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La Corey Major Area Structure Plan

INTRODUCTION
The M. D. of Bonnyville first adopted an Area Structure Plan (ASP) in 1981 for the Hamlet of La Corey.
That ASP was revisited in 1988 and is the most recent Plan for the community. An update to that
Plan is warranted and much overdue. Development within La Corey must be well considered, meet
community needs, and support economic development and viability. Proposed development
should also ensure compatibility with existing land uses within the Hamlet and protection of
environmental features. Due to its location, access and traffic implications for Highways 41 and 55
need to be managed. These import transportation corridors carry goods, services, and people to
and from the Town of Bonnyville to the City of Cold Lake and Fort McMurray. La Corey is a staging
area for transporting workers into oil extraction sites directly north in the Cold Lake Air Weapons
Range.

LOCATION AND CONTEXT
The Hamlet of La Corey is located approximately 21 km north of the Town of Bonnyville, at the
Intersection of Highway 41 and Highway 55. Refer to Map 1 – Location and Context.

PURPOSE OF THE PLAN
The purpose of the Hamlet of La Corey Major Area Structure Plan (MASP) is to provide a statutory
framework for land use planning by identifying appropriate locations for development,
determination of a future development pattern consistent with anticipated growth, recommend
suitable levels of municipal servicing, and effecting proper environmental safeguards. The MASP is
developed and implemented in conformance with established planning policies and best
practices, provincial regulation, and the requirements and desires of the M.D. of Bonnyville.
The key elements of the MASP are to provide a future vision for the community, development
objectives, and policy direction supported by a Development Concept to establish the logical
development strategy for the Hamlet. The MASP will guide development decisions for this
community for the next 20 years.

INTRODUCTION
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THE HIERARCHY OF PLANNING DOCUMENTS
Provincial Land Use Planning Documents
Land Use Framework - The Provincial Land Use Framework provides high level provincial land use
policy through seven regional plans. All municipal planning must be consistent with the policies
outlined in the corresponding regional plan. For the M.D. of Bonnyville, this is the Lower Athabasca
Regional Plan (LARP).
Municipal Government Act - All municipal planning documents must comply with the requirements
and regulations detailed in the Municipal Government Act (MGA). The MGA also stipulates the
requirements and authority of the hierarchy of planning documents that guide municipal planning
and development in Alberta, refer to Figure 1 - Hierarchy of Planning Documents. Compliance with
this hierarchy is required and provides the framework for land use and development decisions for
all municipalities within the province.

Municipal Planning and Development Documents
Intermunicipal Development Plans - An Intermunicipal Development Plan (IDP), is a collaborative
statutory document prepared by two or more participating municipalities to plan land of mutual
interest along their shared boundary. With a few exceptions, municipalities which share a common
boundary must prepare an IDP. The M.D. of Bonnyville has IDPs with the City of Cold Lake, the Town
of Bonnyville, Village of Glendon, the Summer Villages of Bonnyville Beach and Pelican Narrows,
and the Counties of St. Paul and Lac La Biche.
Municipal Development Plans - A Municipal Development Plan (MDP) provides the policy
framework for planning and development decisions at the Municipal District wide level.
Major Area Structure Plans - Major Area Structure Plans (MASPs) are prepared for specific areas of
land or communities within the municipality requiring a more detailed policy framework for
development than what is provided in the MDP. The M.D. of Bonnyville currently has the Highway
28 and 41 MASP and the Fort Kent MASP.
Area Structure Plans - Area Structure Plans (ASPs) are typically prepared on a quarter section or
smaller basis and provide specific land use policy and development criteria that may require the
preparation of additional studies to determine the developability of the lands and assess the
impacts of the proposed development. Details regarding location of servicing infrastructure
including roadway requirements and upgrades are determined at the ASP stage. The Hamlet of La
Corey has an Maciski Land Development Inc. ASP in place for a portion of SW18-63-5-W4.
The above noted municipal plans are considered Statutory, requiring current and future Municipal
Councils to follow the policies and direction detailed in them. The policies within an IDP, MDP,
MASP, and ASP must be consistent with one another. The M.D. of Bonnyville’s MDP will therefore be
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reviewed as part of the development of this plan to ensure that the La Corey MASP and the M.D.
of Bonnyville MDP policies are consistent.
Land Use Bylaw - All municipalities in Alberta are required to adopt a Land Use Bylaw (LUB). The LUB
assigns land use districts (zoning) to every parcel of land within the municipality.
The M.D. of Bonnyville LUB controls the use and development of land and buildings in accordance
with the policy direction outlined in the IDPs, the MDP, MASPs and ASPs. The LUB is the mechanism
used to implement the policy of the higher order statutory planning documents.

Figure 1 - Hierarchy of Planning Documents

THE HIERARCHY OF PLANNING
DOCUMENTS

2.2

La Corey Major Area Structure Plan

LAND-USE FRAMEWORK – LOWER ATHABASCA REGIONAL PLAN
Alberta’s Land-use Framework (LUF), supported by the Alberta Land Stewardship Act (ALSA),
establishes the basis for the development of seven land use regions, and the establishment of a
regional plan for each. The M.D. of Bonnyville falls within the Lower Athabasca Regional Plan
(LARP), and therefore municipal planning and development decisions must be in alignment with
the regional plan to achieve the regional outcomes established by LARP.

MUNICIPAL GOVERNMENT ACT
The La Corey MASP has been completed in conformance with the requirements of the Municipal
Government Act (MGA).
The MGA is the provincial legislation that allows municipalities to govern the development of lands
within their boundaries in a logical, timely, economical, and environmentally responsible manner.
This MASP has been prepared in accordance with Section 633 of the MGA which enables
municipalities to adopt Area Structure Plans as statutory plans for the purpose of providing policy
direction for future land use, subdivision, and development within a defined plan area.

MUNICIPAL DEVELOPMENT PLAN
The M.D. of Bonnyville’s MDP, articulates a long-range vision for growth for the entire municipality
through policies that provide the opportunity for development, while at the same time supporting
the agricultural base of the M.D. of Bonnyville. The La Corey MASP provides land use policy
direction encouraging and providing for complimentary land uses and development activities that
align with the vision and policies identified in the MDP.

LAND USE BYLAW
The M.D. of Bonnyville’s Land Use Bylaw (LUB) regulates and controls the use and development of
land and buildings within the M.D. of Bonnyville. The LUB will need to provide development
regulation in accordance with MASP policy direction outlined in the La Corey MASP. Land Use
Districts (zoning) under the LUB will need to align with the land use designations identified on the
MASPs Development Concept.
The current LUB districting for La Corey is shown on Map 2 – Land Use Bylaw Districts.
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PLANNING PROCESS
LA COREY MASP DEVELOPMENT
The following questions were used to guide the development of the La Corey MASP.
Where are we now? Understanding the current reality (municipal policies, existing infrastructure,
land use, and natural and man-made constraints), provides answers to this question and
establishes the baseline and context to inform the development of the MASP.
Where are we going? Defining the principles and objectives for the MASP provides the opportunity
to identify the interrelationships between landowners, stakeholders, business, industry, and the
environment, helping to determine the desired future development concept and outcomes of the
plan.
How will we get there? By asking this question, key policy statements and direction can be
identified. These policies, guided by public and stakeholder engagement, experience, and best
practices are intended to fill the gaps between the current state and the desired future for the
Hamlet of La Corey.

PLAN OBJECTIVES
The La Corey MASP was established respecting the following objectives.
•
•
•
•
•

Consistency with M.D. of Bonnyville strategic objectives.
Protect environmentally significant areas and wetlands where possible.
Provide opportunities for development while ensuring existing uses and activities can
continue.
Determine development and servicing constraints and requirements.
Provide a development framework for the Hamlet.

PUBLIC INVOLVEMENT
The La Corey MASP planning process involved engagement and consultation with stakeholders
and the community. Not only does the MGA require public consultation when developing statutory
plans, input and feedback from stakeholders, affected property owners and the public is essential
to ensuring community support and the successful implementation of the MASP.

Engagement Event #1 – Presenting the Draft Plan
The purpose of the meeting was to introduce the project and get community input and feedback
the draft La Corey Major Area Structure Plan. (INSERT INFORMATION ON ENGAGEMENT EVENT)

PLANNING PROCESS
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Engagement Event #2 – Presenting the Revised Draft Plan
The purpose of this second open house was to present the revised draft MASP. The open house
outlined the changes to the draft plan that resulted from previous engagement and sought
feedback and comment from participants. (INSERT INFORMATION ON ENGAGEMENT EVENT)

Statutory Public Hearing
As required by the MGA, a statutory Public Hearing must be held by the M.D. of Bonnyville prior to
2nd and 3rd reading of the MASP bylaw by M.D. Council. The Public Hearing provides landowners,
stakeholders and interested public the opportunity to comment on the MASP prior to Council’s
consideration and adoption of the MASP bylaw.

PLANNING PROCESS
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SITE ANALYSIS - DEVELOPMENT CONSIDERATIONS
THE LA COREY MASP BOUNDARY
The MASP boundary incorporates four quarter sections encompassing approximately, 266.8 ha that
correspond to the recognized administrative boundary of the Hamlet of La Corey as shown on
Map 3 – La Corey MASP Boundary

EXISTING LAND USES
Existing land uses within the Hamlet of La Corey include agriculture, commercial, residential,
industrial and commercial uses, and a cemetery. Additionally, there are several pipelines, power
transmission lines. Within the Hamlet of La Corey, the following land use designations currently exist
see Map 2 – Land Use Bylaw Districts
•
•
•
•
•
•

Hamlet General (HG)
Hamlet Multi Family Residential (HR2)
Hamlet Single Family Residential (HR1)
Hamlet Urban Reserve (HUR)
Rural Industrial (RI)
Rural Commercial (RC)

Range Road 460, Highway 41 (Buffalo Trail) and Highway 55 are the major transportation networks
within the Hamlet, with the intersection of Highway 41 and Highway 55 being the central point of
Plan area.

ENVIRONMENTAL FEATURES WITHIN MASP
Biophysical attributes of the MASP area are characterized below through a desktop review. The
desktop review consisted of queries of provincial databases for information to identify biophysical
elements that could represent constraints to development within the MASP. Overall, future
development will require site-specific biophysical assessments to be completed prior to
development to better understand site conditions and the effects of development on the
biophysical conditions. Site-specific construction mitigations may also be developed following the
completion of biophysical assessments.
Geology, Soils and Land Capability
The surficial geology in the MASP consists of sediments remaining from the collapse and slumping
of glacial debris caused by melting stagnant ice at the glacier margin. Sediments making up the
surficial geology include till and locally stratified glaciolacustrine or glaciofluvial sediments,
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characterized by low- to high-relief hummocky topography 1. Typically, the surficial geology within
the Dry Mixedwood Natural Subregion is overlain by Gray and Dark Gray Luvisols on uplands and
Gleysols and Organic soils in wetlands 2.
The MASP area mainly contains Orthic Gray Luvisols and Dark Gray Luvisols soils and is
characterized by undulating, high relief landform 3. The south part of the MASP area includes poorly
draining areas. Within the MASP area, the agricultural potential according to the Canadian Land
Inventory is predominantly Class 4 Subset A, which are soils with severe limitations that restrict the
range of crops or require special conservation practices. The MASP area also has some Class 5
Subset B soils, which have very severe limitations that restrict their capability in producing perennial
forage crops, but improvement practices may be feasible 4.
Vegetation and Wetlands
The MASP is situated in the Boreal Forest Natural Region and the Dry Mixedwood Natural Subregion.
This Natural Region occupies most of northern Alberta and mainly consists of aspen and balsam
poplar dominated deciduous forests, mixed wood forests and white spruce, black spruce and jack
pine dominated coniferous forests. Within the MASP area, there are aspen dominated tree stands
along 50 Avenue and 50 Street as shown of Map 4 – Environmental Features.
The Alberta Merged Wetland Inventory identified fen, bog, swamp and open water features within
the MASP area identified on Map 4 – Environmental Features; however, a review of available aerial
imagery indicated that the MASP area includes marsh and potential swamp features. The Alberta
Wetland Rapid Evaluation Tool – Estimated (ABWRET-E) describes estimated wetland values and
areas by Section. This tool categorizes wetlands based on function and assigns a value category
(A, B, C, or D) where A value wetlands are considered more significant than D value wetlands.
Section 18, within the MASP area, has potential to contain A-value wetlands, while the remaining
MASP area has potential to contain D-value wetlands 5.
Wetland assessments will be required to verify wetland presence, boundaries and classification
prior to development and future development will need to follow the mitigation hierarchy of
avoidance, minimization, and replacement. If wetlands cannot be retained within future
development, an approval under the Water Act will be required for any proposed disturbance to
wetlands or watercourses. Reasonably permanent wetlands, water bodies and watercourses
require a water boundaries review submission to Alberta Environment and Parks. Wetland mapping
1

Fenton, M.M., Waters, E.J., Pawley, S.M., Atkinson, N., Utting, D.J. and Mckay, K. (2013): Surficial geology of Alberta;
Alberta Energy Regulator, AER/AGS Map 601. Accessed July 2020 at:
https://ags.aer.ca/publications/MAP_601.html#citation.
2 Natural Regions Committee. 2006. Natural Regions and Subregions of Alberta. Accessed July 2020 at:
https://www.albertaparks.ca/media/2942026/nrsrcomplete_may_06.pdf.
3 Government of Alberta. 2020. Alberta Soil Information Viewer. Accessed July 2020 at:
https://soil.agric.gov.ab.ca/agrasidviewer/.
4 Government of Canada. 2013. Canada Land Inventory Soil Capability for Agriculture – Alberta Map Scale 1:1,000,000.
Accessed July 2020 at: http://sis.agr.gc.ca/cansis/publications/maps/cli/1m/agr/index.html.
5 Government of Alberta. 2020. Geodiscover Alberta – Wetland Information. Accessed July 2020 at:
https://geodiscover.alberta.ca/geoportal/#homePanel.
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and a historical air photo review must be completed for the MASP to support a water boundaries
submission under Section 3 of the Public Lands Act 6 prior to disturbing wetlands.
Surface Waterbodies
The MASP area is situated within the Jackfish Creek Sub-basin in the Beaver River Watershed 7. The
Cold Lake-Beaver River Basin Water Management Plan provides long-term management strategies
for surface water and groundwater resources 8. Jackfish Creek is east of the MASP area. There is an
unnamed tributary to Jackfish Creek that intersects the MASP area within NE-12-063-06 W4M (i.e.,
the southwest portion of the MASP area). The tributary has been modified and now functions as a
drainage ditch. Surface drainage within the MASP is generally towards the east 9 as shown on Map
5A – Existing Drainage. The tributary is a Class D watercourse with no Restricted Activity Periods.
Disturbance of the unnamed tributary to Jackfish Creek will require approval or notification under
the Water Act as administered by Alberta Environment and Parks. Whether an approval or a
notification is required will depend on the permanent nature of the proposed disturbance. For
example, temporary crossing of the tributary for construction purposes will require a Code of
Practice notification submission, while realignment of the tributary will require approval. Approval
under the Public Lands Act will be required for disturbance within the bed and shore of the
unnamed tributary.
Groundwater
The hydrogeological map that includes the MASP area is the Hydrogeological Map of the Sand
River Area, Alberta, NTS 73L. The hydrogeological map indicates that within the MASP area, the
unconsolidated sediment deposits of the Quartenary period extend to depths of up to 300 m below
ground surface (m BGS) and consists mainly of sand and gravel. The bedrock underlying the
unconsolidated sediments is of the Lea Park Formation consisting mainly of shale. Possible
groundwater yields from the Lea Park Formation are indicated to be less than 0.1 L/s 10.
Wetland presence in the MASP area may indicate shallow groundwater conditions that need to
be assessed prior to development to evaluate their potential to interfere with underground
structures such as basements, utilities, and roads. A review of the Alberta Water Well Database
revealed that water supply wells within the MASP area are generally completed at depths ranging
from 18 m to 25 m with one exception being a 74 m deep water well owned by the Bonnyville
6

Alberta Environment and Parks. 2016. Clarification of when a Water Boundaries Crown determination is required with
regards to the Alberta Wetland Policy. Edmonton, AB. 2 pp. Available at: https://open.alberta.ca/dataset/02b938d2a26b-41e8-b343-602b4b6c0c57/resource/22091cbe-dc3e-44b8-a2294a7db83c1cbd/download/waterboundariescrowndetermination-apr2016.pdf
7 Alberta Environment and Parks. 2020. Watershed Planning and Advisory Councils. LICA – Beaver River Watershed.
Accessed July 2020 at: https://www.alberta.ca/watershed-planning-and-advisory-councils.aspx?utm_source=redirector.
8 Alberta Environment. 2006. Cold Lake-Beaver River Basin Water Management Plan. Accessed July 2020 at:
https://www.alberta.ca/cold-lake-beaver-river-water-management-plan.aspx.
9 Altalis. 2020. LiDAR 15 DEM data. Acquired July 2020 from: https://www.altalis.com/.
10 Ozoray, G.F., Wallick, E.I., Lytviak, A.T. 1980. Hydrogeology of the Sand River Area, Alberta. Alberta Research Council,
Earth Sciences Report 1979-01.
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School Division 46 11. The shallow water wells are completed in sandy units located in the glacial till
deposits. Detailed studies should be completed for commercial or industrial activities susceptible
to release contaminants in the soil, as most water wells indicate the presence of a shallow water
table located at depths of 7-18 m.
Wildlife and Fish
Mammals such as beaver, red squirrel, snowshoe hare, southern red-backed vole, cinereous shrew,
least chipmunk, deer mouse, black bear, moose, and ermine are known to occur in the Boreal
Forest Natural Region. Birds that may occur include least flycatcher, house wren, ovenbird, redeyed and warbling vireos, Tennessee warbler, Baltimore oriole and rose-breasted grosbeak, with
pileated woodpecker and northern goshawk frequenting old-growth stands. Fish species that may
occur include arctic grayling, northern redbelly dace, Iowa darter, lake whitefish, burbot, walleye,
goldeye, lake chub, longnose and white sucker, emerald and spot-tail shiner, slimy sculpin, nine
spine stickleback, yellow perch and northern pike2.
A Fish and Wildlife Internet Mapping Tool search of 2.0 km from the center of the MASP area
identified observation records of American kestrel and sharp-tailed grouse. Fish records associated
with the unnamed Jackfish Creek tributary indicated previous observations of fathead minnow and
brook stickleback13. American kestrel and sharp-tailed grouse are listed as Sensitive under the
Alberta Wild Species Status Listing 12. The MASP does not intersect with any Key Wildlife Biodiversity
Zones or sensitive species ranges 13, or Important Bird Areas 14.
Biophysical assessments should be completed prior to development to survey presence of wildlife
and fish and assess habitat potential. A review of aerial imagery indicates a limited potential for
leks within the MASP. However, presence of leks, and other wildlife features, should be field
confirmed and appropriate buffers, setbacks and other mitigations should be implemented during
construction 15.
Environmentally Significant Areas
Environmentally Significant Areas (ESAs) may contain rare or unique elements requiring special
management consideration due to their conservation needs. Provincially designated ESA scores
have been assigned to each quarter section in Alberta based on 4 criteria: areas with focal
species, species groups or their habitats; areas with rare, unique or focal habitat; areas with

11

Government of Alberta. No date. Alberta Water Well Information Database (or Baseline Water Well Test Database).
Accessed September 2, 2020 at: http://groundwater.alberta.ca/WaterWells/d/
12 Alberta Environment and Parks. 2015. Wild Species General Status Listing. Accessed July 2020 at:
https://extranet.gov.ab.ca/env/wild-species-status/default.aspx.
13 Alberta Environment and Parks. 2020. Fish and Wildlife Internet Mapping Tool (FWMIT). Fish and Wildlife Management
Information System layers. Accessed July 2020 at: https://www.alberta.ca/access-fwmis-data.aspx.
14 Important Bird Areas Canada. 2020. Canadian Important Bird Areas Map Viewer. Accessed July 2020 at:
https://www.ibacanada.com/mapviewer.jsp?lang=en.
15 Alberta Environment and Parks. 2018. Master Schedule of Standards and Conditions (MSSC). Accessed July 2020 at:
https://open.alberta.ca/publications/master-schedule-of-standards-and-conditions
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ecological integrity; and areas that contribute to water quality and quantity. There are no ESAs
within the MASP area 16.
Historical Resources
Historical Resources are defined and protected under the Alberta Historical Resources Act. A
review of the Listing of Historic Resources identified no assigned historical resource values within the
MASP boundary 17, however they still may have the potential to contain historic resources. The
Listing of Historic Resources is updated twice every year and, therefore, future development plans
within the MASP should be submitted to Alberta Culture, Multiculturalism and Status of Women for
approval prior to construction.
Pipelines and Wells
The MASP area contains Altagas Utilities Inc. and North East Gas Co-Op Ltd. natural gas pipelines,
and within NE-12-063-06 W4M there are abandoned Husky Oil Operations Ltd. natural gas pipelines
(Map 6 - Pipelines and Wells). The MASP area also contains several abandoned and suspended
well sites and downhole locations associated with well sites outside of the MASP area 18.
Current and former oil and gas facilities and utility pipelines within or adjacent to the MASP area
may pose environmental risk. Land development setbacks and/or development restrictions are
common along pipeline rights-of-way and vary based on the type of pipeline. Municipalities may
implement setbacks greater than those established by the Alberta Energy Regulator. Field
assessments should be completed prior to any development activities occurring within the MASP
area.

TRANSPORTATION CORRIDORS
Range Road 460, Highway 41 (Buffalo Trail) and Highway 55 are the major transportation networks
within the Hamlet. The intersection of Highway 41 and Highway 55 identifies the central core of the
community. Highway 41 and Highway 55 which bisect the Hamlet are important transportation
corridors carrying goods, services, and people to and from the Town of Bonnyville to the City of
Cold Lake and beyond. The commercial residential and cultural facilities are located north of
Highway 55 while more industrial uses are located in the southwest quadrant of the intersection of
Highway 41 and Highway 55. Refer to Map 3 – La Corey MASP Boundary

16

Fiera Biological Consulting. 2014. Environmentally Significant Areas in Alberta – Final Report (GIS layers). Accessed July
2020 at: https://www.albertaparks.ca/media/5425575/2014-esa-final-report-april-2014.pdf.
17 Alberta Environment and Parks. 2020. Listing of Historic Resources – April 2020 version. Accessed July 2020 at:
https://www.alberta.ca/listing-historic-resources.aspx.
18 Abacus Datagraphics. 2020. AbaData2 – Pipelines and Wells layers. Accessed July 2020 at: http://abadata.ca/.
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WATER AND WASTEWATER SERVICING
Currently, the M.D. of Bonnyville does not supply municipal water or municipal wastewater services
to La Corey. Landowners within the Hamlet are serviced by private wells (or cisterns) and septic
systems.

DRAINAGE
La Corey has existing drainage patterns, natural drainage courses, and wetlands as described in
Section 4.3. Surface water management is to be controlled in accordance with Alberta
Environment & Parks regulations.
As development proceeds, appropriate consideration for the allotment of land for private utility
rights-of-way and public utility lots for the purposes of surface water management should continue
in accordance with applicable standards, regulation, and M.D of Bonnyville requirements. Where
public utility lots are proposed the long-term operation and maintenance obligations and costs
should be considered by the M.D. as the future owner.
Topographical Review & Existing Drainage Patterns
The boundary of the Hamlet of La Corey is bisected by Highway 55 as well as Highway 41 into 4
quarter sections. The hamlet landscape is generally undulating with wetland and low-lying ponding
areas dotting the terrain. Ground level elevations are approximately 555m +/- 5m. La Corey is
generally flat with average slopes of 0.5-1% draining to the southeast. Some portions of the lands in
the north quarter sections slope offsite to the north and east of La Corey.
The general drainage direction is to the southeast. There is an unnamed watercourse draining
through the southwest quadrant to the southeast quadrant. La Corey is in the Jackfish Creek
subbasin but ultimately drains to Beaver River and Cold Lake.
See Map 5A – Existing Drainage for the existing drainage patterns in La Corey.
The drainage review indicates:
•
•

•

There are several low-lying areas that are weakly connected and flood prone under large
stormwater runoff events.
Culvert locations and capacities may be contributing to existing drainage challenges.
Additional culverts and a review of capacities may be required to resolve existing drainage
issues.
Additional survey data should be acquired to analyze and confirm drainage crossings
(locations, sizes, and design flow capacities) as well as to refine the catchment boundary
delineations and assess the available storage volume of overland ponding areas (in low lying
areas).
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Land-Use Concept Considerations
Development boundaries and existing topography may impose constraints on the feasibility of
connecting offsite discharge to the existing watercourse in La Corey. Hence, stormwater release
to a suitable stormwater management facility or existing wetland outside the boundary of La
Corey, that does not adversely impact private or public lands, may be required. Future
developments should confirm impacts of development on the onsite and downstream stormwater
management systems. Additionally, there are existing drainage challenges within La Corey that
are to be considered and mitigated as future development proceeds. Development is not to
exacerbate existing drainage concerns. Stormwater discharge to existing watercourses and
wetlands are subject to Water Act approval.
One regional stormwater facility has been proposed in the northeast quadrant of La Corey,
described in the Maciski Land Development Inc. ASP, to support future development. The La Corey
MASP does not propose additional stormwater facilities. Regional stormwater facilities and
infrastructure should be considered as several lots or quarter sections develop to increase the
efficiency of the stormwater design and infrastructure investment. It is recommended that for larger
developing areas a regional stormwater plan be developed to achieve the storage and release
rate requirements for a larger servicing area.
To support future development, it is recommended that private onsite stormwater management
be implemented and approved on a site-by-site basis.
For smaller independent developments, some commonly used private site stormwater
management systems include, but are not necessarily limited to:
•
•
•

Underground storage. These can include infiltration to support groundwater recharge and/or
gravity or pumped systems to release stormwater to the appropriate discharge location.
Surface ponds or wetlands for stormwater management attenuation.
Low impact development practices, such as bio-retention areas, stormwater reuse for irrigation
or non-potable use, infiltration trenches, bioswales, and absorbent landscaping.

Private site owners are required to follow existing drainage patterns, predevelopment release rates,
and obtain all applicable regulatory approvals. Future developments may be required to upsize or
upgrade impacted stormwater management infrastructure (i.e. culvert crossings) to support postdevelopment releases that do not exacerbated existing drainage issues and may be required to
gain consent from downstream landowners to comply with Water Act requirements. See Map 5B –
Post Development Drainage Considerations.
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FUTURE DEVELOPMENT CONCEPT
GROWTH ASSUMPTIONS
Population numbers for the Hamlet of La Corey have not been consistently available and therefore
make it difficult to determine an accurate growth rate for the community. To determine the future
land use needs of La Corey, an analysis of building permits issued over the last 15 years was
undertaken. There has been little building activity in the Hamlet. Only 8 building permits for
additional residential units have been issued between 2004 – 2019 which would indicate that
population growth has not been significant over the last 15 years. There is a considerable amount
of vacant land available which is either already zoned or planned through approved ASPs for
residential, commercial and industrial development within the administrative boundary of the
Hamlet. It is therefore reasonable to assume lands already zoned or planned could accommodate
any future growth within the 20 year time horizon of this plan.

DEVELOPMENT CONCEPT DESCRIPTION
This MASP and associated policy affect the lands within the administrative boundary of the Hamlet
of La Corey being: SW18-63-5-W4, NW7-63-5-W4, NE12-63-6-W4 and SE13-63-6-W4. The existing land
uses within the Hamlet include: several residences, cemetery, community hall, RV park, a cottage
style motel, gas station, parking and staging for oilfield workers and laydown of oilfield equipment,
industrial uses and storage and agriculture.
The Future Development Concept, as shown on Map 7 – Future Development Concept, proposes
that development continue to expand out from the main transportation arteries of 50 Avenue.
(Highway 55) and 50 Street (Highway 41) that bisect the community.
Residential uses are proposed to extend from the existing residential developments to the east as
well as an area dedicated for rural industrial uses and an area identified as a future park consistent
with the Maciski Land Development Inc. ASP. An area north of the residential development within
SW18-63-5-W4 has been proposed for “Main Street” retail commercial and local services (stores,
restaurants, hair salons, offices). Commercial uses are to continue on the north side of 50 Avenue
west of 50 Street and proposes additional commercial at the intersection with 50 Street in NW7-635-W4. The remainder of NW7-63-5-W4 remains Hamlet Urban Reserve which means it is not
anticipated to be needed for development within the 20-year timeframe of this plan. The entirety
of NE12-63-6-W4 continues to be for Rural Industrial development as does a portion of SE13-63-6W4 adjacent to 50 Street. Remaining lands in SE13-63-6-W4 are identified as Hamlet Urban Reserve.
There is sufficient land currently available to support all of the proposed uses and no additional
lands to accommodate future growth will be required during the 20-year horizon of this Plan.

FUTURE DEVELOPMENT CONCEPT

5.1

LA COREY
MAJOR AREA STRUCTURE PLAN

DEVELOPMENT CONCEPT LAND USE STATISTICS
Table 5.1 - Land Use Statistics
Land Use Statistics

Gross Area (GA)
Total (ha)

266.8

Residential Policy Area

28.5

Hamlet Main Commercial Street Policy Area

13.1

Hamlet Commercial Policy Area

8.0

Rural Industrial Policy Area

83.1

Public Use and Recreation Policy Area

5.7

Hamlet Urban Reserve

110.5

Streams (Assumed 10 m Width)

1.5

Registered Roads and Highways

16.4

DEVELOPMENT STAGING
Staging of development within the Hamlet will be determined by market demand and appropriate
and logical extension of infrastructure to support development at the discretion of the M.D. of
Bonnyville.
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POLICY FRAMEWORK
The La Corey MASP provides policy direction and sound land use planning to support and
accommodate anticipated future development for the next 20 years. MASP policy ensures that
existing uses and activities can continue while opportunities for new development can occur
where identified and be consistent with Map 7 – Future Development Concept. Required setbacks
from sensitive areas, oil and gas facilities, and other conflicting developments, will need to be
confirmed prior to subdivision and/or development.
The Development Concept and MASP policies are intended to continue to support the character
of La Corey as a rural hamlet.

GENERAL POLICIES
All future development shall be located to comply with the Development Concept shown
in Map 7 – Future Development Concept.
Where not explicitly indicated in the La Corey MASP, the policies and requirements
detailed in the M.D. of Bonnyville Municipal Development Plan and Land Use Bylaw shall
take precedence.
Where development proposals are on lands that contain or are in proximity to pipelines,
the pipeline licensees shall be contacted regarding specific setback and/or development
restrictions or any environmental concerns associated with the pipeline.
Setback and/or development restriction requirements from operating and abandoned oil
and gas pipelines, well sites, and facilities shall be confirmed at the time of subdivision
approval. Subdivision planning must adhere to all relevant Alberta Energy Regulator
regulations and M.D. of Bonnyville requirements.
Where development proposals are on lands that contain or are in proximity to power
transmission lines, the power company operator shall be contacted regarding specific
setback and/or development restrictions associated with the transmission lines.
If there is concern about any environmental contamination on a proposed development
site, the M.D. of Bonnyville may require additional studies at the time of subdivision or
development. This may include environmental assessments and possibly remediation, prior
to development.
Extensive agriculture (grazing and cropping) will continue to be permitted within the MASP
as an interim use.
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Future development shall be encouraged to be contiguous with existing development.
This ensures maximization of municipal infrastructure or the need to prematurely extend
infrastructure.

EXISTING USES
The adoption of the La Corey MASP does not change the current Land Use Bylaw designation
(zoning) of the lands within the Hamlet boundary, refer to Map 2 – Land Use Bylaw Districts. Existing
districts and corresponding regulations for the district remain in place. Only landowners can initiate
redistricting (rezoning) of their land.
Plan area landowners shall continue to use their lands as currently designated by the M.D.
of Bonnyville Land Use Bylaw.
Redesignation to another land use district will only be considered if it is consistent with the
intent of the land use policy areas identified in this MASP as shown on Map 7 - Future
Development Concept
When proposing the creation of 3 lots or more, the preparation of an ASP amendment
may be required to support multi lot development proposals within the Hamlet. The
content requirements for the preparation of Outline Plans shall follow the requirements
detailed in the M.D. of Bonnyville’s MDP.
Premature development of lands being used for agricultural should be avoided, and such
land should continue to be used for agricultural purposes until such time as the land is
needed for other purposes identified on Map 7 - Future Development Concept.

RESIDENTIAL POLICY AREA
The purpose of the Residential Policy Area is to provide opportunities for residential uses consistent
with the M.D. of Bonnyville’s Hamlet Residential - HR1 and Hamlet Multi-family Residential - HR2 Land
Use Bylaw districts.
Opportunities for residential subdivision and development shall only be allowed where
identified on Map 7 Future Development Concept
All costs associated with connecting to natural gas, power and communications shall be
borne by the developer.

HAMLET MAIN STREET COMMERCIAL POLICY AREA
The lands identified in the Hamlet Main Street Policy Area are intended to retain and support the
development of retail and commercial services that cater to the local Hamlet population as
identified on Map 7 - Future Development Concept. The purpose of the Hamlet Main Street Policy
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Area is that, although the underlying Land Use Bylaw District may allow for other uses, the intent of
is to support and facilitate development of typical “main street” commercial and local service uses
of a scale consistent with small town rural Alberta.
Opportunities for local main street retail and commercial services should only be allowed
where identified on Map 7 - Future Development Concept. Uses not consistent with this
intent should be encouraged to locate within the Rural Industrial Policy Area.
All costs associated with connecting to the municipal services, natural gas, power and
communications shall be borne by the developer.

HAMLET COMMERCIAL POLICY AREA
The purpose of this policy area is to provided opportunities for commercial / light industrial uses
which are intended to primarily serve the traveling public. These are commercial / light industrial
uses which are not usually desired within main street commercial area and which benefit from
exposure to high traffic volumes or require straightforward access to a major transportation route.
The site design of the development shall take account of and create a compatible
interface with any adjacent development and the surrounding environment.
Buffers shall be provided between uses which may be incompatible with adjacent or
nearby uses to minimize land use conflict, risk, and nuisance, subject to the satisfaction of
the M.D. of Bonnyville. Buffering requirements will be determined by the M.D. of Bonnyville
at the subdivision or development permit stage.
Site development guidelines that set out building design, landscaping, signage, and other
site requirements may be required for developments within the Hamlet Commercial Policy
Area.
Site-specific activities including road traffic, noise, vibration, smoke, dust, odour, fumes,
and lighting shall be evaluated at the time of development permit application so that
nuisance is mitigated to an appropriate level to the satisfaction of the M.D. of Bonnyville
through implementing applicable industry standards, best practices, and regulatory
requirements.
Outdoor storage shall be screened from roadways and adjacent properties through
landscaping, berms, and/or fencing.
All costs associated with connecting to natural gas, power and communications shall be
borne by the developer.
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RURAL INDUSTRIAL POLICY AREA
The Rural Industrial Policy Area on Map 7 - Future Development Concept are lands that have been
zoned to provide for a variety of industrial opportunities consistent with the Rural Industrial LUB
district
The site design of the development shall take account of and create a compatible
interface with any adjacent development and the surrounding environment.
Buffers shall be provided between uses which may be incompatible with adjacent or
nearby uses to minimize land use conflict, risk, and nuisance, subject to the satisfaction of
the M.D. of Bonnyville. Buffering requirements will be determined by the M.D. of Bonnyville
at the subdivision or development permit stage.
Site development guidelines that set out building design, landscaping, signage, and other
site requirements may be required for developments within the Rural Industrial Policy Area.
Site-specific activities including road traffic, noise, vibration, smoke, dust, odour, fumes,
and lighting shall be evaluated at the time of development permit application so that
nuisance is mitigated to an appropriate level to the satisfaction of the M.D. of Bonnyville
through implementing applicable industry standards, best practices, and regulatory
requirements.
Outdoor storage shall be screened from roadways and adjacent properties through
landscaping, berms, and/or fencing.
All costs associated with connecting to natural gas, power and communications shall be
borne by the developer.

HAMLET URBAN RESERVE POLICY AREA
The lands identified as Hamlet Urban Reserve Policy Area on Map 7 - Future Development Concept
are intended to remain in their current state for the foreseeable future. The intended future use of
the land has not yet been determined. Long term, well beyond the 20-year horizon of this MASP,
the lands may be utilized for future Hamlet development. Until such time, the underlying Land Use
Bylaw district requirements for these lands prevail.
All development within the Hamlet Urban Reserve Policy area shall conform to the
requirements of the existing zoning.

PUBLIC USE AND RECREATION POLICY AREA
The lands identified on Map 7 - Future Development Concept as Public Use and Recreation are
intended for uses of public benefit and include the La Corey cemetery, community hall, and the

POLICY FRAMEWORK

6.4

LA COREY
MAJOR AREA STRUCTURE PLAN

open space located adjacent 47 Street. Despite the underlying Residential and Hamlet General
zoning the intention of this policy area is solely for development that is of public benefit, use and
recreation. The future development concept does not propose or anticipate the need for
additional lands for recreation and open space within the Hamlet boundary for the 20 year time
horizon of this MASP.
Only uses consistent with the intended purpose of the Public Use and Recreation Policy
Area shall only be allowed where identified on Map 7 - Future Development Concept.

ENVIRONMENTAL PROTECTION AND RESERVE DEDICATION
As identified on Map 4 – Environmental Features, lands within the MASP boundary contain some
important environmental features. Policies within this MASP should ensure that these landscapes
are protected. As the area develops, preserving environmental qualities and aesthetics, and
improving opportunities for outdoor recreation will be important to maintaining a high quality of life
for Hamlet and area residents.
Where any development (commercial, industrial, or residential) is proposed near natural
features, the M.D. of Bonnyville, at their sole discretion, may require an environmental
assessment to be conducted by a qualified professional to determine how the features
can be preserved and incorporated as part of the development, ensuring that any
development impacts are mitigated.
No incompatible development shall be permitted on unstable slopes or within areas that
may be prone to flooding or will adversely impact wetlands, waterbodies and streams.
The M.D. of Bonnyville may require the development proponent to supply
recommendations, prepared by a qualified professional, regarding establishment of
appropriate development setbacks and/or other required mitigation measures adjacent
to wetlands, waterbodies and streams.
Development setbacks will be in accordance with Environmental and Municipal Reserve
requirements of the M.D. of Bonnyville.
At the time of subdivision, Municipal and Environmental Reserves shall be dedicated in
accordance with M.D. of Bonnyville policy and the Municipal Government Act.
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SERVICING REQUIREMENTS
Water and Wastewater
All developments shall provide their own private on-site water and wastewater systems
and these systems shall comply with all applicable federal and provincial standards for
the construction, operation, and maintenance of these systems.
Costs associated with the construction, operation and on-going maintenance for on-site
private water and sewage systems shall be borne by the landowner.
Each commercial and industrial lot owner shall address fire flow and process water
supply requirements for their approved development to the satisfaction of the M.D. of
Bonnyville.
Water wells for residential, commercial or industrial uses shall meet the licensing
requirements of the Water Act.
Groundwater
Developers shall be required to undertake percolation testing in areas identified for septic
field placement.
Ground truthing for the presence and status of nearby domestic use water wells in shallow
surficial deposits shall be performed prior to finalizing the locations of septic fields.
Stormwater Drainage
Future developments should confirm impacts of development on the onsite and
downstream stormwater management systems and are required to follow existing
drainage patterns, predevelopment release rates, and obtain all applicable regulatory
approvals.
Future developments may be required to upsize or upgrade impacted stormwater
management infrastructure (i.e. culvert crossings) at the developers cost, to support postdevelopment releases in order not to exacerbated existing drainage issues and may be
required to gain consent from downstream landowners to comply with Water Act
requirements.
Private onsite stormwater management should be implemented and approved on a siteby-site basis.
Stormwater management will be the responsibility of the developer, to the satisfaction of
the M.D. of Bonnyville.
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Shallow Utilities
Shallow utilities include services such as telecommunications, gas, power, and cable.
Shallow utilities shall be provided in keeping with municipal development standards.
Outline Plans and subdivision plans should accommodate these utilities where necessary
through the recognition of existing rights-of-ways, that must be retained, and future
required rights-of-way and/or easements.
Developers shall be required to determine the requirements for the provision of shallow
utilities, at the subdivision or development stage of approval, based upon capacities and
rights-of-way required.
All shallow utilities shall be located in areas acceptable to the M.D. of Bonnyville and utility
companies. Right-of-way requirements shall be determined and dedicated at the time of
subdivision.
The developer may be required to provide access to or through their lands to
accommodate the servicing of adjacent development.
The cost of extension and installation all shallow utility services shall be borne by the
developer.

ROADS AND TRANSPORTATION
Developments adjacent to Highway 55 or Highway 41 will be required to contact Alberta
Transportation prior to application with the M.D. of Bonnyville to ensure that the proposed
development meets provincial standards.
All subdivision and development permit applications must be referred to Alberta
Transportation per the requirements of the Municipal Government Act.
Developers may be required to prepare a Traffic Impact Assessments (TIA), at the time of
subdivision to assess anticipated traffic generation, potential impacts on the overall
transportation network, and any improvements that may be necessary to the existing road
system.
Should additional road right-of-way or new roads be required as part of a subdivision, it
shall be requested as a condition of subdivision approval.
All proposed road systems must meet the specifications of the M.D. of Bonnyville and be
constructed to these specifications.
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The costs directly associated with servicing a new development through upgrading the
existing road network and the construction of new roadways shall be borne by the
developer.
Development proposed directly adjacent to Highway 55 or Highway 41 may be required
to implement noise mitigation techniques, such as berms, barriers, setbacks, or additional
landscaping at the discretion of the M.D. of Bonnyville. The M.D. of Bonnyville may also
require a noise impact study.
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PLAN IMPLEMENTATION
INTERPRETATION
The MASP policies contain “shall”, “must”, “will”, “should” and “may” statements.
“Shall”, “must”, “will” mean, within the context of policy, the action is mandatory and must be
followed.
“Should” means, within the context of policy, that the action is strongly encouraged but M.D. of
Bonnyville Council and Administration have some discretion based on the circumstances of the
specific case being presented.
“May” policies indicate that M.D. of Bonnyville Council and Administration determines the level of
compliance that is required.
Policy must be implemented as directed. Only an amendment to the MASP can change
the interpretation of a policy from “shall” to “should” or “may”. The interpretive clauses
within explanatory statements have the same intent as those stated in policies.
Maps within this MASP are conceptual and should not be used to determine precise
locations or boundaries. Additional studies and surveys will be required to do so.
All map symbols, locations, and boundaries contained within the MASP shall be interpreted
as approximate unless otherwise specified in the Plan or coincide with clearly recognizable
physical features or legal boundaries.

PLAN IMPLEMENTATION
The M.D. of Bonnyville shall ensure that all development decisions are consistent with the
policies outlined in the La Corey Major Area Structure Plan.
Approval of development shall not prejudice the further subdivision or any subsequent
development that is consistent with the policies contained within this La Corey Major Area
Structure Plan.

AMENDING THE LA COREY MASP
Amendments to the La Corey MASP shall be carried out in accordance with the MGA, which
requires the M.D. of Bonnyville to invite comments from the community and affected stakeholders
through a Statutory Public Hearing process before deciding whether to amend the Major Area
Structure Plan.
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Policies, text, and mapping information contained within the La Corey Major Area
Structure Plan may be amended from time to time in order to remain current or in response
to broader or more specific issues affecting the plan area.
Any change to policy, text, or mapping information contained within the La Corey Major
Area Structure Plan shall be undertaken in accordance with the Municipal Government
Act requirements and the M.D. of Bonnyville’s MDP.
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