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ENVIRONMENTAL REPORT – GENERAL CONDITIONS 

This report incorporates and is subject to these “General Conditions”. 

1.0  USE OF REPORT 

This report pertains to a specific site, a specific 
development, and a specific scope of work.  It is not 
applicable to any other sites, nor should it be relied upon 
for types of development other than those to which it 
refers.  Any variation from the site or proposed 
development would necessitate a supplementary 
investigation and assessment. 

This report and the assessments and recommendations 
contained in it are intended for the sole use of EBA’s 
client.  EBA does not accept any responsibility for the 
accuracy of any of the data, the analysis or the 
recommendations contained or referenced in the report 
when the report is used or relied upon by any party other 
than EBA’s client unless otherwise authorized in writing 
by EBA.  Any unauthorized use of the report is at the sole 
risk of the user. 

This report is subject to copyright and shall not be 
reproduced either wholly or in part without the prior, 
written permission of EBA.  Additional copies of the 
report, if required, may be obtained upon request. 

2.0  LIMITATIONS OF REPORT 

This report is based solely on the conditions which existed 
on site at the time of EBA’s investigation.  The client, and 
any other parties using this report with the express written 
consent of the client and EBA, acknowledge that 
conditions affecting the environmental assessment of the 
site can vary with time and that the conclusions and 
recommendations set out in this report are time sensitive. 

The client, and any other party using this report with the 
express written consent of the client and EBA, also 
acknowledge that the conclusions and recommendations 
set out in this report are based on limited observations and 
testing on the subject site and that conditions may vary 
across the site which, in turn, could affect the conclusions 
and recommendations made. 

The client acknowledges that EBA is neither qualified to, 
nor is it making, any recommendations with respect to the 
purchase, sale, investment or development of the property, 
the decisions on which are the sole responsibility of the 
client. 

2.1  INFORMATION PROVIDED TO EBA BY OTHERS 

During the performance of the work and the preparation 
of this report, EBA may have relied on information 
provided by persons other than the client.  While EBA 
endeavours to verify the accuracy of such information 
when instructed to do so by the client, EBA accepts no 
responsibility for the accuracy or the reliability of such 
information which may affect the report. 

3.0  LIMITATION OF LIABILITY 

The client recognizes that property containing 
contaminants and hazardous wastes creates a high risk of 
claims brought by third parties arising out of the presence 
of those materials.  In consideration of these risks, and in 
consideration of EBA providing the services requested, 
the client agrees that EBA’s liability to the client, with 
respect to any issues relating to contaminants or other 
hazardous wastes located on the subject site shall be 
limited as follows: 

1. With respect to any claims brought against EBA by 
the client arising out of the provision or failure to 
provide services hereunder shall be limited to the 
amount of fees paid by the client to EBA under this 
Agreement, whether the action is based on breach of 
contract or tort; 

2. With respect to claims brought by third parties arising 
out of the presence of contaminants or hazardous 
wastes on the subject site, the client agrees to 
indemnify, defend and hold harmless EBA from and 
against any and all claim or claims, action or actions, 
demands, damages, penalties, fines, losses, costs and 
expenses of every nature and kind whatsoever, 
including solicitor-client costs, arising or alleged to 
arise either in whole or part out of services provided 
by EBA, whether the claim be brought against EBA 
for breach of contract or tort. 
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4.0  JOB SITE SAFETY 

EBA is only responsible for the activities of its employees 
on the job site and is not responsible for the supervision 
of any other persons whatsoever.  The presence of EBA 
personnel on site shall not be construed in any way to 
relieve the client or any other persons on site from their 
responsibility for job site safety. 

5.0  DISCLOSURE OF INFORMATION BY CLIENT 

The client agrees to fully cooperate with EBA with respect 
to the provision of all available information on the past, 
present, and proposed conditions on the site, including 
historical information respecting the use of the site.  The 
client acknowledges that in order for EBA to properly 
provide the service, EBA is relying upon the full disclosure 
and accuracy of any such information. 

6.0  STANDARD OF CARE 

Services performed by EBA for this report have been 
conducted in a manner consistent with the level of skill 
ordinarily exercised by members of the profession 
currently practicing under similar conditions in the 
jurisdiction in which the services are provided.  
Engineering judgement has been applied in developing the 
conclusions and/or recommendations provided in this 
report.  No warranty or guarantee, express or implied, is 
made concerning the test results, comments, 
recommendations, or any other portion of this report. 

7.0  EMERGENCY PROCEDURES 

The client undertakes to inform EBA of all hazardous 
conditions, or possible hazardous conditions which are 
known to it.  The client recognizes that the activities of 
EBA may uncover previously unknown hazardous 
materials or conditions and that such discovery may result 
in the necessity to undertake emergency procedures to 
protect EBA employees, other persons and the 
environment.  These procedures may involve additional 
costs outside of any budgets previously agreed upon.  The 
client agrees to pay EBA for any expenses incurred as a 
result of such discoveries and to compensate EBA 
through payment of additional fees and expenses for time 
spent by EBA to deal with the consequences of such 
discoveries. 

8.0  NOTIFICATION OF AUTHORITIES 

The client acknowledges that in certain instances the 
discovery of hazardous substances or conditions and 
materials may require that regulatory agencies and other 
persons be informed and the client agrees that notification 
to such bodies or persons as required may be done by 
EBA in its reasonably exercised discretion. 

9.0  OWNERSHIP OF INSTRUMENTS OF SERVICE 

The client acknowledges that all reports, plans, and data 
generated by EBA during the performance of the work 
and other documents prepared by EBA are considered its 
professional work product and shall remain the copyright 
property of EBA. 

10.0  ALTERNATE REPORT FORMAT 

Where EBA submits both electronic file and hard copy 
versions of reports, drawings and other project-related 
documents and deliverables (collectively termed EBA’s 
instruments of professional service), the Client agrees that 
only the signed and sealed hard copy versions shall be 
considered final and legally binding.  The hard copy 
versions submitted by EBA shall be the original 
documents for record and working purposes, and, in the 
event of a dispute or discrepancies, the hard copy versions 
shall govern over the electronic versions.  Furthermore, 
the Client agrees and waives all future right of dispute that 
the original hard copy signed version archived by EBA 
shall be deemed to be the overall original for the Project. 

The Client agrees that both electronic file and hard copy 
versions of EBA’s instruments of professional service shall 
not, under any circumstances, no matter who owns or uses 
them, be altered by any party except EBA.  The Client 
warrants that EBA’s instruments of professional service 
will be used only and exactly as submitted by EBA. 

The Client recognizes and agrees that electronic files 
submitted by EBA have been prepared and submitted 
using specific software and hardware systems.  EBA makes 
no representation about the compatibility of these files 
with the Client’s current or future software and hardware 
systems. 
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1 LAND USE CONCEPT
1.1 Overview
The purpose of The Piers Outline Plan is to establish a framework for the future subdivision and development of lands
within the NE ¼ 28-8-22-4 east of Chinook Trail and South of Garry Drive. The West Lethbridge Phase II Area
Structure Plan (ASP) was approved by City Council on May 16, 2005. Based upon the planning principles and
objectives within the ASP, this Outline Plan provides more detailed information on land use and their intensity, the
location of the elementary school sites, parks, open spaces, and pedestrian and vehicular circulation with The Piers
Outline Plan area.

The Piers Outline Plan amendment was prepared to comply with requirements within the adopted West Lethbridge
Phase II Area Structure Plan and is consistent with the City of Lethbridge Design Standards 2021 Edition. The purpose
of this amendment is to relocate the stormwater management pond to a location that accommodates a natural
drainage path and emergency overflow.

The technical analysis supporting The Piers land use concept overview is documented separately in The Piers Outline
Plan Technical Elements report.

2 LAND USE STATISTICS
Table 2-1 Land Use Statistics

AREA (ha) % of GDA

Gross Development Area 59.87

Municipal Reserve – Including: 5.40 9.02

 Parks 1.75 2.92

 Separate Elementary School Site 1.78 2.98

 Public Elementary School Site 1.87 3.12

Stormwater Management 3.11 5.19

Public Utility Lot/Walkway 0.15 0.25

Roadways – Including: 16.31 27.24

 Community Entrance Roadway 1.09 1.82

 Major Collector Roadway 3.68 6.15

 Minor Collector Roadway 1.06 1.77

 Local Roadway 8.40 14.03

 Lane 2.08 3.47

Total Residential Area 34.90 58.29
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Table 2-2 Residential Land Uses

RESIDENTIAL AREA
(ha)

DENSITY
(UPH)

TOTAL
UNITS PERSONS/UNIT AREA

POPULATION % GDA

Low Density Residential 28.48 25 712 2.9 2065 47.57

Medium Density
Residential

2.92 75 219 1.9 416 4.88

Swing Site 3.5 75 263 1.9 499 5.85

Total Residential Area 34.90 34.2 1194 - 2980 58.30
Notes:

1. GDA = Gross Development Area
2. UPH = Units Per Hectare
3. Medium Density Residential (MDR) (37UPH-75UPH) sites may be developed for street-orientated dwelling

units, including townhouses, row houses, and multi-family dwellings.
4. Swing Sites (27UPH-75UPH) may be developed for single detached dwellings, semi-detached dwellings,

street-orientated dwelling units, or multi-family dwellings. The housing type will be dependent on the City’s
housing needs and market demand.

5. The upper limit permitted densities of the medium and swing site areas (75UPH) will be used to calculate
servicing and traffic impact analysis. The City’s Municipal Development Plan requires a minimum of 27UPH
for the overall subdivision. This minimum will dictate how many lower limited permitted densities may be used
in the MDR (37-75UPH) and Swing Site (27UPH-75UPH) areas, ensuring that >27UPH overall is still achieved.

Table 2-3 Anticipated Student Generation

STUDENT GENERATION ESTIMATED NO. STUDENTS PER
DWELLING UNIT

STUDENT GENERATION
ESTIMATE

Public School District

Elementary Age (grades K-5) 0.170 203

Middle School Age (grades 6-8) 0.085 102

High School Age (grades 9-12) 0.113 135

Separate School District

Elementary/Middle School Age (grades K-9) 0.125 150

High School Age (grades10-12) 0.040 48

Total Students per Area Estimate 638

Note:
1. The Estimated No. of Students per Dwelling Unit used to calculate the student generation estimates is from

Appendix C Student Generation in the West Lethbridge Phase II ASP.
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3 LAND USE DESCRIPTION
3.1 Low Density Residential
Low Density Residential is proposed to be the predominant land use within The Piers Outline Plan, comprising 28.48
ha or 47.57% of the gross developmental area. Low density residential uses will include single detached and semi-
detached housing types. Narrow lots are proposed for blocks with rear lane access to provide off-street parking and
rear garage access.

Opportunities for secondary suite development in Low Density Residential will be supported on parcels with rear lane
access, preferably (but not limited to) corner parcels and not on cul-de-sac bulbs without lane access.

Walk-out basements are proposed in locations primarily adjacent to the stormwater management facilities where the
grade is suitable for this method of construction.

It is proposed that all lands designated for low density residential be redistricted from their current designation of
Future Urban Development (FUD) before subdivision. The proposed land use concept shown in Figure 3-1.

3.2 Medium Density Residential
Medium Density residential developments are proposed to encompass 2.92 ha or 4.88% of the gross development
area. Street-oriented housing with rear yard access is anticipated to be the predominant form of housing in this
category. The larger block of land in the southwest corner of the plan area along Chinook Trail offers the opportunity
to potentially host apartment development. Medium density has been strategically located along higher-order
roadways to offer convenient access for commuting and establish a strong street presence in the community. Housing
in this category is also situated near future school sites and public greenspaces to offset the reduced private yard
space resulting from higher density development.

3.3 Swing Site
Several areas have been identified as Swing Sites, providing flexibility to be developed for either single-detached
dwellings or multi-unit dwelling types with rear vehicle access, such as townhouses, duplexes and four-plexes. The
Swing Sites provide the opportunity for secondary suites. The location and basis for development of secondary suites
will be subject to the regulations established by the City’s Land Use Bylaw. The various forms of housing anticipated
by this designation all fit well with The Piers and could be made available to respond to the local market demand as
the area is built out. These sites are strategically located along collector roads, ensuring convenient access to various
modes of transportation, and facilitating connections to green spaces, school sites, trails along Chinook Trail, and other
nearby amenities. The use of a swing site designation allows the plan to adjust over time to changing circumstances
without necessitating formal plan amendments, allowing development to respond rapidly to market demands and
priorities.
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3.4 Parks and Open Space
Two elementary school sites are planned that will serve the surrounding neighbourhoods. Both proposed sites straddle
adjacent neighbourhoods and require a partial dedication. The separate school site requires the dedication of 1.78 ha
whereas the proposed public school site will require the dedication of 1.87 ha from The Piers. The two elementary
school sites will provide park spaces to support active and passive recreation in The Piers.

The two trailheads connecting to Chinook Trail will provide pedestrians, cyclists, and other non-vehicular modes of
transportation with a welcoming entrance into the Piers with soft and hard landscaped features along a pathway.

One linear park (0.14 ha) is located in the eastern portion of the plan area. It connects to a future separate elementary
school site that will include soft landscaped features and a pathway for pedestrians, cyclists, and other non-vehicular
modes of transportation to the school site.

The stormwater management facility will provide functional and attractive open space to The Piers Neighbourhood.

Cash-in-lieu will be made in place of a shortfall in municipal reserve dedication.

3.5 Future Land Recapture
It is understood that the existing Tamarack Gas Line located within the future Chinook Trail right-of-way (ROW) is
expected to be abandoned and realigned (or removed) in the future. This future realignment/removal and additional
infrastructure planning, including deep and shallow utilities, may reduce the Chinook Trail right-of-way requirements.
If the realignment of the Tamarack Gas Line and other utility requirements leads to a reduced ROW requirement for
Chinook Trail, the Piers would be able to recapture the additional land and plan for it as a part of the development
area.
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Date: May 14, 2024   File: 2022-3346

To: Adam St. Amant  Page: Page 1 of 6

From: Breanna Jackson, P.Eng

Project: Trilogy Real Estate Group Inc.

Subject: The Piers Traffic Impact Study Update Scope 

1 OVERVIEW 

The Piers Traffic Impact Study (TIS) was completed in 2017 to support the 2017 submission of the Piers Outline Plan 
(OLP). Since the submission of the OLP, there have been adjustments to the concept plan and a new layout has been 
proposed. Updating the traffic use and trip generation has resulted in a small reduction in development traffic, and 
therefore little impact on overall traffic volumes. For the purpose of the proposed land use plan, a new TIS is not required 
and we recommend maintaining the 2017 TIS. This memo will review the changes between the 2017 land use plan and the 
current proposed plan with respect to trip generation.  

The land use plan was changed to address stormwater details, but the goal was to minimize changes to existing road 
network and land-use blocks. The land use changes have resulted in a small decrease in developable area from 58.66 ha to 
58.29 ha. Overall, there have not been significant changes to the road network, and the key intersections reviewed in the 
2017 TIS have not changed. 

Figure 1-1 shows the original plan compared to the updated plan.  
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In 2022, a study was completed for an elementary school located northeast of the Piers. The Garry Station Elementary 
School Traffic Impact Assessment (2022) reviewed additional traffic through the Piers due to the proposed elementary 
school. 

2 LAND USE CHANGES 

The updated land use plan has a reduction in medium density land use and the addition of swing sites. The separate 
elementary school site is assumed to have 450 students (was previously assessed as a middle school) and an elementary 
school has been planned in Garry Station adjacent to northeast corner of The Piers. The largest change in areas is due to 
the relocation of the stormwater pond.  Overall there is an increase of 1.34ha residential land use proposed. The low-
density land use types are assumed to accommodate 25 units per hectare and the medium density land use types are 
assumed to 75 units per hectare. 

Figure 2-1 shows the change in area, and Table 2-1 shows the changes in land use between the 2017 plan and the current 
plan.  

Figure 2-1 Land Use Comparison 
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Table 2-1 Land Use Area Change 

Zone 2017 ha 2024 ha Change in Area 

zone i 3.00 3.20 0.20 

zone ii 4.73 4.68 -0.05 

zone iii 1.37 1.40 0.03 

zone iv 3.33 2.65 -0.68 

zone v 6.23 5.60 -0.63 

zone vi 4.88 3.09 -1.79 

zone vii 1.24 5.11 3.87 

zone viii 2.29 2.32 0.03 

zone ix 2.41 2.33 -0.08 

zone x 2.85 2.96 0.11 

zone xi 1.90 1.58 -0.32 

Total 34.22 34.91 0.69 

3 TRIP GENERATION ADJUSTMENTS 

The 2017 TIS used trip generation rates provided in the City of Lethbridge Traffic Impact Study Guidelines (2008). The 
current proposed trip generation will continue to reference the CoL guidelines. The swing sites will reference the medium 
density land use type, and the school reference will be updated from a middle school to an elementary school. Table 3-1 
compares the change in ITE Trip Generation rates. 

Table 3-1 Trip Generation Rate Comparison 

Land Use 
Type 

ITE TGM9 
Code 

CoL/TGM 9 Trip 
Rates  AM (PM) 

% Trips In/Out 
AM (PM) 

ITE TGM11 
 Code 

CoL/TGM 9 Trip 
Rates  AM (PM) 

 % Trips In/Out 
AM (PM) 

LOW N/A 0.77 (1.02) 26/74 (64/36) N/A 0.77 (1.02) 26/74 (64/36) 

MEDIUM N/A 0.75 (0.92) 29/71 (61/39) N/A 0.75 (0.92) 29/71 (61/39) 

SWING N/A N/A N/A N/A 0.75 (0.92) 29/71 (61/39) 

SCHOOL 522 0.55 (0.30) 55/45 (45/55) 520 0.75 (0.45) 54/46 (46/54) 
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The analysis for the public school in Garry Station was documented in the 2022 Garry Station Elementary School TIA. 
Although the school itself is not located within the Piers, traffic generated by the school will be included for consistency 
with between the two assessments. 20.4% of the traffic generated by the school (Zone iii) will travel through the Piers 
(approximately 80 vehicles during the AM peak hour and 50 during the PM peak hour). 

The following tables summarize the current trip generation volumes, the 2017 trip generation volumes, and the change 
between the two.  

Table 3-2 2024 Proposed Trip Generation 

 AM PEAK HOUR PM PEAK HOUR 
ZONE TRIPS IN TRIPS OUT TOTAL 

TRIPS 
TRIPS IN TRIPS OUT TOTAL 

TRIPS i 16 46 62 52 29 82 
ii 37 110 147 116 70 186 
iii 50 57 107 45 39 84 
iv 18 52 70 56 33 89 
v 41 121 162 127 75 202 
vi 15 44 60 51 28 79 
vii 31 89 120 99 57 156 
viii 12 33 45 38 21 59 
ix 33 98 131 98 61 159 
x 15 42 57 48 27 75 
xi 8 23 30 26 15 40 
xii 128 108 235 65 77 142 

Table 3-3 2017 Trip Generation 

 AM PEAK HOUR PM PEAK HOUR 
ZONE TRIPS IN TRIPS OUT TOTAL 

TRIPS 
TRIPS IN TRIPS OUT TOTAL 

TRIPS i 15 43 58 49 27 76 
ii 24 67 91 77 43 120 
iii 7 19 26 22 13 35 
iv 55 133 188 140 90 230 
v 31 89 120 102 57 159 
vi 24 70 94 79 45 124 
vii 6 18 24 20 12 32 
viii 11 33 44 37 21 58 
ix 39 97 136 102 65 167 
x 14 41 55 46 26 72 
xi 27 66 93 70 44 114 
xii 135 110 245 61 72 133 
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Table 3-4 Net Change in Trips 

 AM PEAK HOUR PM PEAK HOUR 
ZONE TRIPS IN TRIPS OUT TOTAL 

TRIPS 
TRIPS IN TRIPS OUT TOTAL 

TRIPS i 1 3 4 3 2 6 
ii 13 43 56 39 27 66 
iii 43 38 81 23 26 49 
iv -37 -81 -118 -84 -57 -141 
v 10 32 42 25 18 43 
vi -9 -26 -34 -28 -17 -45 
vii 25 71 96 79 45 124 
viii 1 0 1 1 0 1 
ix -6 1 -5 -4 -4 -8 
x 1 1 2 2 1 3 
xi -19 -43 -63 -44 -29 -74 
xii -7 -2 -10 4 5 9 

Total 15 35 51 16 17 32 

Overall, there is a small increase in trips generated during the AM and PM peak hours due to the inclusion of trips 
generated by the Garry Station school site (Zone iii) only. In total it is expected to add only 50 trips during the AM peak 
hour, and 30 trips during the PM peak hour. The trips balance in the other zones since the proposed land use plan is very 
similar to the 2017 plan. 

The notable increases are in zones ii, v and vii. Zone ii increase is due to addition of medium density and swing site land 
uses. Zones v and vii increase due to the relocation of the pond. Similarly the decreases in zones iv and vi are due to the 
relocation of the pond to these areas. The decrease of trips in zone xi are due to the change from medium density land use 
to low density land use.  Overall the increases and decreases are balanced. 
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