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Planning and Development Services

Re: Prairie Creek Business Park —
Proposed Outline Plan Amendment
Phase 2 Redesignation and Subdivision Application

Response to RMWB Correspondence of February 5, 2015
Request that Land Use Amendment Application Proceed to Council

Legal Description:
Lot 1 Block 1 Plan 1025452

Further to our recent correspondence of December 23, 2014 and the RMWB reply correspondence
of January 5, 2015 and follow up meetings with various RMWB representatives throughout January
and February, our project team has had the opportunity to further debrief and discuss the remaining
items and concerns raised by the RMWB with respect to the proposed Phase 2 land use
amendment and subdivision application.



For reference, the following is a brief summary of the application process to date:

March 2014 - Outline plan amendment, redesignation and subdivision application filed
July 2014 - Response to circulation comments and revised application filed

August 2014 — Application put in abeyance pending resolution of issues with AT
October 27, 2014 - Memorandum of Agreement with Alberta Transportation executed
November 18, 2014 - Response to RMWB “additional comments” provided

November 28, 2014 - Review meeting with RMWB on additional comments held
December 23, 2014 - Additional response to issues/concerns provided

January 5, 2015 — RMWB Correspondence Received

January and February 2015 — Review Meetings with RMWB administration

February 25, 2015 — Final response to remaining issues provided

For ease of reference and to assist in bringing resolution to each of these items, we have
summarized our understanding of the remaining concerns/issues with the revised application
(Submitted July 11, 2014) and provided a comprehensive response. In support of our response to
these remaining items, we have included supportive correspondence where referenced and an
update figure set in support our outline plan amendment, redesignation and subdivision application
as part of the Appendix.

Phase 2 Traffic Impact Assessment (Stantec, June 17, 2014)

Issue: The RMWB has requested that the Phase 2 Traffic Impact Assessment (June 17, 2014) trip
generation assumptions for the Halliburton site be amended from an employee based methodology
to acreage based assumption. The RMWB is concerned about the trip generation and its impact on
the function and capacity of the Highway 63/Government Road intersection. The RMWB has
confirmed and accepted that the request to revise the trip generation assumptions relates only to its
impact on the Highway 63 and Government Road intersection and the LOS at build out of Phase 2.
The RMWB has questioned the ultimate development plans of the Halliburton parcel and if the
employment generation assumptions included within the TIA are adequate.

Response: Based on further discussions with our client and Alberta Transportation regarding this
matter, our client is not prepared to update and submit a revised TIA relative to this request.
An updated Phase 2 TIA was submitted in July 2014 utilizing trip generation assumptions
consistent with the TIA prepared and developed and approved as part of the Phase 1
approval process. Trip generation assumptions for the Halliburton lands have been based on the
anticipated ultimate number of employees as provided by Halliburton. Halliburton has confirmed in
recent correspondence (Email correspondence - January 20, 2015) to our client that the employee
generation numbers represent the envisioned ultimate build out of the site and remain a valid
assumption for integration within the TIA. We view Halliburton's confirmation of employee levels
for the site as directly contrary to the RMWB’s statements that the employee generation assumed
within the TIA represents an underestimation or only represents Halliburton’s “initial development
proposal.”



As acknowledged in our recent discussions, the jurisdiction and control of the Government Road
and Highway 63 intersection rests with Alberta Transportation. Correspondence from Alberta
Transportation to the RMWB in support of the development of PCBP was provided on September
26, 2014 from the Andre Corbould, Deputy Minister. A copy of the Memorandum of Agreement
and supportive explanation was provided to Bradley Evanson and Felice Mazzoni on November
11, 2014. We would note that as part of the negotiation of the MOU that the RMWB departed
the negotiating table in August 2014 and left the negotiations of the MOU to Pacific and
Alberta Transportation to arrive at a mutually acceptable agreement.

Under the terms of the Memorandum of Agreement, Stage 1 and Stage 2 of PCBP are approved
by Alberta Transportation and allow for the development of up to 450 acres of land with two
(2) at grade intersections at Government Road and Crown Avenue. It should be noted that the
revised Phase 2 redesignation and subdivision application as submitted (July 11, 2014) to the
RMWSB is consistent with “Stage 1” of the approved MOU and in fact includes less land than
specified or supported by Alberta Transportation as “Stage 1.” All costs and obligations to
undertake intersectional improvements with Highway 63 rest with Pacific Investments as per the
terms of the MOU and would be conferred as an obligation through the development agreement
process.

To further clarify Alberta Transportation’s position in this regards, follow up correspondence from
Landon Reppert (Executive Director, Fort McMurray Branch) indicating support for the Phase 2
redesignation and subdivision application and traffic impact assessment submitted to
rationalize this application was provided on November 27, 2014. Lastly, Alberta
Transportation has issued a roadside development permit for the ultimate configuration of the
Highway 63/Government Road intersection to further outline the support for the Phase 2
application and proposed development. We have again further followed up with Alberta
Transportation regarding this matter and in correspondence dated February 17, 2015 confirmed
their jurisdiction with respect to the Highway 63 and Government Road intersection, noted their
acceptance of the TIA and the issuance of a roadside development permit to allow development to
proceed. As such, we cannot accept nor support the RMWB'’s request to revise the TIA based on
the aforementioned factors.

Please refer to Appendix 01 for supportive information and correspondence relative to this item.

Proposal: Notwithstanding the above referenced response and support from Alberta
Transportation, our client acknowledges the RMWB general concerns with ensuring the future
functionality of transportation improvements in order to support the ultimate development of Phase
2. It has been acknowledged through our discussions that trip generation may fluctuate higher or
lower than the assumptions within the TIA which in turn could “balance out” as development of the
park proceeds. Ultimately, trip generation will remain a function of actual development of the lands
within the park with some developments generating more traffic than anticipated and some
developments generating less traffic than anticipated.



While we are not prepared to undertake amendments or revise the TIA or to amend the scope or
extent of the Phase 2 redesignation/subdivision application, our client is prepared to accept a
condition of subdivision approval or a development agreement provision which would
outline a phased subdivision endorsement/registration process for the Phase 2 subdivision
application.

Under a phased subdivision endorsement/registration process, the extent of the Phase 2 land use
amendment and subdivision application would remain as is, but the approval of the Phase 2
subdivision would be broken into a Phase 2 and Phase 2a. Phase 2 would consist of all lots as
shown within the proposed plan of subdivision with the exception of proposed Block 3 — Lots, 3,4,5
and Block 1, Lot 16, 17. These lots and the associated road to provide access to these lots would be
referred to as Phase 2a.

Upon satisfying all conditions of subdivision approval, Phase 2 would be endorsed and registered as
per the normal subdivision approval process. The endorsement and registration of Phase 2a would
remain contingent on the delivery of satisfactory traffic review report/analysis. This traffic review
report/analysis would be completed at 75% sales and build out of Phase 2 and demonstrate that
adequate infrastructure/intersection capacity exists to support the registration and development of
Phase 2a. Under this approach, the RMWB would have the ability to control the registration of the
Phase 2a via the endorsement process. The obligations and requirements relative to the Phase 2a
endorsement could be dealt with as a special provision of the development agreement. This offer is
a fair and reasonable approach in an attempt to resolve the current impasse relative to the TIA.

Please refer to Appendix 03 supportive information relative to this item.
Road Network Classification

Issue: As part of Phase 2 redesignation and subdivision application, we have identified an overall
road network classification which differs from the approved outline plan. The RMWB has requested
an amendment to the outline plan and supportive information to rationalize the amendment.

Response: The Prairie Creek Business Park Outline Plan and Design Brief was approved by the
RMWB on June 18, 2013 respectively. As part of this initial approval, a road network classification
was integrated as part of the outline plan document and stemmed from initial traffic modelling
completed by Bunt and Associates and interpreted by IBI in 2013. Since that time, development
plans for the south half of PCBP have been further refined to support the logical subdivision and
development of the land while respecting the overarching land use concept contained within the
approved outline plan document. As part of this refined planning, we have identified an overall land
use and road network plan to guide the development of the south half of PCBP.

In support of our more detailed assessment of the road network in the south half of Prairie Creek
Business Park, a technical memorandum has been completed by Stantec and was submitted to
the RMWB on January 12, 2015. This memorandum is based on traffic model developed by
Stantec and has assessed total daily trips in the south portion of the business park to assess
internal roadway requirements.

Please refer to Appendix 02 and Appendix 03 for supportive information relative to this item.



Road Network Cross Sections

Issue: The RMWB has requested that the proposed road network cross sections for arterial and
collector roads be amended to support the Phase 2 redesignation application. The requested
amendments by the RMWB include expansion to right of way requirements, provision of street trees,
multi-use trails, provision of bioswale, and provision of snow storage lands.

Response: The Prairie Creek Business Park Outline Plan and Design Brief was approved by the
RMWB on June 18, 2013 respectively. Since this time, the RMWB and our client have put
different proposals on the table to come to terms on agreeable road standards that meet the
RMWB requirements but also remain logical and cost efficient from our client’s perspective. A
fundamental goal of our client remains to provide appropriate, cost efficient infrastructure for the
nature and purpose of the development. To put this issue into perspective, our clients preliminary
estimation of capital costs to support the development of Phase 2 is approximately $107 million
dollars of which 55 million is anticipated for off-site infrastructure improvements and $52 million for
anticipate on site infrastructure.

To date, our client has put forth varying road standard alternatives which respect the initial intent
and nature of the approval in place, but address the RMWB needs and desires. Based on the
discussions to date, we have arrived at the following road sections which correspond to the
proposed road network requirements. The proposed road cross sections are summarized below:

Divided Arterial — 46 m ROW, MUT, Bioswale, Street Trees

Undivided Arterial — 39 m ROW, MUT, Bioswale, Street Trees

Collector — 33 m ROW, MUT, Bioswale, Street Trees

Modified Collector (Industrial Areas) - 30 m ROW, Street Trees, Bioswale

We feel that the above road sections address the majority of the RMWB's request and can be
supported by our client. In keeping with our client’s goal relative to land affordability, and the
efficient expenditure of capital on necessary infrastructure, we are proposing a modified
collector standard for consideration and application within the eastern portions of the business
park. The modified collector meets all traffic network requirements, includes bioswales and street
trees but does not include a multi — use trail. The modified collector is proposed for application in
areas of the park that will be dominated by large format industrial related development, with no
pedestrian movements between sites. As such, our client is not willing to support the concept or
cost of the provision of a multi-use trail which is land consumptive, would have little to no utilization
and represents an unnecessary capital cost which in turn impacts the affordability and price point
of developed land within the park. Furthermore, the provision of the MUT in this area would pass
on an unnecessary annual operating and lifecycle cost to the RMWB for infrastructure which in our
opinion is not warranted and has little rationale.

Please refer to Appendix 03 for supportive information relative to this item.



Existing Utility Rights of Way and Future Treatment

Issue: The RMWB has expressed concern with the PCBP south half land use concept that shows
portions of an existing utility right of way as potentially future municipal reserve. The RMWB is hot
supportive of dedication of these lands as future municipal reserve.

Response: The future treatment and dedication of lands encumbered by existing utility rights of
way is not a matter that can be resolved or addressed through the Phase 2 redesignation and
subdivision application process. The lands in question are currently outside the boundary of the
Phase 2 application and the drawing in question clearly indicated that the dedication and treatment
of URW lands is preliminary and subject to trilateral discussions involving the developer,
encumbrance holders and the RMWB. These discussions will be required to arrive at a dedication
and development scenario that works for all parties and is reasonably negotiated. We would also
note that the lands in questions and future treatment may be impacted by master servicing plans
currently under development by the RMWB. These master servicing strategies are looking at the
potential future alignment of regional water and sanitary lines from Fort McMurray to Anzac. We
have been in discussions with MMM group relative to alignment options which could include the
utilization of existing lands encumbered by existing URW's. The outcome of these discussions and
a preferred servicing plan will have an impact on the ultimate treatment and dedication of these
areas.

Summary and Moving Forward

The aforementioned outline plan amendment, Phase 2 redesignation and subdivision application
have been in process for approximately one (1) year. During this time, our client has expended
significant time, energy and capital in an attempt to respond to and address the varying and evolving
requests of the RMWB that have arisen through the review, circulation, re-circulation process of
these applications. We have addressed items in a manner which has been thorough and reasonable
but keeping with the spirit and intent to deliver a cost efficient, affordable project in accordance with
the commitments made by our client at the time of purchase of the property.

During this time, or client has also responded to and addressed significant external factors such as
the DRAFT Highway 63 Functional Plan which placed an approximate four month (4) delay on this
application process. We would note that the RMWB was initially part of these discussions but
eventually left the negotiating table and directed our client to work with AT to resolve concerns. The
outcomes of these negotiations were a master agreement with Alberta Transportation and the full
support of Alberta Transportation to proceed with the project and the TIA prepared to rationalize our
Phase 2 application. As such, our client finds it difficult to accept the additional delays placed on the
project by the RMWB relative to transportation matters especially within the context of the RMWB’s
departure from the MOU discussion.

Since then, we have worked with the RMWB to understand their concerns relative to the TIA and
have proposed an approach to the subdivision approval process (i.e. phased registration) which
allows the application as submitted to proceed but also provides RMWB future control relative the
registration of the Phase 2a subdivision plan. An approach which we feel is very reasonable in light
of the fact that AT has given full approval to the TIA and support to the Phase 2 application as
proposed.



Lastly, we have had lengthy discussions, workshops and debates relative to road standards to try
and convey our concerns and understand the RMWB position. Based on these discussions, we
have arrived at a set of road standards which are above and beyond those contained in the design
brief but also include a standard which we feel is reasonable and cost effective to apply in industrial
areas. Finally, we have completed additional analysis to address requested amendments to the road
network all to ensure that the proposed adjustments can be supported by the RMWB.

As such, we have now reached a point in the process where our client has exhausted all means to
address RMWB concerns. In consideration of this and the information provided to date throughout
the history of this application, we are thus formally requesting that the application review process be
concluded and the land use amendment application proceeds to Council. We are requesting that in
consideration of this response that the land use amendment application is assigned to RMWB
Council for first reading in early April and that the public hearing is scheduled towards the end of
April, 2015.

Sincerely,

A=

Brown & Associates Planning Group
Nathan Petherick, RPP, MCIP
Principal

CC: Bradley Evanson, Acting Director of Planning, RMWB
Jeff Petrick, Pacific Investments and Development Ltd.
Dennis Doherty, Pacific Investments and Development Ltd.
Robb Honsberger, Pacific Investments and Development Ltd.
Brad Currie, Principal, Stantec Consulting

Encl:
01 - Correspondence from AT, MOU, and Supplementary Correspondence

02 - Stantec — Memo — January 12, 2015 — Transportation Analysis
03 - Supportive Outline Plan Amendment, Phase 2 redesignation and subdivision figures
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Correspondence from AT, MOU Memorandum and Supplementary Correspondence
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Support from Alberta Transportation Relative to TIA and Phase 2 Application. 
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Email indicating support Phase 2 application and TIA Assumptions as of November 27, 2014.


Fort McMurray Region

: P.O.Box 9
\Atb’m‘u Transportation 6™ Floor, 9915 Franklin Ave.

Fort McMurrray, Alberta T9H 2K4
Canada

Telephone: 780-743-7376
www.transportation.alberta.ca

Our File: 14-FM-220
November 25, 2014
Pacific Investments and Developments Ltd.
Calgary, AB
T2G 1H5
c/o. Mr. Stu Becker, Stantec

(send by email to. stu.becker@stantec.com)

Re: Roadside Development Permit Approval for Phase 2, Stage 1 development, Prairie
Creek Business Park, Access via Highway 63/Government Road Allowance

Intersection

The attached Roadside Development Permit No. 14-FM-220 is issued under the Highways
Development and Protection Regulation authorizing the above noted development. This permit
is subject to the conditions shown and should be carefully reviewed.

Issuance of this permit does not excuse violation of any regulation, bylaw or act which may

affect the proposed project.

You are requested to address any concerns with the permit conditions with the undersigned at
780-743-7430.

Yours truly,

z_ ; Phase 2 Roadside Development
Permit Issues by Alberta

Ron Fraser, P. Eng. Transportation.

Operations Manager

Attachment
C.C.

Gerry Lemay, Tariq Bashir, Landon Reppert
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Text Box
Phase 2 Roadside Development Permit Issues by Alberta Transportation.


‘A/tbf/f’bﬂxﬂ Transportation

ROADSIDE DEVELOPMENT APPLICATION APPROVAL
FOR DEVELOPMENT ADJACENT TO A PROVINCIAL HIGHWAY

PERMIT CONDITIONS: (Note: This permit is subject to the provisions of Section 11-19 inclusive of
the Highways Development and Protection Act (Chapter H-8.5 2004), amendments thereto, and
Highways Development and Protection Regulation (Alberta Regulation 326/2009) and amendments
thereto).

A. ACCESS CONDITIONS: (Note: All highway accesses are to be considered temporary. No
compensation shall be payable to the applicant or his assigns or successors when the
Department removes or relocates the access.)

1. Permit authorizes construction of the proposed intersection treatment at Highway 63/Government Road

Allowance subject to final acceptance of of the detailed design of this intersection by Alberta Transporation.

The applicant shall construct and maintain any highway access to the Operation Manager's satisfaction.

The applicant is hereby designated as the prime contracter for this work and must follow applicable OH&S

regulations.

4. Approval of companies having buried utilities shall be obtained prior to construction or upgrading.

W

B. SET - BACK CONDITIONS: (Note: Minimum set-backs usually allow for anticipated highway
widening and construction of a service road parallel and adjacent to the highway).

1. The proposed N/A is to be set back N/A metres from the highway property line.
(house, barn, machine shed, etc.}
2. The Department accepts no responsibility for the noise impact of highway traffic upon any development or
occupants thereof.

C. OTHER CONDITIONS:
1. This permit is issued subject to the approval of the Regional Municipality of Wood Buffalo: .
{County, MD, ID, Special Area, Town, Village)

2. This permit approves only the development contained herein, and a further application is required for
any ghanges or additions.

3. The Department is under no obligation to reissue a permit if the development is not completed hefore expiry of
this permit.

4. The MC! (780) 743-7430 shall be notified a minimum of two (2) working days before construction
commencement.

5. The Applicant shall not place any signs contrary to Alberta Regulation 328/2009. The separate "SIGN
APPLICATION" form shall be submitted for any proposed sign.

Permission is hereby granted to Pacific Investments and Developments Ltd to carry out the
development in accordance with the plan{s) and specifications attached hereto and subject to the
conditions shown above.

If the development has not been carried out by the _30th _ day of _November 30, 2015

this permit lapses and the applicant must reapply for a new permit if they wish to proceed.

SIGNED [2 . 52«4.x~ PERMIT No_14-FM-220

FILE No__14-FM-220
Title Operations Manager, P.Eng Date _November 25, 2014
(for Depuly Minister)




AT Support from Deputy
Minister relative to
Phase 2 application and
PCBP noting access
agreement is in place.
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AT Support from Deputy Minister relative to Phase 2 application and PCBP noting access agreement is in place. 
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Update to Director relative to MOU and key elements of MOU. 
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Memorandum of Agreement Executed with AT on October 27, 2014
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The Phase 2 land use and subdivision application comprises less land than approved by AT as part of Stage 1. 
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Stantec Technical Memorandum to Rationalize Road Network Classification



Memo

To: Brad Currie From: Mustapha Zayoun, EIT

Red Deer AB Office Edmonton (Devonian) AB Office
File: 113511659 Date: January 12,2015
Reference: Prairie Creek Roadway Classification

As requested by Pacific Investments, we have prepared a traffic model and forecasted what the
ultimate total daily trips will be in the south portion of Prairie Creek at full build out. This analysis was
completed to support the July 2014 outline plan amendment and phase 2 redesignation. The
purpose of this exercise is to utilize these daily traffic trips in order to properly classify the internal
roadways in the Prairie Creek Phase 2 including Government Roadway and the south portions of
Regal Drive and Monarch Boulevard.

Only trip generations from the south half of the business park, south of Crown Avenue was
considered and analyzed as it pertains to the initial phase (phase 2) approved by Alberta
Transportation. This phase assumes that both Crown Avenue and Government Roadway will be in
operation.

METHODOLOGY

A TIA was completed for the entire Prairie Creek development in late 2012 that analyzed an older
land use concept. Trip rates for the highway commercial and business industrial developments were
derived using a blend of land uses from ITE's Trip Generation. The total daily trip generations, area
developed and average per hectare trip rate used in the previous TIA are shown in the following
table.

Development Daily Trips Total Area (ha) Trip Rate (per ha)
Highway Commercial 23,776 21.87 1087
Business Industrial 30,214 297.72 101

Based on these trip rates, the total daily trip generation for the revised plan is shown in the following
table. Only daily trips were considered for this analysis.

Development Trip Rate (Per ha) Area (ha) Daily Trips
Highway Commercial 1,087 10.65 11580
Business Industrial 101 213.85 21703
Total 224.50 33283

Technical Memo Rationalizing Road
Network Classification Adjustments -
January 2015.

Design with community in mind

zm \\cd1001-c200\workgroup\1135\active\113511659\3_planning\3-5_reporf\memo\memo_pcbp_south_half_road_class_2015-01-12_mz.docx
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Text Box
Technical Memo Rationalizing Road Network Classification Adjustments - January 2015. 


@ Stantec

January 12, 2015
Brad Currie
Page 2 of 3

Reference: Prairie Creek Roodway Classification

Following the previous TIA, internal trips from the commercial to business industrial develapments
were assumed to be 5% of total commercial trips. A trip reduction of 4.5% for transit was applied to
all land uses. All generated trips other than internal frips, are assumed 1o fravel on Highway &3. Pass-
by trips are assumed to be 25% of the total Highway Commercial frips and are evenly split between
norih and south, All other trips {external primary trips) were distributed assuming $0% to/from the
north and 10% to/from the south as per the previcus TiA. The breakdown of trips is shown in the
following table.

Highway Commercial Business Industrial
Total Trips 11580 21703
Pass-by Trips 25.0% 2895 0.0% 0
internal Trips 5.0% 579 2.7% 579
Non-Vehicular mode split 4.5% 521 4.5% 951
External Primary Trips 65.5% 7585 93.0% 20173

TRANSPORTATION ASSESSMENT

The development frips have been assigned to the road network using Vistro software. Based on
Regional Municipality of Wood Buffalo Engineering Servicing Standards and Development
Procedures, Average Daily Volumes (ADV} of 1,000 to 5,000 can be accommodaied by collector
roads in industrial/commercial areas. Traffic volumes belween 5,000 and 12,000 wili warrant an
undivided arterial and volumes of 12,000 up to 30,000 will warrant a divided arterial road, Traffic
volumes on the road nefwork are shown in the attached Figure 1,

For the portion of Government Road between Highway 63 and Regal Drive with an ADV of 8,300
and the southern portion of Regal Drive between Government Road and the first collectior to its
north with an ADV of 5,800, an undivided arterial road is recommended.

For the partion of Monarch Boulevard from Government Road to the first collector south of Crown
Avenue with ADVs ranging from 700 to 4,200 a collector road is recommended.

STANTEC CONSULTING LTD.

7 o
. ’ L S PR,

Mustapha Zayoun Rhonda Shewchuk, P.Eng.

Traffic Engineer-in-Training Transportation Associate

Phone: {780) ?17-8084 Phone: {780) 269-2096
Mustapha.zayoun@stantec.com Rhonda.shewchuk@stantec.cam

attachment: Figure 1 - Projected Daily Traffic Volumes

Design with community in mind
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Memo

Figure 1 - Projected Daily Traffic Volumes

msssmm  Undivided Arterial

Collector

Design with community in mind
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Attachment 03 -

Supportive Outline Plan Amendment, Phase 2 Redesignation and Subdivision Figures

Figure 1 - Phase 2 - Regional Context

Figure 2 - Phase 2 - Highway 63 and 881 Corridor ASP Policy Context

Figure 3 - Phase 2 - Approved Outline Plan Context

Figure 4 - Phase 2 - Existing Site Conditions

Figure 5 - Phase 2 - Site Photos

Figure 6 - Outline Plan Amendment - Phasing Plan

Figure 7 - Outline Plan Amendment - Road Network Classification

Figure 8 - Outline Plan Amendment — Road Network Cross Section - Divided Arterial
Figure 9 - Outline Plan Amendment — Road Network Cross Section - Undivided Arterial
Figure 10 - Outline Plan Amendment — Road Network Cross Section - Collector

Figure 11 - Outline Plan Amendment —Road Network Cross Section - Modified Collector
Figure 12 - Phase 2 Redesignation

Figure 13 - Phase 2 Tentative Plan of Subdivision

Figure 14 - Phase 2 Subdivision Phasing

Figure 15 - Phase 2 Road Network and Access Arrangements

Figure 16 - Phase 2 Fire Smart Development Setback Requirements



Memo

To: Brad Currie From: Mustapha Zayoun, EIT

Red Deer AB Office Edmonton (Devonian) AB Office
File: 1135 11659 Date: May 28, 2015
Reference: Prairie Creek Roadway Classification

As requested by Pacific Investments Inc, we have prepared a traffic model and forecasted what
the ultimate total daily trips will be in Prairie Creek Business Park at full build out. The purpose of this
exercise is to utilize these dally traffic trips in order to properly classify the internal roadways in the
overall Prairie Creek Business Park.

At full build out, there will be three intersections along Highway 63 providing access into the park,
they include; Crown Avenue, Government Road, and King Way.

METHODOLOGY

The highway commercial trip rates used in this analysis were obtained from the ITE Trip Generation
Manual while trip rates for business industrial developments were derived using a blend of land uses
from ITE's Trip Generation Manual (Light Industrial and Warehousing). Based on these trip rates and
the latest land use concept, the total daily trip generation for the most up to date concept plan is
shown in the following table. Only daily trips were considered for this analysis.

Development Trip Rate (Per ha) Area (ha) Daily Trips
Highway Commercial 1,150 25.41 29,206
Business Industrial 101 287.82 29,070
Total 313.23 58,276

Internal trips from the commercial to business industrial developments were assumed to be 5% of
total commercial trips. A trip reduction of 4.5% for transit was applied to all land uses. All generated
trips other than internal trips, are assumed to travel on Highway 63. Pass-by trips are assumed to be
15% of the total Highway Commercial trips. All other trips (external primary trips) were distributed
assuming 90% to/from the north and 10% to/from the south. The breakdown of trips is shown in the
following table.

Highway Commercial Business Industrial
Total Trips 29,206 29,070
Pass-by Trips 15.0% 4,380 0.0% 0
Internal Trips 5.0% 1,460 5.0% 1,460
Non-Vehicular mode split 4.5% 1,314 4.5% 1,308
External Primary Trips 75.5% 26,432 90.5% 26,302

Design with community in mind

zm \\cd1001-c200\workgroup\1135\active\113511659\3_planning\3-5_report\mustapha memo may 14\memo_pcbp_south_half road_class_2015-01-12_mz.docx



@ Stantec

May 28, 2015
Brad Currie
Page 2 of 3

Reference: Prairie Creek Roadway Classification

TRANSPORTATION ASSESSMENT

The development trips have been assigned to the road network using Vistro software. Based on
Regional Municipality of Wood Buffalo Engineering Servicing Standards and Development
Procedures, Average Daily Volumes (ADV) of 1,000 to 5,000 can be accommodated by collector
roads in industrial/commercial areas. Traffic volumes between 5,000 and 12,000 will warrant an
undivided arterial and volumes of 12,000 up to 30,000 will warrant a divided arterial road. Traffic
volumes on the road network are shown in the attached Figure 1.

STANTEC CONSULTING LTD.

Mustapha Zayoun, EIT

Traffic Engineer-In-Training
Phone: (780) 917-8084
Mustapha.zayoun@stantec.com

Attachment: Figure 1 - Projected Dally Traffic Volumes

Design with community in mind
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Memo

Figure 1 — Projected Daily Traffic Volumes
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Prairie Creek Business Park Outline Plan - Amended Version, June 11, 2015

0
NW1/4SECT1 TWPBS RGES WM © '\
\ NE1/4SECT1 TWPBS RGE9 W4M

In;

0 200 400 600

SE1/4SEC12 TWP88 RGE9 W4M

‘ ‘ SE1/4SEC1
o TWP88 'RGES WaM
N
4 \
\ y
h R
oSy AES
N SWI/4SEC12 TWP8S RGEO WaM
*
NWI /4 SEC1
TWP88 RGE9 WM
A
v A
[ &
NE1/4SEC3 TWP88 RGE9 W4M | /
\
NW1
kAN
RGE9
WaM

NE1/4SEC1 TWP8B RGES W4M

SW1 /4SEC2
TWP88 RGE9 W4M

SE1/4SEC1
TWP88 RGES W4M

-

il

. T
NW1/4SEC35 TWP87 RGES W4aM ‘ |

NE1/4SEC35 TWP87 RGES W4M NWI/4SEC38 THPB7 RGED Wik

NE1/4SEC36 TWPB7 RGE9 W4M

I

Legend

Prairie Creek
Outline Plan Boundary

46m Divided Arterial
39m Undivided Arterial

33m Collector

Existing Intersection

Future Intersection

Figure 12

Proposed Road Network Hierarchy

48



airie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\Figures\1597 fig FEB2015.dwg Layout:Divided Arterial Section

Feb 25, 2015 - 1:58pm W:\1597 Pr:

Phase 2 - Rezoning and Subdivision Application
Figure 8

Outline Plan Amendment - Road Network Cross Section
Divided Arterial

February 2015




airie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\Figures\1597 fig FEB2015.dwg Layout:Undivided Arterial Section

Feb 25, 2015 - 1:59pm W:\1597 Pr:

Phase 2 - Rezoning and Subdivision Application
Figure 9

Outline Plan Amendment - Road Network Cross Section
Undivided Arterial

February 2015




airie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\Figures\1597 fig FEB2015.dwg Layout:Collector Section

Feb 25, 2015 - 2:00pm W:\1597 Pr:

Phase 2 - Rezoning and Subdivision Application
Figure 10

Outline Plan Amendment - Road Network Cross Section
Collector

February 2015




Feb 25, 2015 - 2:04pm W:\1597 Prairie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\1597 South Prairie Creek June 2014.dwg Layout:Redesignation Ph 2 figé

NE1/4SEC10 \
) Twpss RaES Wam

—

SE1/4SEC10
TWP88 RGE9 W4M

NW1/4SEC11 TWP8 RGE9 W4M

NE1/4SEC3 TWP88 RGE!

Plan 10:

SW1/4SEC2
TWP88 RGE9 W4M

Lot 2
Block 1

Lot 1
Block 1

Plan 1325261

SE1/4SEC11
TWP88 RGE9 W4M

~ | CJRural District (RD) to Business Industrial District (Bl)
- Rural District (RD) to Public Service District (PS)

Land Use Statistics

99.49 hat (245.84 act)
17.09 hat (42.23 act)
116.58 hat (288.07 act)

Total

25452

Legend
=mmms Sybject Lands
mmmmmm Phase 2 Redesignation Boundary

[ ] Area Subject to RDS Application #140006

Note: All measurements are in meters

SW1/4SEC12 TWP88 RGE9 W4M

0 200 400 600
[T
(AT (AT

SCALE 1:15000

NW1/4SEC1 TWP88 RGE9 W4M

SE1/4SEC1
TWP88 RGE9 W4M

SUBSTATION SITE R/ ‘
dle 4252

e
552.24

T ]
Phase 2 - Rezoning and Subdivision Application

Figure 12
Phase 2 Redesignation

February 2015




NE1/4SEC10

TWP88 RGE9 W4M |
‘

SE1/4SEC10
TWP88 RGE9 W4M

NE1/4SEC3 TWP88 RGE!

| NW1/4SEC11 TWP8 RGE9 W4M

NE1/4SEC11 TWP88 RGE9 W4M ||

—r

SE1/4SEC11
TWP88 RGE9 W4M

PUL
334 has
(8.26 act)

Block 8

Lot 1 ‘

MR
261 haz
(6.44 act)

NW1/4 \
SEC2 \

TWP8S
RGE9  \
WaM \

B \

SW1/4SEC2
TWP88 RGE9 WAM

Block 1 h \\ \
Plan 1025452 A\ \
\

==L

e
e ——— ~—

SW1/4SEC12 TWP88 RGE9 W4M

NW1/4SEC1 TWP88 RGE9 W4M

6.03 has
(14.90 ac#)

(702 007)
#2190
z101

£

| WA

D

NTS
[ ] Business Industrial 79.31 hat (195.97 ac#)
[ Public Utility Lots 6.55 ha+ (16.21 act)
[ Municipal Reserve 10.54 ha+ (26.02 act)
Roads 11.92 hat (29.46 act)
Total 108.32 ha+ (267.66 act)

SE1/4SEC12 TWP88 RGE9 W4M

NE1/4SEC1 TWP88 RGE9 W4M

Typical Intersection Detail

e

SE1/4SEC1
TWP88 RGE9 W4M

Lot2
PUL
2.00 hat
(4.95 act)

\e ‘
’ |
1\ |
1 \\ \ Approximate Location of
v \ Existing Intersection
\ \ \ with Highway 63. |
\y,_ )' Improvements as per
N Phase 2 TIA ‘ ‘

NW1/4SEC36 TWP87 RGE9 W4M

NE1/4SEC36 TWP87 RGE9 W4M

Feb 25, 2015 - 2:16pm W:\1597 Prairie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\1597 PCBP South Half Feb23 2015.dwg Layout:Tent Plan Detail 11x17

Legend
smmmr Subject Lands

mmmssm Phase 2 Subdivision Boundary

@® Abandoned Well Locations

i ] Future Development - Subject to confirmation
at time of future redesignation and subdivision

PUL lots are preliminary and subject to refinement following detailed

All measurements are in meters

Phase 2 - Rezoning and Subdivision Application
Figure 13

Phase 2 Tentative Plan of Subdivision

February 2015




Feb 25, 2015 - 2:40pm W:\1597 Prairie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\1597 PCBP South Half Feb23 2015.dwg Layout:Phase 2 Sub Phasing

NE1/4SEC10 | | NW1/4SEC11 TWP8 RGE9 W4M

TWP88 RGE9 W4M |

— —

Lot 2
PUL

334 hax
(8.26 ack)

Block 8

SE1/4SEC10 \
TWP88 RGE9 W4M

NE1/4SEC3 TWP88 RGE

SW1/4SEC2

TWP88 RGE9 W4M

Lot 1
Block 2
Plan
(to be registered)

Lot 1

MR ‘
2.61hat

(6.44 aczt) ‘

=
_-="Lot1

Lot 2
Block 1

-~

Block 1
Plan 1025452

Plan 1325261

NE1/4SEC11 TWP88 RGE9 W4M

SE1/4SEC11
TWP88 RGE9 W4M

\
Block 1 \

SW1/4SEC12 TWP88 RGE9 W4M

NW1/4SEC1 TWP88 RGE9 W4M

(398.007)

#2180
S101

#2180
7101

(798.002)

SE1/4SEC12 TWP88 RGE9 W4M

NE1/4SEC1 TWP88 RGE9 W4M

236 haz
(5.83 act)

TWP88 RGE9 W4M

(5.01 act)

with Highway 63.
Phase 2 TIA

Improvements as per

|
Approximate Location of
Existing Intersection

NW1/4SEC36 TWP87 RGE9 W4M

NE1/4SEC36 TWP87 RGE9 W4M

Legend

smmmr Subject Lands

Future Development - Subject to confirmation
at time of future redesignation and subdivision

[ ] Phase 2 Subdivision Boundary - 101.52 ha+ (250.85 act)
[ ] Phase 2a Subdivision Boundary - 6.80 hax (16.81 act)

D)

NTS

Phase 2 - Rezoning and Subdivision Application
Figure 14

Phase 2 Subdivision Phasing

February 2015




Feb 25, 2015 - 2:03pm W:\1597 Prairie Creek Bus Pk Phase 1 Zoning_Subdiv\Drawing CAD Files\1597 South Prairie Creek June 2014.dwg Layout:Fire Smart Setback

Legend

== Phase 2 Subdivision Boundary

I Fire Smart Setback Area

\
30m Fire Smart Setback

/

\ \
\\ \\\ SE1/4SEC1
[V TWP88 RGE9 W4M
\\\ \\
\\ \\
\\
Lot 2
Block 1 2
an 1325261 e i i !
N o
Lo i i !
| k=== i
[
|
o | )\
1\ [ o o o o - o - - - - o
I | 10m Fire Smart Setback
Phase 2 - Rezoning and Subdivision Application
Figure 16
Phase 2 Fire Smart Development Setback Requirements
February 2015






