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EXECUTIVE SUMMARY
ASP Purpose - The purpose of this Area Structure Plan (ASP) is to outline the
development vision for the property known as the Bar C Guest Ranch and
Resort within the context of a new Area Structure Plan (ASP) to replace an
existing ASP approved in 1995. The properties under consideration are Lot 1
and Lot 2, Plan 9211977 being approximately 123 hectares (304 acres). The
landowner is 1251657 Alberta Ltd. (Bar C Ranch). Maps 1 and 2 provide
landowner context.
Land Use Vision - The proposed ASP concept recognizes that the nature of
recreation and tourism has changed from past business models. As such, the
ASP area is primarily intended as a bareland condominium subdivision for
second-home recreational uses of up to 45 bareland units that are part of a
resort development and fully serviced with piped water, sewer and paved
internal roads.
Other support uses include a resident’s community building, an existing
restaurant (to be upgraded) and a proposed equestrian component with
boarding and training facilities. A small (25 bed units) commercial guest
accommodation and expansion of additional equestrian grazing north of
Highway 40 is also a part of the vision. The Plan will include a substantial open
space component that is privately maintained as well as a network of internal
trails to connect the land use components. Opportunities exist to expand a trail
network throughout the Bar C area and offer access to the wider community.
However, successful implementation of a broader trail network will require
discussion with local jurisdictions and interest groups.
Maps 7-9 illustrate the land use concept. Based on the 2006 Census for Alberta
for single dwelling occupancy, the resulting overall population density for the
bareland condominium units is estimated to be 111 persons. A 25 bed unit
commercial lodge for overnight accommodation will be constructed in Phase 2
plus provision for accommodation of approximately 6 staff. As a comparison,
the 1995 ASP provided for 207 commercial bed units. However, this was
entirely commercial accommodation under a completely different business
model and resulting in different impacts.
Rationale - The current landowner acquired the entire Bar C land holdings,
including lease and forestry allotments and the Bar C Guest Ranch and Resort
in 2006. Thereafter, they concluded that the business plan underpinning the
1995 ASP is not viable. This new ASP is intended to meet the owner’s
economic objectives and sustain the viability of the Bar C cattle ranch
operations on the remainder of the land holdings rather than simply divide and
dispose of the titles to the maximum allowed for under current MD of Bighorn
land use policy. The new ASP includes provision for a binding agreement that
will prevent future subdivision of all land owned by the Bar C that is located
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outside the ASP area plus a restriction on subdivision of Lot 1 north of Highway
40.
Land Suitability Assessment - The ASP is supported by a Traffic Impact
Assessment (TIA) as well as biophysical, geotechnical and groundwater
assessments. The ASP design has considered the biophysical environment,
potential impacts on surrounding land uses and has considered community-wide
recreation opportunities. A groundwater assessment has concluded that
suitable and ample water supply is available from groundwater that is not
hydraulically connected to the Ghost River. The applicant has since applied for
a water licence which is currently being processed by the Province.
The Ghost River corridor is recognized as a natural route for wildlife moving
through the area. The Corvidae report did recognize that there are wildlife and
vegetation considerations associated with development of the property. These
considerations have been identified in the biophysical assessment along with
proper mitigations to reduce the impact of human wildlife conflicts.
Land in the river valley has been identified for Environmental Reserve or
Municipal Reserve for a total of 13.1 hectares (32.3ac). Alternatives to reserve
allocation may be considered by the MD. The remaining land below the top of
slope is excessively steep and it is not intended to be developed for other than
trails.
Community Consultation – The applicant presented the concept to MD
Bighorn Council in February 2008 and subsequently held an open house and
public presentation to explain the initial concept in September, 2008 and June
2009. Individual meetings with surrounding landowners have been ongoing
throughout the plan preparation period to ensure that nearby landowners remain
informed and that the draft ASP is sensitive to legitimate concerns.
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1. INTRODUCTION
1.1

How To Use This Document

This Area Structure Plan (ASP) is divided into three parts:
i.

background information to answer the questions “what exists now?”
(sections 1-3) and “how does it influence development potential?”
(section 4);

ii.

an explanation of the Plan Concept in conversational terms (section 5);
and,

iii.

a set of specific policies (section 6) to guide the Subdivision and
Development

Authorities

in

their

decision

making.

These

implementation policies direct the MD and Developer to undertake
specific actions that are required to ensure the area develops as
intended by the ASP.

More detailed supporting information is located in an Appendix document under
a separate cover. This includes the:






1.2

Traffic Analysis Report
Summary of the Community Consultation Process
Groundwater Supply Assessment – Sabatini Earth Technologies Ltd.
Geotechnical Assessment
Phase 1 Environmental Site Assessment and Biophysical Review

Project Intent

The purpose of this document is to outline the redevelopment vision for the
property known as the Bar C Guest Ranch and Resort within the context of a
new Area Structure Plan (ASP) to replace an existing ASP approved in 1995.
The intention is to provide a clear context for approval of a new Area Structure
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Plan and to proceed towards a Land Use By-Law Amendment and Development
Permit applications in an orderly and informed manner. The objective is to
proceed in a manner that is satisfactory to the Municipal District of Bighorn
Council members and municipal policy. The ASP represents a significant effort
to comply with municipal guidelines while still meeting the objectives of the
landowner/developer.

The legal description and property size under consideration is Lots 1and 2, Plan
9211977 being a total of 123.3 hectares (304.67 acres).

The landowner is

1251657 Alberta Ltd. (Bar C Ranch).

The subject property is currently designated for recreation and tourism and has
approvals to accommodate up to 207 overnight guests and staff. The proposed
new Area Structure Plan and subsequent Land Use By-Law Amendment would
allow for the redevelopment of up to a maximum of 45 recreational / second
home / cabin accommodation units along with the potential for a small scale
commercial component, the redevelopment of the existing restaurant and a new
equestrian centre.

This proposal is based on a careful examination of the current property
designation and utilization, current changes and trends in recreation and tourism
sectors and a strong desire to retain the viability of the ranching/cattle operation
on the remainder of the property holdings. The proposal is limited in scope, is
designed to minimize impact on the natural surroundings and utilizes a number
of existing on-site services such as electricity and natural gas.

The ASP is a tool to understand the key factors that need to be examined to
allow the M.D. of Bighorn to comfortably approve the project once it gets to the
subdivision approval and development permit stage.
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While the current proposal is an adaptation of the current Area Structure Plan
approved by the M.D. of Bighorn in February of 1995 under By-law No. 71/94,
the applicant proposes a new Area Structure Plan and a new Land Use By-Law
District to address the unique attributes of the subject property that brings the
ASP into a viable economic framework.

1.3

The General Setting (Maps 1, 2)

Map 1 identifies the subject property location within the Municipal District of
Bighorn #8. Map 2 further illustrates that the subject property is part of one of
the largest land holdings along Highway 40. The total scope of the private land
holding is approximately 409 hectares (1,010 ac.). In addition to the privately
owned property, the current landowners control over 1,416 hectares (3,500 ac.)
of provincial grazing leases plus an additional large forestry allotment.

The subject property, Lots 1 and 2 Plan 921977, is strategically located within a
one hour drive from the City Calgary and Banff National Park and approximately
30 kilometres from the Town of Cochrane. It is accessed from Highway #40, a
paved, all weather road and is located approximately 20 kilometres northwest
from the junction of provincial Highways 1A and 40. The Highway 40 corridor
consists of a number of private land holdings as well as the Hamlet of
Benchlands and the Summer Village of Waiparous.

Map 2 again illustrates the scope of the applicant’s total land and lease holdings
and the fact that the overall property is one of the largest land holdings along the
Highway 40 corridor. Further, the location of the overall property in relation to
the entrance of Ghost River Wilderness Reserve is strategic in terms of retaining
the ranchland / recreation nature of the area.
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1.4

Land Development History

The overall property known as the Bar C Ranch has a rich and varied history.
The Bar C Ranch is noted in local history books as early as the late 1800’s.
Research indicates that the original land holding was significantly larger than the
current land holding.

In terms of recent history, the property was owned by a colourful character
named Lester Beck in the 1980’s and early 1990’s. Mr. Beck was known as an
eccentric who utilized the property for such activities as baseball tournaments
and camping. During this period and in addition to the cattle ranching, there was
some minimal development on the current Bar C Resort. Mr. Beck sold a
number of parcels included in the original land holding over the years of his
ownership.

In 1995, the property was purchased by two landed immigrants who fell in love
with the natural setting and the “wild west” nature of the land. These owners
applied for and received approval for a new Area Structure Plan on a 207 acre
portion of the property. This Area Structure Plan resulted in the expansion of
the existing Bar C Guest Ranch and Resort and allowed expansion of the
existing facilities to accommodate up to 207 overnight guests and staff. Over
the next eight years, 17 duplex cabins were constructed along with office,
management and staff accommodations plus an expanded restaurant and
conference centre. The target market for the “resort” was the European tourist
market and promotion of the resort featured “the wild west experience”.
Promotional material featured trail riding, overnight rides and trips and even
cattle drives and branding opportunities. In addition to this European promotion,
the owners worked on many alternative uses for the subject property. These
included the sale of timeshares, considering approval to build a major lodge and
establishing a major tourist attraction that offered a “Ghost Town” and western
and heritage shows and programs. Poor fiscal and operational management,
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limited financial resources and other problems plagued the Bar C Guest Ranch
and Resort. During the years 2004 and 2005, these problems resulted in a
foreclosure process being initiated by the mortgage holders on both the Bar C
Guest Ranch and Resort and the total land holding.

Rather than allowing the courts to break up or sell the property, the mortgage
holders applied to the courts to receive full title to the property. This process
was completed in 2006. The first order of business for the new ownership was
to stabilize the economic situation, to pay unpaid invoices and restore credibility
and trust in the Bar C reputation. Over a period of the next year, all outstanding
legal issues were resolved, all the provincial grazing leases and forestry
allotments secured and a full analysis and feasibility study was conducted on
the overall land holdings.

Current ownership has decided to pursue a course of action designed to work
towards the viability of the cattle ranch operations and retaining the integrity of
the overall land holding.

Rather than simply breaking up the property and

selling the individual land titles held, it was decided to look for a business model
and plan that would protect the uniqueness of the property into the future while
meeting the basic objectives of the landowner / developer.

1.5

Economic Assessment

In 2006, a decision was reached to close the Bar C Guest Ranch and Resort
until such time as a full feasibility study of the resort was completed. This
feasibility study included a full analysis of the subject property and past
operations. The result of this study indicated that the Bar C Guest Ranch and
Resort operation was not feasible or economically viable in its existing format.
While the restaurant was well-constructed and supplied, many of the other
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buildings left much to be desired in terms of appeal to today’s changing tourism
market.

The analysis of the Bar C Guest Ranch and Resort also indicated that in order
to have any chance of success within the vision of the 1995 approved Area
Structure Plan, many things would have to occur. This would include ensuring
that the current 207 person overnight guest capacity was fully utilized on a yearround basis and that day use of the facilities in terms of seminars, corporate
events, tours, trail riding, etc. would have to be significantly expanded and
together with the restaurant, be utilized to maximum capacity. This capacity
would include regular meal service, weddings, anniversary parties, and specialty
and corporate events. The advantage to this scenario would be to maximize
revenue; however this scenario also has many disadvantages. The primary
disadvantages of this scenario are a lack of affinity with the land, lack of pride in
ownership and questions of sustained market demand for the services. Short
term stays and day use activities focus more on individual wants and needs
rather than the big picture. In addition, the maximum utilization of Bar C Guest
Ranch and Resort would need to generate a significant increase in traffic, both
regular vehicle and tour bus. Sufficient and properly qualified staffing was
another area of concern. Without proper supervision and staffing, the potential
for problems such as noise levels and overall security and control are greatly
increased.

1.6

Current Situation

The full analysis of the Bar C Guest Ranch and Resort also led the current land
owners to look at possible alternatives that might better meet the needs of all
involved parties, including the M.D. of Bighorn and the community, to allow for a
mechanism to retain the balance of the land holding as an operating cattle
ranch. This study and analysis led to what the applicants believe is a viable
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alternative to the current new Area Structure Plan application.

Ownership

looked for an alternative that conforms to the M.D. of Bighorn mandate of
tourism and ranchland/recreation and which utilizes the portions of the existing
development that remain viable. This includes utilizing the same development
area, improving and using the current restaurant facility, utilizing portions of the
existing services such as power and natural gas connections and upgrading the
water distribution system. The major difference will involve the form of
accommodation.

The revised ASP proposes the redevelopment of up to a

maximum of 45 single recreational / second home / accommodation units rather
than expanding the current duplex units to the 207 person maximum.

The

revised ASP also includes a revitalized restaurant, clubhouse facility and an
equestrian facility.

1.7

Existing Municipal Policy Framework

1.7.1 Municipal Development Plan
The MD of Bighorn Municipal Development Plan (MDP) identifies the whole of
the west half of 3-27-7-W5M ASP area north of the Ghost River under the
category “Tourism Resort/Recreation Facilities”. The policy allows for overnight
accommodation at a rate of one person per acre. Higher densities will require
an ASP under certain criteria. Section 9.1.11 of the MDP also identifies a range
of considerations required to be assessed as part of an ASP. The requirements
of this policy have been generally met, with the exception of the Historical
Resources Assessment, which will be submitted as part of the initial subdivision
application.

The relevant policies respecting the preparation of an ASP are

quoted below:
"9.1.11
In some instances, before subdivision or development of land is allowed, the MD of
Bighorn may require that the proponent of the subdivision or development prepare an Area
Structure Plan (ASP), at the expense of the proponent. The ASP will include the following:
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Generally required for large parcels of land on which little or no development has taken place,
this plan will provide direction for the MD of Bighorn to guide how subdivision and development
of these lands might occur.
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.
xi.
xii.
xiii.
xiv.
xv.
xvi.

site suitability;
environmental consideration and impact;
types of proposed uses;
density of population and intensity of use;
impact on adjacent uses;
location of utilities;
water and sewer servicing;
fire protection;
internal road development;
highway access;
development phasing;
archaeological resources impact assessment
traffic impact assessment
groundwater impact assessment
stormwater management plan; and
any other matters deemed necessary by Council.”

The allowable density in the 1995 ASP contemplated a density in excess of 2.47
persons per hectare and development and that density required an ASP. While
the densities contemplated in this ASP are well below that figure, the proposed
ASP does examine overall density, traffic, land use and their impacts and social/
environmental aspects. The relevant MDP policy outlines the requirement for an
ASP as follows:
.
“15.18.1 - Appropriate densities of proposed recreational developments can vary on a site
specific basis; however, densities greater than 2.47 persons per hectare (one person per acre),
for overnight accommodation will not normally be considered. Developments of a greater density
than 2.47 persons per hectare (one person per acre) will require an Area Structure Plan prior to
approval.
15.8.2 - An Area Structure Plan for a recreational development at a density greater than 2.47
persons per hectare (one person per acre) will address the following, in addition to the
requirements of an Area Structure Plan as set out in this plan:
i)

density and intensity of development in terms of numbers of people at peak times
and built facilities;

ii)

access and traffic volumes generated;

iii)

types of uses and their impact on adjacent uses; and

iv)

environmental and social impacts of the proposed use(s) on the area.
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15.8.3 - The magnitude of the proposal will determine the level of detail required in the Area
Structure Plan. The municipality will determine its information requirements in accordance with
its evaluation of the scope and potential impact of any proposal.”

1.7.2 Land Use Bylaw (LUB)
The existing land use bylaw district for the subject land is “Recreation District (R)”.
The purpose and intent of the district is “…to provide land which has a variety of
natural physical features that are suitable for recreational purposes which are
compatible with the area.” Land uses allowed include: Dwelling - Single Family
Detached, Country Recreational Centres, Country Recreational Lodges, Private
Membership Camping Facilities and Activities, and Individually Leased Camping
Facilities. Most other uses are considered as either in support of these primary
uses or day uses without an accommodation component.

To complement this ASP, an LUB amendment is proposed to identify a new land
use bylaw district specific to that portion of the ASP area located north of the
Ghost River - being Bar C Guest Ranch and Resort (BCR).

In addition, a

District map amendment is proposed to amend the district map from Recreation
District (R) to Bar C Resort (BCR) for all of Lot 1 and that portion of Lot 2, Plan
9211977 north of the Ghost River. The proposed bylaw amendment is contained
in a separate application.

1.8

Community Consultation Process

To date the applicant has presented the concept to MD Bighorn Council in
February 2008 and subsequently held an open house and public presentation to
explain the initial concept in September, 2008.

Individual meetings with

surrounding landowners have been ongoing throughout the plan preparation
period to ensure that nearby landowners remain informed and that the draft ASP
is sensitive to legitimate concerns. Thereafter, an additional Open House and
public meeting was held in June, 2009. A public hearing on the ASP was held
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on October 15, 2009 at Beaupre Hall.

The goals and objectives of the

Community consultation process have been to:

i. provide the various stakeholders with a historical perspective and
background information for proper context for any discussions;

ii. provide a clear overall view of the 123.3 hectare parcel under
consideration within the context of both the total land holding and the
surrounding geographic area;

iii. provide a clear picture of the existing status of the 123.3 hectare parcel
under consideration and the total land holding that was inherited through a
foreclosure process on the overall land holding in 2006;

iv. provide a clear overview of the current re-development proposal for the
123.3 hectare parcel under consideration along with the rational behind the
new ASP proposal

For specific details of the Community Consultation Process please refer to
Appendix B.

2.0

EXISTING PHYSICAL SITE CHARACTERISTICS

2.1

Topography and Drainage (Maps 3, 4)

The Bar C freehold land is spread over a number of quarter sections. The land
holdings generally follow the contours of a valley that is in the shape of a broad
crescent pattern that follows the E1/2 of 8, NW 4, NW 3 and E1/2 of 10 all in 287-W5M. With the exception of section 4, Highway 40 tends to follow this valley
northward into the South Ghost Recreation Area.
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Map 3 shows the ASP study area using a 5m contour interval. This map is
generalized from an existing 1m contour map prepared in September, 2007 as
part of this ASP investigation. The topographic relief ranges from an elevation
of 1300m ASL at the edge of the Ghost River up to 1350m at Highway 40 and
up to 1445m at the northwest corner of Lot 1for a total elevation change of 145m
(475ft.). Map 4, (Slope Assessment) shows the upland above the top of slope of
the Ghost River (above the 1345m elevation contour) as being of a slope that is
favourable for development and servicing. Most of this upland has a 5% slope
or less.

The land in Lot 1, Plan 9121977 north of Highway 40 slopes down generally to
Highway 40 for a total relief of 90 metres (295 ft.). South of Highway 40, the
land within the ASP boundary transitions through different topography and
vegetation zones until it reaches its lowest point at the Ghost River. The
southern portion of the property on the southern bank of the Ghost River slopes
downward to the north and is forested down to its lowest point at the Ghost
River.

The permeable nature of the soils is described in the Biophysical Site
Assessment as comprised of glacial, fluvial and glacio-fluvial deposits that form
valley fill along the Ghost River Valley. They are composed of a mixture of
gravels, clay, and rocks to a maximum depth of 55 metres (180 ft.) to an
underlying bedrock of shale, siltstone and sandstone. This surface till results in
drainage that is largely by way of natural seepage and ground infiltration.
Springs were observed on the ASP lands within the Ghost River valley below
the 1345m escarpment crest. No surface water courses were identified within
the ASP boundary that would result in concentrated run-off into a defined water
course.
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2.2

Geotechnical Analysis

Sabatini Earth Technologies was retained to complete a geotechnical and slope
stability investigation of the property at Lot 2, Plan 9211977, Municipal District of
Bighorn No. 8, Alberta. The full report is contained in Appendix C under a
separate cover. The investigation included drilling four test holes, soil data
analyses, laboratory testing, and slope stability analysis.

The subsurface conditions at the site generally consisted of gravel
overlying clay till. Groundwater was encountered within the test holes at
depths of 8.8 metres and 14.5 metres below grade on April 3, 2009.

In summary, the soil and groundwater conditions are considered
favourable for construction of the proposed development, provided the
recommendations and set-back distances given in this report are
followed. The set-back distance for any permanent structure should be 25.0
metres from the top-of-bank. Property lines should not extend closer than 15
metres from the top-of-bank. Minor structures such as gazebos or decks can be
constructed within the 25 metre setback, provided they are not structurally
attached to the main residence. Public trails or walkways can be constructed
within the 15 metre setback between the top-of-bank and the property line. If fill
is required to construct the walkway, the thickness should be less than 0.9
metres to minimize influence on slope stability.

2.3

Groundwater Supply Analysis

Sabatini Earth Technologies was retained to conduct an aquifer evaluation. The
full report is contained in Appendix D under a separate cover.

The aquifer

consists of a confined bedrock sandstone that may be fractured in part.
Geological cross sections and hydrologic interpretations indicate that this aquifer
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is not in direct contact with surface water and is not hydraulically connected to
the Ghost River.

The report states that two wells were installed on the ASP site and a pump test
was undertaken to determine aquifer potential for a community water supply at
the Bar C Guest Ranch and Resort. Groundwater was obtained from water
bearing sandstones of the Brazeau Formation at depths of 150 to 175 feet
below ground.
A pump test conducted on one well utilizing the second well as an observation
well was undertaken in February of 2008. This pump test consisted of pumping
the well at a rate of 15 imperial gallons per minute for 25 hours and 40 minutes
and observing water levels in the pumping well and observation well for this time
and for 48 hours after pumping ceased. Less than 2 feet of drawdown was
observed.
2

Analysis of the pump test data shows a transmissivity of 250 m /day and twenty
year safe yield of 450 m3 per day (68.5 gallons per minute). As the well was
pumped at 15 gallons per minute a licensable amount at this rate can be
obtained.

This volume is sufficient to service up to 45 single detached

accommodation units, restaurant, equestrian centre and miscellaneous facilities.

Analysis of the water quality shows that the water consists of a calcium
bicarbonate well with a total dissolved solids concentration of less than 400
mg/L and is acceptable for drinking water purposes.

2.4

Biophysical Assessment (Map 5)

Corvidae Environmental Consulting Inc. (Corvidae) was retained to complete a
Phase I Environmental Site Assessment (ESA) and Biophysical Site
Assessment (BSA) of the property at Lots 1 & 2, Plan 9211977, Municipal
19

District of Bighorn No. 8, Alberta. The full report is contained in Appendix E
under a separate cover.

The Ghost River corridor is recognized as a natural route for wildlife moving
through the area. Moreover, other than trails, the river valley is not intended to
be developed. The Corvidae report did recognize that there are wildlife and
vegetation considerations associated with development of the property. These
considerations have been identified in the biophysical assessment along with
proper mitigations to reduce the impact of human wildlife conflicts.

The property contains improved pasture, mature forest, guest cabins,
administration buildings and service buildings. The Ghost River, Highway 40
and a spur lease road run through the west half of section 3. The ESA & BSA
components of this report consist of historical reviews of records and physical
site

investigations

including

the

surrounding

area.

Conclusions

and

recommendations are based on the findings of the study.
A historical review and site inspection was completed by the consultants from
September 24 – November 15, 2007. No evidence of surface or subsurface
contamination was present on the property. The historical review and site
inspection did not identify land use on adjacent properties that may have caused
soil and/or groundwater contamination on the property.
No soils were encountered on the property that would be considered problem
soils for storage or reclamation during potential construction activities. From a
stability and erosion standpoint, development of the sloped area of the property
would require proper geotechnical planning to reduce loss of soil quality and
quantity.
No special status wildlife species were observed during the wildlife survey. The
wildlife survey occurred in the fall and therefore potentially occurring migratory
or hibernating species may have been unavailable for observation.
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Overall it appeared that there were no critical issues with respect to soils,
vegetation and wildlife. The mitigation methods recommended in the report are
intended to reduce impacts during development.

2.5

Agricultural Capability and Soils

The MD of Bighorn assessor was contacted to identify the agricultural capability
of the farmland. He reported that 40 acres was rated at a Rural Farmland
Assessment (RFA) of 16%; another 117.32 acres was rated at 11% and a third
component of 45 acres was rated at 7.5%. Therefore, this land is considered of
low agricultural capability.

2.6

Heritage Resources Analysis

A letter was received from Alberta Culture and Community Spirit on March 12,
09 indicating that, while their existing database did not identify heritage
resources on the site, there may be unknown heritage resources on the site. As
such, a Historical Resources Assessment and clearance letter will be required
prior to construction. An assessment and clearance letter will be identified at
subdivision approval stage.
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3.0

EXISTING HUMAN FEATURES

3.1

On-Site Features (Maps 2,3)

The property is located on the north and south sides of Highway 40
approximately 3.5km (2.2 mi.) from the Ghost River Subdivision and the
Summer Village of Waiparous. This area is generally level, has been partially
cleared of trees and is directly accessible from Highway 40.

Current

development on Lot 2 north of the Ghost River consists of a restaurant that
seats 110, a conference centre building, office and manager’s house, staff
accommodation, 17 duplex cabins and various storage buildings and a horse
stable area.

The Ghost River valley portion of the subject property comprises the remainder
of Lot 2, Plan 9211977 south of the top of the Ghost River escarpment. It
encompasses approximately 57.5 hectares (142 ac) and with the exception of
some existing trails and a shallow well, this area remains in a natural state.

3.2

Surrounding Land Use and Ownership

With the exception of the King’s Fold Retreat, the HA and SA Pepper property
directly to the east and the Kruger property, located to the northeast the upland
portion of the subject property which is intended to be re-developed is
surrounded by lands either directly owned by, or under Crown Lease to the
proponent.

In the broader general area surrounding the overall property land holdings, there
are few surrounding private properties. It should be noted that none of these
properties are in the direct vicinity of the subject properties. From the eastern
border of the property along the Highway 40 corridor to the Ghost River Forest
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Reserve, there are only three other private property owners and their properties
are located near the boundary to the Ghost River Forest Reserve. In addition,
there are several other properties located along Richards Road. See Map 2 for
surrounding land use and ownership.

The surrounding properties range in size from as small as 4 hectares south of
the Ghost River to a quarter section in size and are used for a variety of
purposes. These include, but are not limited to, paintball operations, non-profit
retreat, ATV training business and bed & breakfast.

Figure 1. Bar C ASP Regional Location

BarC
employee
residence

ATVtours

SouthGhost
Recreation
Areaboundary

BarCRanch
operations
centre

Kruger
(paintball)

Pepper

Hwy40
BarCASP
Boundary

GhostRiver
bridge

KingsFold

N

Legend;
existingresidences

23

The vast majority of the lands surrounding the subject property are owned and
controlled by the proponent and are utilized for the ranch operation and the
grazing of cattle. In the past, a portion of these lands was utilized as a trail
system for Bar C Guest Ranch and Resort horseback riding and trail rides.
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4. 0

LAND DEVELOPMENT CAPABILITY (Map 6)

This section of the ASP reviews the suitability of the site for development
potential.

It provides an understanding of how well the land is suited to

development from a physical and market perspective by identifying the
opportunities and constraints both on and off the site.

4.1

Biophysical and Geophysical Capability

The Biophysical Assessment conducted by Corvidae Consulting identified the
Ghost River valley as suitable habitat and having potential as a wildlife corridor
for ungulates and large carnivores. However, this portion of the land is not
intended for development. Moreover, the community has expressed a desire to
minimize development below the top of bank. Informal trails can co-exist with
animal movement through the Ghost River valley where there is a limited level
of activity below the valley break and where options exist to avoid human wildlife
interaction such as keeping trails set back from the edge of the river bank. This
part of the ASP area should be avoided as a trailhead or other intensive
recreation facility.
Within the ASP area, the Ghost River generally offers a broad and accessible
valley bottom for easy movement of wildlife. However, a hill at the west end of
the quarter section of the Ghost River valley (approximately 15m in height)
creates a narrowing at this part of the river valley for animal movements.
Otherwise, the river valley is at least 150-250m (490ft-820ft) in width and
accessible to most wildlife as a movement corridor. Trails should be designed
to reduce the potential for human wildlife interactions at this location.
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4.2

Water, Sewage and Stormwater Capability

Piped water and sewer is a requirement for this development. The water supply
has been identified by the groundwater supply report as adequate in terms of
quantity and quality. Further, the report also identifies the water source as not
being hydraulically connected to the Ghost River.

These factors create an

opportunity for a cost-effective water supply system. An application has been
submitted to the Province for a water licence and a Preliminary Certificate has
been approved. The developer has retained Mr. Michael Schaalge of Simflo
Systems Inc. to design the water and sewer systems for the ASP project.

In terms of sewage disposal capability, a mechanical treatment facility will be
required to service the site. This will eliminate the need for a land-extensive
lagoon system. The tile field system will also reduce odours associated with a
lagoon system. Initial review of soil types indicates that appropriate soils for a
tile field disposal system are present in the locations contemplated for a
communal treatment facility and disposal tile field. In terms of construction for
other infrastructure, the soils are suitable for economical excavation and
installation of the required deep infrastructure facilities.

In terms of stormwater management, the gravel soils appear to favour efficient
percolation rates which would reduce the requirement for extensive stormwater
management facilities.

Road drainage will be the prime factor in managing

storm flows on the site.

The developer will submit a detailed stormwater

management plan at the time of subdivision design.
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4.3

Traffic and Road Capability

Itrans Consulting Ltd. was retained to prepare a traffic analysis report. The full
report is contained in Appendix A under a separate cover. This Traffic Impact
Assessment (TIA) has been created in consultation with Alberta Transportation
and is expected to be sufficient to assist Alberta Transportation as to the
evaluation of the ASP by phase and at full build out. The TIA concludes that the
intersection of the ASP access road and Highway 40 will not require change to
its ultimate level of design.

The ASP area is connected to Highway 40. This highway is an all weather
traffic artery to access the eastern slope foothills by the forestry and petroleum
resource industry, recreational users, and rural residential users to the east.
Richards Road is connected to Hwy 40 and provides access across the Ghost
River for approximately a dozen or more properties to the east and south.

Since the Bar C Ranch is the last major development before the entrance to the
South Ghost Recreation Area, Highway 40 receives relatively low levels of use
at this location. The 2007 Annual Average Daily Traffic (AADT) volume west of
Waiparous is 460 vehicle per day (vpd).

The Annual Summer Daily Traffic

(ASDT) rises to 640 vpd. By way of comparison, volumes east of Waiparous
are 560 and 780 respectively. It is expected that the additional levels of use are
easily accommodated by the road.

The internal access road will be privately owned and maintained and will be
designed to enhance the site aesthetics. The developer will work with the MD to
meet generally recognized engineering standards in terms of providing sufficient
access, room for snow clearing and drainage. A detailed road plan and cross
section will be submitted as part of the initial subdivision application.
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4.4

Site Design Considerations

The site has many positive attributes. Its compelling mix of landscapes, view
potential and good proximity to urban amenities by all-weather access creates a
highly marketable location for the right mix of uses. The following discussion
places the site assets and liabilities into the context that will shape the design
and land uses of the ASP.

Existing Structures - The existing cluster of commercial and administration
buildings is an asset for the future vision. The existing 17 cabins however are
not part of the development vision and will be removed.

The remaining

buildings will need to be reviewed as to how they can fit into the future detailed
architectural design guidelines that will implement the residential component
and other, new non-residential buildings.

Viewshed management and impact on adjacent uses - The close-in river views
to the south, distant mountain views to the southwest and rolling ranchland
views to the north and northwest offers a combination of view potential that is
perhaps the single most special opportunity on the ASP site.

The mix of trees

and open meadows offers partial screening of development from other
residences, most notably the multi-unit, King’s Fold development to the east.
Proposed subdivision along the top of bank will result in some views of the
King’s Fold retreat and vice versa. While the ASP intends to maintain a building
setback in accordance with LUB guidelines, the developer will consult with
landowners at subdivision stage for additional mitigations such as additional tree
planting.

Impacts on adjacent uses are expected to be manageable. Existing residential
uses surrounding the ASP area are shown on Figure 1. The Pepper dwelling is
within 150m of the east property line and separated by dense vegetation. The
nearest King’s Fold building is approximately 200 m distant to the east.
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Residents located on the south bank of the Ghost River maintain a significant
physical and visual separation. The Kruger land to the northeast is a large land
holding with a commercial application that has a significant distance separation.
The remaining nearby dwellings are owned by the Bar C Ranch and Resort.

Trail Development - In the past, the local community has expressed concern for
the continued access to the lower riparian spruce forest and fluvial terraces by
way of informal trails. This river valley asset is a component of a potential wider
trail system through the Bar C and other lands. Opportunities exist to meld with
a potential equestrian component.

As noted below, provision for continued

wildlife access and human trail use can be compatible if carefully designed.

Slope stability and percolation - Development above the top of bank will occur
within a mix of tree cover and open meadow, relatively level terrain, fairly
permeable soils and existing cleared land.
approximately

below the 1,345 m

development below the top of bank.

elevation

The steep slopes located
contour

effectively

limits

The Land Use Bylaw (LUB) setback

guidelines from the top of slope for parcels will be in accordance with LUB
standards.

Moreover, the geotechnical review of the site in Appendix D

indicates that the top of slope stability is suitable for a 25 m building setback and
15 m property line setback. The exact location where steep slopes begin in
excess of 15% will be surveyed at the subdivision stage.

With respect to percolation rates, a further geotechnical report will be completed
to assess whether native soils or imported fill will be utilized for the wastewater
tile field. The final design of the mechanical sewage treatment plant and its
associated wastewater tile field will be professionally prepared and meet all
Provincial requirements.
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5.0

AREA STRUCTURE PLAN CONCEPT

5.1

Introduction

Section 5 of this Plan provides the spirit and intent in which the plan policies are
written. This section should not be interpreted as policies per-se, but as context
to understand the intent of the policies. Section 6 contains the policies that
express the specific Plan regulations. Please note that the mapping included in
the Plan is conceptual in nature and, due to the dynamics associated with
successful resort building, may require further adjustments at the subdivision
approval and development permit stages. However, it is expected that major
changes to the use or intent will require an amendment to the ASP.

5.2

The Land Use Concept (Map 7)
a) The Objective - The objective of the landowner is to find a mechanism to
sustain the viability of the Bar C cattle ranch operations on the remainder
of the land holding rather than divide the titles and apply to dispose of the
entire freehold land into as many as 11 separate titles which in turn could
generate additional future development pressures.

The new ASP is

premised on a business model that allows economic viability at a density
less than the 207 bed units allowed under the existing ASP.

b) The Vision - The vision for the ASP area is intended as primarily a
bareland condominium arrangement for second-home recreational uses
in a resort setting, a restaurant and associated residents community
building, an equestrian component that will accommodate the boarding of
horses, some trail riding opportunities and an indoor or outdoor riding
arena. The scale of the equestrian component would be commensurate
to the interest generated by local area residents and market opportunity.
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Any expanded demand for equestrian activity would be accommodated
on Lot 1 to the north of Highway 40. Since this parcel is currently zoned
as Recreation (R), the uses are compatible with equestrian use.
Alternatively, the parcel can be amended to the proposed BCR District to
be compatible with equestrian use. In addition to the nearby South Ghost
Recreation area, thousands of additional acres of varied topography and
landscapes are under the ownership or lease by the Bar C thus offering
an unparalleled opportunity for day users and more adventurous riders
alike.

In addition to the equestrian component, there will be a minor

commercial application for guest accommodation in Phase 2, and these
will be constructed prior to Phase 3 of the second round of recreation lot
subdivision.

The land use concept retains the same development area as the past
ASP. It incorporates the best of the existing buildings, capitalizes on the
existing views and attempts to respect community expectations by
reducing the densities approved in the 1995 ASP while at the same time
offering commercial services locally that would otherwise not be feasible.
The concept includes a role for a revitalized restaurant, a small eventhosting capacity and a new equestrian facility.

It utilizes the existing

services such as power and natural gas connections. It will upgrade the
water treatment and distribution and sewage treatment systems to
Provincial standards.
c) Resort vs Country Residential - The major difference from the previous
ASP will involve the form of accommodation. The proposed ASP concept
recognizes that the nature of recreation and tourism has changed from
past business models. While some of the dwellings may serve as a year
round residence, second homes are more often occupied on a part time
or seasonal basis. In some cases they become communal property for
more than one owner or are considered a retreat for corporate clients and
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employees. There will be the option for rental of units in keeping with the
resort aspect, but the target market will retain a reasonable limitation on
the rental component in order to balance exclusivity and investment. The
resort condominium bylaw will place guidelines on the extent and
conditions of the managed rental component.

The large and emerging Calgary second-home market is a good fit for the
vision of a small scale, well-appointed retreat that offers amenities
seldom found in other foothill resorts while located within an hour of a
major urban area and international airport.

The proposal includes an

equestrian component, an upgraded and publicly-accessible restaurant, a
small commercial lodge accommodation and commensurate space for
functions.

The bareland condominium ownership pattern includes a

provision for on-site staff to ensure year round maintenance and security.
In addition, an option for limited rental of the units supports the resort
nature of the development. The proximity to the South Ghost Recreation
Area and thousands of acres of Bar C owned and leased land offers
prime opportunities for active recreation in a safe and well appointed
setting – hiking and riding trails and fishing.

Other market-driven

amenities such as communal playfields, communal picnic site, tennis
courts and a chipping and putting green will be considered and designed
during the marketing phase to cater to the second home segment of the
market. All these facilities positions the development to the market as a
proper resort and more than simply a country residential subdivision.

d) Single Dwellings - The revised ASP includes the redevelopment of up to
45 single recreational/second home accommodation units built under
strict architectural guidelines and covering approximately 14.6 hectares
(34.5 ac) or 12% of the ASP area. The parcels are intended to cover a
small footprint with lots varying between 0.2 hectares (0.5 ac) and 0.65
hectares (1.6 ac.).

Lots of this size are well suited as recreational
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properties and second homes, but will require piped water and sewer
systems.

e) Commercial Centre - The commercial centre component is 2.9 hectares
(7.2 ac) and covers 2.3% of the ASP area and will serve as the
“community centre”. A restaurant component is easily developed since
the current restaurant is well equipped to be adapted and expanded to
accept a wider range of users.

Future commercial phases will

incorporate a commercial overnight accommodation component to
accommodate approximately up to 25 bed units.

The structure will

include meeting rooms, a venue for events such as retreats, weddings,
etc. This venue will be primarily for short stay or day use. The on-site
and surrounding community members would be eligible to use the venue
for restaurant outings, entertainment, event-hosting, business retreats
and similar purposes. The business hours and seasonality under which
this component could economically operate will evolve as the demand for
these events becomes known. In any event, the scale of the commercial
venues is intended to be much reduced from the original vision of the
1995 ASP. The equestrian component, the lodge/ meeting rooms and
restaurant may each operate as separate business entities.

f) Staff Accommodation – The Plan calls for on-site staff accommodation to
manage the resort units, equestrian use, communal amenities and
commercial components.

The existing manager’s residence may be

retained or expanded for this purpose.

Alternatively, separate staff

accommodation units may be developed, but the cumulative shall be a
maximum of six bed units.

g) Equestrian Component - The opportunity for trail riding experiences
within the Bar C and the adjacent South Ghost Recreation Area is
virtually unlimited. The equestrian centre can also serve as a staging
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area for more ambitious trips into the foothills and front ranges of the
Rocky Mountains. The facilities will offer stables for boarding horses, a
riding arena (indoor or outdoor) and associated storage space for feed,
tack and other equipment. The area will also serve as the maintenance
compound for the development infrastructure (eg. road maintenance
equipment and shop). This equestrian centre will serve as a distinct line
of business or facility owned by the bareland condominium for residents’
use and possibly the public.

Equestrian use is a component of the resort project that offers significant
flexibility respecting scale. The current equestrian site in the ASP has a
capacity to accommodate at least 25 horses (assuming 2 acres for the
first horse and 1 acre for each horse thereafter). The exact number of
horses expected to be housed is unknown. However, in the event that
expansion is needed, there needs to be enough land to match future
demand. As such, Lot 1, Plan 9211977 north of Highway 40 offers a total
of 39.4 hectares (97ac) as expansion for accommodating active
equestrian activity. Map 5 identifies approximately 28 hectares (69 ac) of
Lot 1 as tame hay with topography suitable for the purpose.

Should

demand exceed supply within the ASP site, the existing R zoning or
potential for BCR zoning on Lot 1 facilitates this expansion option.
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Bar C Ranch Equestrian Centre Concept

FIG. 2

The equestrian component will be the first visual contact with the ASP
area and therefore it needs to set the quality standard for the complete
project. As such all aspects of any equestrian will be strictly controlled
and managed to maintain high quality standards.

A plan will be

developed that includes the natural resources (i.e. soils, water and
biodiversity) on the property and specific requirements of the equestrian
component. This will be achieved through the development of a Property
Management Plan, Paddock Management Plan and a Stable Horse
Keeping Plan to be submitted as part of the development permit for the
equestrian operation. In short, all aspects involved with the equestrian
component (i.e. the keeping of horses and having a stable with indoor
and outdoor riding rings) will be managed and monitored.
h) Retaining Bar C Ranch as a unit - As noted in the Introduction section,
the preference of the owner is to establish conditions that allow a viable
Bar C cattle ranch operation on the balance of the land holdings for the
long term. This includes Crown leases and freehold land operating within
the existing land use bylaw regulations. Under current land use bylaw
provisions, the remaining lands could be divided up into separate parcels
for sale to others and thereby increase the pressure for higher density
development thereafter.

The approval of the new Area Structure Plan and development and sale
of the recreation lots will significantly enhance the viability and ability to
retain the Bar C cattle ranch operations on the remainder of the freehold
land holdings and to protect the extensive Crown leases. However the
developer is also aware of the concerns of the M.D. of Bighorn regarding
the potential for sale of the remaining freehold property titles and the
potential for development pressure in the future. Therefore the developer
proposes to register against the title to each of the remaining freehold
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land holdings an agreement (either as a conservation easement,
restrictive covenant or other mutually agreeable instrument) that would
prevent any further subdivision of the freehold parcels owned by the Bar
C Ranch and Resort. This documented and registered agreement would
be agreed upon between the M.D. of Bighorn and the developer and be in
a form that was acceptable to the M.D. of Bighorn prior to any subdivision
or development of the subject ASP lands.

i) Land Disposition South of the Ghost River - The land on the south bank
of the ASP (right bank of SW3-27-8) is physically severed from the rest of
the parcel. This land south of the Ghost River is intended to remain as
grazing land under the ownership of the Bar C Ranch. As such, this
portion of Lot 2 is intended to remain under the existing Agricultural
Conservation (AC) District. If there is a logical reason to consolidate the
parcel with a neighbouring parcel, this would be the subject of a separate
subdivision application.

j) Community Services – The concept intends that the burden to the MD of
Bighorn be minimized with respect to construction, maintenance and
operation of infrastructure, roads and services such as solid waste
management. Roads, water and sewer facilities will be privately owned
and operated.

While solid waste will be the responsibility of the

developer, opportunities exist to contract the service with the MD or other
independent contractors.

All waste management containers will be

animal proof.

k) Firefighting capacity – Firefighting capacity is always a concern in rural
areas. The ASP will conform to MD Bighorn policies for reservoirs and
use of fire resistant materials on future buildings. The water system is
designed as a rural water distribution system only. Fire flows are to be
accommodated using underground cisterns designed to NFPA 1142
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“Standard on Water Supplies for Suburban and Rural Fire Fighting”.
Based on a home size of 4,000 square feet, a fire fighting storage supply
of 2,600 m3 will be supplied. It is proposed that the storage cistern will be
located near the road at the water treatment plant site for easy access by
firefighting equipment.

5.3

Water Supply and Distribution Concept (Map 8)

The water system will be supplied by a deep water well which is not
hydraulically connected to the Ghost River and is not influenced by surface
contamination. An application has been submitted to the Province for a water
licence and a preliminary approval certificate has been issued by Alberta
Environment.

The water treatment system will be designed to meet all

requirements of Alberta Environment and will consist of a minimum of
deactivation of viruses and chlorination of the water.

Test results from the

Sabatini water well test report in Appendix B indicates that water quality
parameters are within limits for potable water use.

The water system is to be remotely monitored with weekly visits as required by
Alberta Environment.

The remote monitoring of the system will reduce

operational costs and provide for immediate feedback if problems with the water
system occur. The water system requires a certified operator to maintain the
system and report on water quality on a regular basis.

5.4

Wastewater Management Concept

A low pressure sewage treatment and collection system is proposed for the
development. This system will include the installation of individual solids settling
tanks and pumping systems at each individual home. The effluent from the
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settling tanks will be pumped in a low pressure force main to a central treatment
facility. The proposed treatment facility is to be of the advanced treatment type.
These types of facilities are designed to routinely treat raw sewage parameters
to better than generally accepted standards. Disposal of the treated effluent is
proposed to be an underground disposal tile field. The ASP identifies a location
to the west end of the study area, but testing will be undertaken to pinpoint a
defined location and determine the sizing of the disposal field. The location of
the field is intended to be within the ASP area. However, there are alternate
options on the larger land holdings to meet any distance required by the MD of
Bighorn.

The individual settling tanks and pumping systems are to be remotely
monitored. The treatment system will also be monitored remotely. The remote
monitoring will reduce the operational costs and provide immediate feedback if
problems with the sewer system occur.

The sewer system will require a

certified operator to maintain and operate.

5.5

On-site

Storm Water Management Concept

stormwater

detention/retention

will

meet

Alberta

Environment

requirements. Stormwater detention/retention facilities will be incorporated into
the development at locations where hard surfacing requires that natural positive
drainage be channelled and managed before entering a water body. Required
water management facilities will capture flows from the post-developed areas
and detain the flow before releasing at a pre-development rate to an outfall
receiving area. The stormwater management system’s flow rates, sizing and
outlet structures will be determined at the detailed design phase.

Detailed

stormwater design of the road and associated facilities will be submitted at the
subdivision stage.
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5.6

Access Management Concept

The existing and proposed levels of traffic as a result of this ASP will not require
an intersection upgrade in order to meet Alberta Transportation standards. Most
internal roads will be designed to a paved, rural standard with the option of
maintaining an improved, but gravelled access entrance road from Highway 40
to the commercial component at the first internal intersection.

All internal

access roads will be privately owned and maintained by the condominium
association.

A gravelled, emergency access road is proposed for the west road allowance.
This road allowance will contain a 4m carriageway and will be maintained by the
landowners as part of the overall road maintenance program.

The commercial centre will include a parking component for public use to
access the trails. The details of the design will be clarified at the development
permit approval stage. However, it shall not be used as a parking or staging
area for off-highway vehicle use. Similarly, parking required for the equestrian
uses will occur in the equestrian area (Map 7).

5.7

Open Space, Trails and Reserve Land

5.7.1

Privately Maintained Open Space and Trails

Active open space containing 4.4 hectares (10.9 ac.) will be located in the
northwest of the proposed residential components as shown in Map 7. The land
will be owned, operated and maintained as a bareland parcel by the
condominium association. The open space landscaping will be a combination of
open and existing treed areas. It is intended that the tree cover be retained as
part of an open-air communal gathering location while existing pastureland
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would be developed as a maintained, grassed field for informal use by area
residents.

User and maintenance agreements may be created for common

open space with the Bar C Ranch under the condominium bylaws.

The ASP developer will also construct a trail system for non-motorized use that
connects the land use components within the ASP area as a first phase of
development, plus provide access to a potential trail system extension outside
the ASP boundary.

The trail system located in the Ghost River valley is

intended to be within the MR/ ER parcels and be accessible to the public. The
costs of construction of the trails would be at the developer’s expense.
Thereafter, the trails will be turned over to the MD of Bighorn.

The development of equestrian trails throughout the Bar C Ranch holdings plus
using leased Crown land for this purpose offers a benefit for the resort users as
well as potential for broader non-motorized use. However, the extension of
trails beyond the ASP area into other Bar C and Crown lands will require the
cooperation among the area residents, the Province and the MD of Bighorn.
The proponent is also aware that any trails development on grazing lease or
allotment land will require dialogue with and approval from applicable
government agencies.

5.7.2

Environmental Reserve (ER)

It is proposed to create an Environmental Reserve parcel on the north shore of
the Ghost River. The width ranges between 50m to 120m and contains
approximately 4.5 hectares (11.1ac). The north edge of this ER parcel mostly
follows the 1305m elevation contour. This elevation contour approximates the
historical limits of river migration (eg. flooding and oxbows) visible on the
orthophoto.

The exact configuration of the ER parcel will be refined at

subdivision stage to ensure that the location of the valley bottom trail system
can be defined with due care to terrain and wildlife movement considerations.
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5.7.3

Municipal Reserve (MR)

Requiring the full amount of Municipal Reserve (MR) as land would amount to
approximately 8.4 hectares (21 ac). The extensive private open space
proposed in the ASP will be left in a natural state so that it will not have to be
maintained by the municipality. A proposed trail system will offer public access
along the Ghost River valley through the land dedicated as MR and ER. This
will require some limited maintenance by the municipality, which will be
governed by the MD of Bighorn’s trail maintenance policy.

It is proposed to create an Municipal Reserve parcel on the north shore of the
Ghost River adjacent to, and north of, the proposed ER parcel. The parcel width
ranges between 750 to 150 m and contains approximately 8.8 hectares (22ac.)
which would therefore offer approximately 11.2% MR as land. The north edge
of this MR parcel mostly follows the 1315 m elevation contour. Slopes above
this elevation become excessively steep. The exact configuration and size of the
MR parcel will be refined at subdivision stage and in accordance with the MD
requirements to ensure that the 10% requirement is met.

5.8

Architectural Design Guidelines

The Bar C Ranch residential component is a master-planned recreational
community.

The quality of development will be ensured through the

implementation of Architectural and Landscape Design controls.

These

guidelines will serve to promote a high level of architectural detailing to protect
the integrity of the overall development and to ensure the value of investment in
the community. The guidelines will be clarified and submitted to the MD at the
subdivision approval stage.

While the design guidelines will be refined and

expanded and registered at the subdivision approval stage, the quality control

41

design guidelines and restrictions will address and include, but not be limited to,
the following:
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

drainage controls and easements
dwelling siting setbacks
lot grading
retaining walls
tree preservation
landscaping of the Lot
driveway / sidewalks
fences / screening
protection of natural features and trees
hedging and plants
pedestrian and vehicular entry
exterior lighting
Architectural Styles – rural, mountain, country theme
Size of homes – minimum / maximum size restrictions
Roof design
Roofing materials
Fascia
Exterior finishes
Accent moldings and trim
Windows
Front doors
Decks and accessory building guidelines and restrictions
Defined construction start and completion dates
No mobile homes or holiday trailers as the prime residence

The architectural guidelines will emphasize a theme for the overall development
by incorporating common elements or features such as: similar roof pitch, roof
dormers and gable styles; the use of porches and verandas; the details of
cornices and lintels; the use of exterior finish materials, and a coordinated colour
pallet. The use of indigenous materials, rock, timber, open beams, pitched roofs,
lofts, etc. will be emphasized in keeping with the vernacular Rocky Mountain
design theme. In addition, incorporation of Firesmart principles will be required
so as to balance the secluded, wooded location with safety from wildfires. At a
minimum, Firesmart exterior finishes shall be required.
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The

architectural

design

guidelines

in

conjunction

with

the

bareland

condominium Bylaws allow the developer to document and regulate all aspects
of quality control for the development and control of future commercial
development, and provide the ability to enter into agreements as required with
the MD or any other body.

Compliance – The following measures are intended to ensure high design
standards. Should the MD of Bighorn prefer, these measures may be included
as part of a subdivision agreement.
x

All design controls, guidelines and restriction will be registered against
the lots in the Land Titles Office.

x

The compliance process by the developer’s design consultant will include
Preliminary Design Approval, Preliminary Site Approval, Final Plans and
Specifications Approval and Final Inspection.

x

Design compliance will be controlled by a refundable Compliance Deposit
that will be held in trust until it is determined at final inspection that the
dwelling is in full conformance to the Design Guidelines.

5.9

Ecological and Energy Conservation Measures

The landowners understand the need to mitigate the impact of the development
on energy use and the environment. As such the following measures will be
incorporated into the design of the Bar C Ranch ASP:
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x

Low Flow Fixtures and Energy Efficient Appliances – Low flow fixtures
and ‘EnerGuide’ standards will be mandatory in all developments. This
will reduce overall energy use.

x

Energy Efficient Building Design - LEED silver standard will be the target
minimum energy efficiency for residential or commercial development on
the site.

Gold or platinum standards will be encouraged wherever

possible.

Responsibility for the execution of this standard will be

enforced by the developer as part of the architectural design guidelines.
x

Night-time Lighting - People love to gaze at the night sky. Residents also
want protection from intrusive lighting from neighbours.

Architectural

design guidelines will apply strategies and techniques to reduce glare
while still maintaining essential property security.

A guide for this

approach is outlined at www.darksky.org. This website is dedicated to
balancing legitimate security and safety needs with the desire to avoid
nuisance glare or be able to enjoy a starry sky at its best.
x

Use of Native Vegetation and water conservation - Incorporation of native
grasslands into open spaces are concepts that will be incorporated at
subdivision stage. The overall desired result is a community surrounded
by native vegetation of non-palatable species. Mesiscaping (landscaping
using native plants and low water requirements) and use of prescribed
native seed mixes will minimize requirements for irrigation.

However,

maintained open space such as play fields may require a domestic seed
mix to withstand heavy use. Irrigation for landscaping will take advantage
of existing stormwater run-off wherever possible.
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5.10

Development Phasing and Tenure Model (Map 9)

The ASP area will be developed in phases as shown on Map 9. The overall
occupancy statistics are shown in Figure 2. Based on the latest Alberta Census
for single dwelling occupancy rate, the resulting overall population density for
the bareland condominium units is estimated to be 111 persons.

There is

another 25 bed units in a commercial overnight accommodation in Phase 2 and
provision for accommodation of approximately 6 staff. As a comparison, the
1995 ASP provided for 207 commercial bed units. However, this was entirely
commercial accommodation under a completely different business model.

Phase 1 will include the on-site trail system, 26 condominium lots, emergency
access, water and sewer infrastructure and a rejuvenated restaurant.

A

community centre for residents of the development is intended to be constructed
as an extension of the existing restaurant. The community centre will serve as a
gathering place and include event and meeting facilities and games room. It
will also be made available on a booking-basis for the benefit of the surrounding
community.

Phase 2 will include the equestrian component located on Lot 2, commercial
overnight accommodation for up to 25 bed units including meeting rooms for
small conferences and local events. If demand warrants, convenience goods
may be made available for retail sale.

Phase 3 will include the remaining 19 condominium lots and the equestrian use
area on Lot 1 north of Highway 40.
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The following table identifies the densities and area counts.

Figure 2. Bar C Land Use Components
Land Use Components

Approx.
Total
Hectares (Ac)

resort residential units

14.6

commercial accommodation lodge
staff and manager residence
equestrian area south of Highway
40
equestrian area north of Highway
40
maintained private open space
undeveloped private open space
below top of bank
environmental reserve
municipal reserve
remnant lands south of Ghost
River
servicing infrastructure parcels
access roads
Total

2.2

maximum
occupied
parcel
density
45
1
1

% of
ASP
area

estimated
population*

12

111

2

25
6

11.3

9

39.4

32

4.3
8.9

4
7

4.6
8.5
27

4
7
21

0.7
2.3
+123.3
(304.7)**

<1
2
100%**

142

*(resort residential is calculated at 2.47 persons per single dwelling-Statistics Canada 2006)
** differences from totals due to rounding

The tenure management of the ASP area is intended to establish a bareland
condominium within which the individual residential lots will be sold. The Bar C
Ranch will construct all Phases of the project.

The Bar C, as party to the

bareland condominium, may retain ownership of the commercial centre lands
and the equestrian component. Alternately, it may sell or lease the commercial
and equestrian components as land or develop the lands themselves as market
opportunities arise. An initial subdivision application will identify the three lines
of business (residential subdivision, commercial centre, equestrian centre) and
the lands will be divided into the appropriate components.

Future subdivision of Lot 1, Plan 921 1977 will not be permitted in accordance
with the general agreement between the MD of Bighorn and the applicant to
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retain the other unsubdivided land holdings of the Bar C Ranch outside the ASP
Boundary.

This ASP provides a discussion context in which to pursue an

agreement in order to establish an appropriate encumbrance to prevent further
subdivision on the remainder of the privately held Bar C lands.
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6.0

AREA STRUCTURE PLAN POLICIES

6.1

Introduction

The following policies are the standards that the Developer and the municipality
shall follow unless an application is made to amend the ASP and/or the Land
Use Bylaw. Relaxation of these policies are within the purview of the MD of
Bighorn where the relaxations are in keeping with the spirit and intent of the
overall concept.

6.2

Land Use Policies

policy
application

a. Future subdivision and development shall be in accordance with
the policies and intent of this Area Structure Plan. Major deviations
from the Plan design, intent and policies shall require an
amendment to this Plan.

Minor relaxations may be considered

without an amendment to this Plan where the Developer can
demonstrate to the satisfaction of the MD of Bighorn that the
proposed changes would maintain the overall intent of the Plan
policies. The maps that have been submitted are conceptual in
nature and are intended to evolve within the stated objectives of
the plan as additional work is undertaken.
concept
design

b. The Bar C Ranch Maps 7, 8, 9 and Figure 2 are conceptual. For
each phase of development, lot configuration and final road
alignments will be designed prior to the subdivision approval stage
for that phase.

design
guidelines

c. Architectural Design guidelines for the land use components as
identified in Map 7 will be established by the Developer prior to the
subdivision approval stage in accordance with the proposed
conceptual plan and in consultation with the MD of Bighorn.
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land use
densities

d. Maximum land use densities shall be between 40 up to a maximum
of 45 single detached accommodation units as well as up to 25
additional commercial bed units and up to six staff accommodation
bed units in accordance with Section 5.2 of this Plan.

Final

densities will be specified at the subdivision stage for bareland
units

and

development

permit

stage

for

any

commercial

accommodation.

6.3

Servicing Policies

concept
map 8

a. The general location of the servicing facilities for water supply and
treatment, and wastewater treatment is identified conceptually on
Map 8.

The final location and design of the facilities shall be

finalized at the detailed design stage prior to subdivision approval.
water
supply

b. The development shall obtain a license to provide sufficient potable
water to the full build out population. The water supply and water
treatment shall be provided under licenses approved by Alberta
Environment at the completion of the subdivision approval process.
The specific location of water wells to supply the site and the
location of the water treatment plant shall be defined prior to
construction of the water treatment plant.

water
treatment
facilities

c. The water treatment plant required to serve the ASP area shall be
paid for and constructed by the developer.

Upon construction

completion of the water treatment and associated distribution
facilities, the developer will turn over the ownership, maintenance
and operation of said facilities to the condominium association
under the condominium bylaws.
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wastewater
treatment
facilities

d. The wastewater treatment facility required to serve the ASP area
shall be paid for by the developer and shall be constructed in
accordance with Provincial and municipal requirements.
construction

completion

of

the

wastewater

treatment

Upon
and

associated collection facilities, the developer will turn over the
ownership, maintenance and operation of said facilities to the
condominium association under the condominium bylaws.
stormwater
mgmt.

e. Any increased rates and volume of stormwater runoff resulting from
development as a result of the ASP shall be detained within the
ASP area and in accordance with the Alberta Stormwater
Management Guidelines. A detailed stormwater management plan
will be prepared as part of the subdivision application.

stormwater
mgmt.
facilities

f.

The stormwater facilities required to serve the ASP area shall be
paid for and constructed by the developer.

Upon construction

completion of the stormwater facilities, the developer will turn over
the ownership, maintenance and operation of said facilities to the
condominium association under the condominium bylaws.
shallow
utilities

g. Underground power, communal lighting, communications and
natural gas services shall be provided to the satisfaction of the MD
of Bighorn. Electrical distribution lines and other utilities shall be
constructed underground.

In cases where overhead electrical

transmission lines are required to be brought into the ASP area to
serve the development with distribution lines, their locations within
the ASP lands shall be configured to minimize viewshed impact
and to minimize construction and right of way disturbance.
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access
easements

h. The Developer shall ensure that access easements will be
provided where required to allow for the maintenance and repair of
shallow and deep utilities as needed by franchise utilities and the
MD of Bighorn.

6.4

Transportation Policies

concept
map 7

a. The conceptual road system is shown in Map 7. The road design
is conceptual and will be refined at the subdivision stage and to the
satisfaction of the MD of Bighorn.

private
roads

b. All internal roads serving the ASP shall be paid for and constructed
by the developer. Upon construction completion of the roads, the
developer will turn over the ownership, maintenance and operation
of said roads to the condominium association under the
condominium bylaws.

paved
roads

c. Roads forming part of the ASP shall be hard surfaced with hot mix
asphalt or alternative durable hard surface material.

Hard

surfacing does not include cold mix or gravel-based surface but
does include asphalt, concrete, paving stones, etc.

The only

exception to this shall be as follows;



the emergency access road
that portion of the entrance road between Highway 40 and
the proposed commercial lands may be either paved or a
high-quality gravel road.

emergency
access

d. The Developer shall construct a second gravelled access road to
the residential component for the purposes of emergency access
only and to a standard that would allow year round access to
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emergency vehicles with a minimum 4m carriageway. The access
would be constructed within the existing road allowance on the
west side of the parcel and be constructed with breakaway barriers
and key lock.
public
parking

e. The commercial centre will include a parking component for public
use to access trails. The details of the design will be clarified at the
development permit approval stage. However, it shall not be used
as a parking or staging area for off highway vehicle use.

6.5

Community Services Policies

fire
protection

a. The Developer shall provide fire protection by way of underground
cisterns designed to NFPA 1142 “Standard on Water Supplies for
Suburban and Rural Fire Fighting”. Based on a home size of 4,000
square feet a single fire fighting storage supply of 2,600 m3 will be
supplied at a central location accessible for firefighting purposes
with a standpipe or dry hydrant in accordance with MD
requirements.

solid waste
mgmt.

b. Solid waste management shall be provided by a common area bin
pick up in animal proof containers through private operator or
contract with MD of Bighorn.

snow
removal

c. The developer shall ensure sufficient land is made available for the
storage of snow removed from roads, whether on or off the ASP
area. This shall be identified at the subdivision agreement stage.

school
access

d. The developer shall consult the school authority to determine the
required school bus access and circulation provisions.
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6.6

Reserve Land and Open Space Policies

municipal
reserve
land

a. The developer shall assume all ownership and maintenance of
communal open space and associated trails and facilities within the
ASP area except where located on public land.

b. Municipal Reserve will be provided as land in accordance with Map
7 or on other Bar C lands if required by the MD of Bighorn.
open space
care

c.

Contractual arrangements among the condominium association
would be put in place to ensure proper operation and cost
recoveries for the various open space common areas and
amenities.

ER

d. The developer shall provide an Environmental Reserve (ER) parcel
between the Ghost River shoreline and the 1305m elevation
contour or as mutually agreeable with the MD at the subdivision
stage.

trail
building

e. In accordance with the MGA, the allowable land uses associated
with an ER parcel will allow for park uses such as trails. Trails
within the ASP area shall be constructed by the developer and
turned over to the MD of Bighorn.

regional
trails

f.

Connecting trails in the MR and ER parcels adjacent to the Ghost
River valley may be integrated through the site in cooperation with
the MD of Bighorn and user interest groups. Trails are intended to
be for non-motorized users such a hikers and equestrian trails.
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6.7

Environmental Policies

a. The developer shall apply the recommended mitigations identified
in section 4 of the Biophysical Assessment contained in Appendix
E under a separate cover.

b. The developer shall implement measures at the subdivision and
development stage with respect to building design, infrastructure
and vegetation management as identified in Section 5.9 of this
ASP.

6.8

Implementation Policies

LUB
districts

a. The ASP area shall be implemented in accordance with the Bar C
Ranch (BCR) land use bylaw district and associated amendment to
the District map to be considered for approval by the MD of
Bighorn as part of a separate approval process.

initial block
subdiv.

b. For the purposes of dividing the land into separate lines of
business and for capitalization purposes, the Developer may
subdivide the land use components generally identified in Map 7
into discrete parcels (ie. to the Block and Plan level) in advance of
more detailed subdivision and development.

The block parcels

would include the Commercial Centre, resort residential, equestrian
centre and the parcels created for the construction of the water
treatment and wastewater treatment facilities.
single
developer
for subdiv.
and bylaw
approvals

c. The Bar C Ranch will be the single legal entity (ie; “the Developer”)
that the MD of Bighorn will deal with respecting bylaw amendment
and subdivision matters. This entity will negotiate a full servicing
agreement with the MD.
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dev’t.
agreement

d. The Developer shall enter into a master agreement with the MD of
Bighorn prior to subdivision approval for the Plan area.

The

agreement shall specify the ownership and terms of maintenance
for water, sewer, stormwater and road facilities. The agreement
shall also specify the fiduciary relationship among the legal entities
in the ASP area and the MD of Bighorn.

e. The developer shall enter into an agreement with the MD of
Bighorn to prevent future subdivision of remaining freehold parcels
owned by the Bar C Ranch and Resort located outside of this ASP
area or on Lot 1, Plan 9211977.

The nature and form of this

documented and registered agreement would be agreed upon
between the M.D. of Bighorn and the developer prior to any
subdivision or development of the subject ASP lands.
Lot 1 uses

f.

Lot 1, Plan 9211977 shall be retained exclusively for equestrian
use and shall not be used for further condominium expansion.

phasing

g. Prior to the subdivision approval of Phase 3 of the resort (the
remaining 19 condominium lots), the developer shall construct the
equestrian component and the commercial accommodation
component.

fees

h. Fees, permits, environmental considerations, amenities and/or
landscaping shall be determined prior to construction and in
accordance with the subdivision servicing agreement.
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