
 

PUBLIC HEARINGS AND MEETINGS 

PLANNING AND DEVELOPMENT REPORT TO COUNCIL 

SITE SPECIFIC AMENDMENT 

November 12, 2025 

 To be heard at: 1:30 PM 

APPLICATION INFORMATION File No. 25R054 

 

LEGAL DESCRIPTION:  

Ptn. SE 27-20-29 W4M; Plan 2210304, Block 8, Lot 18  

LANDOWNER: Amy Dunham  

AGENT: TimberCreek Homes Inc.  

AREA OF SUBJECT LANDS: 0.8 acres 

CURRENT LAND USE: Residential Community Sub-district ‘A' 

PROPOSAL: Site Specific Amendment to Section 13.4.6.4 – Utility Servicing Criteria of the 

Residential Community District to allow for the existing non-compliant on-site wastewater holdings 

tanks to remain instead of installing the required tertiary treatment system on the subject parcel. 

DIVISION NO: 7 COUNCILLOR: R.D. McHugh 

FILE MANAGER:  Stacey Kotlar 

PREAMBLE:  

The subject parcel is located within Phase 2B of the Green Haven Estates ASP, Council granted 

subdivision approval for this phase in 2017 allowing the creation of 23 x 0.8 acre Residential Community 

Sub-district ‘A’ (RCA) lots. All of the requirements were completed, and the subdivision was registered 

in 2022.  

During the land use application for Phase 2B, the residential lots were designated as RCA to ensure that a 

development permit process would be undertaken on each lot to confirm that all required setbacks/building 

envelopes were met, and that all restrictions and recommendations as noted within the Stormwater 

Management plan, Lot Grading plan, High Water Table Testing and Septic Disposal analysis were 

undertaken in the building process, as well as ensuring that high efficiency tertiary wastewater treatment 

systems were installed.   

A Development Permit application for the construction of a Single Family Dwelling with attached 

Oversized Garage on the subject parcel was submitted and conditionally approved on September 7, 2022. 

The Development Permit submission included all of the typical development permit application 

requirements, and this application also included the required stamped plot plan, executed building grade 

slip/form and a signed declaration of understanding for wastewater servicing to ensure that a 

tertiary/mechanical septic system is installed. To date, the conditions of the DP have not been finalized 

due to the installation of holding tanks rather than the required tertiary/mechanical septic system.  

In September of 2024, a new Development Permit application was submitted for the subject parcel for a 

Personal Use Accessory Building and Lot Grading associated with the excavation and construction of an 

outdoor pool. Upon review of this application, the County was informed that 2 x 5000 gal on-site 

wastewater holdings tanks were installed instead of the required tertiary/mechanical treatment system. As 

such, the applicants have submitted a Site Specific Amendment for Councils consideration. This 

Development Permit is currently deemed as incomplete until the non-compliant wastewater system that 

was installed on the subject parcel is addressed. 

 



 

In December 2024, the agent on behalf of the landowner applied for a Site Specific Amendment to Section 

13.4.6.4 – Utility Servicing Criteria of the Residential Community District of the Land Use Bylaw to 

allow for the existing non-compliant on-site wastewater holdings tanks to remain to service the subject 

property, instead of installing the required high efficiency tertiary treatment system on the subject parcel. 

This application was refused by Council on February 19th, 2025 for the following reasons: 
 

 

In consideration of the Green Haven Estates Area Structure Plan and the previously approved servicing 

strategy, Council is of the opinion that the Site-Specific Amendment to the land use district, and existing 

non-compliant wastewater holding tanks do not meet the intent of Policy 4.9.1.5 of the Green Haven 

Estates ASP or the servicing strategy that was approved for these lands. Council requires that the 

landowner and builder bring the subject property into compliance with the Land Use Bylaw and restrictive 

covenants. 

In July 2025, the agent, on behalf of the landowner, submitted a request to waive the six-month waiting 

period for reapplication, citing the availability of new supporting information.  Two independent 

consulting firms had been engaged to prepare updated assessments of the on-site wastewater system, with 

the resulting formal reports to be submitted for the County’s review as part of the revised application.  

This request was approved. 

 

EXECUTIVE SUMMARY:  

Proposal  

Application proposing a Site Specific Amendment to Section 13.4.6.4 – Utility Servicing Criteria of the 

RC District to allow for the existing non-compliant on-site wastewater holdings tanks to remain instead 

of installing the required tertiary treatment system on the subject parcel. 

Location 

The subject parcel is located within Phase 2B of the Green Haven Estates development and accessed from 

the internal subdivision road, Green Haven View. Green Haven Estates is located directly east and south 

of the Town of Okotoks and directly west of 48th Street East.   

Policy Evaluation 

The subject parcel has been reviewed within the terms of the Foothills County and Town of Okotoks 

Intermunicipal Development Plan, the Green Haven Estates Area Structure Plan and Land Use Bylaw 

60/2014. 

Referral Considerations 

The application was circulated to all internal and external agencies.  

The Public Works Department has reviewed the two new on-site wastewater evaluation reports prepared 

by D&S Enterprises and Township 27, as well as an independent third-party review of both. Public Works 

notes that D&S Enterprises has extensive experience and a strong professional reputation. The 

recommendations provided by D&S are further supported by Township 27, which also recommends 

retaining the existing holding tanks. In addition, the Township 27 report has been authenticated by a 

professional engineer.  

PURPOSE OF APPLICATION: 

The applicants have applied for a Site Specific Amendment to Section 13.4.6.4 – Utility Servicing Criteria 

of the RC District to allow for wastewater holding tanks instead of the required tertiary treatment system. 

  



 

BACKGROUND: 

The Green Haven Estates ASP was originally adopted in 2007, which included phases 1, 2 and 3, outlined 

in red. In 2023, Council granted first reading to Bylaw 41/2023 to adopt proposed amendments to the 

ASP, outlined by the red dashed lines, allowing for 2 new 

phases, referred to as Phases 4 & 5, this application has not yet 

been finalized.   

In 2012, Council granted 1st reading to Bylaw 63/2012 

authorizing the redesignation of the Phase 2 and 3 lands. At 

this time, the land use was redesignated to Hamlet Residential 

Sub-district “A” and the Utility Servicing Criteria for the 

subject lands was to be provided by communal water and  

individual on-site high efficiency septic systems.  

Please note: In 2022, Council approved amendments to the 

Land Use Bylaw, including revising the name of the Hamlet 

Residential (HR) District to Residential Community (RC) 

District. This is the reason for the land use of the subject lands 

now being referred to as RC / Residential Community Sub-

district “A” (RCA) instead of HR / Hamlet Residential Sub-district “A”(HRA). 

Phase 1: Residential Community District parcels, registered in 2012. Communal water treatment and 

distribution facility was also established in Phase 1. 

Phase 2A: Residential Community Sub-district ‘A’ parcels, registered in 2015. 

Phase 2B: Residential Community Sub-district ‘A’ parcels, registered in 2022. 

Phase 3: Residential Community Sub-district ‘A’ parcels, registered in 2025. 

The residential lots within Phases 2 and 3 were designated as RCA to ensure that a development permit 

process would be undertaken on each lot to confirm that all required setbacks/building envelopes were 

met, and that all restrictions and recommendations as noted within the Stormwater Management plan, Lot 

Grading plan, High Water Table Testing and Septic Disposal analysis were undertaken in the building 

process, as well as ensuring that high efficiency tertiary wastewater treatment systems were installed. 

Phase 4 and 5: Country Estates Residential Sub-District ‘A’ (CERA) parcels, Bylaw 42/2023 received 2nd 

and 3rd Reading July 2, 2025.  

The new lots within Phases 4 and 5 will be designated as CERA to ensure that considerations, 

recommendations, and restrictions within Stormwater Management Plan, Comprehensive Site Drainage 

Plan, Lot Grading Plans, Building Envelopes and requirements for installation of high efficiency tertiary 

wastewater treatment systems and adherence to the 100 meter setback requirement of a wastewater system 

to a production water well are complied with.  

SITE CONSIDERATIONS:   

Access  

The subject parcel is accessed from an internal subdivision road being Green Haven View that was 

constructed within a 25 m wide right-of-way and has a paved surface. This road was constructed as part 

of Green Haven, Phase 2B subdivision and was constructed to meet municipal standards. Public Works 

provided that some concerns with pump out tanks include additional heavy traffic on the road system.  

Physiography  

The subject parcel has generally flat to rolling terrain with an escarpment (in excess of 15%) that runs 

along the lands to the southwest, which is currently designated as Environmental Reserve.   
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Site Improvements 

Existing Development on the parcel includes a residence with an attached garage, approved under 

Development Permit (22D 169). Excavation on the lot has been started to support the construction of an 

inground pool. The excavation of the site was stopped, and a DP was applied for in September of 2024 to 

allow for Lot Grading (in support pool excavation) and for the construction of a proposed +/- 480 sq. ft. 

pool house. The DP is currently deemed as incomplete until the non-compliant wastewater system that 

was installed on the subject parcel is addressed, which is the purpose of the initial and subsequent Site 

Specific Amendment application.    

Servicing Criteria 

The subject parcel is currently serviced by the piped Municipal Water and the existing non-compliant on-

site wastewater holding tanks.  

Wastewater in Green Haven Estates Phases 2 and 3 is to be provided via the installation of individual on 

site tertiary treatment / mechanical septic systems. Lots within Phase 2B (including the subject parcel) 

must meet the requirements of the Level 4 Assessment Report that was completed on August 12, 2019 by 

SD Consulting Group – Canada Inc. This assessment was required as a condition of subdivision for Phase 

2B, it identifies two viable locations on each lot for the installation of the required tertiary treatment 

systems. As such, the applicants are requesting Councils consideration to allow for the existing holding 

tanks to remain instead of installing the required tertiary/mechanical treatment system.  

Previously, the applicants have submitted an onsite wastewater evaluation report that was completed by 

Groundstar Contracting Ltd. This evaluation provides two suitable options for the subject parcel; 

installation of a CSA approved packaged treatment plant supplying a secondary treated effluent to a sand 

mound as tertiary treatment or CSA approved concrete holding tanks.  The reports states that holding tanks 

have been chosen as a suitable on-site wastewater system due to the size of the property, soil types as well 

as the conditions of development. The evaluation further speaks to the calculations, area and setbacks that 

would be required for the installation of a CSA approved packaged treatment system. Further, the report 

identifies that due to the constraints of the drainage to the south and west sides of the proposed installation 

area, the risk of effluent breakout was of great concern and the minimum setback from the home could 

not be achieved.  The onsite wastewater evaluation report and plot plan showing the measurements are 

attached as Appendix B 

Public works provides that the Phase 2B Level 4 PSTS was completed as a design to follow during 

construction and is to guide the potential layout of the required PSTS area. If the contractor/building would 

have followed the PSTS there would have been space for the correct treatment system to be installed as 

well as space for a back up system in case of failure. The department has reviewed the onsite wastewater 

evaluation report and notes that the report was done post construction, excavation and soil disturbance of 

the rear yard; therefore, there was the potential for the correct treatment system to be installed however 

this may no longer an option due to the large excavation and disturbed soil at the back of the lot.  

D&S Enterprises Wastewater Design was retained to provide an independent review of the lot, along with 

the septic holding tanks and to determine if there are any viable options for an onsite soil-based treatment 

system.  This review is dated April 7, 2025 and is included in Appendix C.  This report determined that 

the area of disturbed soils combined with the minimum required setbacks, leaves insufficient space for a 

soil-based treatment system that will meet the requirements of the Alberta Private Sewage System 

Standard of Practice 2021 (SOP) and the Level 4 PSTS.  D&S Enterpises is of the opinion that with the 

information provided and reviews at the time of the investigation, the property in it is current state will 

not be conducive to installing a soil-based treatment system and is limited to holding tanks as the only 

viable option that would be SOP compliant. 

Township 27 Inc were consulted to provide a third party review of system in place and history of the 

parcel dated May 20, 2025.  This review recommended retaining the existing 2 holding thanks stating the 

reasons as the severely disturbed condition of the soils, insufficient area available for an adequate 



 

Engineered fill solution, the proximity to the drainage swale at the southern edge of the proposed treatment 

mound where significant grades are present, and locational changes given the ROW’s and the required 

setbacks for the PSTS and its associated treatment mound.  This report is included as Appendix D. 

  

REFERRAL CIRCULATION: 

CIRCULATION REFERRALS 

REFEREE COMMENTS 

INTERNAL   

Public Works Public Works provided the following comments: 

• A third party review was done on the supplied reports 

• D&S Enterprises have extensive experience and a solid reputation 

• Township 27 report is authenticated by a professional engineer  

• D&S recommendations are further supported by Township 27 

recommending retaining the holding tanks 

• If a pump out system is accepted as the only alternative in this case, 

safety codes should confirm that the existing is compliant with the 

applicable code 

EXTERNAL   

ATCO No concerns 

Fortis No concerns 

Telus No concerns 

PUBLIC  

Western Wheel October 29th and November 5th, 2025 

Landowners  

(half mile) 

Notice of this application was mailed to area landowners within one-half mile 

of the subject parcel on January 29, 2025.  

No submission were received prior to completion of this report. 

POLICY EVALUATION: 

Land Use Bylaw 60/2014 

The Hamlet Residential District (in 2012, at the time of land use redesignation approval) provided that the 

Utility Servicing Criteria is to be communal water and communal wastewater disposal systems however, 

Council approved an alternative servicing strategy that was proposed by the developer, being communal 

water and individual on-site high efficiency septic systems. The subject lands are currently designated as 

Residential Community Sub-district “A” (RCA), which provides the same Utility Servicing Criteria as 

noted above. The RC District is included in the report as Appendix F. 

As such, the subject parcel does not align with the utility servicing that was approved as part of the land 

use application for Phases 2 and 3 of the Green Haven Estates ASP.  

Green Haven Estates Area Structure Plan  

The subject parcel does not generally align with the policy direction noted within the Green Haven Estates 

Area Structure Plan, specifically with respect to Policy 4.9.1.5 which provides that should a communal 

system not be feasible, the developer may install individual systems to the satisfaction of the County. 



 

Foothills County and Town of Okotoks intermunicipal Development Plan  

The subject parcel is located within the Foothills County and Town of Okotoks Intermunicipal plan area. 

The Town of Okotoks was circulated on this application, and they do not have any comments with respect 

to this application.  

SUMMARY: 

Bylaw XX/2025 - Application for a Site Specific Amendment to Section 13.4.6.4 – Utility Servicing 

Criteria of the Residential Community District to allow for the existing non-compliant on-site wastewater 

holdings tanks to remain instead of installing the required tertiary treatment system on the subject parcel, 

being, Ptn. SE 27-20-29 W4M; Plan 2210304, Block 8, Lot 18. 

OPTIONS FOR COUNCIL CONSIDERATION: 

OPTION #1 – APPROVAL 

Council may choose to grant 1st reading to the application for a Site Specific Amendment to Section 

13.4.6.4 – Utility Servicing Criteria of the Residential Community District to allow for the existing non-

compliant on-site wastewater holdings tanks to remain instead of installing the required tertiary treatment 

system on the subject parcel, being, Ptn. SE 27-20-29 W4M; Plan 2210304, Block 8, Lot 18, subject to 

the following: 

1. Final Site Specific Amendment application fees to be submitted; 

OPTION #2 REFUSAL 

Council may choose to refuse the application for a Site Specific Amendment to Section 13.4.6.4 – Utility 

Servicing Criteria of the Residential Community District to allow for the existing non-compliant on-site 

wastewater holdings tanks to remain instead of installing the required tertiary treatment system on the 

subject parcel, being, Ptn. SE 27-20-29 W4M; Plan 2210304, Block 8, Lot 18, for the following reasons:  

In consideration of the Green Haven Estates Area Structure Plan and the previously approved servicing 

strategy, Council is of the opinion that the Site Specific Amendment to the land use district, and existing 

non-compliant wastewater holding tanks do not meet the intent of Policy 4.9.1.5 of the Green Haven 

Estates ASP or the servicing strategy that was approved for these lands.   

APPENDICES: 

APPENDIX A: MAP SET 

MAP 1 – LOCATION MAP 

MAP 2 – SITE PLAN  

MAP 3 – ORTHO PHOTO 

APPENDIX B:  

 GROUNDSTAR CONTRACTING ONSITE WASTEWATER EVALUATION REPORT  

APPENDIX C: 

D&S ENTERPRISES RESIDENTIAL ONSITE WASTEWATER TREATMENT SYSTEM  

APPENDIX D: 

TOWNSHIP 27 INC. SITE REVIEW 

APPENDIX E: 

PROPOSED BYLAW 

APPENDIX F:  

RESIDENTIAL COMMUNITY DISTRICT   



 

APPENDIX A:  

MAP 1 – LOCATION MAP 
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MAP 2 – SITE PLAN 

 

 
 
 
 
 

 
 
 



 

MAP 3 – ORTHO PHOTO 

 

 
 

 

 

 

 

 

 

 

 



 

APPENDIX B:  

GROUNDSTAR CONTRACTING ONSITE WASTEWATER EVALUATION REPORT 

 



 

 



 

 



 

 



 

 



 

APPENDIX C:  

D&S ENTERPRISES RESIDENTIAL ONSITE WASTEWATER TREATMENT SYSTEM  

 



 

 



 

 



 

APPENDIX D:  

TOWNSHIP 27 INC. SITE REVIEW 

 



 

 



 

 



 

 



 

  



 

APPENDIX E:  

PROPOSED BYLAW 

 



 

APPENDIX F:  

RESIDENTIAL COMMUNITY DISTRICT 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 




