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PREAMBLE
The proposed Westmere Stage 7 comprises approximately 9.02 hectares (22.29 acres),
within the Westmere Community in Chestermere, Alberta. Of these 9.02 hectares, 4.33
ha (10.71 ac) is contained within the approved Stage 5 application area and 4.35 ha
(10.74 ac) is a new area currently zoned Urban Reserve (see Figure 2).
Although Melcor owned the 4.35 ha Urban Reserve land back in 2007, the Chestermere
Municipal Development Plan identified these lands as Industrial/Commercial, as such
a land use redesignation was not permitted for these lands until the new MDP was
adopted. Melcor, at the time, secured land uses for the Stage 5 area (see Figure 2) and
waited patiently for the MDP updates.
In 2010, an application was submitted to the Town of Chestermere for a comprehensive
development (titled Stage 7) which included portions of Stage 4, Stage 5 and the future
undeveloped land. This application was for semi-detached homes, townhomes and a
large central park to align with the newly approved MDP. This application was refused at
first reading of Council, with direction from Council to provide an application consistent
with the adjacent homes.
Melcor has listened to Council and is proposing 115 single family estate homes and a
central park.
Melcor has reduced the application area from the 2010 application, however, is still
proposing a redesign of 4.33 ha located within the Stage 5 application area. Melcor
feels this cell would better served by a re-deisgn. This area contains approval for R-1
single family lots, and is only requiring a new Outline Plan configuration (See Figure 4).
Melcor is seeking Land Use approval for 5.78 hectares/14.28 acres and Outline Plan
approval for 9.02 hectares /22.29 acres.
Westmere Stage 7 is proposed to compliment the existing housing form, density and
architectural controls found within the existing Westmere Community. The proposed
density within Stage 7 is 12.8 units per hectare (5.2 units per acre). This remains consistent
with the Westmere Area Structure Plan. Stage 7 offers 1.58 acres open space, a central
park containing a variety of multi-seasonal amenities for residents and a linear pathway
to the west. Municipal Reserve has been balanced across the Westmere community
and the proposed park satisfies the 10% MGA requirement for Melcor’s Overall Land
Holdings.
Melcor is happy to put forth this application for their final land holdings within the
Community of Westmere, and offer the style of housing that residents coming to
Chestermere are looking for, while meeting the Town’s high-standard housing form
vision.
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Figure 2: Approved Stage 5 Plan/Stage 7 Boundary
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WESTMERE STAGE 7

Overview
Westmere is a community of approximately 235 hectares (580 acres) situated
immediately west of Chestermere Lake, between Highways 1 and 1A. The proposed
Land Use Redesignation/Outline Plan is part of the Westmere ASP. The application
includes a combination of a ‘re-design’ of a portion of Stage 5 and a new proposed
land use area north of Stage 5, which together make up Stage 7.
Stage 7 proposes to redesignate lands in the north portion of Westmere from Urban
Reserve (UR) and Single Family Residential (R-1) to Open Space (MR P) and Single
Family Residential (R-1).
The proposed land uses are consistent with existing adjacent land uses in Westmere.
In addition to single family homes, Melcor is providing a neighbourhood park with an
abundance of community amenities.
Location
The subject lands are located in the north portion of Westmere, west of Chestermere
Lake and north of the Town Centre/Highway 1A, and south of Highway 1 (Figure 1).
Site Area
The total application area comprises 9.02 hectares / 22.28 acres.
Legal Description and Municipal Address
The subject lands are legally described as: A portion of Plan 3010JK Block 2 and the
municipal address is 200 Paradise Road.
Ownership
Plan 3010JK Block 2 is jointly owned by Melcor Developments Ltd. under the name of
Westmere Communities Inc. (referred to hereinafter as the “Developer”).
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Figure 3: Aerial Photo
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SITE CONTEXT

Topography
The site is located on the eastern slopes of the Chestermere Lake basin, immediately
adjacent to the western portion of the Lake. There is an undulating, rolling terrain and
low-lying areas as one moves westward from the lake.
Sour Gas Wells/Pipelines
Touch Tone Data Inc. performed a search in February 1998 to identify any sour gas
wells and/or pipelines within a three-mile radius of the Westmere Area Structure Plan.
One dry and abandoned well site was identified in NW15-24-28-W4M which does not
affect this application area. No other well sites /building setback requirements fall
within the application area.
Existing Vegetation
The subject lands have some existing scattered vegetation and are considered to not
be significant.
Existing Structures
There is an existing farmstead and associated buildings on Plan 3010JK Block 2. All
buildings are to be removed prior to development. Melcor anticipates their removal
in Summer 2013.
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Figure 4: Proposed Land Use/Outline Plan
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THE PROPOSAL

The Proposal
The Westmere Stage 7 Plan proposes a Land Use Redesignation, to amend the lands
from (See Figure 4: Existing/Proposed Land Uses):
					HA			AC
UT
to
R-1 			3.23			7.98
UT
to
PS			0.32
		0.79
R-1
to
PS			0.32 			0.79
TOTAL AMENDMENT AREA		

5.78 hectares		

14.28 acres

Within the Outline Plan boundary 3.24 hectares (8.01 acres) of R-1 land use was
approved with the Stage 5 application, these land uses are proposed to remain as
R-1.
The proposed plan is expected to accommodate 115 single family units.
Density
The approved density for Westmere Stages 1-5* is as follows:
					
Gross 			Units

						Developable 		per
						Area (GDA)		Acre (upa)

Westmere Stage 1
Westmere Stage 2
Westmere Stage 4
Westmere Stage 5
Westmere Stage 6
TOTAL			

71 units
1143 units
573 units
189 units
242 units
2273 units

22.96 gda		
233.38 gda		
103.23 gda		
39.09 gda		
35.49 gda		
434.15 gda		

3.09 upa
4.9 upa
5.5 upa
4.8 upa
6.8 upa
5.2 upa

The proposed density results in the following:
Westmere Stage 1 71 units
22.96 gda		
3.09 upa
Westmere Stage 2 1143 units
233.38 gda		
4.9 upa
Westmere Stage 3 246 units
61.1 gda**		
4.02 upa
Westmere Stage 4 492 units
89.45 gda		
5.5 upa
Westmere Stage 5 125 units
28.39 gda		
4.4 upa
Westmere Stage 6 242 units
35.49 gda		
6.8 upa
Westmere Stage 7 115 units
22.29 gda		
5.1 upa
TOTAL			2434		493.85 gda		4.92 upa
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*

See Appendices for Approved Stages 1-5
approved plans. (Stage 6 has been included
but was developed by others).

**

GDA includes roads and municipal reserve for
all sites Stage 3. Includes entire Town Centre
parcel size.
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Figure 5: Town of Chesteremere Municipal
Development Plan

Subject
Site
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PLANNING POLICIES AFFECTING THE
SUBJECT SITE

Town of Chestermere Municipal Development Plan (MDP)
The Town of Chestermere Municipal Development Plan (MDP) was approved by Town
Council on July 20th, 2009 (Bylaw#012-09). This document is the senior document
with which all other statutory planning documents must conform. The MDP includes
a general land use strategy and policy framework that guides development of area
structure plans and other statutory plans and policies. This application should not
be considered as a ‘stand alone’ proposal. It is one of the last stages of Westmere.
Through stages 1-5, Melcor has successfully met the goals and objectives of the MDP.
The Westmere Community, including the Stage 7 application, achieves the following
Land Use Goals (Part 3) of the MDP.
RESIDENTIAL AREAS
1.
To protect the character of existing neighbourhoods.
2.
To maintain a low-density, small-town character in new neighbourhoods.
3.
To achieve high quality housing design and variety of architectural styles.
RETAIL, COMMERCIAL AND EMPLOYMENT DEVELOPMENT
5.
To create an autonomous and unique sustainable community within the
Calgary region that provides all the daily shopping, recreational, employment,
cultural, and institutional needs of its residents.
7.
To provide a sustainable municipal tax assessment base that includes
commercial and industrial assessment to support high quality services for
residents.
8.
To encourage employment centres for a strong economy and high quality of
life.
9.
To develop design guidelines that will ensure visually attractive gateway and
corridor developments adjacent to major roadway corridors (e.g., Highway 1,
Highway 1A).
COMMUNITY PLACES
10.
To enhance the experience of Chestermere Lake for all residents of Chestermere
and the region.
11.
To provide high quality residential and nonresidential areas.
12.
To create multiple, mixed use, walkable Town and Village Centres.
13.
To create visual landmarks and public/social areas that will contribute to the
unique character of Chestermere and build pride for the community.
14.
To create a vibrant and pedestrian friendly public realm with high quality public
spaces including streets and lanes, sidewalks, parks, and urban plazas.
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GREEN TECHNOLOGY
15.
To implement a range of “green community” initiatives.
16.
To encourage energy-efficient buildings.
17.
To implement a broad range of water conservation initiatives in municipal practices
and private buildings.
18.
To use low impact development stormwater management techniques and
conservation of significant natural wetlands and drainage channels through
incorporation into parks systems or stormwater management systems.
NEIGHBOURHOODS AND HOUSING MDP POLICIES (Section 3.2)
The subject lands are identified as General Urban (Predominantly Residential). The MDP
states that “Residential neighbourhoods will incorporate a mix of low to medium density
housing types such as single-family, duplex, and townhouse developments with high site
design and architectural design standards. Opportunities for medium to high density
housing types such as townhomes and low-rise apartment-style condos will be provided
in select locations adjacent to community and regional open spaces and commercial
services”.
The Stage 7 application is proposing a single-family development form to compliment
the existing residential homes. Melcor Developments ensures its builders follow their
comprehensive architectural design standards, as illustrated in thier Architectural Controls
for Phases 1-23. Stage 7 Guidelines will follow to the same standards. Higher density
housing forms have been strategically located and approved within the Stage 3 and
Stage 4 outline plan/land use applications. Stage 3 contains the Village, which provides a
variety of local amenities, in addition to public open spaces adjacent to the Chestermere
Lake. Stage 7 adheres to the following Residential Policies below:
New neighbourhoods will be designed to add to the vibrancy and small town recreational
character of Chestermere. Neighbourhoods should each have distinctive character with
centrally located community services and recreational opportunities.
Narrow-lot, single family housing will not be allowed in Chestermere. To ensure that a
range of housing types and price levels can be provided in new neighbourhoods the
following housing forms will be allowed:
• large-lot single-family housing;
• secondary suites;
Policies
1.

12

New residential areas shall generally be located as illustrated in the General Urban
policy area on Map 2: Land Use.
Westmere Stage 7 is identified in the General Urban Area.
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2.

Future residential areas will be the subject of an Area Structure Plan prior to
development. An Area Structure Plan will establish the generalized mix of land
uses, community theme and identity, population, sustainable development
initiatives, major parks and open spaces, servicing, phasing, and timing for
future development. Sustainable development initiatives may include green
building and design standards.
The subject land is contained within the Westmere Area Structure Plan, adopted
on September 8, 1998. It meets the intent of the ASP by providing residential
land uses and open space.

3.

The character of existing low-density acreage neighbourhoods as originally
approved by Rocky View will be maintained until such time as future land
uses and the potential for residential infill development has been determined
through an Area Structure Plan process in consultation with existing landowners.
Not applicable.

4.

New General Urban residential areas should provide a density in the range of 5
to 7 units per gross acre. This range will support the provision of public services
and infrastructure, maintain an overall low-density character, and encourage
higher-density housing types in proximity to Village and Town Centres.
The subject site is projected at 5.1 units per acre. This is within the range of 5 to
7 units per acre. As part of Stage 3, multi-family residential development has
been strategically located close to commercial and neighbourhood amenities.

5.

Minimum lot width for single-family houses in General Urban residential areas is
13.75 metres (45 feet).
Agreed.

6.

Mixed-use developments located within a Town Centre or Village Centre area
as shown in Map 2 will contribute to the vitality in these areas.
Not applicable, however, as part of the Stage 3 application, higher densities
were approved adjacent to the Westmere Town Centre.

7.

Comprehensive planning for new neighbourhoods should identify a unique
urban design theme and major open-space recreational amenities or public
plazas.
A 1.49 acre centralized neighbourhood park is being proposed. It proposes to
contain a gazebo picnic structure with picnic tables, an all ages play structure,
a climbing boulder, toboggan hill and an informal open play area. Stage 7 will
continue to follow the Westmere theme. It will have its own set of Architectural
Controls and they will be submitted under separate cover.
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8.

Local residential streets should be connected between neighbourhoods and
developments to disperse traffic and promote walking. The use of cul-de-sacs
should be minimized. Where cul-de-sacs are required they should be connected
by continuous pedestrian access routes.
The application proposes a well connected roadway system with pathway
connections into the directly adjacent cell to the south and to the Altalink
pathway to the west.

9.

A continuous multi-use bicycle/pedestrian trail system should be provided to
connect neighbourhoods to important community facilities, shopping areas,
and employment opportunities.
The Altalink regional pathway is located directly west of the subject lands which
will enable residents to easily connect to the facilities located within the core
commercial area. See Appendices for Pathway Details.

10.

Landscaping and planting should be a significant element in all residential
streetscapes in order to enhance the green character of yards and streets.
For example, the front yard of a single family dwelling should be able to
accommodate at least two canopy trees.
Sidewalks are proposed on both sides of the streets, as both separate and
mono. It is Melcor’s objective to provide two trees per lot except where front
yard dimensions are reduced (i.e. lots on the curve of a road).

11.

Development within residential neighbourhoods should incorporate sustainable
development initiatives which may include green building and design best
practices, stormwater management best practices, and water and energy
saving initiatives.
Melcor is not involved in the building process, however, they will encourage
builders to include energy and water saving initiatives within their homes.

12.

Universal and barrier-free design features that enhance accessibility for lowmobility and disabled residents should be demonstrated in new multi-family
building projects whenever possible.
Not applicable.

13.

Multi-family dwellings should be designed with careful attention to location,
scale and appearance that enhances the broader context of the project.
Not applicable.

14
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14.

New subdivision and development proposals in General Urban and Residential
areas will be evaluated with regard to the appropriate development guidelines
contained in Appendix 1 of the MDP.
Agreed.

15.

The Town will encourage developers to incorporate water conservation
initiatives into new building and development projects. Initiatives such as Alberta
WaterSmart provide guidance regarding water-saving initiatives.
Melcor will not be involved with the buildings, however, they always encourage
initiatives that will aid in the reduction of water.

PARKS, OPEN SPACES AND PLAZAS MDP POLICIES (Section 3.1 & 3.6)
Section 3.1 (p.10) “Community Village Centres are centrally located within future
residential areas. Village Centres will provide a wide range of uses and services
oriented to surrounding local neighbourhoods. This provides an opportunity through
pedestrian-oriented design to create public mixed-use focal points that are easily
accessible to residents.
Section 3.6 (p.17) New parks and public open spaces will be designed to accommodate
the needs of a large and diverse population. Local tot lots and small block-lots will play
a reduced role in the future open space system. Comprehensive plans will emphasize
larger regional parks including sportsfields parks and passive natural areas.”
Through the development of Westmere Stages 1-6, the following policies have been
achieved within the community:
1.

Comprehensive planning at the Area Structure Plan stage shall establish a
conceptual system of future parks and public open spaces that are linked to
Town Centres, Village Centres, and Business Parks by a continuous system of
multi-use trails.
Westmere provides a well connected system through the skeletal road network
and through north-south pathway connections: Altalink Transmission Line and
pathways along Chestermere Lake.

2.

The provision of future school sites shall be established at the Area Structure Plan
stage.
School sites were identified and provided within Westere Stages 1 and 2, west
of the Village Centre.
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3.

A significant character park should be located at Gateway Entry Feature locations.
These locations will be highly visible from major roadway corridors entering the Town
and will include, but not necessarily be limited to locations as illustrated in Map 2:
Land Use. Character parks at gateway entry locations may include features such
as community signage, stormponds and related open space, themed structures,
recreational or resort open space, etc.
Through Westmere Stage 3, which is highly visible from Highway 1A and Highway 1,
a gateway entry park was provided, dedicated and built adjacent to Chestermere
Lake. This open space links into the Village Centre and is a significant amenity for
residents.

4.

A major new Town Centre plaza should be provided within a Town Centre to provide
a place for Town-wide social activities such as public and cultural events and
institutional uses.
A gateway entry park was provided, dedicated and built adjacent to Chestermere
Lake within Westmere Stage 3. This open space links into the Village Centre and is a
significant amenity for residents.

5.

The experience of Chestermere Lake will be enhanced for current and future residents
through initiatives such as the following:
d)

Enhancing and developing John Peake Park at the northwest corner of the
lake including the addition of pedestrian linkages to the existing Town Centre
area.
As identified within the Westmere Area Structure Plan, Stage 7, through a combination
of street and pathways, connects into pathways leading to John Peake Park.
The Westmere Community, including the Stage 7 application, achieves the following
Infrastructure Goals (Part 4) of the MDP.
INFRASTRUCTURE GOALS (Section 4.0)
1.

2.
3.

16

To build a community where continuous multi-use trail systems form an alternate
transportation system and connect local neighbourhoods to recreational, shopping,
and employment destinations with options and connections to regional transit and
pathway systems.
To create a multi-modal transportation system including transit hubs and connections
to regional transit systems.
To provide utility infrastructure systems that can be extended in an effective and
efficient manner to meet growth requirements.
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Transportation (Section 4.1)
“A balanced, multi-modal transportation network minimizes environmental and
neighbourhood impacts and improves mobility. These policies should address
regional collaboration, cars, bicycling, walking, parking, transit, goods movement,
and other components of the transportation system. A complete, functional and
interconnected vehicular and pedestrian/cycle pathway network is an important
aspect of the future transportation network to provide a variety of transportation
options in a safe, effective, affordable, and efficient manner.”
Policies:
1.

Future Transportation Networks shall generally be provided as illustrated on
Map 3: Transportation.
Throughout stages 1-6, Westmere has provided the skeletal and collector road
network as per Map 3.

2.

The Chestermere Transportation Master Plan will be used in principle to guide
future improvements to the transportation system.
Agreed.

3.

The Town will support the provision of a regional public transit system in
cooperation with the Calgary Regional Partnership.
Melcor is in support of a regional transit system.

4.

The Town will anticipate the provision of a future public bus transit system when
demand and economic feasibility warrants a system.
Melcor is in support of a local transit system and has accommodated this
through a well connected road system.

5.

Land should be set aside at appropriate locations for parking requirements
associated with a regional Bus Rapid Transit (BRT) system.
N/A

6.

The Town shall integrate pedestrian walkway and bicycle trail systems into
street and utility corridors rather than use narrow municipal reserve parks for
trail connections.
The Altalink Transmission right-of-way dissects Westmere (between Stages 1
and 2 and Stages 3-7). Melcor has provided pathway linkages into this rightof-way as a means to ensure a trail connection to the Village Centre. As such,
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linear pathways have been reduced where possible and provided where essential
to ensure these linkages.
7.

Highway 1A should be upgraded to an urban major roadway with design standards,
trails, pedestrian corridors, landscaping, and access conditions.
The appropriate upgrades were completed as part of Stages 1-3.

8.

New neighbourhoods shall provide a high degree of road and pedestrian
connectivity to allow for shorter travel distances between destinations and greater
dispersal of traffic.
Stage 7 has been designed as a loop road to enable connectivity. A future
roadway connection exists within Stage 4 to Paradise Road. This road connection
requires the Town to enter into discussions with Altalink.

9.

Developments shall support Transportation Demand Management strategies
including, but not limited to, supporting alternative modes of transportation and
allowing for home occupations and businesses.
Melcor is supportive of alternates modes of transportation opportunities within
their communities through their extensive access opportunities into linear open
space system. Home occupations are welcomed within the community.

10.

Traffic calming measures shall be considered where appropriate to increase the
safety and enhance the livability of communities.
Stage 7 is not proposing traffic calming measures Melcor feels that the design of
the internal loop roads should not create any pedestrian/vehicular conflict.

11.

A mix of uses should be encouraged in Commercial Town Centres, Mixed Use Village
Centres, transit corridors, employment centers and other areas to encourage
walking.
Stage 3 was developed with these policies in mind.

12.

A transportation program should be established for low-mobility residents such as
seniors to ensure they have access to community amenities and services.
Agreed.

13.

Urban development standards should incorporate features such as curb-cuts at
intersections to accommodate low-mobility residents.
Agreed.

18
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Westmere Area Structure Plan (ASP)
The Westmere Area Structure Plan (ASP) was approved by Town Council in September
1998 and adopted as bylaw in accordance with Part 633 of the Municipal Government
Act. The ASP does not supersede, repeal, replace, regulate or otherwise diminish the
Town of Chestermere Municipal Development Plan or other statutory plan in effect.
The Westmere ASP identifies the subject lands as primarily residential lands. This
proposed plan is generally in accordance with the Policies of the Westmere ASP.
WESTMERE ASP GOALS:
In order for the Westmere community to be a successful community a number of
goals should be met. These goals are set out in the Town of Chestermere MDP and
identified earlier within the report.
The Westmere ASP identifies the subject lands as primarily residential lands with Open
Spaces. This proposed plan is in accordance with the General Residential Policies of
the Westmere ASP (pages 9-10) and Open Space Policies (pages 11-12):
RESIDENTIAL POLICIES
Policy A:
A density range between 4.8 and 5.3 units per gross developable acre/11.9 and 13.1
units per gross developable hectare is considered appropriate at this time. However,
after initial phases of development and as the demand for more multi-family
housing increases with the general maturing of the community, a density towards
6.5 units per gross developable acres/16.1 units per gross developable hectare may
become more appropriate. The Approving Authority based on the nature of the
proposed development may consider higher or lower densities for individual phases
of development.
The combined Westmere Communities density is within the 4.8 – 5.3 units per acre
(upa). The Stage 7 application is proposing a density of 5.2upa which is within the ASP
density range. In 2010 Council recommended Stage 7 maintain a single family form
within Melcor’s last stage of development.
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Figure 6: Westmere Area Structure Plan
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Policy B:
Residential development shall be of high quality in design in order to complement the
existing development within the Town.
A high quality residential development will be ensured through Developer implemented
architectural controls, as seen in Stage 1-5. It is Melcor’s intent to maintain or exceed
this level of quality.
Policy C:
A range of housing lot sizes shall be encouraged in order to provide a variety of lot
prices and consumer choice.
Stage 7 will offer large lot, single family residential development. Multi-Family residential
options have been allocated near the Town Centre within Stage 3 and 4.
Policy D:
Higher density multi-unit residential development is encouraged to be located near
the Town Centre but not exclusive to that location. The density of each multi-unit
development will be evaluated on its own merit at the land use application stage.
Stage 7 contains low density residential development. Higher density residential
development was approved in Stage 3-4 adjacent to the Town Centre.
Recommendations of Council in 2010 suggested that a single family form was the
best option for the subject lands.
Policy E:
Residential development shall be connected to the Town’s pathway system.
Stage 7 is connected to existing developments via a comprehensive pathway system
within the Altalink right of way and the lake pathway system, via a well-connected
road system.
Policy F:
Appropriate forms of home-based business and ‘in-law’ suites should be encouraged
through amendments to the Land Use By-law. Prior to an actual land use redesignation
for this type of use an overall municipal policy should be prepared and Council should
be satisfied that provision of these units is appropriate in the location provided.
At this time Melcor is not seeking home-based or “in-law” suite designation. Therefore,
it is not applicable.
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Policy G:
Housing design of single and multi-unit developments should respond appropriately
to site specific conditions. Where steeper slopes or prominent lake views exist, they will
be required to demonstrate their sensitivity to siting and conformity with the guidelines
contained in Section 2.9 of this plan.
Sensitivity in lot siting and to existing grades has been accommodated in the proposed
Westmere Stage 7 plan.
Policy H:
The following criteria should be considered in the site design and layout of any
residential development:
Adequacy of amenity space
Privacy
Compatibility with surrounding uses
Adequate parking and off-street access
Protection from excessive noise through building standards and planning
techniques.
Agreed. All of these have been considered as part of the Stage 7 design.
OPEN SPACE AND NATURAL AREA POLICIES
Policy A
Any seasonal watercourse or natural wetland areas within the planning area shall
be maintained and enhanced by utilizing an appropriate stormwater management
program. This may include permanent standing or flowing water or dryponds
associated with less frequent storm events. Details shall be provided to the Approving
Authority as part a stormwater management plan in reviewing plan of subdivision and
land use applications.
The site contains no natural wetland features and is fully graded. The stormwater will
be directed to the approved Stage 5 stormwater pond.
Policy B
Existing tree cover should be maintained wherever possible.
The site contains limited vegetation and trees.
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Policy C
Municipal Reserve dedication shall be used to provide the primary recreational/
educational needs of the future residents. This will include joint use sites for schools
and playing fields, tot lots, park spaces and a continuous pathway system. The exact
location of these park spaces will be determined at the subdivision and land use
stages to the satisfaction of the Approving Authority. The required 10% municipal
reserve dedication shall be provided for each landowner according to their proper
gross developable acreage. The Approving Authority may approve municipal
reserve exchanges between landowners.
Stage 7 will complete the reserve dedication for Melcor within the Community of
Westmere. Through direction from Council, as of recent, it is Councils objective to
provide Community Parks vs. small pocket parks that create a variety of recreation
opportunities. Melcor is proposing a 1.49 acre Neighbourhood Park containing a
variety of active and passive opportunities.
Policy D
To maintain the ecological quality of the area, the drainage pattern and groundwater
level should not be significantly altered as a result of development. Site specific
geotechnical and hydrological studies shall consider this requirement and shall be
reviewed by the Approving Authority when land use and development proposals
are considered.
The existing site is flat. As per the Master Drainage Plan, stormwater will be directed
to the existing pond. There are no significant alterations proposed for the subject site.
Policy E
The use of native grass and plant species in public open spaces is encouraged.
Melcor will work with the Town, during detailed design stage, to ensure adequate
plantings are proposed to meet the Town’s needs.
Policy F
A pathway system is conceptually shown on Map 3. This system will be constructed
using appropriate materials, techniques and standards. Any portion of the pathway
located along a roadway should be constructed as a separate pathway. The system
should incorporate seating areas and benches at significant viewpoints within the
planning area to the satisfaction of the Approving Authority.
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LAKEPOINTE
VISTA

The Westmere ASP identifies a linear pathway connection through Stage 7 from the
Altalink right-of-way to Chestermere Lake. Through the approval of Mattamy’s Stage
6 lands, the Town approved this connection through street connectivity rather than
a dedicated linear pathway. In order to provide a substantial park for residents
within this northern area, Melcor is proposing to maintain this connection within street
connectivity through to the Altalink right-of-way. However, in order to enhance this
connection, Melcor is proposing separated sidewalks within this section of their plan.
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LAKEPO
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Figure 7: ASP Pathways
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PLACE

3.0m Walkway

STONEMERE GREEN

300

Policy G
A concept plan shall be prepared for the lake park prior to the development of
any adjacent lands. Public access to the existing park space on the west side of
Chestermere Lake and north of Highway 1A, shall be maintained and enhanced by a
series of selected access points. Under no circumstances shall vehicular or pedestrian
access to the public park be jeopardized. Enhancements of portions of the park
may be considered by the developer(s) of the Westmere Area Structure Plan area, in
consultation with the Town of Chestermere.
All park planning related to Chestermere Lake was completed in previous Melcor
stages.
Policy H
Tot lots with playground equipment shall be provided within the community at a ratio
of one 0.2 hectare/0.5 acre site for each 20 hectares/50 acres of developable land.
A variety of tot lots have been developed throughout the Community of Westmere.
Through direction of Council in 2010, it was our understanding that larger neighbourhood
parks were desired which would provide a larger range of recreational amenities to
the Town. As such, a 1.49 acre park has been proposed within this last stage.
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ARCHITECTURAL CONTROLS

Westmere Stage 7 is located in an area of Westmere referred to as the Estates of
Westmere. This area is reserved to higher quality, estate style housing. Stage 7 will
allow residents who desire to live in an estate community different housing options
to suit their lifestyle. At the time of this application a theme for Stage 7 has not been
selected. The theme is anticipated to reflect the lake lifestyle of Chestermere. The
same level of quality and design present in the previous phases located in the
Estates of Westmere will be preserved in Stage 7 through the use of Architectural
Guidelines, however the style will not be restricted to French Country. The selected
theme will ensure a unique feel for Stage 7 while ensuring compatibility with the
surrounding community.
Melcor prepares Architectural Controls for each phase of development. They are
typically prepared in tantem with each subdivision application.
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MUNICIPAL RESERVE

Municipal Reserve, for the Community of
Westmere, has been evenly distributed
throughout Stages 1-5 (Stage 6 by Others).
As this is the last phase for Westmere
Communities, a ‘phase by phase’ reserve
summary has been completed to ensure
the 10% Reserve Dedication as has been
met, as per the Municipal Government
Act. This summary has been included in the
appendices.

Municipal Reserve Existing
Municipal Reserve Proposed
Environmental Reserve
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Figure 8: Melcor Westmere Reserve Dedication
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OPEN SPACES
Stage 7 is proposing 1.49 acres within a Neighbourhood Park.
This park is proposed to contain amenities such as: an all ages play structure, a
gazebo with two picnic tables, a climbing boulder, toboggan slope, an informal
open play area and local pathways.
A 6.0m UROW/3.0m walkway is proposed to connect Aspenmere Way into the
Stage 5 development to the south. A second 10.0m walkway is proposed between
Aspenmere Way and the Altalink right-of-way. This connection will contain a trail
that will link into the north/south trail system proposed within the right-of-way. See
appendices for Altalink ROW details.
Melcor is proposing to address stormwater Best Management Practices by
increasing loam depths within the municipal reserve parcels and boulevards from
150mm to 600mm. This will reduce surface runoff by increasing surface absorption,
retain more water onsite, and release excess water more slowly over a longer
period of time. This benefits and enhances the vitality of plant material and reduce
the requirement for ongoing irrigation.
Figure 9:
Neighbourhood Park
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Figure 10: Proposed Neighbourhood Park Design
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SERVICING

Servicing
All servicing within the Town of Chestermere is subject to the findings of the
Chestermere Municipal Utility Plan (UMP). This document is the over-arching planning
level document for sanitary, storm and water servicing within Chestermere. All local
utility tie points are from infrastructure constructed by Westmere Communities for
the Westmere development area. The servicing descriptions below will describe
the local improvements necessary for each utility, and discuss the off-site servicing
solutions. Further detail is identified in the latest version of the Chestermere UMP.
See Appendices for Servicing Plan.
Sanitary Servicing
Sanitary service for this Outline Plan will be through the extension of an existing
200mm stub at the intersection of Lakepointe Drive and Marina Drive in Westmere
Phase 22. The ASP for this area noted that a forcemain would be required to service
this Outline Plan. This is no longer the case and all effluent will flow by gravity to the
existing Lift Station #11, located adjacent to the Town Hall.
Water Main Distribution
Water service will be extended from existing mains located in adjacent Westmere
phases. From Westmere Phase 23 a 250mm water main will be extended between
lots at the south boundary of this Outline Plan area. From Westmere Phase 22 a
250mm water main will be extended from an existing stub at the intersection of
Marina Drive and Lakepointe Drive. Existing elevations in this Outline Plan area
range from 1045.5 to 1048.75. The currently accepted top of pressure zone is 1046.5.
Therefore a booster station will be constructed and brought online to increase
water pressure for this area. We are currently in the design/review phase for this
booster station and expect to have approvals by The Town of Chestermere and
Chestermere Utilities Inc. by June 2013 and have the construction completed by the
fall of 2013. The booster station will be located in the PUL just south of Lakepointe
Drive and Shoreline Vista, adjacent to the Westmere Phase 16 storm pond. It is
likely that this will only be in existence until the Town of Chestermere completes
the ultimate booster station and reservoir upgrades that have been conceptually
planned for this Outline Plan area.
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Stormwater Management
Stormwater management for this Outline Plan area follows the criteria set forth by
the following reports:

•
•
•

The Town of Chestermere Master Utility Plan 2008 Update – Issued March 2010
by Stantec Consulting Ltd,
Melcor - Westmere Phase 16 Stormwater Storage Facility, Stormwater
Management Report by Operational Solutions Ltd, August 2006, and
the Melcor Westmere Phase 16 Stormwater Storage Facility Report, Revision by
LGN Consulting Engineers, August 2011.

These reports describe the storm sewer release rate from the Outline Plan area to
be restricted to 70 L/s/ha. The storm system and overland flow will discharge to the
existing wet pond located to the east of Westmere Phase 22 and to the south of the
Lakepointe subdivision. The release from the wet pond is to Lake Chestermere at a
rate of 2.5 L/s/ha in the 100 year event.
Shallow Utilities
Shallow utilities (electricity, cable TV, telephone, and gas) will be extended from the
existing infrastructure located in Westmere Phase 22 at the intersection of Marina
Drive and Lakepointe Drive. These lines will be constructed underground and within
utility right of ways.
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TRANSPORTATION

The Westmere Phases 21-23, Stage 7 TIA Update evaluated the traffic impacts of the
proposed 267 single family units in the Opening Day and 20-Year Horizon. The 267
units will be built in the following Phases / Stage:
• 49 units in Phase 21
• 58 units in Phase 22
• 43 units in Phase 23
• 115 units in Stage 7
The Westmere Phases 21-23, Stage 7 TIA is built upon two Westmere Phase 7 and
Phase 20 TIAs by ISL in February 2011 and June 2011. In the February 2011 and June
2011 studies, the following upgrades were recommended:
• Opening Day: At the intersection of Highway 1A / Invermere Drive, the existing
unsignalized all-turns intersection was recommended to be signalized (with no
protected left turns) in the 2011 horizon. The existing intersections of Hwy 1A / West
Chestermere Drive and Hwy 1A / Marina were recommended to remain in the
current configuration (with no additional protected left turn phases required.)

•

20-Year horizon: At the intersection of Highway 1A / Marina Drive, the existing
unsignalized right-in / right-out intersection was recommended to be upgraded to
an all-movement signalized intersection (with no protected left turns). As indicated
in the previous studies, the Town had indicated that they are prepared to proceed
with this upgrade, when required in future.

Traffic as generated from Westmere Phases 21-23 and Stage 7 were generated and
added to the Opening Day and 20-Year Horizon traffic of the 2011 studies. From
the traffic analysis, no additional upgrades were warranted by the addition traffic of
Westmere Phases 21-23 and Stage 7.
Upgrade to an all-movement signalized intersection to the existing right-in right-out
Highway 1A / Marina Drive:
Melcor has always been supportive of the upgrade, even prior to the implementation
of the right-in right-out. Melcor remains supportive of the upgrade. However due to
the significant costs already invested in the geometric improvement related to the
construction of the right-in right-out at this location, which was a requirement imposed
on Melcor by the Town Council at the time, Melcor is able to offer a contribution
exclusively towards the costs of supplying and installing traffic signals.
The transportation review has been submitted under separate cover.
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STUDIES COMPLETED IN SUPPORT OF THIS
APPLICATION

Geotechnical Evaluation - Executive Summary
McIntosh Lalani Engineering Ltd. have completed Geotechnical Evaluations for
the subject lands. Two reports dated March 11, 1998 and August 2005 have
been submitted under separate cover.
Geotechnical Investigation Summary
The objectives of the geotechnical evaluations, conducted by McIntosh Lalani,
were to assess the general subsurface soil conditions within the proposed
development area and provide geotechnical construction guidelines for the
development.
The understanding is that the subject land is to be developed for primarily
residential development. The project will involve the stripping and grading of the
site, the construction of underground utilities and roadways. The report presents
the results of the field drilling program, laboratory testing and recommendations.
The property was used for agricultural uses with a residential house and outlying
buildings. The property is generally flat with a gradual downward slope.
Field and Laboratory Work
The fieldwork consisted of drilling subsurface investigation boreholes. The
tests included natural moisture contents, soluble sulphate concentrations and
Atterberg Limits.
Soils
A surficial layer of black organic topsoil was encountered for a thickness ranging
from 600 to 750 mm. Beneath the organic soils is primarily a silty clay till. This clay
consists of a trace of gravel and oxides; it is generally damp, stiff and brown.
Underlying the silty clay tills is sedimentary bedrock consisting of siltstone. The
bedrock is encountered at depths ranging from 4.5 to 8.3m below ground
surface.
Groundwater
No boreholes encountered groundwater upon drilling.
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Discussion and Recommendations
Recommendations are reliant upon an adequate level of inspection during construction.
An adequate level of inspection is considered to be:
For earthworks – full time monitoring and compaction testing
For underground utility installation and back-filling – full time monitoring and
compaction testing.
Construction Excavation and Temporary Dewatering
The composition and consistencies of the soils encountered at the site are such that
conventional hydraulic excavators should be suitable to remove the soils. Some
groundwater infiltration should be expected in excavations extending beneath the
seasonally adjusted groundwater levels. Sumps equipped with pumps may be required
for dewatering.
Site Grading
Some cuts and fills many be required within the proposed development. All organic
topsoil and vegetation should be removed from areas to be filled.
Pipe Support
Over the majority of the site, there is no anticipation of difficulties with regard to the
pipe support. Conventional methods for pipe support are considered feasible.
Foundations
Conventional strip and spread footings may be used for residential structures within this
development.
Limitations
The conditions encountered during the fieldwork are considered to be reasonably
representative of the site. If conditions other than those reported are noted during
subsequent phases of the project, McIntosh Lalani should be notified and given the
opportunity to review the recommendations in light of new findings.
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Phase 1 and 2 Environmental Site Assessment
Base Property Consultants have completed Phase 1 Environmental Site Assessments
(ESA) for the subject lands. Two reports dated October 1998 and August 2005 have
been submitted under separate cover. NE/SE-22-24-28-W4M contain no environmental
impairments and further environmental investigation is not required. Plan 3010JK Block
2 may contain hydrocarbon contaminated soils beneath the AST (Above Ground
Storage Tanks). Further environmental investigation is required to delineate the extent
of contamination.
Executive Summary
A Level One and Limited Level Two Environmental Site Assessment was completed
for an acreage property located at the northwest limit of Chestermere, Alberta. Past
and present uses of the property have been agricultural and country residential. The
residences and some of the out buildings on the site were built before 1979. Buildings
this old could contain lead-based paints, asbestos containing construction materials
and fluorescent light fixtures with PCB’s in their ballast. Should these buildings be
demolished or renovated, it will be important to take proper care in handling and
disposing of regulated substances that may be present. It is suggested that a regulated
substance assessment be undertaken before a demolition or renovations are planned
to occur on site. Heating fuel oil facilities may have been used in the buildings in the
past. If any fuel oil stained soils are encountered around the buildings they should be
sampled to confirm the appropriate use of these solids.
Neither air photo analysis nor the site reconnaissance noted obvious signs of any burn
pits or other garbage pits. Features such as these are typical around farmyards. A
dugout southeast of the farmyard has dried out and has had some concrete rubble
dumped into it in the past. Should any unidentified materials, stained soils or noxious
odors be found in the dug out or in the farmyard during site development then Base
Property Consultants Ltd. Should be contacted to conduct further environmental
investigation. Diesel fuel spills have occurred at the above ground storage tanks (ASTs)
within the past 10 years. A solid sample from the west side of the AST at a depth of
0.75m was analyzed for petroleum hydrocarbons and found to exceed the residential
criteria. The provision of spill trays under hazardous materials storage containers would
help maintain the environmental integrity of the site. Water well(s) and septic facilities
service the farmstead. When these services are no longer they must be reclaimed in
an appropriate manner.
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An environmental records review and historic title search have been undertaken with
Municipal and Provincial agencies but not all responses have been received. Of
those agencies responding no environmental concerns relating to the subject site
were noted. In the case of any further indication of environmental impairment, Melcor
Developments will be notified immediately, should further environmental investigation
by required. Adjacent properties appear to be maintained in a reasonable manner.
An oil and gas database for this part of Alberta has no record of pipelines or wells
on the subject site. Adjacent properties appear to be maintained in a reasonable
manner and do not pose obvious environmental concerns at this time.
Therefore, based upon the results of the historical records review, site reconnaissance
and information available to the author at the time of the preparing the report, it is
our opinion that hydrocarbon contaminates soils exist on the subject site beneath the
ASTs. Further environmental investigation is required to delineate the extent of the
contamination.
Melcor anticipates the demolition of the site to occur in Summer 2013. An environmental
consultant will be on-site at the time to investigate extents of contamination, if any.
Historical Resources Overview
A Historical Resources Overview was completed by Aresco Ltd in January 2006. The
site was assessed for potential historical artifacts and features. Pending review, no
further investigation concerning historical resources was recommended by Aresco.
This was accepted by Alberta Community Development and clearance was granted.
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** Stage 6 was completed by Others

* Phase 11 - Does Not include non-credit area (0.816 ha)
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