
BYLAW NO. 18-2023

A BYLAW OF THE CITY OF LLOYDMINSTER IN THE PROVINCES OF ALBERTA AND
SASKATCHEWAN TO ADOPT THE WIGFIELD AREA STRUCTURE PLAN

WHEREAS the Council of the City of Lloydminster deems it necessary to establish a Bylaw to
deal with people, activities and things in, on or near a public place or place that is open to the
public;

AND WHEREAS The Lloydminster Charter provides authority to City Council to pass bylaws
for municipal purposes;

AND WHEREAS The Lloydminster Charter provides authority to the City to pass bylaws
respecting the enforcement of bylaws.

NOW THEREFORE the Council of the City of Lloydminster deems it necessary to establish a
Bylaw approving a Wigfield Area Structure Plan to provide framework for future growth in the
City’s southeast lands with policies that have been established to ensure growth occurs in a
logical and integrated pattern; and

NOW THEREFORE, the Council of the City of Lloydminster, pursuant to the authority granted
in Section 15 of The Lloydminster Charter, enacts as follows:

1. SHORT TITLE

1.1. This Bylaw shall be cited as the Wigfield Area Structure Plan Bylaw.

2. APPOINTMENT, AUTHORITY AND DUTIES OF THE CITY MANAGER

2.1. Except where specific authority is reserved to Council, in the Bylaw the
administration and enforcement pf this Bylaw is hereby delegated to the City
Manager. ;;“c’’

2.2. Without restricting any other power, duty or function granted by this Bylaw, the
City Manager may carry out anything required for the administration of this Bylaw,
including but not limited to the following: ,

2.2.1. delegate any powers, duties or functions under this Bylaw to an employee
of the City;

2.2.2. carry out any inspections that are reasonably required to determine
compliance with this Bylaw;

2.2.3. establish any forms required for the administration of this Bylaw.

3. WIGFIELD AREA STRUCTURE PLAN

3.1. The City of Lloydminster hereby adopts as a Wigfield Area Structure Plan the
document contained in Schedule “A” as attached to this bylaw entitled, “Wigfield
Area Structure Plan”.
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4. NUMBER AND GENDER REFERENCES

4.1. All references in this Bylaw will be read with such changes in number and gender

as may be appropriate according to whether the reference is to a male or female
person, or a corporation or partnership.

5. SEVERABILITY

5.1. Every provision of this Bylaw is independent of all other provisions and if any
provision of this Bylaw is declared invalid for any reason by a court of competent
jurisdiction, all other provisions of this Bylaw shall remain valid and enforceable.

This Bylaw shall come into force and effect upon the final passing thereof.

The following bylaws and all amendments thereto are hereby repealed:

Bylaw No. 04-2014

INTRODUCED AND READ a first time this 24 day of April, 2023, A.D.

PUBLIC HEARING held this 23d day of May, 2023, A.D.

READ a second time this 23rd day of May, 2023, A.D. Q
READ a third time this 23rd day of May, 2023, A.D.

3Q-,cOt2
Date Signed

\GiA Q3
Date signed

0
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SCHEDULE “A”

WIGFIELD AREA STRUCTURE PLAN
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	 EXECUTIVE 
SUMMARY

The Wigfield Industrial Area Structure Plan (“Wigfield ASP” or “the 
ASP”) plan area is located at the southeast corner of the City of Lloyd-
minster, in Saskatchewan, adjacent to the Rural Municipality of Wilton 
No. 472. The ASP area consists of approximately 101.6 hectares.

The original Wigfield Industrial Area Structure Plan (ASP), prepared in 
2014, provided new business and employment opportunities in the 
City of Lloydminster. The identification of this area for industrial land 
use was intended to ensure a supply of serviced and accessible indus-
trial lots in the future. 

After the approval of the original ASP, decisions were made that re-
quired a revised policy direction for the Wigfield area, including:

•	 The annexation of 23.5 quarter sections from the County of Vermil-
ion River in early 2022 created opportunities to locate industrial 
land elsewhere in the city.

•	 Revisions to the Northeast Area Structure Plan were made to 
accommodate additional industrial lands north of Highway 16 in 
Saskatchewan. 

•	 This revised Wigfield ASP provides a comprehensive framework to 
reflect the change in approach for this area and provides direction 
for future, more detailed planning work to support subdivision and 
development via Neighbourhood Structure Plans (NSP). 

This revised Wigfield ASP is consistent with existing plans, policies and 
regulations.

The ASP lands are not overly constrained for development, with 
consideration required for setbacks to the CP Rail line and the existing 
intensive agricultural operation south of the southern ASP boundary. 
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The ASP includes policies that respond to the 
natural environment and the recommendations of 
the Environmental Impact Assessment, as well as 
policies that respond to existing built structures, and 
existing infrastructure capacities. 

High-level engineering analyses was undertaken by the 
City to assess water, wastewater and stormwater man-
agement servicing requirements for development, with 
direction to undertake detailed capacity and network 
requirement analyses at the Neighbourhood Structure 
Plan stage to support development. However, there are 
known limitations to existing capacity in the wastewa-
ter collection system, in particular the East Trunk, that 
require careful monitoring as development progresses.

The Future Land Use Concept accommodates the 
future recreation and event facility site with additional 
complementary commercial uses along the 40 Avenue 
corridor on the north side of 36 Street, and a residential 
community south of 36 Street in the Wigfield ASP. A 
mix of uses are proposed in addition to the recreation 
and event facility site, including single detached hous-
es, mixed use buildings, townhouses and medium den-
sity housing, along with neighbourhood commercial 
pockets and a commercial corridor along 40 Avenue.

The CP railway will be buffered with a landscaped 
buffer and trail system that connects the two storm-
water management facilities located in the northeast 
and southeast corners of the ASP. There is also a 
buffer proposed along the southern boundary with 
landscaping and trail.

It is expected that the north area of the ASP, those 
lands north of 36 Street, will develop first and re-
quire land use redistricting to support development. 
A Neighbourhood Structure Plan will be required to 
support further development.

A number transportation network improvements 
are required by ‘opening day’ of the recreation and 
event facility development, including: 

•	 41 Street, 36 Street and 31 Street classified as 
collector roadways inside the Plan Area

•	 Upgrade 41 Street to a paved Urban Residential 
Collector Roadway standard

•	 40 Avenue and 41 Street

	– Southbound approach: upgrade from a 
shared right-through-left land to a shared 
through/right land with a left turn bay with 
70m of storage.

	– Add traffic signals.

•	 40 Avenue and 36 Street

	– Add traffic signals.

A number of other transportation network improve-
ments are recommended to improve overall flow, 
including: 

•	 37 Avenue and 44 Street Traffic Signals

	– Northbound and southbound left turn 
movements are expected to operate a level 
of service E during the PM peak. City should 
consider signalization if left turning volumes 
increase or other concerns arise.

•	 40 Avenue and 36 Street

	– Convert the southbound leg to a shared 
through/right lane and left turn bay. This 
would reduce PM peak hour queue from 
approximately 100m to 75m.The City should 
consider adding a left turn bay if delays and 
queuing become a concern in the future.

The Wigfield ASP is a long-term policy document 
that promotes a vision for development within 
the plan area and provides guiding principles and 
policies that work towards achieving that vision 
over-time. The plan may be amended in response 
to changes in the overall policy direction within the 
City. Such amendment processes will be supported 
by public engagement activities.
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As shown in FIGURE  1 — Plan Location, the plan area is located at the 
southeast corner of the City of Lloydminster, in Saskatchewan, adjacent 
to the Rural Municipality of Wilton No. 472. The ASP area consists of 
approximately 101.6 hectares and is bounded by:  

•	 40 Avenue and the Larson Grove and Aurora neighbourhoods to 
the west

•	 the Canadian Pacific Railway ROW and industrial development to 
the east

•	 41 Street and existing commercial and industrial development to 
the north 

•	 the City boundary and agricultural development to the south

The portions of the original Wigfield ASP located north of 41 Street are 
fully developed and were therefore removed from the ASP boundary in 
this revised version.

The original Wigfield Industrial Area Structure Plan (ASP), prepared in 
2014, provided new business and employment opportunities in the 
City of Lloydminster. The identification of this area for industrial land 
use was intended to ensure a supply of serviced and accessible indus-
trial lots in the future. 

01	  INTRODUCTION 
& PURPOSE
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After the approval of the original ASP, decisions 
were made that required a revised policy direction 
for the Wigfield area, including:

•	 The annexation of 23.5 quarter sections from 
the County of Vermilion River in early 2022 
created opportunities to locate industrial land 
elsewhere in the city.

•	 Revisions to the Northeast Area Structure Plan 
were made to accommodate additional industri-
al lands north of Highway 16 in Saskatchewan. 

On January 6, 2022, the City identified the northern 
portion of the Wigfield plan area Lot: NW (PT OF) 
Block: Section 36, Plan: T49-R28-W3, Lloydminster, 
Saskatchewan as its preferred site for a future multi-
use recreation area with event facility development. 

Given these significant decisions, the City deemed 
it appropriate to reconsider the future land uses for 
the Wigfield plan area. This revised Wigfield ASP 
provides a comprehensive framework to reflect 
the change in approach for this area and provides 
direction for future, more detailed planning work to 
support subdivision and development via Neigh-
bourhood Structure Plans (NSP). 

This amended ASP provides a statutory planning 
framework to guide the review of and decisions for 
development applications within the Wigfield ASP 
boundary. It conceptually identifies land uses, the 
location of transportation routes, alignments for 
public utilities and servicing and the anticipated se-
quence of development. The ASP is consistent with 
current and relevant City policy direction and pro-
vides the basis for the submission of more detailed 
Neighbourhood Structure Plans (NSPs).

5
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02	POLICY 
FRAMEWORK 
CONTEXT
This section briefly summarizes the key influencing statutory, regulatory 
and policy documents on the ASP’s policy framework.

PART 2.1	  
STATUTORY 
DOCUMENTS

MUNICIPAL GOVERNMENT ACT (MGA)

Per the Lloydminster Charter, ASPs are governed under the Alberta 
Municipal Government Act (MGA) which provides direction for the 
contents of an ASP, ensuring they describe:

•	 The sequence of development proposed for the area,

•	 The land uses proposed for the area, either generally or with re-
spect to specific parts of the area,

•	 The density of population proposed for the area either generally or 
with respect to specific parts of the area, and

•	 The general location of major transportation routes and public utilities.

The Wigfield ASP complies with the requirements of the MGA.

6
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LLOYDMINSTER PLANNING DIS-
TRICT OFFICIAL COMMUNITY 
PLAN (OCP)

The Wigfield ASP falls within the ½ mile Referral 
Area of the RM of Wilton and is adjacent to a Rural 
Commercial Policy Area in the RM of Wilton as iden-
tified in the Official Community Plan (OCP). 

The purpose of the OCP is to identify and protect 
future growth areas in the City of Lloydminster and 
the Rural Municipalities of Wilton and Britannia; to 
provide land use policy which allows for flexibility of 
choice in land use planning options; and to develop 
a cooperative administrative structure.

This ASP is consistent with Map 1 Future Land Use 
Concept of the OCP and identifies a multi-use trail 
and buffer along the west side of the railway. The 
ASP is also within the ½ mile referral area identified 
in Map 2 Referral Areas and as such was referred 
to the RMs of Wilton and Britannia for review and 
comment. It was also discussed at the Lloydminster 
Planning District Commission meeting.

LLOYDMINSTER MUNICIPAL DE-
VELOPMENT PLAN (MDP) 2023

Map 5 Future Land Use Concept of the proposed 
2023 Municipal Development Plan identifies the 
ASP lands for future residential and commercial 
lands, which is consistent with the intent of the ASP. 
Specific land use districts will be applied at the time 
of redistricting by the proponent, as supported by a 
Neighbourhood Structure Plan.

PART 2.2	  
REGULATORY 
DOCUMENTS

LAND USE BYLAW

The Wigfield ASP lands are currently districted Ur-
ban Transition (UT) District in the LUB and therefore 
an amendment to the LUB will be required prior to 
development. 

To achieve the specific vision of the proposed future 
recreational and event facility development in the 
north area of the ASP, the UP Urban Park District is 
proposed, with amendments.  The purpose of the 
UP District is to provide lands for active and passive 
recreational uses. The land uses will be confirmed 
through the development of Neighbourhood Struc-
ture Plans, and subject to redistricting approval by 
Council.

The lands south of 36 Street, the south area, will 
also require redistricting once development plans 
are confirmed and supported by a separate, ap-
proved Neighbourhood Structure Plan.

7
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PART 2.3	  
PLANS & POLICY 
DOCUMENTS
The Wigfield ASP aligns with the following plans and 
policy documents:

COMMUNITY FACILITIES MASTER 
PLAN 2017

The Community Facilities Master Plan highlights 
the increasing demand on existing facilities and the 
need for additional services. This includes:

•	 more connectivity between the trail systems

•	 expansion of recreation and cultural program-
ming 

•	 greater seating capacity

•	 new fields (synthetic turf)

•	 additional amenities for existing fields

The proposed recreational and event facility site 
provides a suitable location to develop a replace-
ment facility for the Centennial Civic Arena and, 
being an undeveloped site, provides opportunities 
to further develop appropriate supporting uses 
and ensure the amenities are well connected and 
accessible.

LLOYDMINSTER RECREATION 
FACILITIES FEASIBILITY STUDY 
2020

The Feasibility Study highlights an immediate 
need for the replacement of existing facilities. The 
study identifies the Wigfield site as able to provide 
strong mobility connections to residential areas 
and accommodate supporting uses and functional 
elements in a comprehensive manner.

City of Lloydminster Strategic Plan 2022 

The Strategic Plan supports the replacement of ex-
isting facilities and includes the following goals:

•	 updating statutory documents as required to 
keep them current,

•	 preparing infrastructure for a growing city, and

•	 providing a parks, trails, and wayfinding system 
that meets resident and visitor needs.

CITY OF LLOYDMINSTER AREA 
STRUCTURE PLAN POLICY 
610-03

Policy 610-03 provides a framework and clarity to 
produce long-range plans for undeveloped land 
greater than a quarter section, or about 65 ha, 
in area. It outlines a process for the preparation 
and submission of ASPs and provides a Terms of 
Reference and sample table of contents to assist 
applicants. This ASP is consistent with the Terms of 
Reference and sample table of contents of Policy 
610-03.

8
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03	ANALYSIS 
OF EXISTING 
CONDITIONS
This section details the existing conditions within and adjacent to the Wig-
field ASP boundaries. See FIGURE  2 — Plan Area Context for reference. 

PART 3.1	  
NATURAL FEATURES 
Most of the plan area is cleared with some dispersed tree stands and 
low-lying areas. In the northern portion, a stormwater drainage channel 
parallels the west and north boundary of the plan area (beginning at 
36 Street). This channel drains to an existing stormwater management 
facility located at the northeast corner of the area. The lands within the 
northern portion of plan area slope gradually to the northeast. 

In the southern portion of the plan area, an east–west trending ridge 
with a maximum elevation of approximately 645 m exists that slopes 
gradually to the southeast. The plan area is relatively flat, and the eleva-
tion varies by about seven meters across the site. 

The plan area is generally clear of natural and ecological areas of 
interest due to generations of agricultural use. Some low areas exist, 
but these are not proposed for preservation in their natural state and 
will instead be incorporated into the on-site stormwater management 
system.

An Environmental Impact Assessment (EIA) was provided as part of the 
ASP process, the finding and recommendations are summarized below 
(found in Appendix A).
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LOCAL & IMPORTANT WILDLIFE 
HABITATS

The ASP is not located within or adjacent to iden-
tified preservation areas and is not located within 
or adjacent to any provincially identified parks or 
ecological reserves. 

Vegetation within the ASP area is mainly cultivat-
ed. Interspersed are numerous wetlands and treed 
areas including treed wetlands which are photo 
interpreted to be dominated by Aspen. The lands 
south of 31 Street are dominated by various species 
of planted coniferous trees. 

It is recommended in the EIA that noise abatement 
equipment be used to limit the transmission of noise 
beyond the site. If active nests, dens, burrows, etc., are 
found, consultation with the appropriate regulator is 
required. Active nests may be subject to appropriate 
buffers until the next is no longer active or a permit may 
be required for the nest removal.

VEGETATION

No rare vascular or non-vascular species occurrenc-
es are present in the ASP area. The nearest historical 
occurrence (with the 2 km study area) is located 
within city limits of Lloydminster in a developed area 
and is unlikely to be currently present given appar-
ent development.

It is recommended in the EIA that weed species be 
controlled prior to commencement of construction and 
that equipment and vehicles not be parked/stored on 
weed infested grounds unless weeds are first con-
trolled.

RARE WILDLIFE SPECIES

A search of the Saskatchewan database determined 
that one occurrence of a rare vertebrate animal, and 
one occurrence of an invertebrate and no occur-
rences of animal assemblages are located within the 
ASP area. The identified species are not listed in the 
Saskatchewan Wildlife Species at Risk Regulations.

It is recommended in the EIA that a wildlife field 
study be undertaken to determine the need for 
screening, and that pre-disturbance wildlife surveys 
during the migratory bird nesting window or at sen-
sitive periods for bats be undertaken.

FISH AND FISH HABITAT

The ASP area is located in the Southern Fishing Zone 
and potential fish habitat in the ASP area is limited to 
waterbodies which contain water on a year-round 
basis and do not freeze to the bed. Although the 
SWMF is unlikely the contain fish, there is still poten-
tial for fish to occur given the presumed depth and 
size of the waterbody. Fieldwork to determine the 
presence of fish in the SWFM is recommended.

11
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TOPOGRAPHY & SOIL

Topography is generally flat with depressional 
wetland areas, which is likely to change with devel-
opment. Careful stormwater management will be 
necessary if wetland areas or infilled.

Soils in the ASP area are dominantly Black Loam with 
Dark Gray and Gray Luvisolic soils. Soils in this class 
have moderate limitations that reduce the choice of 
crops or require moderate conservation practices.

It is recommended in the EIA that an erosion and sedi-
ment control plan be implemented. Further, the Phase 1 
ESA undertaken in support of the original Wigfield ASP, 
prepared in 2012, identified the need for a Phase 2 ESA, 
so it is recommended that Phase 2 ESA be undertaken 
prior to development.

WETLANDS

The desktop analysis identified 28 wetland features 
within the ASP. Further classification of the wetlands 
north of 31 Street was provided for two wetland areas, 
the dugout in the northeast corner and the swamp in 
the southwest corner of the north parcel. Classification 
of wetlands south of 31 Street will be required prior to 
development in that area of the ASP.

The wetland classification identified the two wet-
lands as follows:

•	 Dugout – anthropogenic and not a natural wet-
land that has surface water year-round.

•	 Swamp – a Class III seasonal wetland that is 
usually dry by the end of August.

It is recommended in the EIA that waterbodies that 
should not be disturbed during the construction 
process be flagged or fenced off with a buffer to 
protect against sedimentation.
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PART 3.2	  
BUILT ENVIRONMENT 

Aurora

The Aurora neighbourhood is located west of 40 
Avenue and south of 36 Street, to the west of the 
plan area. Aurora is a low density residential com-
munity, which also includes institutional uses and 
extensive pedestrian linkages which extend north 
into Larsen Grove.

Rural Municipality of Wilton No. 472

The Rural Municipality of Wilton No. 472 lies east 
and south of Wigfield and the municipal boundary. 
Agricultural land uses occupy the lands east of the 
ASP (east of the CP Rail right-of-way which forms the 
eastern boundary of the ASP), which are owned by 
Cenovus and a Cenovus oil upgrader site is located 
further to the east.

Lands south of Wigfield are occupied by intensive 
agriculture operations, including a feedlot, grain 
handling and residences. Proposed development 
within the Wigfield ASP is outside the prescribed 
setbacks from those uses.

ACCESS, ROADS & RAIL

Primary access to the ASP area is via 36 Street and 
31 Street. A single access to the proposed recre-
ation and event facility is located at the north end of 
the site from 41 Street. 

There is a CP Rail line that runs along the entire 
eastern boundary of the ASP. There is no access or 
crossings available to or from the ASP lands.

In the northeast portion of Wigfield approximately 
4.0 ha (10.0 ac) of land is leased for a radio tower in-
stallation. The site will be available for development 
upon expiry of the lease. This lease area is accessed 
by a gravel road from 40 Avenue which aligns gen-
erally with 36 Street to the west of the ASP area.

An abandoned gas well is located within the 40 
Avenue right-of-way at the southwest corner of the 
ASP. This is a former sweet gas well which has been 
reclaimed and no setbacks are required for devel-
opment within the area.

Three residences are located in the southwest por-
tion of the plan area, south of the proposed recre-
ation and event facility development.

The area immediately north of the ASP was included 
in the original Wigfield Industrial ASP. The lands are 
currently developed as commercial and industrial 
uses, including the Gold Horse Casino. 

ADJACENT DEVELOPMENT

Larsen Grove

The Larsen Grove neighbourhood is located west of 
40 Avenue and north of 36 Street, to the west of the 
plan area. Larsen Grove includes low and medium 
density residential and commercial land uses.

13
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PART 3.3	  
EXISTING 
INFRASTRUCTURE &
CAPACITY
The following discussion is derived from the Wigfield ASP Servicing Study,
prepared by the City of Lloydminster Engineering Services department,
April 2023. Some of the text has been transcribed exactly as it appears in 
the servicing study and some has been paraphrased. For infrastructure lo-
cational context, please see Figures 7-9 herein, which depict local existing 
infrastructure as well as future proposed infrastructure.

WATER

There is minimal water distribution infrastructure within the ASP bound-
ary. However, there is existing infrastructure located long 40 Avenue
on the west side of the ASP. An existing 300 mm diameter potable 
water main bisects the northern portion of the ASP lands which con-
nects infrastructure from 36 Street to 41 Street. An existing 350 mm 
diameter raw water watermain runs along 40 Avenue and through the 
ASP boundary within the future 36 Street right-of-way.

The existing WTP is located northwest of the ASP and has an average flow
of 11,000 m3/day with a net production capacity of 21,125m3/day. The 
2016 Water Master Plan identified that a major upgrade to the existing WTP
would be required by 2026. As not all the ASP lands were included in the 
2016 Water Master Plan, it is expected that an upgrade to the WTP would 
be required to support their development. It is recommended that a Water 
Master Plan update include all the lands within the ASP, and that capacity 
implications of development on the existing WTP be determined at the 
Neighbourhood Structure Plan stage.

The City stores potable water at the West End Reservoir, located along 
43 Street west of 62 Avenue, with a capacity of 24,746m3. Based on 
treated water storage volume required in 2019, the existing reservoir is
already over-utilized. Therefore, it is recommended that as part of
the future update to the Water Master Plan that the Wigfield ASP lands 
be included in the capacity analysis of the West End Reservoir, and that
the capacity implications of development of the Wigfield ASP lands be 
determined that Neighbourhood Structure Plan stage.

14

Wigfield Area Structure Plan  | Analysis of Existing Conditions



WASTEWATER 

The existing wastewater system conveys flows to 
the Wastewater Treatment Plant (WWTP) located 
north of 67 Street and approximately 800 m east of 
40 Avenue. The East Trunk is one of the two primary 
wastewater trunks in the city, which runs along the 
east boundary of the city, and is connected to the 
ASP lands via a 900 mm diameter wastewater main 
within the 37 Avenue road right-of-way. Inside the 
ASP boundary the East Trunk reduces to a 750 mm 
diameter wastewater main, which bisects the north-
ern portion of the study area and connects 36 Street 
to 41 Street.

According to the 2016 Sanitary Sewer Master Plan 
(AECOM, 2016), there is minimal existing capacity 
within the East Trunk. The Master Plan recommend-
ed the East Trunk be twinned to service future de-
velopment, including that of the Wigfield ASP lands. 
Capacity implications to the East Trunk must be con-
firmed through the preparation of the Neighbour-
hood Structure Plan and future detailed designs.

STORMWATER

Under existing conditions, stormwater generally 
drains across the ASP toward the northeast where 
it is intercepted by an existing stormwater manage-
ment facility known as Lake K. 

Downstream of Lake K, north of Highway 16, is Lake 
N, which is also a stormwater management facili-
ty. Lake K and Lake N are connected via an outlet 
control structure and a series of culverts and over-
land drainage channel sections. Lake N discharges 
into the East Drainage Channel, which crosses 67 
Street near the City’s Wastewater Treatment Plant, 
and which ultimately flows into the Neale Edmunds 
Wetland Complex.

The East Drainage Channel parallels both 41 Street 
and 40 Avenue within the north half of the Wigfield 
ASP. This section of the East Drainage Channel is 
scheduled for rehabilitation in 2023 to ensure a 
1:100-year storm event can be efficiently accommo-
dated within the channel.

PART 3.4	  
HISTORICAL 
RESOURCES
The lands within the plan area have previously been 
disturbed through extensive farming. A previous 
review utilising the Government of Saskatchewan’s 
Land Sensitivity Screening Tool did not identify any 
of the subject lands as historically significant.
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04	 GENERALIZED 
FUTURE LAND 
USE CONCEPT
This section discussed the proposed development concepts within the 
ASP boundary and lays the foundation for the development of policies 
that will guide future subdivision and development decision that will 
ultimately implement these concepts.

PART 4.1	  
OVERVIEW
The Future Land Use Concept (FLUC) shown in FIGURE  3 — Future 
Land Use Concept, accommodates the future recreation and event 
facility site with additional complementary hotel and commercial uses 
along the 40 Avenue corridor on the north side of 36 Street, and a res-
idential community south of 36 Street in the Wigfield ASP. The policy 
areas below are described in the order in which they appear on the 
legend of Figure 3.
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FIGURE  3	 
Future Land Use Concept
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PART 4.2	  
RECREATION 
A multi-use recreation and event hub is envisioned for 
this area comprising a grouping of sports fields and fu-
ture campground and/or stadium. The sports fields will 
respond to the near-term need for more softball fields 
while the campground and/or stadium development 
will be further refined in response to market need and 
supported by future planning articulated in subsequent 
Neighbourhood Structure Plans.

Details of the multi-use recreation and event hub 
will be provided established at the Neighbourhood 
Structure Plan stage.

PART 4.3	  
OPEN SPACE
Linear open space corridors and pocket parks are pro-
vided within the Wigfield ASP, identified on Figure 3 as 
dark green. The exact sizes and locations of these open 
spaces will be confirmed in Neighbourhood Structure 
Plans but shall generally comply with Figure 3.

The trails provide connections between the existing 
stormwater management facility in the northern por-
tion of the plan area and the proposed stormwater 
management facility to be located in the southeast 
corner of the plan area. The linear parks offer casual 
recreation opportunities for area residents and 
important linkages to the adjacent commercial uses 
and the recreation and event facility. 

Neighbourhood parks are scattered throughout the 
residential area in the south area with trails con-
necting to parks, to sidewalks, and to other trails. 
Placement of parks is considerate of public safety 
and equitable access, with every park having direct 
public roadway, good sightlines, human-scale light-
ing, and multiple trail access points. 18
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FIGURE  4	 
Berm Trail Illustration
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BUFFERS FROM EXISTING USES

Proximity guidelines prepared by CN Rail advise that a 30m setback 
from main rail lines is required for residential development, and these 
guidelines are being applied to the existing CP Rail line running along 
the east boundary of the ASP. FIGURE  4 — Berm Trail Illustration 
conceptually depicts the proposed 30m wide buffer strip between the 
CP railway and adjacent medium and low density residential, which 
contains fencing, landscaping and a 3m wide multi-use asphalt trail.

The southern boundary of the ASP area is also buffered with a 30m 
berm and trail corridor from adjacent existing intensive agricultural op-
eration, which will be similar to that shown in Figure 4 except without 
the galvanized chain link fence on the outer perimeter. 
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PART 4.4	  
EVENT FACILITY
A destination event facility is envisioned to meet 
today’s need for more indoor ice surfaces in the City 
of Lloydminster, as well as to elevate Lloydminster’s 
reputation as a convention and entertainment event 
destination.

The development aims host organized sports teams 
and tournaments, provide for other indoor rec-
reation pursuits, offer leased spaces for food and 
beverage service providers, and attract cultural and 
musical events that enhance Lloydminster’s quality 
of life.

The exact design, size and use of the event facility 
will be refined in a subsequent Neighbourhood 
Structure Plan(s).

PART 4.5	  
NEIGHBOURHOOD 
COMMERCIAL
There are two neighbourhood scale commercial 
sites interior of the residential community to pro-
vide convenience access to goods and services 
and provide opportunities for social gathering. It is 
expected that these sites would be developed as 
convenience stores and may include a coffee shop, 
bakery, hair salon or similar types of uses comple-
mentary to the surrounding residential nature of the 
block. Gas bars and other vehicle-oriented uses are 
not supported.
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PART 4.6	  
COMMERCIAL
Commercial uses ancillary to the recreation and 
event facility development will be compatible and 
supportive, and meet the local needs of the resi-
dential neighbourhood. It is expected that visitor 
patronage of adjacent commercial uses will contrib-
ute to the local economy.

Vehicle-oriented uses such as automobile repairs 
and service, gas bars and car washes, and vehicle 
sales will not be supported north of 36 Street. Rath-
er, hotels, sit-down restaurants and pubs, personal 
service shops, and retail stores are envisioned as 
complementary uses. Drive-through food and bev-
erage establishments may be compatible but shall 
not be the dominant form of food and beverage 
establishments north of 36 Street.

South of 36 Street, daily amenities can be accessed 
at the neighbourhood commercial hub, located at 
the intersection of 31 Street and 40 Avenue. Along 
the 40 Avenue corridor south of 36 Street the FLUC 
proposes a flexible mix of commercial/office/resi-
dential uses at the intersection of 31 Street and 40 
Avenue to meet the daily need of area residents.  It 
is anticipated the neighbourhood commercial hub 
could include grocery retail, gas bar, coffee shops, 
personal service shops, medical offices, medium 
density residential and other related uses.

PART 4.7	  
MEDIUM & 
LOW DENSITY 
RESIDENTIAL
Figure 3 provides for residential community south of 
36 Street with a mix of housing forms and access to 
daily amenities, with a focus on pedestrian friendly 
streets that promote connectivity and encourage 
active transportation like walking and cycling.

Low density housing forms will include single de-
tached houses, with or without secondary suites, 
with front attached garages as well as narrower 
detached houses on lanes with access to rear de-
tached garages, which could contain garage suites. 
Lane product is identified where single detached 
houses are backing onto townhouses which front 
collector roads, where single detached houses are 
backing on to the berm along the east and south 
boundaries, and/or where single detached houses 
are fronting collector roads.

Medium density housing as semi-detached units 
and townhouses are offered. These can be de-
veloped with rear lane access along the collector 
roadways and backing onto the railway to improve 
the streetscape, increase on-street parking, and 
improve separation distance from the railway. 
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PART 4.9	  
HOUSING 
DENSITY & 
POPULATION
The population of the ASP will reside in the southern 
area, that is, the area south of 36 Street. As detailed 
in TABLE  1 — Land Use Statistics, the south area 
of the ASP is anticipated to accommodate a popula-
tion of approximately 1,838 people, including 130 
school-aged students.  

The population will reside in 766 dwelling units of 
varying types, including single detached houses, 
semi-detached homes, and mixed use properties 
and townhouses, with and without rear lane access. 
Low density housing accounts for almost 47% of 
the southern developable lands (almost 29% when 
combined with the north area). Medium density rep-
resents another 12.36% and mixed-use residential, 
9.67% (7.65% and 5.99% of the combined areas, 
respectively).

The land use statistics presented here are based on 
the following assumptions:

•	 A minimum density target of 17 - 20 dwelling 
units per net residential hectare (du/nrh).

•	 A blended population generation factor of 2.4 
persons per dwelling unit (PPU) based on a 
range between 1.6 to 3.0 PPU depending on 
housing type.

•	 The student population was based on gener-
ation factor of 0.07 calculated from Canada 
Census data for Lloydminster. 

PART 4.8	  
MIXED USE
Along the 36 Street corridor mixed use is contem-
plated with low intensity commercial on the main 
floor and residential units on the second (and third) 
floors. This mixed use is intended to respect the rec-
reation and event facility development to the north, 
offering complementary commercial and residential 
uses with attractive frontages. Dwelling units above 
the commercial main floors may be ideally located 
to attract short term accommodation investors.

The mixed use land use designation allocated along 
40 Avenue south of 36 Street may flex into more 
commercial oriented development should the resi-
dential component not be required by the market. 
Changing the land use designation from mixed 
use to commercial along 40 Avenue in a Neigh-
bourhood Structure Plan would not necessitate an 
amendment to this ASP.
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TABLE  1	  
Land Use Statistics

Land Use Type Area (ha) Area (ac) % of GDA Density Units Pop. Student 

Pop.

NORTH AREA  hectares  acres % of GDA Density Units Pop. Student Pop.

Gross Developable Area  38.8  95.9 100.0%
Berm  1.4  3.5 3.61%
PUL/Storm Pond  13.1  32.4 33.76%
Recreation  11.6  28.7 29.90%
Event Facility  5.2  12.8 13.40%
Commercial  4.3  10.6 11.08%
Road  3.2  7.9 8.25%

SOUTH AREA  hectares  acres % of GDA Density Units Pop. Student Pop.

Gross Developable Area  63.1  155.9 100.0% upha 2.4/unit 0.07/pop

Berm  4.1  10.1 6.50%
PUL/Storm Pond  2.9  7.2 4.60%
Open Space (MR)  1.5  3.7 2.38%
Trails (MR)  0.8  2.0 1.27%
Low Density Residential  29.5  72.9 46.75% 15  443  1,063  75 
Medium Density Residential  7.8  19.3 12.36% 30  234  562  40 
Mixed Use  6.1  15.1 9.67% 15  92  221  16 
Commercial 1  3.0  7.4 4.75%
Commercial 2 - Nbhd  1.0  2.5 1.58%
Roads  6.4  15.8 10.14%

TOTAL  hectares  acres % of GDA Density Units Pop. Student Pop.

Gross Developable Area  101.9  251.8 100.0% upha 2.4/unit 0.07/pop

Berm  5.5  13.6 5.40%
PUL/Storm Pond  16.0  39.5 15.70%
Open Space (MR)  1.5  3.7 1.47%
Trails (MR)  0.8  2.0 0.79%
Recreation  11.6  28.7 11.38%
Event Facility  5.2  12.8 5.10%
Low Density Residential  29.5  72.9 28.95% 15  443  1,063  75 
Medium Density Residential  7.8  19.3 7.65% 30  234  562  40 
Mixed Use  6.1  15.1 5.99% 15  92  221  16 
Commercial 1  7.3  18.0 7.16%
Commercial 2 - Nbhd  1.0  2.5 0.98%
Roads  9.6  23.7 9.42%
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PART 4.10	  
INTERNAL 
CIRCULATION
Future development will be serviced by a loop 
collector which aligns with the existing residential 
intersections along 40 Avenue.  Local roadways are 
not shown within the proposed residential devel-
opment on the ASP concept and will be provided at 
the NSP stage, but the residential areas have been 
designed to accommodate a block-based develop-
ment pattern. 

The ASP promotes multi-modal transportation 
opportunities through the provision of linear open 
space corridors. Trails not only offer casual recre-
ational opportunities, but they can also be used in 
conjunction with the sidewalk system to navigate to 
daily amenities with improved safety.

Similar to the local road network, the exact size and 
location of the trail network south of 36 Street will 
be established at the NSP stage. 

PART 4.11	  
RESERVE LAND
Reserve land dedication will be allocated as appro-
priate to the full extent enabled by the MGA. Land 
above the high-water mark of stormwater manage-
ment facilities may be credited as Municipal Reserve 
(MR). The size and location of parks, open spaces 
and trails, including MR dedication, will be con-
firmed at the NSP stage. 

PART 4.12	  
FUTURE 
PLANNING 
Prior to approval of land use amendments or subdi-
vision and development applications for the lands 
within the ASP boundary, more comprehensively 
detailed Neighbourhood Structure Plans will be 
required to provide sufficient engineering analysis 
with respect to utility infrastructure and transporta-
tion needs. 

An NSP will provide details regarding subdivision 
design, specific land use districting, standard of ur-
ban, architectural and landscaping design, residen-
tial and employment densities, services and ame-
nities, and, parks and open space for the specified 
development area. 

PART 4.13	  
SEQUENCE OF 
DEVELOPMENT
FIGURE  5 — Sequence of Development illustrates 
the expected sequence of development within the 
ASP area broken out into the north area and the 
south area. It is conceptual only and actual sequenc-
ing of development will depend on project funding, 
market forces and other influences. It is expected 
that the north and south areas may be broken into 
subsequent development phases, supported by 
Neighbourhood Structure Plans.
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FIGURE  5	 
ce of DevelopmentnueSeq
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05	 TRANSPORTATION 
NETWORK

As shown in FIGURE  6 — Transportation Network, the collector 
roadway network has been developed to accommodate anticipated 
traffic volumes in an efficient, safe, and effective manner. Alignment of 
the local road network within the proposed residential neighbourhood 
will be required at the NSP stage and will not trigger an amendment to 
this ASP. 

The collector road network has been designed to accommodate future 
transit routes such that service can be provided within a 400-metre 
walking distance of most homes. 

If future development proposals anticipate densities which exceed 
those proposed in this ASP, further TIAs may be required. 

PART 5.1	  
CONNECTIVITY
Connectivity for pedestrians and cyclists is an important component to 
future development in the Wigfield ASP. Pedestrian and cycling routes 
are proposed throughout the residential neighbourhood and are 
intended to provide an integrated network linking the residential areas 
with the recreation and event facility and the rest of the city. 

Efficient and attractive routes within the neighbourhoods encourage 
increased walking and cycling. 
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FIGURE  6	 
sportation NetworknTra
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PART 5.2	  
TRAFFIC IMPACT ASSESSMENT
A Transportation Impact Assessment (TIA) was pre-
pared concurrent with the ASP to provide an overview 
of the transportation implications anticipated from the 
proposed ASP land use categories and recommenda-
tions for the internal and surrounding transportation 
network to support development (Appendix B). 

A summary of the findings and recommendations 
are found below:

OPENING DAY OPERATIONS

The current transportation network is anticipated to 
be able to accommodate the expected traffic gen-
erated by the recreation and event facility develop-
ment site (not including any additional development 
on the south parcel), with some improvements. 

The expected level of service of existing intersections 
is a Level C. For context, a level of service “D” reflects 
‘normal’ peak hour congestion, and typically anything 
level of service D or better is considered acceptable.

The following intersection improvements are re-
quired to support Opening Day levels of service:

•	 41 Street, 36 Street and 31 Street classified as 
collector roadways inside the Plan Area

•	 Upgrade 41 Street to a paved Urban Residential 
Collector Roadway standard

•	 40 Avenue and 41 Street

	– Southbound approach: upgrade from a 
shared right-through-left land to a shared 
through/right land with a left turn bay with 
70m of storage.

	– Add traffic signals.

•	 40 Avenue and 36 Street

	– Add traffic signals.

The following intersection improvements are not 
triggered by the recreation and event facility devel-
opment for Opening Day but would improve the 
overall flow of the transportation network:

•	 37 Avenue and 44 Street Traffic Signals

	– Northbound and southbound left turn 
movements are expected to operate a level 
of service E during the PM peak. City should 
consider signalization if left turning volumes 
increase or other concerns arise.

•	 40 Avenue and 36 Street

	– Convert the southbound leg to a shared 
through/right lane and left turn bay. This 
would reduce PM peak hour queue from 
approximately 100m to 75m.The City should 
consider adding a left turn bay if delays and 
queuing become a concern in the future.

ULTIMATE HORIZON TRAFFIC 
OPERATIONS

The Ultimate Horizon includes the development 
of the south parcel and is expected 55 years into 
the future. At this stage, the analysis shows that the 
intersection of 40 Avenue and 44 Street may not be 
able to accommodate the increased demand, with 
a level of service F during the PM peak, and long 
delays and queuing are anticipated. All the other 
intersections are expected to operate within perfor-
mance thresholds during the AM and PM peaks. The 
north site access at 41 Street is recommended to be 
signalized at the Ultimate Horizon.
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The Functional Study prepared for 40 Avenue 
assumed a population horizon of 100,000. This 
study identified a number of improvements to area 
roadways that the Wigfield TIA analysis found to be 
unnecessary. 

The following intersection improvements are re-
quired to support Ultimate Horizon:

•	 It is recommended the City revisit the 40 Av-
enue Functional Study 100,000 population 
concept plan. 

•	 The intersection of 40 Avenue and 44 Street 
is expected to operate at a level of service F 
during the Ultimate Horizon PM peak, and it is 
recommended this intersection be signalized.

•	 Turn bay storage lengths at 44 Street and 40 
Avenue and at 41 Street and 40 Avenue are not 
provided in the Functional Study. These move-
ments require very long storage bays based on 
the analysis (200m+). It is recommended the 
City revisit the Functional Study and use the 
result to inform the storage bay lengths at these 
locations.

Access Management

The recommended access spacing for the recre-
ation and event facility development is summarized 
below:

•	 41 Street

	– Minimum 100m from 40 Avenue. This pro-
vides space for the 90m right turn storage 
anticipated at the Ultimate Horizon.

•	 36 Street

	– Minimum 60 m from 40 Avenue. The turn 
bay storage anticipated for the Ultimate 
Horizon is less than 60m.

FUTURE MOBILITY

The TIA makes a number of recommendations re-
garding future mobility options, summarized below:

•	 The existing Sidewalk and Trails Master Plan 
does not contemplate the Wigfield area for 
non-industrial development and therefore does 
not identify the need for additional sidewalk or 
trail infrastructure. The Master Plan may need 
updating to reflect the needs of a complete 
neighbourhood, including timely walking/cy-
cling connections between the recreation and 
event facility development and adjacent exist-
ing/future residential areas.

•	 In the future when the south plan area develops 
for residential uses, children living there will 
likely need to cross 40 Avenue multiple times 
per day to get to and from school. Crossing lo-
cations should be well lit to ensure pedestrians 
remain visible during the winter when the sun 
rises late and set early.

•	 Future local transit services could help reduce 
demand on local roadways, and transit stops 
in this area should be considered as part of an 
overall exploration of providing transit services.

40 AVENUE: DANGEROUS 
GOODS & TRUCK ROUTE

The primary access road to the ASP lands is 40 Av-
enue, which is currently one of the City’s key Dan-
gerous Goods and Truck Routes. With a proposed 
change in land use from industrial to residential 
and mixed uses, using 40 Avenue as a Dangerous 
Goods & Truck Route is not appropriate, and contin-
ued use will cause conflicting user priorities.
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06	PROPOSED 
UTILITY 
SERVICES
The City undertook preliminary engineering analysis for proposed 
utility services within the Wigfield ASP boundary, see Wigfield ASP 
Servicing Study in Appendix C. The discussion below is excerpted and 
paraphrased from the Wigfield ASP Servicing Study. It should be noted 
that the recommendations of the Wigfield ASP Servicing Study are for 
reference purposes only and should not be relied upon without prior 
written consent from the City of Lloydminster’s Engineering Services 
department. 

Detailed analysis associated with pipe capacity, pipe sizing, service-
ability parameters for water distribution, wastewater collection, and 
piped stormwater collection infrastructure is required at the Neigh-
bourhood Structure Plan and detailed design stages.

PART 6.1	  
WATER
The proposed water distributions systems for the ASP are separated 
into two: one in the north area between 36 Street and 41 Street, and 
one in the south area, south of 36 Street to the southern ASP boundary 
(see FIGURE  7 — Water Distribution System).
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NORTH AREA

It is recommended that the north area use the existing 300 mm diam-
eter watermain as the ‘backbone’ to which all other water servicing is 
connected. The alignments of the water distribution system within the 
north area shall adhere to future Neighbourhood Structure Plan(s) as 
well as site development detailed designs. 

Water servicing in the north area could be accommodated through 
either individual connection to the 300 mm diameter water main or 
through a single connection with a branched-type network. If a branch 
system if used, it is recommended it be looped in order to ensure fire 
flows, capacity, and to protect against service interruptions in the event 
of a watermain failure.

SOUTH AREA

Due to the presence of the 300 mm diameter and the 250 mm diame-
ter watermain within the future 36 Street extension road right-of-way, 
the south area shall use this watermain is the ‘backbone’ to which all 
other water services are connected. It is recommended that the 250 
mm diameter watermain (which currently services the Cenovus Energy 
Upgrader) be reviewed and upsized as needed between the connec-
tion the existing 300 mm diameter watermain and the eastern ASP 
boundary.

To ensure fire flows, capacity and to protect against service interrup-
tions in the even of a watermain failure, it is recommended the pro-
posed watermain be connected to the existing watermain within the 31 
Street road right-of-way west of 40 Avenue within the Aurora residen-
tial neighbourhood, as well as at two points along the existing 300 
mm/250 mm diameter watermain along the 36 Street extension road 
right-of-way, as shown on Figure 7. 

Sizing of the watermains within the ASP boundary shall be confirmed 
through Neighbourhood Structure Plans and future detailed design 
stages. Regardless, all pipe sizes shall adhere to the latest version of 
the City of Lloydminster’s Municipal Development Standards.

Future Neighbourhood Structure Plan(s) and detailed design will need 
to determine the available capacity of the WTP and the reservoir stor-
age and identify what upgrades may be required to support develop-
ment within the Wigfield ASP.
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PART 6.2	  
WASTEWATER
The proposes wastewater collection system is to be 
connected to the City’s existing wastewater system 
within the future 36 Street extension road right-of-
way, as well as to the north-south line that connects 
36 Street to 41 Street.

Similar to the proposed water servicing discus-
sion, the proposed wastewater collection system is 
broken into the north area and the south area (see 
FIGURE  8 — Wastewater Collection System).

NORTH AREA

It is recommended that proposed development 
within the north area connect to the existing 750 
mm diameter wastewater main that runs north-south 
through the area. The existing wastewater main 
would be the ‘backbone’ to which all other waste-
water collection servicing is connected. Future 
servicing could be accommodated via individual 
connections to the 750 mm diameter wastewater 
main or via a single connection with a branch-type 
network. The details of the proposed system will be 
determined at the Neighbourhood Structure Plan 
and detailed design stages.

SOUTH AREA

In the south area, the existing 750 mm and 250 
mm diameter wastewater mains within the future 
extension of 36 Street right-of-way can serve as a 
‘backbone’ to which all other servicing can connect. 
Wastewater servicing serving the south area shall 
follow any proposed collector roads identified.

The 250 mm diameter wastewater main should be 
reviewed for capacity and upsized as necessary 
between the connection to the existing 750 mm 
diameter wastewater main and the eastern bound-
ary of the ASP.

Sizing of the wastewater collection system with-
in the Wigfield Asp shall be confirmed through a 
Neighbourhood Structure Plan and through de-
tailed designs stages. Pipe sizing shall adhere to the 
latest version of the City of Lloydminster’s Municipal 
Development Standards.

The entire ASP must be serviced by the existing East 
Trunk. With the existing capacity concerns identified 
by the 2016 Sanitary Sewer Master Plan, in depth 
analysis of the East Trunk and the timing triggers for 
the East Trunk Twin shall be monitored by the City to 
determine when the East Trunk Twin project will be 
triggered.
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PART 6.3	  
STORMWATER
Due to the topography and drainage within the ASP 
boundary, the proposed stormwater systems and 
site drainage basins have been split into the north 
area and south area. However, the south area has 
been further split into South 1 and South 2 (see 
 FIGURE  9 — Stormwater Management and 
Drainage Collection).

NORTH AREA

The entire north area will drain to either the East 
Drainage Channel or directly into Lake K through a 
mixture of both overland drainage and piped con-
nections. Catchment areas will need to be deter-
mined through the preparation of a Neighbourhood 
Structure Plan and future detailed designs.

SOUTH AREA

South 1

The South 1 catchment area will drain predominate-
ly towards the north. It is recommended this catch-
ment area be drained internally through a piped 
network and discharged into the East Drainage 
Channel near the intersection of 36 Street and 40 
Avenue.

The design parameters for Lake K have been adjust-
ed to account for South 1 catchment, and therefore 
flow restrictions or other control devices are not 
necessary, rather the area is to be allowed to free 
drain to the East Drainage Channel at which point 
the release rate will be addressed through the re-
lease of Lake K.

The stormwater main for South 1 is to be installed 
along the future extension of 36 Street right-of-way 
and act as a ‘backbone’ to which the servicing from 
South 1 connects.  From here, South 1 stormwater 
can be directed either west to the East Drainage 
Channel or east and north to Lake K.

South 2

South 2 catchment area will drain predominately to-
wards the south. It is recommended that the South 2 
be drained internally through a piped network and 
discharged into the proposed stormwater manage-
ment facility located in the southeast corner of the 
ASP. The proposed stormwater management facility 
would be connected to Lake K through a piped 
connection along the eastern boundary.

Stormwater mains shall follow the proposed collec-
tor roads as identified on the Future Land Use Con-
cept. Drainage of open spaces and developed lots 
shall be determined through the Neighbourhood 
Structure Plan and future detailed design stages.

PART 6.4	  
SHALLOW 
UTILITIES
Shallow Utilities include telephone, natural gas, 
electrical, internet, fibre optic and cable services. 
The developer shall be responsible for the provision 
of these services and extension from adjacent devel-
oped/developing areas.
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