problematic for positive future outcomes concerning 
contamination of the creek and damage to future residential structures. I am hoping we 
have learned the lessons from the past and are not continuing to build on flood plains. 
Priddis Creek is fish bearing. 

b. Winter Ice flows. 

Rocky View County is very aware of the winter ice flows and flooding on Priddis 
Creek. The area in the proposed two lots has been under ice and water in the winter 
months.  With a dam that discharges water 365 days of the year less than a kilometre 
away, when the creek bed freezes the water has to go somewhere and it spreads on flat 
topography.

2. The shape of the lots. 

The proposed lots are long and narrow. In my opinion they do not fit into the 
agricultural lands that surround them. Unlike the many lots on the south side of Boyce 
Ranch Road which are all tucked away in dense forest, these lots are treeless and would 
be out of place in the landscape. They would be surrounded by cattle and horses on all 
sides. It would seem that the lands held in the remainder agricultural acreage is more 
suited to subdivision than the lands selected. I am not against subdivision but not sure 
this proposal has been considered from all perspectives.

Hoping that these concerns will be addressed and a solution found. 

Kind regards 
Faith Dean
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Christina Lombardo

From:
Sent: Thursday, January 16, 2020 2:52 PM
To: Christina Lombardo
Subject: Anguelov Sub Subdivision
Attachments: 2019-04-23 Comments Anguelov Subdivision.pdf

Importance: High

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: CityView Planning Attachment

File number         03901003 
Application #      PL20200002 
Division 1 

Attention:            Christina Lombardo 
I believe that declining approval of this sub division is in the best interests of the owners and residents down stream of 
the property. 
Please see the attached letter previously submitted. 
When the Rocky View tech was taking pictures and doing an onsite survey a couple of weeks ago, she had her truck 
parked  
on Boyce Ranch Road where the flood water would have been at least up to her axles in 2012 and 2013. 
We have no objection to the owners sub dividing their property above the lower flood plain as that is the more practical 
location 
and has a view of the mountains as a bonus. 

Email re: first application 
Good morning, 
After having seen a number of our neighbours have issues with damage 
to their properties by flooding. 
Due to applications to build houses and outbuildings in the lower level of  
the extinct Elbow River valley that is now the path for Priddis Creek. 
My wife and I would like to see if we can help to have new neighbours avoid  
the pitfalls of not being familiar with the area and making poor choices. 

Bert Smith, C.E.T. (Life) 
Phone:
Cell:     
Bragg Creek, AB 
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Christina Lombardo

From: Jane 
Sent: Thursday, January 23, 2020 1:13 PM
To: Christina Lombardo
Subject: File 03901003

Categories: CityView Planning Attachment

Good afternoon 
I have lived out in Bragg Creek for 30 years and my husband has lived here for 52 years we have raised our family here. 
I am opposing this application as there is a creek on the property ( Priddis Creek) that needs an environmental study 
done before anything can be build by the creek, also your map does not show the creek on the property. 
In the winter the creek dams, and rocky view has to come and steam it out Building two houses on this site will 
environmental affect the creek, wild life and flow of water. 
It will also add extra traffic on Boyce ranch road We are not in favour of this subdivision file no. 03901003 Application 
PL20200002 Kenneth and Jane Boyce Box 741, Bragg Creek, AB T0L 0K0 Roll number 03901010 SW 1/4 1 23 5 5 I also 
think that Rocky View should enforce a traffic report for Boyce Ranch road as well as an environmental study on the 
effects of the Creek and a land assessment of topography for the building site 
 
 
 
 
 
Sent from my iPad 
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