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North Area Structure Plan 
 
 
1.0 Introduction 
 

The lands within the northern portion of the Town of Innisfail and lands north of 
the present Town boundary are considered long-term expansion areas for the 
Town of Innisfail under the Fringe Area Plan adopted by Red Deer County and 
the Town. The intent of this plan is to provide guidance on the type of 
development envisioned for the area and to ensure that development proceeds in 
an orderly and economical manner that does not hinder future urban expansion.   

  
 
1.1 General Purpose 
 

The purpose of the North Area Structure Plan is to provide a comprehensive 
planning framework for land uses and development focusing on the compatibility 
of land use patterns and the conservation of sensitive features. This plan includes 
lands within the north portion of the Town of Innisfail and lands within Red Deer 
County that are considered part of the fringe area. By outlining the general pattern 
for land uses, major roads and utility services for the area, the area structure plan 
provides a starting point for the preparation of subdivisions and detailed 
engineering for individual landholdings. The policies of the area structure plan 
will be used to guide land use designation and subdivision decisions.   

 
 
1.2 Location 
 

The Plan Area consists of approximately 595 hectares of land on the north end of 
the Town of Innisfail and within the fringe area of the Town and Red Deer 
County. It includes the following lands: 
• NW 29-35-28-W4 
• NE 29-35-28-W4 
• SW 32-35-28-W4 
• SE 32-35-28-W4 
• NW 28-35-28-W4 
• NE 28-35-28-W4 
• Part of the SW 33-35-28-W4 
• NW 27-35-28-W4 
• Part of the NE 27-35-28-W4 
• Part of the SW 27-35-28-W4 
• Part of the SW 33-35-28-W4 

 
These lands are illustrated by the Plan Area boundary shown on the 
accompanying maps. 
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2.0 Planning Framework 
 
2.1 Enabling Legislation 
 

The North Area Structure Plan is in effect as a statutory plan within the Town of 
Innisfail boundary. Lands situated outside the Town boundary are beyond the 
statutory limits of this plan and are included for advisory purposes to indicate the 
Town’s proposed long-term land use. This Plan is considered an Area Structure 
Plan under Part 17 of the Municipal Government Act. Part 17 requires that an area 
structure plan: 
• Describe the sequence of development proposed for the plan area 
• Describe the land uses proposed for the area either generally or with respect to 

specific parts of the area 
• Describe the density of population proposed for the area either generally or 

with respect to specific parts of the area 
• Describe the general location of major transportation routes and public 

utilities 
• Be consistent with the municipality’s Municipal Development Plan 
• Be consistent with the Provincial Land Use Policies 

 
 
2.2 Fringe Area Plan 
 

The 1990 Fringe Area Plan adopted by Red Deer County and the Town of 
Innisfail seeks to balance land use planning in the County lands around the Town 
with future urban expansion. Its purpose is to provide guidance on land use 
decisions so that the physical, social and economic environments within both 
Town and County are not impacted in a negative fashion. The Fringe Area Plan 
identifies all of the lands to be covered by the North Area Structure Plan as future 
annexation areas for the Town of Innisfail. It also provides for a Joint Planning 
Committee to discuss planning matters of mutual interest to the Town and County 
on an as-needed basis. 

 
 
2.3 Town of Innisfail Municipal Development Plan 
 

The 1998 Municipal Development Plan provides guidance for the preparation of 
area structure plans. Its Future Land Use Concept map designates the area west of 
C&E Trail as largely a future residential area with the golf course and ski hill 
locations designated as future open space. The area east of C&E Trail over to 
Highway 2A is slated for future industrial while the area between Highway 2A 
and Highway 2 is designated for future highway commercial. 
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Areas where the Municipal Development Plan provides additional guidance 
include: 
• Establishment of a hierarchy of roads, right-of-way standards and 

identification of future arterial roads 
• Use of municipal reserves to provide buffers, parks and school sites 
• Direction on the predominant form of housing, maximum residential density 

and location of higher density housing opportunities 
• Development standards for commercial and industrial areas 
• Provision of linear open space, local parks, school sites and trails within 

residential areas  
 
 
 
3.0 Plan Context 
 
3.1 Existing Land Uses 
 

Most of the land contained within the Plan Area is being used for agricultural 
pursuits and is cultivated. An eighteen-hole golf course is located within the NW 
29 in the area west of Mud Lake. Land uses within the NE 29 consist of 
recreational activities in the form of the Town’s ski hill, country residential 
development in the southwest corner of the quarter section and agricultural 
activity. 

 
Land uses in the areas surrounding and adjacent to the Plan Area to the north, 
west and east are largely agricultural in nature. Residential development is located 
south of the Plan Area on the west side of C&E Trail and south of Dodd’s Lake. 
Industrial development, most notably the Johns Manville Canada plant, is located 
to the south and west of the portion of the Plan Area that is east of C&E Trail. 
Highway commercial development is found in the area opposite the far southeast 
corner of the Plan Area.     

 
 
3.2 Planning Factors 
 

There are a number of factors and issues that influence land use planning in the 
Plan Area. This includes potential constraints on the ability to develop as well as 
potential opportunities that could contribute to an attractive development. The 
Significant Features map illustrates a number of the items that influence planning 
for the area. 

 
Key planning factors that influence land use planning within the Plan Area 
include: 
• The need to provide a school site suitable to accommodate the students within 

the future residential area 
• Preservation of the north shore of Dodd Lake and the shoreline of Mud Lake 

as well as the drainage corridors leading from these two bodies of water 
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• Providing efficient transportation corridors for access to and from the Town’s 
industrial areas and avoiding conflicts between residential land uses and truck 
traffic 

• Ensuring an adequate supply of residential, commercial and industrial land 
within the north portion of the Town 

• Providing open space areas that integrate the Plan Area with the open space 
system of the community and allow for the extension of the Town’s trail 
system 

• Integrating existing country residential type lots in a manner that does not 
jeopardize future subdivision to more urban densities 

• Taking advantage of views of Mud Lake/Dodd’s Lake and open space areas 
like the golf course 

• Recognizing the site purchased by the Town as a future cemetery 
• Accommodating future expansion plans of the Innisfail Golf Course 

 
 
 
4.0 Goal and Key Principles 
 
4.1 Goal 
 

To provide a planning framework for subdivision and development decisions 
within the North Innisfail area that supports future urban expansion into the area 
by the Town of Innisfail. 

 
 
4.2 Key Principles 
 

Preparation of the North Area Structure Plan has been guided by the following 
key principles:  
• Avoiding and/or minimizing potential land use incompatibilities 
• Ensuring an adequate supply of land for future residential, commercial and 

industrial development 
• Preserving sensitive natural features within the Plan Area 
• Ensuring that subdivision and development decisions do not prejudice or 

negatively impact on the future development of the area or adjacent lands 
• Balancing the development aspirations of landowners with the interests of the 

community at-large  
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5.0 Land Use Concept and Policies 
 
5.1 General 
 

The land use concept proposed by the Plan entails urban residential development 
in the area west of C&E Trail and industrial and highway commercial 
development in the area east of C&E Trail. Future residential development is 
expected to focus on the golf course and Dodd’s Lake and a centrally located 
school site. The industrial areas provide for an extension of the existing industrial 
park in the northeast corner of the town. Highway commercial expansion in the 
area along Highway 2A and Highway 2 is expected. Table 1 provides a 
breakdown of the approximate area devoted to each land use activity while the 
Land Use Concept map illustrates the areas designated for specific land uses and 
the approximate location of major roadways. 

 
 
Table 1: Land Use Statistics and Development Impact 
 
 

Land Use Category/Component Area (ha) Share of 
Plan Area 

Population 
Generation 

Gross Plan Area 594.1 100% 7,666 

Residential (total) 199.6 33.6% 7,666 

Residential – Lower Density 191.6 32.2% 6,706 

Residential – Higher Density 8.0 1.3% 960 

Commercial (total) 56.5 9.5% Nil 

Commercial- Local 1.0 0.2% Nil 

Commercial – Highway 55.5 9.3% Nil 

Industrial 116.0 19.5% Nil 

Institutional  11.8 2.0% Nil 

Recreational 96.5 16.2% Nil 

Open Space/Parks 38.1 6.4% Nil 

Mud Lake/Dodd’s Lake 13.0 2.2% Nil 

Transportation (arterials and collectors) 62.6 10.6% Nil 
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Notes for Table 1 
1) The figures presented in Table 1 are approximate and subject to more detailed calculations at the time 

of subdivision. 
2) Assumptions for population projections in the Residential – Lower Density land use areas: 

(a) Average development density of 14 units per gross hectare 
(b) Average household size equals 2.5 persons 

3) Assumptions for population projections in the Residential – Higher Density land use areas: 
(a) Average development density of 60 units per gross hectare 
(b) Average household size equals 2 persons  

 
 
5.2 Residential Land Use 
 
5.2.1 The Land Use Concept provides areas for Low Density Residential and areas for 

Higher Density Residential. Maximum residential density within the Plan Area 
will be approximately 16 units per gross developable hectare with the calculation 
based on areas bounded by arterial and major collector roadways. 

 
5.2.2 Low Density Residential will consist of single detached dwelling units on lots 

ranging in size from 460 square meters (4,950 square feet) to 600 square meters 
(6,500 square feet). Semi-detached dwelling units may be interspersed throughout 
the area on lots approximately 230 square meters (2,475 square feet) or larger in 
size. Larger, urban estate type lots (approximately 900 square meters or 10,000 
square feet in size) may be considered within the Low Density Residential area. 

 
5.2.3 Higher Density Residential will consist of four-plex, rowhouse or apartment type 

developments and will be directed to areas close to public open space with good 
access to the arterial road system. Locations are identified on the Land Use 
Concept map. 

 
5.2.5 Sites identified for Higher Density Residential will be developed in a manner that 

minimizes the potential impact on adjacent properties. This may include factors 
such as building orientation and placement to alleviate privacy/noise concerns, 
architectural treatment, landscaping and screen fencing to reduce visual impact.  

 
 
5.3  Residential – Special Policy Area 
 
5.3.1 An area within the NE 29 is designated as a “special policy area” to recognize the 

existing acreage development and limit the number of “new” acreages created. 
This area is intended to remain a country residential area, consisting of single 
detached dwellings on individual parcels, until landowners are interested in 
further subdividing their properties. Over the long term development in this area 
is expected to intensify and become more urban. 
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5.3.2 Minimum allowable lot sizes within the “special policy area” will be dependent 
on the nature of servicing arrangements proposed at the time of subdivision. Lots 
proposed to be serviced by private water and sanitary sewer services will be of 
sufficient area to accommodate the required separation between well and sanitary 
field and sanitary field and property lines. 

 
5.3.3 At the time that an acreage is subdivided or created, a plan showing how the 

proposed lots could be further subdivided once municipal water and sanitary 
sewer services become available will be submitted. To ease future transition to 
more intensive development, acreages should be of sufficient size and 
configuration to form a future module of urban lots (i.e. lots around a close or cul-
de-sac). 

 
 
5.4 Commercial Land Use 
 
5.4.1 Local Commercial development will be directed to the area shown on the Land 

Use Concept map. Development of this site will be restricted to convenience-type 
commercial enterprises that serve the residents of the area and the traveling public 
along C&E Trail. 

 
5.4.2 The Local Commercial site will be at least 1.0 hectare in size and configured to 

allow for the development of suitable accesses to the adjacent collector and 
arterial roads. The site will be developed in a manner that avoids impacting on 
adjacent residential areas. 

 
5.4.3 Highway Commercial development will be directed to the areas shown on the 

Land Use Concept map. Development within this area will consist of commercial 
enterprises that generally require access to high visibility traffic corridors and 
provide services to the traveling public, tourists and community at-large. This 
includes such uses as hotels, restaurants, retail outlets, car dealerships and 
recreation/entertainment facilities. 

 
5.4.4 Highway Commercial development in the area between Highway 2 and Highway 

2A will be subject to additional landscaping and appearance requirements to 
ensure that the view of these areas from the highways is aesthetically pleasing. 
The highway-facing side of all buildings shall be finished to the satisfaction of the 
Development Authority and all exterior finishes shall complement other buildings 
on the lot and buildings on adjacent lots. Landscaping on all highway-facing sides 
of parcels shall be provided to screen outdoor storage areas and create visual 
interest to the satisfaction of the Development Authority. 
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5.5 Industrial Land Use 
 
5.5.1 Industrial land uses will be directed to the area shown on the Land Use Concept 

map and will consist of industrial activities that may or may not require outdoor 
storage space or conduct part of their activity outdoors. This includes 
warehousing, service bays, light and heavy manufacturing. 

 
5.5.2 Industrial properties will be developed in a fashion that does not negatively 

impact on surrounding residential areas or cause unsightly development along 
arterial roads and highways. Means of ensuring industrial development does not 
impact on roads and other properties may include the use of landscaping, earthen 
berms, architectural treatment, screen fencing, distance separation or a 
combination of these measures. 

 
5.5.3 Industrial development in the area between Highway 2 and Highway 2A will be 

subject to additional landscaping and appearance requirements to ensure that the 
view of these areas from the highways is aesthetically pleasing. The highway-
facing side of all buildings shall be finished to the satisfaction of the Development 
Authority and all exterior finishes shall complement other buildings on the lot and 
buildings on adjacent lots. Landscaping on all highway-facing sides of parcels 
shall be provided to screen outdoor storage areas and create visual interest to the 
satisfaction of the Development Authority. 

 
5.5.4 The industrial area adjacent to Highway 2 has the potential to develop as a 

“prestige” industrial park due to high visibility along Highway 2. Development in 
this area will be encouraged to take advantage of this potential by ensuring 
subdivision design creates parcels with frontage perpendicular to Highway 2 and 
minimum lot depths of 70 meters. Additionally, urban standards for infrastructure 
should be used to ensure an attractive combination of development on public and 
private lands. 

 
 
5.6 Open Space 
 
5.6.1 The Open Space land use category consists of areas where development is not 

likely to occur due to physical constraints, planned park areas, and recreation 
areas. Lands that are not suitable for development will either remain under private 
ownership, subject to an Environmental Reserve Easement, or be dedicated as 
Environmental Reserve. Planned park areas will be dedicated as Municipal 
Reserve.  

 
5.6.2 When land adjacent to Mud Lake or Dodd’s Lake is subdivided, Environmental 

Reserve will be dedicated or an Environmental Reserve Easement will be 
obtained. The following factors will be taken into account when establishing the 
width of the Environmental Reserve dedication: 
• Land subject to flooding by a 1:100 year flood or rain event 
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• Protection of existing vegetation along the shoreline to preserve wildlife and 
waterfowl habitat areas 

• Public access to and around the lake 
• Minimum requirement of 6m wide corridor per the Innisfail and District Open 

Space Plan. 
 
5.6.3 Environmental Reserve dedications and areas subject to environmental reserve 

easements within the Plan Area may be used for any of the following purposes: 
• Preservation of existing vegetation along the shoreline to preserve wildlife and 

waterfowl habitat areas 
• Parks or trail systems 
• Storm water management facility 

  
5.6.4 The amount of municipal reserve dedication will be ten (10) percent of the gross 

developable area contained within the proposed subdivision. The gross 
developable area includes all land less that area to be dedicated as Environmental 
Reserve.  

 
5.6.5 Municipal reserve will be dedicated as land within residential areas in accordance 

with the Land Use Concept map. All Municipal Reserve parcels will be 
landscaped and developed to the satisfaction of the Town. Municipal Reserve 
dedication will be allocated and designed to achieve an inter-connected park and 
open space system that links the future residential area to major community 
facilities and recreational areas within the Town. 

 
5.6.6 Municipal reserve will be dedicated as cash-in-lieu when subdivision occurs in 

non-residential areas. Alternatively, municipal reserve dedications from these 
areas may be deferred to other lands owned by the same developer within the 
Town. Proposals for deferral of municipal reserve will be submitted to the Town 
for their consideration at the time of subdivision application. 

 
 
5.7  Recreational 
 
5.7.1 The Recreational land use category consists of areas used for private, public and 

quasi-public recreation activities. It includes the existing golf course owned and 
operated by the Innisfail Golf Club, the Innisfail Ski Hill and the Town 
campground.  

 
5.7.2 The existing golf course and an expansion area is identified on the Land Use 

Concept. The expansion area occupies land owned by the Innisfail Golf Club and 
is intended for the long-term development of additional fairways and greens. 
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5.8  Institutional 
 
5.8.1 The Institutional land use category consists of areas designated for the future 

development of public facilities. Two sites are identified: one for a centrally 
located school intended to serve the students of the area and one for a future 
Town cemetery. 

 
5.8.2 A 4.5 hectare school site has been identified in the residential area east of C&E 

Trail and is shown on the Land Use Concept map. This site will be required to 
support the future number of students that residential development in this area 
will generate. The school site will be dedicated as municipal reserve. 

 
 
5.8.3 The 8 hectare site owned by the Town to provide a future cemetery is shown on 

the Land Use Concept. Development abutting the future cemetery site will take 
into account the privacy needs of the cemetery. A berm and fence combination 
that screens residential properties from the cemetery will be required at the time 
of subdivision to the satisfaction of the Subdivision Authority. Additional 
measures that may be considered include a requirement for additional lot depth 
and requirements relating to setback of residential buildings from the boundaries 
of the cemetery property.  

 
 
5.9 Transportation 
 
5.9.1 Road widening will be provided along all arterial roadways at the time of 

subdivision. The amount of road widening to be required will be in accordance 
with the Municipal Development Plan. Where possible, road dedication for 
widening purposes will be balanced between landowners on both sides of the 
existing road allowance. 

 
5.9.2 Sufficient noise and visual attenuation measures will be provided as lands 

adjacent to arterial roadways and Highway 2A are subdivided and developed. 
These measures may consist of earthen berms, fences, landscaping, distance 
separation or a combination of these measures to the satisfaction of the Town at 
the developer’s expense. Detailed description of noise and visual attenuation 
measures is to be included as part of the subdivision application. 

 
5.9.3 Access to arterial roads and Highway 2A will be restricted to collector roads 

shown on the Land Use Concept map. Local road access to the arterial roads 
system may be considered where access from a collector road cannot be provided. 

 
5.9.4 Intersection spacing along arterial roads and Highway 2A will be at least 300m 

from center of intersection to center of intersection. Existing accesses, which do 
not meet this requirement, will be phased out wherever possible as subdivision 
and roadway improvements occur. 
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5.9.5 Areas where intersection improvements are required as subdivision and 
development occurs are identified on the Land Use Concept map. The design of 
these intersection improvements will be consistent with the Town’s standards and 
approved functional plans.  

 
5.9.6 Collector roads will generally follow the alignments shown on the Land Use 

Concept map. Local roads will extend from these collector road alignments to 
provide access to adjacent lands. The number of local road intersections along 
collector roads will be kept to a minimum. 

 
5.9.7 Collector and local roads will be designed and constructed in a manner that 

satisfies the Town’s standards. 
 
 
5.10 Trail System 
 
 The Town’s trail system will be extended into the Plan Area as subdivision and 

development occurs. Potential major trail alignments are shown on the Land Use 
Concept map and include: 
• A trail ringing the perimeter of the residential area following the arterial road 

system 
• A trail leading around Dodd’s Lake 
• A trail extending from the north shore of Dodd’s Lake along the open space 

corridor leading to the east-west arterial road on the north edge of the Plan 
Area  

  
 In addition, sidewalks and pedestrian short cuts will be incorporated into the 

design of subdivisions to provide links between major trails and local parks. 
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6.0 Servicing Concepts and Policies 
 
6.1 General 
 

The development of municipal water, sanitary sewer and storm sewer services 
will be consistent with the Town’s standards. The utility servicing concepts of this 
plan reflect options based on the availability of a potential regional sanitary sewer 
line or new wastewater treatment plant. In the short to medium term, servicing 
arrangements that differ from those shown in this plan may be required to enable 
development to proceed. Alternative servicing concepts may be approved by the 
Town as part of an outline plan. 

 
Where there is a difference between the servicing concept maps related to this 
section and Map 2 Land Use Concept the information shown on Map 2 will 
prevail. 

 
Proposed extensions of water, sanitary sewer and storm drainage systems and 
necessary oversizing and offsite improvements will be identified as part of an 
outline plan or subdivision application. As part of the approvals process, detailed 
system analysis must be carried out to confirm the servicing requirements of the 
development and any impact the development will have on existing systems. 

 
The cost of the water, sanitary sewer and storm drainage systems will generally be 
borne by landowners/developers. The Town may cover costs of trunk service 
oversizing or major system components included in the Town’s offsite levy 
bylaw. 

 
 
6.2 Water System 
 
6.2.1 The Town’s water system will be expanded to service residential and industrial 

activities proposed for the Plan Area as development proceeds.  Water main 
extensions are shown conceptually on the Water Servicing Concept (Map 3). 

 
6.2.2 In the west area (i.e. west of C&E Trail), water mains will be extended from the 

future Reservoir and Pump House #3 as well as the existing Reservoir and Pump 
House #2. 

 
a) Future Reservoir and Pump House #3 will be located northwest of Napoleon 

Lake and in the northwest corner of the NW ¼ of Section 29. 
 
b) Existing Reservoir and Pump House #2 is located north of the Railway Line 

and along 48 Avenue. 
 

c) Future Reservoir and Pump House #3 will be connected to the existing 
250mm Supply Line from Mountain View Region Water System. 
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d) A future Feeder Main will connect Reservoir and Pump House #3 with 

Reservoir and Pump House #2. 
 

- This future Feeder Main would allow for the transferring of water between 
Reservoir #2 and #3 in order to allow for redistribution of storage water 
between the two reservoirs. 

 
- Alignment of this Feeder Main would follow Highway 54 and then head 

east along the future collector roads to be located on the north side of 
Dodd’s Lake. 

 
- Exact size of this Feeder Main will be determined subsequent to detailed 

design. 
 

6.2.3 Based on the City of Red Deer Basic Water Main Grid concept utilized by the 
Town of Innisfail, a 300mm water main would form the exterior of the grid for 
the west area with 250mm water mains generally extending northwards along 
major and minor collector road alignments. 

 
- Along the southern portion of the west area, a 300mm water main would 

link Pump House #2 and #3 and would follow the same alignment as the 
Feeder Main. 

 
- Along the northern portion of the west area, a 300mm water main would 

follow the alignment of the collector road (located north of the golf 
course/recreational area) running between Highway 54 and C&E Trail. 

 
- The north and south 300mm water mains would be linked with 300mm 

water mains along C&E Trail and along Highway 54. 
 
6.2.4 For the east area (i.e. Industrial and Commercial areas east of C&E Trail), a 

300mm water main would generally extend north from the existing Reservoir and 
Pump House #2, along C&E Trail and follow the alignment of the northern most 
collector road heading east to Highway 2A.  Water mains extending southward 
from the 300mm water main are expected to follow major and minor collector 
road alignments and tie into the existing water main system located in the south 
east corner of the SE ¼ of Section 28. 

 
6.2.5 The exact sizing of all water mains extending from the 300mm water mains 

within the Plan Area is to be determined subsequent to detailed analysis at the 
time of development and prior to subdivision. 
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6.3 Sanitary Sewer System 
 
6.3.1 The Plan Area consists of two service areas with the dividing line being the C&E 

Trail.  The West Service Area lies west of the C&E Trail extending as far as 
Highway 54 and includes primarily residential and open space/parks areas.  The 
East Service Area lies east of C&E Trail extending to Highway 2 and includes 
Highway Commercial and Industrial areas.  Refer to the Sanitary Servicing 
Concept (Map 4). 

 
6.3.2 For the entire Plan Area two alternatives exist regarding the final destination 

effluent would be conveyed to for treatment. 
 

Alternative A - Regional Sanitary Line to Red Deer 
 
Alternative A utilizes a future gravity trunk main and lift station to be located 
north of the Plan Area on C&E Trail.  Effluent would be conveyed from the 
Plan Area directly into the Regional System for treatment in Red Deer. 
 
Alternative B - Anthony Henday Site 
 
Alternative B utilizes a lift station located at the north east corner of the West 
Service Area and along C&E Trail.  Effluent would be conveyed from this lift 
station via a force main heading to the west to a future treatment plant to be 
located at the Anthony Henday Site. 
 
A report discussing regional wastewater treatment for the Mountain View 
Regional Water Services Commission (Regional Wastewater Treatment Study 
– 2000 Assessment Report) has previously been completed regarding 
Alternative B (Anthony Henday Site). 
 
A report titled “Regional Wastewater Feasibility Study” is presently being 
completed with respect to the feasibility of Alternatives A and B. 

 
6.3.3 The Alternatives described in Section 6.3.2 are discussed due to the issues 

surrounding the extension of the existing Northern Trunk Main in providing 
servicing for the Plan Area. 

 
- Extending the Northern Trunk Main along its present alignment is deemed 

impractical since a trenching depth of 16m would be achieved where the 
Northern Trunk Main intersects Highway 54. 

 
- Servicing the Plan Area utilizing the Northern Trunk Main, which has 

capacity available, is not feasible unless a system of lift stations and force 
mains are utilized. 
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6.3.4 The size of the mains indicated on the Sanitary Servicing Concept (Map 4) is 
roughly estimated and will require detailed analysis at the time of subdivision and 
commercial development. 

 
 
6.3.5 WEST SERVICE AREA 
 
6.3.5.1 For the West Service Area, the existing natural slope of the land allows for a 

gravity based sanitary sewer system.  This gravity sewer system would convey 
effluent from the West Service Area to either Alternative A or B, described in 
Section 6.3.2. 

 
6.3.5.2 Due to a significant drop in elevation in an area located in the north west 

corner of the Plan Area, a lift station would be required to connect to the 
gravity based sewer system which would convey effluent towards C&E Trail 
and utilize either lift station Alternative A or B, described in Section 6.3.2.  
This area is noted on Map 4 as the “approximate limit of gravity service” and 
is located adjacent to Highway 54. 

 
 
6.3.6  EAST SERVICE AREA 
 
6.3.6.1 For the East Service Area, the existing natural slope of the land allows for a 

gravity based sanitary sewer system conveying effluent to a future lift station 
which could be located in the north east corner of the NE ¼ of Section 28 
along the boundary of the Plan Area.  From this lift station a forcemain would 
convey effluent west and drain into the future trunk main located along C&E 
trail and then flow north to either Alternative A or B described in Section 
6.3.2. 

 
6.3.6.2 The feasibility for a portion of the Highway Commercial area (i.e. generally in 

the area of the crescent located at the intersection of Highway 2A and 42 
Avenue and south of the existing open space/parks area) to utilize the existing 
lift stations located in the SE ¼ of Section 28 requires detailed analysis prior 
to commercial development. 

 
 
6.3.7 EXISTING FACILITIES 
 
6.3.7.1 In regards to the existing sanitary sewer facilities, the following items should 

be noted: 
 
6.3.7.2 The existing Northern Trunk Main, which is stubbed and located on the east 

side of Napoleon Lake, has additional capacity available. 
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- The option of extending this gravity Trunk Main north to service the 
residential areas in the north half of Sections 28 and 29 is not considered 
practical.  The extension of the Northern Trunk Main towards Highway 54 
would create a trenching depth of 16m at the top of the hill where it would 
cross Highway 54. 

 
6.3.7.3 The Northeast Trunk Main was previously operating beyond its design 

capacity and therefore a forcemain and 250mm trunk main were installed to 
divert flows away from this Northeast Trunk Main and into the Northern 
Trunk Main. 

 
- This force main runs from the Brick Lift Station, along the railroad tracks 

to approximately 50 Street and 54 Street, connects to a 250mm trunk main 
and then flows west along 50 Street to the Northern Trunk Main located in 
60 Avenue. 

 
6.3.7.4 Generally in the area south of the railroad tracks and east of 48 Avenue a 

combined system of forcemains and gravity mains exist.  The following three 
paragraphs provide details regarding the connectivity between the forcemains 
and the gravity mains. 

 
- From the Manville Lift Station located along 42 Ave and north of the 

railroad tracks, a 150mm forcemain conveys effluent south to 42 Avenue.  
At the intersection of 42 Avenue and 51 Street, this 150mm forcemain is 
reduced to a 100mm forcemain and continues west along 51 Street to the 
Lambco/Canada West Lift Station. 

 
- From the Lambco/Canada West Lift Station a forcemain conveys effluent 

west along 51 Street then south along 44 Avenue.  At the intersection of 
44 Avenue and 50 Street, this forcemain connects to a 250mm trunk main 
which flows west in 50 Street whereby effluent flows into the Northeast 
Trunk Main. 

 
- When flows exceed the capacity of the 250mm trunk main which connects 

to the Northeast Trunk Main, flows are diverted northward at the 
intersection of 48 A Avenue and 50 Street along 48 A Avenue towards the 
Brick Lift Station.  The forcemain from the Brick Lift Station connects to 
the 250mm trunk main in 50 Street and flows west to the Northern Trunk 
Main located in 60 Avenue.  Due to the existing diversion at the 
intersection of 50 Street and 48 A Ave, flows are redirected into the 
Northern Trunk Main which therefore reduces the flow downstream of the 
48 A Avenue and 50 Street intersection in the 250mm trunk main. 

 
6.3.7.5 The option of allowing additional flows to be released into the existing system 

of forcemains and gravity mains, as noted in 6.3.7.4, would involve a future 
forcemain connection between the Lambco/Canada West Lift Station and the 
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Brick Lift Station.  This would enable flows from the future developable area 
located on the east side of 42 Avenue and immediately north of 50 Street (i.e. 
generally in the area of the crescent located at the intersection of Hwy 2A and 
42 Avenue) to be directed into the Northern Trunk Main.  This option would 
reduce the flow and potentially eliminate the need for upgrading the 250mm 
trunk main in 50 Street and east of 53 Street.  Further analysis regarding this 
option would be required prior to development. 

 
6.3.7.6 Further analysis would be required at the time of subdivision development if 

this Northern Trunk Main or Northeast Trunk Main were to be utilized for any 
additional flows. 

 
 
6.4 Storm Drainage System 
 
6.4.1 The varied terrains within the Plan Area results in several Storm Water 

Management Areas as shown on the Storm Drainage Concept (Map 5).  
Individual Storm Water Management (SWM) areas are general and subject to 
more detailed review at the time of subdivision.  Exact locations and sizes of the 
SWM facilities will be determined as part a more detailed review. 

 
6.4.2 Storm water run-off within each SWM area will generally be restricted to pre-

development rates.  Opportunities for one area to retain (store) or detain (store and 
then release) storm water run-off in a manner that benefits another will be 
investigated at the time of subdivision. 

 
6.4.3 The Town will work with Alberta Environment to control the water levels and 

incorporate both Mud Lake and Dodd’s Lake into the SWM system. 
 
6.4.4 The existing land in the West Service Area generally slopes towards the east and 

towards potential Storm Water Management Areas as well as existing drainage 
courses.  A gravity storm sewer system would convey storm water to the east by 
utilizing storm piping, overland drainage paths and Storm Water Management 
Areas.  These SWM areas would allow for either Evaporation/Detention or 
Evaporation/Retention Ponds. 

 
6.4.5 These SWM areas could potentially be linked via storm piping as well as overland 

drainage paths and would allow for controlled release rates into SWM areas and 
existing drainage courses.  The capacity of the existing drainage courses and 
SWM areas would require detailed review at the time of subdivision development. 

 
6.4.6 A low area located north of Mud Lake and in the SE ¼ of Section 32 could 

potentially be utilized to assist in rerouting storm water being piped from the NW 
portion of the West Service Area.  That is storm water run-off from the southern 
portion of Section 32 could be diverted south towards this low area and then into 
Mud Lake via a forcemain.  This would benefit the golf course by replenishing its 
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water supply as treated waste water from the waste water treatment plant is 
currently being pumped into Mud Lake for irrigation purposes but will eventually 
be discontinued. 

 
6.4.7 The East Service Area generally slopes towards the north and would also be 

serviced by utilizing storm piping, overland drainage paths and SWM areas. 
 

- A natural drainage channel currently exists on the west side of Highway 
2A and in the NW ¼ of Section 27. 

 
- Storm water run-off collected from the existing portion of the Town 

generally located in the area of 49 Street and Highway 2A is currently 
released from two 900mm storm outfall pipes located at approximately the 
intersection of Highway 2A and 42 Avenue. 

 
6.4.8 In addition to the North Area Structure Plan, a comprehensive storm water 

management study should be prepared prior to development.  The scope of study 
should include: 

- establishing drainage basin areas and determining pre-developments rates, 
- establishing size and type of Storm Management Facilities required, 
- establishing system for linking Storm Water Management Areas through 

piped systems and overland drainage channels. 
 
 
6.5 Other Utilities 
 

Shallow utilities (natural gas, power, telephone, cable) will be extended into the 
Plan Area in accordance with the requirements of the individual utility companies 
and service providers. 

 
 
 
7.0 Implementation and Phasing of Development 
 
7.1 Phasing 
 

Topography within the west portion of the Plan Area suggests development 
should start at the north side of the Plan Area at C&E Trail and work south and 
west for ease and cost effective servicing.  For the east portion of the Plan Area, 
topography also suggests development should start along the north boundary of 
the Plan Area and work southward.  However, the sequence or phasing of 
development will generally commence at the edge of already developed areas and 
move outwards from the Town.  The establishment of development phases will 
take into account the need to provide looping for water systems, temporary and 
permanent secondary vehicle access and the logical extension of municipal 
services. 
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7.2 Phasing of Water System 
 
7.2.1 With potential development occurring at the northwest corner of the golf course, 

phasing of the water mains will need to be addressed prior to subdivision 
development.  Water mains may be extended north from the future Reservoir and 
Pump House #3 along Highway 54 or may be extended from the existing 
Reservoir and Pump House #2 along collector roads in the west area. 

 
7.2.2 With future development occurring, the natural progression of the water system 

should limit “leap frog” development and minimize unlooped and dead end 
mains. 

 
7.2.3 The recommended number of units to be serviced in areas that will eventually be 

looped is approximately 75 and for known dead ends the recommended number of 
units is approximately 20 (or as may otherwise be directed by the Town of 
Innisfail Design Guidelines). 

 
 
7.3 Phasing of Sanitary Sewer System 
 

Special attention will be required regarding the phasing of the sanitary sewer 
system since future development would most likely begin at the south end of the 
Plan Area.  However the gravity sewer system would eventually utilize the lift 
station alternatives that would be located at the north end of the Plan Area and 
connect via force mains to either the Regional Sanitary Line to Red Deer or to the 
Anthony Henday Site as described in Section 6.3.2. 

 
7.3.1 With development occurring in the Plan Area, it should be noted that gravity 

mains, which will lead to the lift station alternatives described in Section 6.3.2, 
would require construction.  Alternatively, a system where by effluent would be 
pumped to the Northern Trunk Main would be required. 

 
 

7.4 Phasing of Storm Drainage System 
 

The phasing of the storm drainage system would require that all areas be 
restricted to pre-development storm water run-off rates.  It is suggested that the 
developers be responsible to manage their own storm water run-off utilizing 
existing Storm Water Management areas indicated on Map 5.  If the developer 
cannot manage within pre-development rates then a comprehensive storm water 
management study would be required prior to development. 
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7.5 Land Use Bylaw 
 

Prior to approval of Land Use Bylaw amendments that would allow development 
within the Plan Area, a subdivision layout showing how the area subject to the 
proposed amendment could be subdivided in the future will be provided. 

 
 
7.6 Subdivision Applications 
 
7.6.1 All subdivision decisions will conform to the policies of this Area Structure Plan. 
 
7.6.2 Subdivision and development of the area will proceed in a manner that: 

• Allows for the orderly and efficient expansion of the Town 
• Does not prejudice the further subdivision and development of the subject or 

adjoining lands 
• Makes sufficient provision for road access and municipal utility servicing, and 
• Provides for the development of a park and open space system as envisioned 

by this Plan.    
 
 
7.7 Development Costs and Other Considerations 
 
7.7.1 All costs for the provision of municipal infrastructure (roads, water, sanitary 

sewer, storm drainage) within the area being developed will be the sole 
responsibility of the Developer. Responsibility for the cost to provide 
infrastructure improvements outside of the area being developed but required to 
support the proposed development will be negotiated between the Developer and 
the Municipality. 

 
7.7.2 The adoption of this Plan does not require the Town of Innisfail to undertake any 

of the projects referred to by the Plan. 
 
 
7.8 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. 
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7.9 Amendment 
 

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 (residential, commercial, industrial) 

shown in the Plan 
• Change to the open space system 
• Deviation from the utility servicing concepts beyond what is contemplated in 

the Plan 
 
 
7.10 Plan Review 
 

This Plan will be reviewed: 
• At the request of Council or in response to a request of a registered land 

owner within the Plan Area 
• Upon amendment of the Town’s Municipal Development Plan or the Fringe 

Area Plan to ensure consistency 
• After a period of 5 years from adoption to ensure the Plan is adequate. 
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