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3.2.1 – Principles, Objectives and Policies 

Principle 1:  

Promote the Integration and Efficient Use of Regional Infrastructure  

Objectives:  

a. Promote the integration of land-use and infrastructure planning  
The proposed NSP amendment is supported by a Traffic Impact Assessment and 
preliminary Development Site Servicing Plan by Scheffer Andrew. 
 
The City’s primary concerns in the review process were: 1) protection of Nose 
Creek; 2) avoidance of the flood way; 3) protection of municipal servicing 
infrastructure through the site; 4) protection of public access through the site; 5) 
protection of existing streetscape improvements along Railway AV; and 6) 
minimizing impact to traffic flows around the Railway AV/Mackenzie WY and 
Railway AV/8 ST intersections. 
 

b. Optimize the use of existing infrastructure when accommodating growth  
Creekside Crossing is a partially developed commercial site within the existing 
Downtown Plan boundary area.  It is surrounded by existing residential and 
mixed-use development of varying densities.  Access is provided from the east 
and west by Railway AV and 1 AV.  Access from the north and south is provided 
via 8 ST.  The site is surrounded by established communities and transportation 
networks and is ready for completion of site build-out. 
 

c. Encourage higher densities, greater intensity of use, the provision of community 
nodes, and the leveraging of transit service, where applicable  
A great deal of effort has been made to encourage the developer to increase 
densities, provide a mix of commercial and residential uses, and make the design 
more transit supportive and less auto-oriented.  The developer has made 
improvements to the site design to encourage walkability and enjoyment of the 
Nose Creek area however, they have proposed primarily single storey retail 
development, based on their business model and market demand studies. 
 

d. Protect the function of regionally significant mobility and transmission corridors  
The proposed development would not have any significant impacts to the 
regional transportation network or servicing infrastructure. 

Principle 2:  

Protect Water Quality and Promote Water Conservation  

Objectives:  

a. Manage the risks to water quality, quantity, and drinking water sources in 
accordance with federal and provincial legislation and regulation  
The proposed development has received Alberta Environment Water Act 
approvals and is compliant with the Nose Creek Watershed Management Plan.   

b. Promote water conservation practices  
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The proposed development does not specifically promote water conservation 
however, it does support natural water resource quality through compliance with 
Alberta Environment requirements regarding storage and treatment of 
stormwater and release at specified controlled rates. 
 

c. Recognize the importance of ecological systems within the Region 
The proposed development recognizes the interface with the Nose Creek flood 
way and responds to this context by managing stormwater in compliance with 
Nose Creek Watershed Management Plan and Water Act requirements.  The 
development celebrates Nose Creek in the design of buildings along the east 
side of Mackenzie Way, which incorporate pathways, patios, a view corridor from 
8 Street and amenity areas between proposed buildings and the creek. 
 

d. Prohibit new development in the floodway  
The proposed NSP amendment is a direct response to the 2014 increase in the 
size of the floodway, and resulting decrease in developable area of the Phase 2 
site to 4.65 acres.  The existing concept plan in the Ironwood Station NSP is no 
longer feasible and must be amended to reflect this new site constraint. 

Principle 3:  

Encourage Efficient Growth and Strong and Sustainable Communities  

Objectives:  

a. Promote the efficient use of land and cost- effective development  
The proposed NSP amendment would intensify an underutilized parcel supported 
by existing transportation and utility infrastructure.   

b. Recognize and complement the Region’s diverse community visions and desired 
scale of development  
The proposed NSP amendment is consistent with the community of Airdrie’s 
general desire for low-density development and small town feel. 

c. Ensure settlement areas are planned and designed to encourage higher 
densities, appropriate to the local scale and context  
The proposed NSP amendment reflects the highest densities that the developer 
is willing to build on the parcel.  Administration has pushed extensively for 
increased density in the development plan and the proposed concept plan 
represents the best outcome to date. 

d. Plan for community nodes with a mix of uses and a range of housing types, 
mobility choices, including transit (where viable), and community services and 
facilities, where and as appropriate to the local scale and context  
The Creekside Crossing concept plan proposes single-storey, single-use retail 
development with surface parking.  It is supported by transit access from 8th 
Street SW, and is surrounded by adjacent multifamily, mixed use and lower-
density residential developments. 

e. Ensure the provision or coordination of community services and facilities 
The proposed amendment does not include any community services or facilities 
however, it does protect a section of Nose Creek Environmental Reserve land 
and proposes amenity areas that interface with Nose Creek, to create an 
attractive public amenity space overall. 
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3.2.2 – Demonstrate collaboration to coordinate with other 
member municipalities 

Creekside Crossing and the Ironwood Station NSP lands are approximately three 
kilometers from the nearest intermunicipal boundary with Rocky View County.  The 
proposed development has little to no regional significance with regard to impacts, and 
was therefore not circulated to other member municipalities. 

3.2.3 Water, wetlands and stormwater 
 
The proposed concept plan protects the Nose Creek floodway as Environmental 
Reserve.  The preliminary stormwater management plans meet Alberta Environment 
requirements and have received Water Act approval. 

3.3.1 Development in floodways 
 
As mentioned in 3.2.3 above, the proposed concept plan protects the Nose Creek 
floodway and proposes no buildings or structures within the floodway. 
 

3.3.2 Flood protection in flood fringe areas 
 
The entire NSP area lies within the flood fringe, as can be seen in the figure below.   
 

   
 

Ironwood Station NSP lands in the Flood Fringe 

 
 
All development in Airdrie is subject to the regulations outlined in Land Use Bylaw 
Section 7.6 Development in a Flood Fringe, included in the excerpt below.  Compliance 
with Land Use Bylaw regulations will be evaluated through the subsequent Development 
Permit process. 
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Land Use Bylaw Section 7.6 – Development in a Flood Fringe 

 
 
3.4.1.1 Intensification and Infill in existing settlement areas in 
cities, towns, and villages 
 
The proposed plan amendment applies to lands within the City of Airdrie.  The Creekside 
Crossing concept plan would create a total of 10,892 m² of single-storey retail floor 
space on 5.263 ha of developable land, for a floor area ratio of 0.21 FAR.  The protected 
Environmental Reserve area forms an additional 2.878 ha of the concept plan area.  The 
remaining 0.797 ha of land in the northeast corner of the plan area, known as civic 
address 196 Edwards Way SW, has an existing Development Permit approval for 91 
apartment units and five live-work units, for a total of 96 dwelling units at 49 upa. 
 
The proposed development plan achieves a mix of retail and residential uses.  The 
residential uses achieve a high development density of 48 upa, whereas the retail uses 
achieve a low density of 0.21 FAR.  The development is expected to create primarily 
service industry employment opportunities. 
 
As mentioned above, the site is located within the current Downtown boundary, is 
supported by existing transportation and utility infrastructure, and intensifies an 
underutilized parcel of land. 
 

3.4.1.2 Intensification and Infill of existing settlement areas in 
hamlets and other unincorporated urban communities within 
rural municipalities 
 
The proposed plan amendment applies to lands within the City of Airdrie.   
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3.4.2.1 Expansion of settlement areas in a contiguous pattern 
 
The proposed plan amendment intensifies an existing inner-city development site.  The 
plan proposes development that is contiguous with its surroundings on all sides, ties into 
existing municipal infrastructure, and further intensifies an existing community node. 
 

3.4.2.2 Expansion of settlement areas with 500 or greater new 
dwelling units 
 
The proposed plan amendment includes one residential site with 96 dwelling units. 
 

3.4.2.3 Rationale for expansion of settlement areas that do not 
meet all components of Policy 3.4.2.1 and 3.4.2.2 
 
The proposed plan amendment complies with all components of Policies 3.4.2.1 and 
3.4.2.2. 
 

3.4.3 New freestanding settlement areas 
 
The plan amendment does not propose any new freestanding settlement.  Section 3.4.3 
does not apply to this application. 
 

3.4.4 Country Residential Development 
 
The plan amendment does not include or affect any country residential developments. 
 

3.4.5.1 New employment areas 
 
The proposed plan amendment includes 10,892 m² of single-storey retail floor space, 
comprised of 6,019 m² of existing retail and 4,873 m² of new retail development.  The 
intensification of this existing retail site is supported by existing transportation and utility 
infrastructure. 
 

3.4.5.2 Connections to transit stations and corridors 
 
Transit access is provided via a bus stop adjacent to the site on 8th Street SW.  
Continued access to the proposed site will be provided in accordance with the 
Transportation Master Plan.  8th Street SW is one of the primary transit routes in Airdrie. 
 

3.5.1.1 Mobility corridors 
 
The plan area is connected to Airdrie’s vehicular and pedestrian mobility network by two 
significant east-west connections, 1 Avenue NW and Railway Avenue SW.  North-south 
vehicular, transit and pedestrian connectivity is provided via 8th Street.   
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3.5.2.1 Transmission Corridors 
 
The statutory plan area does not include transmission corridor rights-of-way or related 
infrastructure identified on Schedule 5 or 6 of the IGP. 


