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A. Project Introduction 
Heidelberg Materials Canada Limited (Heidelberg) is pleased to submit this Development Permit (DP) 

application to the Town of Cochrane in support of its proposed Ready-Mix Concrete (RMC) plant, located 

in the existing Cochrane Aggregate Pit. Attached supporting materials for this application include: 

 

• Completed application form (Appendix A) 

• Registered landowner authorization (Appendix B) 

• Certificate of title (Appendix C) 

• Site plans – AutoCAD and PDF (Appendix D) 

• Public consultation materials (Appendix E) 

• Environmental management plan (Appendix F) 

• Noise impact assessment (Appendix G) 

• Air quality assessment (Appendix H) 

• Visual impact assessment/Lighting plan (Appendix I) 

• Traffic impact assessment (Appendix J) 

• Stormwater management and erosion and sediment control plan (Appendix K) 

• 2023 Phase 1 environmental site assessment (Appendix L) 

• Application fee 

 
A.1. Project Background 
Heidelberg is proposing to construct and operate a portable RMC plant in the existing Cochrane Aggregate 

Pit located at 900 River Heights Drive, within the Town of Cochrane (SW36-25-04 W5M). Currently, there 

are no RMC production facilities within the Town of Cochrane, requiring all concrete needs within the 

Town to be transported from elsewhere, primarily Calgary. Given Cochrane is a rapidly growing 

community with annual concrete demand of approximately 33,000 m3, the ability to provide local supply 

for residential and commercial developments would be a cost-effective benefit to the community and 

help to minimize environmental impacts. 

 

The proposed plant will be capable of producing concrete at a rate of 80-100 m3/hr, and will utilize 

aggregate (washed sand and gravel) directly from the Cochrane pit, reducing the trucking required to 

transport aggregate materials to off-site RMC plants located out of town, or to bring aggregate materials 

to the proposed Cochrane plant.    

 

In 2023, Heidelberg submitted a Development Permit application (#DP 2023-17) for the RMC plant that 

was later withdrawn following several concerns raised by the public. An Appeal to the Development 

Authority File was filed in response to the application that summarized stakeholder’s concerns. Where 

possible, Heidelberg has acknowledged and directly addressed the concerns flagged in the previous 

application in this submission.  

 
A.2. Project Proponent 
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Heidelberg is one of the world’s largest building materials companies, primarily focused on the production 

of cement, aggregates, concrete pipe, and ready-mix concrete. Heidelberg has about 51,000 employees 

globally, including 833 in Alberta, and has operated in North America for more than a century. Specifically, 

Heidelberg has operated within the Calgary Metropolitan Area since 1954 and recently acquired the 

Cochrane Aggregate Pit, which is the location of the proposed RMC plant. 

 

B. Regional and Local Setting 
B.1. Current Land Use 
Heidelberg is proposing to construct and operate a portable RMC plant in the existing Cochrane Aggregate 

Pit located at 900 River Heights Drive, within the Town of Cochrane (SW36-25-04 W5M). The property is 

zoned Special Industrial District (I-S) within which Natural Resource Extraction/Processing is provided for 

as a Discretionary Use. Although the aggregate pit is approved as an existing Natural Resource 

Extraction/Processing operation as per DP2016-016, earlier applications did not include the potential to 

operate an RMC plant concurrently, resulting in this new DP application being required.  

 

The plant location will encompass approximately 2 ha within the pit in an area that has already been 

depleted of aggregate material. The site is accessed via James Walker Trail and a private haul road, which 

allows for both north and south deliveries.  

 

All plant components and activities will occur approximately 300 m from the riverbank. Because the site 

has been previously disturbed, no new soils, vegetation, trees, wetlands or habitat will need to be 

removed to enable construction of the plant.  

 

B.2. Surrounding Land Use 
Adjacent lands include a mix of agricultural and residential land uses. To the north and east, the site is 

bounded by the Bow River. The Gleaneagles neighbourhood is located across the river to the north. This 

community is located at a higher elevation than the pit and residents will have a view of the plant. 

Farmland is present east of the site, across the river, and south of the site. Roadways and residential areas 

are located west of the property. 

 

C. Project Description 
C.1. Project Schedule  
Heidelberg anticipates the construction phase of the Cochrane RMC plant to be completed over a 5-

6 month period, which includes plant testing. The RMC plant is expected to be operational for the lifespan 

of the aggregate pit (2036) , accelerating pit depletion, and thus supporting end land use development 

plans in the area (residential).  

 
C.2. Project Construction 
Constructing the RMC plant will not require any new disturbance given all soils, vegetation and other 

biophysical elements were removed to facilitate mining of the site. Site grading and preparation will be 
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necessary to ensure appropriate drainage, storm water collection and movement of equipment and trucks 

around the site. 

 

Many of the plant components are portable in nature and currently deployed or stored in other locations. 

They will be mobilized to the site and set up on a concrete pad that will be poured as the base for the 

facility. Construction will include erecting a 40 ft x 60 ft non-occupancy building which will contain the 

plant infrastructure. Two material silos for cement and fly ash will be located adjacent to this enclosed 

building. As outlined in the 2023 Development Permit application, the silos will require a variance to the 

Town of Cochrane Land Use Bylaw (Bylaw 01/2022) as they will be 59 ft tall (55 ft silo plus an additional 4 

ft for the baghouse), exceeding the maximum allowable accessory structure height of 2 storeys (assumes 

28 ft).  

 

A self-contained washroom unit, and separate trailer for the office area, lunchroom and the plant control 

room will also be delivered and set-up on site. 

 

Other components that will be constructed or located on-site include:  

• Freshwater storage ponds/tank 

• 3 concrete washout cells/settling pond system 

• Designated mix and wash area for loaded trucks, on pad 

• Diesel generator to power the facility 

• Certified Aboveground double walled storage tank for fuel  

• Steam generator and commercial heaters for winter operations, enclosed in building 

• Block yard for recycling return concrete, on pad 

• Admixture storage and dispensing area, enclosed in building 

• Load scale and external bins for material storage and loading 

• Conveyor belts to bring aggregate material into plant 

 

One key consideration of the plant design and construction phase is the evaluation of surface drainage 

patterns. It is a requirement of the Province of Alberta Code of Practice for Concrete Producing Plants that 

all industrial run-off from the plant is controlled. To comply with this, run-off will be directed to the 

concrete washout cells for storage and reuse. All non-contact stormwater will be diverted away from plant 

operations. The area near the plant entrance/exit gates will be graded and sloped to prevent surface run 

off from the aggregate pit entering the plant footprint. Similarly, the eastern plant boundary will be either 

bermed or sloped downwards to the west to prevent water flowing to the river. 

  

 

Construction and testing of the plant is expected to take 5-6 months following receipt of all permits. 

Temporary construction trailers will be located on-site during the construction phase but will be removed 

once the plant is operational. 

  



 

5 
 

C.3. Project Operations 
The proposed RMC plant will produce concrete year-round to support development within the Cochrane 

area. The plant will operate as a dry batch plant. A dry batch concrete plant loads a mixer truck by 

dispensing all dry ingredients (aggregates, cement, and admixtures) into the truck first, followed by the 

required amount of water. The actual mixing happens inside the mixer truck drum as it rotates. 

 

Batching concrete includes the following steps: 

• The required aggregates are transferred from the aggregate storage area to the aggregate feed 
bins by an external conveyor. 

• The internal aggregate storage bins feed required material into a weigh scale. The internal 
conveyor then takes the weighed aggregates and delivers them directly into the mixer truck 
drum. 

• The batch plant combines aggregates, cement, fly ash, admixtures, and water as needed to meet 
specific mix designs.  

• Once all the required materials have been loaded into the mixer truck, it is allowed to mix and 
become concrete. 

• The mixer truck moves to the mix and wash area. Initial testing of concrete will occur to ensure 
performance and design requirements are met. Going forward, testing will be completed in 
accordance with the Canadian Standards Association (CSA) standards for concrete testing, and 
when needed.  

• The mixer truck leaves the site and transports the concrete to the requested location. 

• Concrete must be delivered and poured within two (2) hours of mixing, so all batching is done 
on demand.  

Operating the Cochrane RMC Plant will include the following activities:  

• Batching concrete as described above. 

o The maximum permissible operating hours for the plant are: 

▪ Monday – Saturday: 7 am – 10 pm 

▪ Sunday and holidays: 9 am – 10 pm.  

o However, the RMC plant will typically operate in parallel with the aggregate pit hours: 

▪ Monday – Friday: 7 am - 4 pm 

▪ Saturday 7 am- 2 pm (when requested by customers)  

o During peak season, operating hours may require extension up to the maximum 

permissible operating hours due to specific pour design requirements or adverse weather 

conditions. 

 

• Receiving deliveries of cement powder and fly ash and loading these into the silos. Silos are loaded 

by connecting delivery bulkers to the silo intake and using a blower at 8-10 PSI to move material 

into the silo. This process takes 60-90 minutes and will typically occur daily for cement and fly ash 

deliveries. Silos feed material into the plant via auger. The air compressor for this process will be 

inside the building that will serve to avoid release of particulates to the environment and reduce 

noise. 



 

6 
 

• Admixtures will likely be received on a weekly basis.  These are transferred to admixture tanks 

stored within the building. 

• In response to the public’s concern related to dust emissions and air quality, Heidelberg is 

committed to implementing ongoing dust management via mechanical controls. Further, the 

concrete plant is equipped with a dust collector connected to the mixer loading bay and cement 

and aggregate weighing/discharge areas. It will maintain constant suction during the production 

process. Collected dust is held in a holding hopper and periodically collected and recycled into a 

cement silo for reuse. Each silo, as a regulatory requirement, is equipped with a filter baghouse 

which contain filter cartridges that catch dust from the silos before its released to the 

environment. The silos are also equipped with high level indicators which minimize the risk of 

overfilling the silo and releasing material into the atmosphere. The indicators are set at well below 

maximum capacity and there is a backup indicator in the event one fails. Fugitive dust is managed 

via water application to driving surfaces and stockpiles as needed. Silo and Baghouse inspection 

forms are included in Appendix F1. 

• Unused concrete that is returned to the plant will be recycled. In most cases, returned concrete 

will be made into blocks which entails pouring the product into block forms within a specific area 

of the plant designed for this, the block yard. Alternatively, returned concrete can be incorporated 

with fresh concrete when mix designs allow. 

• Batched concrete has a water content of about 5-10%. A combination of water sources will be 

utilized, including municipal and provincially licenced surface water. Heidelberg will ensure that 

all required municipal and provincial water authorizations are obtained prior to the use of water 

in concrete production. In response to previous concerns raised regarding to water use from 

natural sources, Heidelberg assures that water withdrawal will be conducted in accordance with 

the terms and conditions of any surface water licence(s) and will not be completed if river 

conditions are not met.  Freshwater use will be managed and operated in alignment with the 

governing guidelines and standards.  

• Water storage infrastructure on-site already includes 3 storage ponds with a combined capacity 

of approximately 75,000 L. In addition, two 25,000 L indoor storage tanks and one 32,000 L heated 

outdoor storage tank will be maintained on-site. Water will be moved using aboveground heated 

water lines. Where possible, freshwater use will be minimized through the reuse of process water 

from the washout pits/settling ponds.  

• Process water from washing mixer trucks and industrial runoff from the plant will be contained in 

3 connected washout cells on-site. Trucks will wash into the first cell and when the sediments are 

settled out, clear water will be moved to the subsequent 2 cells. The third cell will hold the clearest 

water which will be pumped to a recycled water tank within the plant for reuse in subsequent 

batches of concrete.  

• Winter operations will require a steam generator or boiler and in-ground steam lines to keep 

aggregate in outdoor storage areas from freezing. It is anticipated that this activity will occur from 

October to May. 



 

7 
 

• Parking (up to 10 parking stalls) and equipment storage areas will be available on-site. Fueling will 

occur via an aboveground storage tank installed at the site. Spill kits will be located throughout 

the site including on all mixer trucks, at the fuel tank and in other high-risk areas.  

• Plant inspections occur on a regular basis including weekly inspections of dust control equipment, 

which is also a regulatory requirement. 

• Mixer truck maintenance for troubleshooting and unforeseen breakdowns will be completed 

using a third-party mobile service truck, which will minimize the volume of chemicals/fluids that 

need to be stored at the plant. Regular inspections and services will be completed on all mixer 

trucks at the Calgary shop, as required.  

 

C.4. Post-Development Land Use and Reclamation 
It is anticipated that extraction mining at the Cochrane aggregate pit will be completed by 2036, which is 

contingent on market conditions. Upon depletion, the pit will be decommissioned and the RMC plant will 

also be dismantled. Decommissioning of the plant will involve removing all structures and associated 

infrastructure. As the plant is a portable unit, it will likely be redeployed in a new location within western 

Canada or placed in storage until such time as it is required. The pit will continue to be reclaimed in an 

effort to facilitate ultimate end land use. While the current Reclamation Plan on file suggests the pit will 

be returned to pasture, a future update to the Reclamation Plan will amend the final end land use to 

match current applications for residential housing, which are in alignment with municipal development 

plans. This has been discussed with Alberta Environment and Protected Areas and they are open to this 

change being incorporated into a future activities plan. 

 

D. Stakeholder Consultation 
Heidelberg held a public open house on March 6, 2025, in the Town of Cochrane to discuss the RMC plant. 

The intent of the open house was to share project plans with the Cochrane community and provide an 

opportunity for stakeholders to express their thoughts, ask questions, and offer suggestions. Feedback 

and comments collected at the open house and received afterwards has been documented and reviewed 

by Heidelberg. Responses to questions and feedback were provided where possible. The consultation 

materials used can be found in Appendix E that includes:  

• Event advertisements posted in the local paper(s) 

• Record of Consultation log  

 

Heidelberg held a 14-day consultation period for stakeholders to respond to the project following the 

open house event. Comments and feedback submitted to Heidelberg were reviewed and responded to. 

The Record of Consultation summarizes all the comments received and provides an overview of the 

responds submitted back. Where issues and concerns were raised regarding the impacts of the RMC plant, 

Heidelberg plans to have on-going consultation with stakeholders throughout the project lifespan and will 

work to evaluate and consider feedback into project and operational activities, wherever possible.  
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E. Environmental Management 
Heidelberg is committed to mitigating project impacts on people and the environment. Various studies 

have been completed to assess noise, air, visual, traffic and stormwater impacts. An Environmental 

Management Plan (EMP), Lighting Plan and Erosion and Sediment Control Plan are in place. Summaries of 

some of these are included below and full reports on all can be found in the Appendices. The full EMP can 

also be found in Appendix F. 

 

E.1. Noise Impact Assessment Summary: 
AECOM was retained to undertake a Noise Impact Assessment (NIA) for the project. The full NIA can be 

found in Appendix G. The NIA evaluated the predicted sound levels at the ten (10) closest residences to 

the RMC plant, which are considered representative Points of Reception (PORs) as they would be the most 

impacted from the project.  

 

Noise levels were modelled under the worst-case scenario that assumes concurrent operations of the 

RMC plant equipment and processes. Modelling was completed for a one-hour period, in accordance with 

the Cochrane Noise Bylaw, during daytime hours. Table 2 of Appendix G lists all the equipment that is 

assumed to be in operation at the RMC plant and associated sound power levels (Table 3 of the NIA). 

Predicted noise emissions from the RMC plant were compared to Sound Level Limit of the Cochrane Noise 

Bylaw No 16-2011 to determine the status of compliance.  

 

Results of the NIA determined that the predicted noise emissions from the RMC plant complied with the 

daytime noise criteria specified under the Town of Cochrane’s Noise Control Bylaw 16/2011. Table 5 of 

Appendix G demonstrates that noise levels at all ten PORs are below the daytime sound level limits.  

 

Although no additional noise mitigations are deemed necessary for the RMC plant, Heidelberg has 

included measures in the RMC plant to limit noise levels as much as possible in response to consultation 

feedback. Noise levels from the RMC plant will be suppressed as the plant will be entirely enclosed in a 

building, which acts as a noise barrier. Operations will only be executed in compliance with the Noise 

Control Bylaw 16/2011 such that permissible noise levels are met.  

 

E.2. Air Quality Impact Assessment Summary: 
AECOM was retained to undertake an Air Quality Impact Assessment (AQIA) for the project. The full AQIA 

can be found in Appendix H.  

 

Ambient air quality at the project was completed by modelling concentrations of target parameters to 

regulatory thresholds (standards/objectives/criteria) including Alberta Ambient Air Quality Objectives and 

Guidelines (AAAQO) (AEPA 2024), supplemented (where needed) by British Columbia Provincial Air 

Quality Objective (BCPAQO 2019). The target parameters for the study included: 

 

• Total Suspended Particulate (TSP);  

• Particulate Matter with a diameter of 10 micrometres and less (PM10);  
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• Particulate Matter with a diameter of 2.5 micrometres and less (PM2.5);  

• Nitrogen Dioxide (NO2); 

• Sulfur Dioxide (SO2); and 

• Carbon Monoxide (CO).  

 

The study area selected for the AQIA was determined as the zone of influence of the Project-related air 

emissions, including potential sensitive receptors nearest to the site. Since the active aggregates pit, 

concrete batch plant, and haul road are sources based on the ground, the modelling domain was chosen 

as 20 km X 20 km. A discrete set of receptor points was specified at which pollutant concentrations were 

predicted. Additionally, several sensitive receptors within the model domain were considered, the nearest 

within 3 km from the emission sources. In total, 90 sensitive receptors within the modeling domain were 

identified. To determine meteorological parameters in the boundary layer, the CALMET model used land 

use category, terrain elevation, roughness length, Albedo, Bowen ratio, surface heat flux parameter, 

anthropogenic heat flux and leaf area index (LAI). These parameters vary with the season. A more detailed 

overview of the modelling methodology is provided in Section 4 of the AQIA (Appendix H). 

 

Background air quality information is added to modelled concentrations to appropriately assess the 

cumulative impacts of the Project. The background concentrations of the modelled parameters were 

obtained from Calgary Southeast Air Quality Station selected based on their distance to the Project and 

data availability.  The background conditions at the applicable averaging periods were calculated as 90th 

percentile hourly and maximum annual concentrations, averaged from the most recent years with valid 

(>75% completeness). The annual background is annual average for the most recent (valid data) years. 

The air quality modelling assessment was based on proposed Project activities and published emission 

factors to capture potential mobile emissions from project equipment (i.e. loader, road emission, gravel, 

bulker hauler) and from the concrete batching process in the plant and emitted from the silos.  

 

Plant building emissions were modelled to the building interior and assumed to be collected by the 

pneumatic system operating at 99.8% collection efficiency for all particle sizes and emitted through the 

Silotop filtration system. The AQIA determined that the collection efficiency of the filtration system aligns 

with the Environmental Protection and Enhancement Act Code of Practice for Concrete Producing Plants, 

which is also considered conservative, since preliminary specifications on the Silotop filtration system 

indicate a 99.9% efficiency. 

 

The maximum modelled ground-level concentrations were predicted for the normal operation of the 

facility assuming 10 hours of operation on weekdays. The results of the AQIA modelling did not predict 

any exceedances of the AAAQO associated with the Project operations. In fact, the impact of the Project 

typically resulted in very small changes above background air quality.  

• The maximum Project-only predicted 24-hour ground-level concentration of TSP was 24% of the 

AAAQO and the annual maximum was 4% of AAAQO. Most of the overall predicted concentration 

is due to the background concentration. 

• The maximum Project-only predicted 24-hour ground-level concentration of PM10 was 2% of the 

AAAQO. 
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• The maximum Project-only predicted 24-hour ground-level concentration of PM2.5 was 15% of 

the AAAQO. The maximum Project-only predicted 1-hour ground-level concentration of PM2.5 

was 2% of the AAAQ Guideline. 

• The maximum Project-only predicted 1-hour, 24-hour, 30-day, and annual ground-level 

concentration of SO2, which where close to the background concentration, were 0.08%, 0.06%, 

0.07%, and 0.2% of AAAQO, respectively. 

• The maximum Project-only predicted 1-hour and annual ground-level concentration of NO2 were 

3.7% and 5.6% of the AAAQO, respectively. 

• The maximum Project-only predicted 1-hour and 8-hour ground-level concentration of CO were 

0.37% and 0.55% of AAAQO, respectively. 

 

Overall, the AQIA demonstrated that the RMC plant project contribution to air quality was much less than 

background concentrations. The results of the AQIA aims to provide the Cochrane residents with 

confidence that the RMC plant is not degrading air quality in the area.  

 

E.3. Visual Impact Assessment/Lighting Plan Summary: 
AECOM was retained to undertake a Visual Impact Assessment (VIA) for the project. The full VIA can be 

found in Appendix I. The VIA considered multiple factors that could alter the current viewscape and scenic 

quality for the public. These factors can include:  

• Visual Intrusion 

• Impact on Residential or Recreational Sites 

• Glare and Light Spill 

• Light Pollution 

A 1,000 m radius of the proposed RMC plant boundary was established with the primary focus on the 

residential areas of Precedence, Riversong, Riviera, the Willows, Greystone, SouthBow Landing, and the 

southeastern edge of Gleneagles. Within this study area, 24 assessment locations were selected to 

represent various viewing angles of the RMC plant (as shown on Figure 1 of Appendix I).  

 

Two key attributes are assessed: the existing visual quality (EVQ) and the viewer sensitivity (VS) these are 

complemented by an evaluation of the anticipated post‐construction condition through an estimated 

level of degradation (LD). The overall visual impact is determined by how much the proposed project will 

alter the existing view- including both daytime and nighttime conditions. A systematic matrix was used to 

integrate the ratings for EVQ, VS, and LD. This matrix determines the overall visual impact significance and 

helps prioritize receptors for mitigation measures. Two main cases were considered when degradation is 

expected:  

• Moderate Degradation (One-Level Drop in Visual Quality) is when the project results in a 

noticeable but not severe alteration to the landscape.  

• Severe Degradation (Two-Level Drop in Visual Quality) when the project causes a dramatic shift 

in the visual landscape, significantly reducing its integrity.  
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The results of the VIA determined that visual impacts for Locations 1 through 6, 8 through 16, and 18 

through 24, were rated as negligible to low, mainly based on a lack of direct vision to the site or a 

substantial distance between the receptor and Project site. Locations 7 and 17 were rated as having 

moderate visual impacts from the Project; these locations are residential areas with direct line of sight 

and relatively closer to the Project site. 

 

Visual impact determinations were based on the application of mitigation measures already established 

by Heidelberg. Existing measures include directional and shielded lighting, use of low-reflectivity materials 

for buildings, and limiting operations (including lighting and truck traffic) to daytime hours. Additional 

measures to reduce light pollution from the plant in response to stakeholder’s feedback are:  

• Outdoor lighting will be run on timers to minimize nighttime light pollution.  

• Security lighting will be established only in select areas around the RMC plant where deemed 

required, and every attempt made around design, location and direction to minimize any impacts 

to neighbors 

• Vegetation buffers around the plant and pit will be considered to aid in obscuring the visibility of 

the pit from adjacent roads and neighborhoods located west of the pit. 

 

Overall, there are visual and lighting impacts that can be expected from the Project, but the overall visual 

contrast is largely reduced by developing the RMC plant within the existing aggregate pit. Further, for 

some viewing locations the RMC plant will represent a lower intensity extension of existing light effects 

from the adjacent residential neighbourhood. It is understood that future land use planning designates 

the overall aggregate pit site as a residential area, which will represent greater impacts for light glare and 

spill to the locations assessed. 

 

E.4. Transportation Impact Assessment Summary: 
AECOM was retained to undertake a Transportation Impact Assessment (TIA) for the project. The full TIA 

can be found in Appendix J. The TIA assessed 3 scenarios: 

 

Scenario 0: Existing Conditions (2024) 

Scenario 1: Future Horizon Year with only background volume including growth in local traffic (2026) 

Scenario 2: Future Horizon Year (Opening Day) with background volume and plant-generated traffic 
volume (2026) 

Current traffic data was collected from Alberta Transportation and Economic Corridors and the Town of 
Cochrane including Turning Movement Counts and Signal Timing Plans. The third source was local traffic 
counts collected by AECOM in December 2024. Local traffic growth was evaluated using the Town of 
Cochrane’s “Connecting Cochrane” report published in 2017 which forecasts how traffic is expected to 
change with uplifts to land use, and the addition of infrastructure improvements. Based on these 
forecasts, an annual traffic growth factor of 2% has been assumed for the TIA. 

The TIA assessed 5 intersections and 3 haul routes from the RMC plant to main highways that would be 
utilized in getting product to customers. Figure 2 within the TIA illustrates the routes and the intersections. 
The key metrics assessed were Level of Service (LOS) provided by each intersection and volume-to-
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capacity ratio (V/C). The LOS describes the "driver experience" when using a transportation corridor based 
on delays experienced at a given location. The V/C represents how close to capacity a road or intersection 
is, based on existing or projected traffic volumes compared to the theoretical capacity. The TIA also 
considered pedestrian use areas, existing and proposed bike lane infrastructure and public transit routes 
and stops when evaluating impacts under Scenario 2. 

Section 4 of the TIA discusses the increases to traffic based on expected growth in the Cochrane area as 
well as from the RMC plant development specifically. The findings indicate that all routes and intersections 
assessed will be minimally impacted by both local traffic increases and RMC plant traffic. Specifically, key 
findings include: 

• Background traffic growth driven by the Town of Cochrane's potential rapid development and 
increasing population outweighs site-generated traffic in both quantity and impact. The additional 
traffic generated by the proposed RMC plant represents a small fraction of the overall traffic 
growth and was shown to have relatively limited impact on the performance of the transportation 
network compared to the more substantial affect of background traffic growth. 

• The additional traffic generated by the site, primarily from haul trucks and employee vehicles, was 
found to have limited impact on the overall network performance. Most intersections in the study 
area retained acceptable LOS and V/C. It is observed that Scenario 1 (future time horizon without 
site-generated traffic) and Scenario 2 (future time horizon with site-generated traffic) exhibited 
near-identical traffic operations performance at all intersections, indicating that the additional 
traffic from the proposed development has limited impact on the network. 

• Minor degradation in LOS was observed at the James Walker Trail/Highway 22 intersection, 
particularly for the northbound through and southbound left-turn movements under both 
background and development traffic conditions (Scenario 1 & 2). These movements experienced 
a slight increase to delay, with LOS degrading from C to D.  The incremental delay caused by site 
generated traffic at this intersection is limited. 

• The haul routes overlap with active transportation routes in some areas, particularly along James 
Walker Trail and adjacent to the main site access points. Cycling infrastructure in these areas 
include off-street multiuse paths (MUP) and on-street dedicated bike lanes. Trucks ingressing and 
egressing from the RMC plant will interface with pedestrians and cyclists at the intersections and 
where infrastructure is adjacent to each other (ie. on-street bike lane next to the vehicle travel 
lane).  To improve safety, Heidelberg will adhere to their operational procedure for washing off 
and washing out concrete trucks to ensure debris from trucks is cleared when leaving the facility 
to minimize obstructions for cyclists who are vulnerable to debris (refer to Appendix F). Seasonal 
road clean up (sweeping) at the site entrance and exit will be scheduled to mitigate debris along 
James Walker Trailer. 

• There was no notable difference to traffic operations performance when assessing the north or 
central roundabouts as the primary access points to the Concrete Batch Plant. Access / egress 
from either roundabout would entail similar conflicts with pedestrians and cyclists along James 
Walker Trail. 

• The Town of Cochrane has plans to significantly increase population and employment over 
medium- and long-term horizons. This anticipated growth will place additional demands on the 
transportation network, resulting in increased traffic volumes and potential shifts in travel 
patterns. These changes will extend beyond the opening day scenario considered in this 
Transportation Assessment, highlighting the need for continual monitoring.   
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• As traffic demand increases in tandem with potential new site-generated trips from the RMC plant, 
mitigation of impacts can continue to be explored through the optimization of signal timings in 
the adjacent study network. 

These findings demonstrate that the proposed RMC plant can be accommodated within the existing and 
planned transportation network with limited impact on traffic operations. The findings also indicate the 
importance of monitoring traffic operations beyond the 2026 horizon, particularly if future demand for 
concrete production increases and to accommodate the planned substantial background traffic growth. 

 

E.5. Stormwater Management and Erosion and Sediment Control Plan Summary: 
In 2017, Golder Associates prepared a Stormwater Management and Erosion and Sediment Control Plan 

for Green Drop Rock Products, the former operator of the Cochrane Pit at that time. Upon review, this 

existing plan was deemed sufficient to address the needs of the proposed RMC plant and a new 

stormwater management and erosion and sediment control plan have not been prepared. The Golder 

Associates Plan can be found in Appendix K. 

 

Some nuances to stormwater management do exist for concrete plants in Alberta. The Code of Practice 

for Concrete Producing Plants defines “industrial run-off” as “…surface water resulting from precipitation 

that falls on and traverses a plant excluding any undeveloped areas.” Section 3(d) of the Code requires 

that: “Industrial run-off from the concrete producing plant and washings from concrete truck operations 

shall be controlled and disposed of in a manner to prevent adverse effects”. 

 

This means that all stormwater that falls within the developed plant area must be contained within the 

plant boundary. This water will be directed to the 3 concrete washout cells that will be constructed for 

the plant. Given the sizing of these pits, and the intention to recycle significant amounts of this water in 

concrete batching, there will not be a need to treat and dispose of industrial run-off or process water. All 

stormwater falling within the plant boundary will be contained and/or recycled in alignment with the Code 

of Practice for Concrete Producing Plants. Stormwater that falls outside the developed plant area will be 

managed and controlled in alignment with the overarching Stormwater Management Plan developed for 

the aggregate pit. This is a reasonable approach because the 2017 stormwater design included the area 

where the plant will be located and is sufficient for both operating footprints. 

 

Additional erosion and sediment control plans are not necessary for this project because the plant will be 

located well within the boundary of the pit, in a depleted area that is at a lower elevation than the 

surrounding portions of the property. As such, any erosion from the plant area will remain within the plant 

area, which is already fully disturbed such that no soils or vegetation will be impacted. Additionally, should 

erosion from the plant area occur outside the plant boundary for some reason, it will be contained within 

the pit and the erosion and sediment control structures and design elements already in place will address 

this.  
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Heidelberg has developed a contingency plan to address a severe weather/flood event that could result 

in overfilling/flooding of the washout pits at the plant. Should the capacity of these pits be at risk, the 

operations team has 2 options that can be enacted: 

1) Load excess water into RMC trucks and haul to another concrete plant, such as Heidelberg’s Spy 

Hill plant in Calgary, where additional water storage cells are located. 

2) If capacity is not available at another plant location, hydrovac excess water out of the washout 

cells and dispose at a certified facility. 

 

E.6. Phase 1 Environmental Site Assessment Summary: 
Heidelberg retained SLR to undertake a Phase 1 Environmental Site Assessment (ESA) on the full property 

(aggregate pit in its entirety) in 2023. This can be found in Appendix L. The site reconnaissance was 

undertaken on July 30, 2023, and involved walking the property, observing the inside of trailers and other 

infrastructure, and observing adjacent properties from public roadways and the pit boundary. 

 

Four potentially contaminating activities were identified with only one designated as an APEC (area of 

potential environmental concern). This APEC was the double walled aboveground diesel storage tank. 

Minor staining was observed around the tank, which has since been cleaned up. Heidelberg has also 

implemented additional measures to prevent further staining including weekly housekeeping of onsite 

tanks. The findings are typical of an existing development and no additional investigation/Phase 2 ESA 

was recommended. This Phase 1 ESA is considered valid for the site given no new activities have occurred 

here since it was completed mid-2023. 

 

F. Regulatory Process 
In addition to the Development Permit, provincial permits are required to allow the construction and 

operation of the RMC plant.  These include: 

 

• A Code of Practice for Concrete Producing Plants was submitted to the Province of Alberta on 

November 21, 2024, to allow for the construction and operation of the plant. This approval is 

under review. 

• An Updated Activities Plan under the Code of Practice for Pits was submitted to the Province of 

Alberta on December 20, 2024. This updated is to allow for a RMC plant to be located within the 

existing pit. This approval is under review. 

• Currently, 2 licences exist to support aggregate washing and dust control practices at the pit.  

Concrete production requires water, as such, freshwater use and management will be required. 

The existing water licences may not suffice for RMC batching requirements. To date, no additional 

Water Act licencing applications have been submitted as it is thought that activities will fall under 

existing approvals. A combination of water sources will be utilized, including municipal and 

provincially licenced surface water. Heidelberg will ensure that all required municipal and 

provincial water authorizations are obtained prior to the use of water in concrete production. 
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These permits are in progress and all necessary permits will be obtained prior to constructing and 

operating the plant. 

 

F.1. Alignment with Regional and Municipal Planning Documents 
Several municipal and regional planning documents exist for the area and have been reviewed in the 

context of this project. Table 1 identifies the planning document along with the rationale for why the 

proposed RMC plant is in alignment with planning objectives. 
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Table 1. Project Alignment with Planning Documents  

Planning Document Relevant Objectives Alignment Rationale 

South Ridge Area Structure Plan, 

Bylaw 14/94 

Section 3.12 – recognizes the importance of 

aggregate extraction while minimizing the impact 

on residences 

 

Section 3.12.3 – new development applications 

shall be accompanied by assessments addressing 

the potential impact on nearby residences 

including mitigation measures 

Impact assessments with mitigation considerations have 

been completed for traffic, air, noise and visual impacts. 

Stormwater considerations, erosion and sediment control 

plans, an Environmental Management Plan and a Lighting 

Plan have all been incorporated into project design to ensure 

impacts to residences are minimized.  

Intermunicipal Development 

Plan with the M.D of Rocky View, 

Bylaw 7/01 

This plan identifies a notification area for lands 

along the town and M.D boundary and outlines 

some expectations for resource development. 

Section 2.5 is specific to natural resource 

development and states a priority for existing 

developments to be completed prior to approving 

new developments and ensuring land use conflicts 

are minimized between natural resource 

extraction, processing and distribution activities 

are minimized. 

The property is zoned for industrial use and has an approved 

Natural Resource Extraction/Processing operation on-site. 

Rather than seeking a new site for the RMC plant, responsible 

development supports utilizing this existing disturbance for 

this activity. Impacts have been assessed, and mitigations 

incorporated to minimize these. No new land use conflicts are 

anticipated given the surrounding land use is already deemed 

compatible with the existing operation and the RMC plant will 

not affect neighbouring land uses from continuing. 
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Planning Document Relevant Objectives Alignment Rationale 

South Saskatchewan Regional 

Plan 

Section 8.11-8.18 outlines a municipalities role in 

managing land use patterns which includes 

allowing a mix of compatible land uses, providing 

economic opportunities, and minimize land use 

conflicts adjacent to natural resource extraction. 

 

Section 8.33.1-8.33.2 outlines a municipalities role 

in identifying and collaborating with industry and 

government regarding the development of non-

renewable resources. 

The property is zoned for industrial use and has an approved 

Natural Resource Extraction/Processing operation on-site 

indicating the Town of Cochrane has addressed the 

requirement to allow a mix of land uses.  

The RMC plant will employ 2 plant operators and 2-5 mixer 

truck drivers and allow concrete, a material in high demand, 

to be produced and provided locally rather than out of town. 

This will contribute to the local economy. 

Because the plant will exist within the approved, operating pit 

boundary, no new industrial lands will need to be allocated 

minimizing new potential conflicts. The assessments 

completed for this project indicate that impacts can be 

addressed. In fact, the placement of the batch plant within 

the pit will allow the pit to be depleted a greater rate, 

facilitating reclamation and reducing the timeline over which 

existing residents will experience pit operations. 
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Appendix B. Landowner Authorization 

  





 

 

Appendix C. Land Title 

 

  







 

 

Appendix D. Site Plans/Project Figures 

  

































 

 

Appendix E. Public Consultation Materials 

  

















 

 

Appendix F. Environmental Management Plan 

  





















































 

 

Appendix G. Noise Impact Assessment 

  



 

 

Appendix H. Air Quality Assessment 

  



 

 

Appendix I. Visual Impact Assessment 

  



 

 

Appendix J. Transportation Impact Assessment 

  



 

 

Appendix K. Stormwater Management and Erosion and Sediment Control Plan 
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h-Executive Summary: Site Report Summary - Project Property

Map
Key

DB  Company/Site Name Address Dir/Dist (m)  Elev diff 
(m)

Page 
Number

m1d
dd-EHS-849445129-aa

n/a 
Cochrane AB 

NNW/0.0 0.87 p-14-849445129-x 

m2d
dd-AUTH-899019213-aa

John & Irene Robinson 5;4;25;25;NW 
 AB 

S/0.0 12.91 p-14-899019213-x 

m2d
dd-AUTH-899210866-aa

John & Irene Robinson 5;4;25;25;NW 
 AB 

S/0.0 12.91 p-14-899210866-x 

m2d
dd-AUTH-899228890-aa

John Robinson 5;4;25;25;NW 
 AB 

S/0.0 12.91 p-14-899228890-x 

m3d
dd-WWIS-800034549-aa

 
 AB 

S/0.0 12.91 p-14-800034549-x 

Well ID: 491232

m4d
dd-PITS-803319366-aa

John & Irene Robinson  
Municipal District of Foothills No. 31 AB 

SSE/0.0 10.60 p-22-803319366-x 

m5d
dd-FIS-801940637-aa

Unknown Operator/Address - 
Used by Field Surveillance

 
 AB 

NNW/0.0 -17.73 p-22-801940637-x 

m5d
dd-FIS-801940639-aa

Unknown Operator/Address - 
Used by Field Surveillance

 
 AB 

NNW/0.0 -17.73 p-23-801940639-x 

14

14

14

14

14

22

22

23

1

2

2

2

3

4

5

5

EHS

AUTH

AUTH

AUTH

WWIS

PITS

FIS

FIS
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Site Address Distance (m) Map Key

PITS - Conglomerate and Waste Management Facilities

A search of the PITS database, dated 1993-2012 has found that there are 1 PITS site(s) within approximately 0.25 kilometers of the 
project property. 

Site Address Distance (m) Map Key

John & Irene Robinson  
Municipal District of Foothills No. 31 AB   

0.0 m-4-803319366-a 

WWIS - Alberta Water Well Information Database

A search of the WWIS database, dated 1880-Mar 31, 2022 has found that there are 6 WWIS site(s) within approximately 0.25 
kilometers of the project property. 

Site Address Distance (m) Map Key

  
 AB   

0.0 m-3-800034549-a 

Well ID: 491232

  
 AB   

195.3 m-6-802649244-a 

Well ID: 10948026

  
 AB   

195.3 m-6-802649235-a 

Well ID: 10947972

  
 AB   

221.3 m-7-4385000-a 

Well ID: 389331

  
 AB   

221.3 m-7-4384998-a 

Well ID: 389329

  
 AB   

221.3 m-7-4384999-a 

Well ID: 389330

4

3

6

6

7

7

7

http://www.erisinfo.com
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h-Detail Report

 Map Key Number of 
Records

Direction/
Distance (m)

 Elev/Diff
 (m)

 Site DB

m-1-849445129-b 

1 of 1 NNW/0.0 1,129.9 /  0.87 n/a 
Cochrane  AB 

dd-EHS-849445129-bb
p-849445129-y 

 Order No: 20160706185 Nearest Intersection:
 Status: C Municipality:
 Report Type: Custom Report Client Prov/State: AB
 Report Date: 15-JUL-16 Search Radius (km): .5
 Date Received: 06-JUL-16 X: -114.439262
 Previous Site Name: Y: 51.174993
 Lot/Building Size: 
Additional Info Ordered:
 

m-2-899019213-b 

1 of 3 S/0.0 1,141.9 /  12.91 John & Irene Robinson
5;4;25;25;NW 
  AB 

dd-AUTH-899019213-bb
p-899019213-y 

Legal Land Location: NW 25-025-04-W5
Document Title: Document 00244731-00-01 ROBINSON PIT NW 25-025-04-W5M - FIVE YEAR REPORT is held by John & Irene 

Robinson, under the provisions of the Environmental Protection & Enhancement Act. This Registration is currently 
issued as of Feb. 06, 2018 and does not expire.

Document Url: https://avw.alberta.ca/pdf/00244731-00-01.pdf
 

m-2-899210866-b 

2 of 3 S/0.0 1,141.9 /  12.91 John & Irene Robinson
5;4;25;25;NW 
  AB 

dd-AUTH-899210866-bb
p-899210866-y 

Legal Land Location: NW 25-025-04-W5
Document Title: Document 00244731-00-00 ROBINSON PIT NW 25-025-04-W5M is held by John & Irene Robinson, under the 

provisions of the Environmental Protection & Enhancement Act. This Registration is currently issued as of Jun. 25, 
2008 and does not expire.

Document Url: https://avw.alberta.ca/pdf/00244731-00-00.pdf
 

m-2-899228890-b 

3 of 3 S/0.0 1,141.9 /  12.91 John Robinson
5;4;25;25;NW 
  AB 

dd-AUTH-899228890-bb
p-899228890-y 

Legal Land Location: NW 25-025-04-W5
Document Title: Document 00461263-00-00 A SAND AND GRAVEL PIT, HELD UNDER REGISTRATION NO. 244731-00-00 is 

held by John Robinson, under the provisions of the Environmental Protection & Enhancement Act. This 
Reclamation Certificate is currently issued as of Sep. 17, 2020 and does not expire.

Document Url:
 

m-3-800034549-b 

1 of 1 S/0.0 1,141.9 /  12.91  
  AB 

dd-WWIS-800034549-bb
p-800034549-y 

 Well ID: 491232 Elevation Source: Not Obtained
 Driller ID: 24227 Method of Drilling:
 Licence No: GPS Obtained: Not Verified
 GIC Well ID: 491232 Boundary From:

1

2

2

2

3

EHS

AUTH

AUTH

AUTH

WWIS

Detail Report
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 Map Key Number of 
Records

Direction/
Distance (m)

 Elev/Diff
 (m)

 Site DB

 Pipe Test Failure: Volume Recovered 5:
 Pipe Grade: Volume Unit 5:
 Pipe O/S Diam (mm): Subst Released 6:
 Pub Evacuatd Count: Volume Released 6:
 Public Afft: Volume Recovered 6:
 Environment Afft: Volume Unit 6:
 CSU File No: Subst Released 7:
 CIC Reference No: Volume Released 7:
 Concern Category 1: Odours Volume Recovered 7:
 Concern Type 1: H2S Volume Unit 7:
Area Afft:
Wildlife Livestk Afft:
Pipe Wall Thick (mm):
Pipeline Lic Segm ID:
Review Closure Type:
Review Closure Type Desc:
Concern Type: (1)Odours: H2S
Jurisdiction Category:

m-5-801940639-b 

2 of 2 NNW/0.0 1,111.3 /  -17.73 Unknown Operator/Address - Used by Field 
Surveillance
 
  AB 

dd-FIS-801940639-bb
p-801940639-y 

 Incident No: 20021690 Concern Category 2:
 Incident Type: Complaint Concern Type 2:
 Incident Date: 22 Jul 2002 Concern Category 3:
 Location: 13-36-025-04W5 Concern Type 3:
 Licence No: Concern Category 4:
 Licence Type: Concern Type 4:
 Notification Date: 22 Jul 2002 Concern Category 5:
 Complete Date: 22 Jul 2002 Concern Type 5:
 Source: Unknown Subst Released 1:
 Cause Category: Volume Released 1:
 Cause Type: Volume Recovered 1:
 Failure Type: Volume Unit 1:
 Strike Area: Subst Released 2:
 Field Centre: Midnapore Volume Released 2:
 Licensee ID: 0X27 Volume Recovered 2:
 Injury Count: Volume Unit 2:
 Fatality Count: Subst Released 3:
 Jurisdiction: Volume Released 3:
 Release Off Site: Volume Recovered 3:
 Sensitive Area: Volume Unit 3:
 Cleanup Date: Subst Released 4:
 Compliance: Volume Released 4:
 Quarter: 13 Volume Recovered 4:
 LSD: 13 Volume Unit 4:
 Section: 36 Concern Category 6:
 Township: 25 Concern Type 6:
 Range: 4 Concern Category 7:
 Meridian: 5 Concern Type 7:
 Pipeline Lic Ln No: Subst Released 5:
 Pipe Damage Type: Volume Released 5:
 Pipe Test Failure: Volume Recovered 5:
 Pipe Grade: Volume Unit 5:
 Pipe O/S Diam (mm): Subst Released 6:
 Pub Evacuatd Count: Volume Released 6:
 Public Afft: Volume Recovered 6:
 Environment Afft: Volume Unit 6:
 CSU File No: Subst Released 7:
 CIC Reference No: Volume Released 7:
 Concern Category 1: Odours Volume Recovered 7:
 Concern Type 1: H2S Volume Unit 7:
Area Afft:

5
FIS
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 Map Key Number of 
Records

Direction/
Distance (m)

 Elev/Diff
 (m)

 Site DB

Owner Name: GRIFFIN, L.E.
PO Box: 514
Address: COCHRANE
City:
Postal Code: T0L 0W0
Province:
Country:
 

Drillers
 
Driller ID: 2533726
Last Name: DRILLER
Middle Initial: NA
First Name: UNKNOWN
Journeyman No: 1
Is Active?: TRUE
 

Drilling Companies
 
Starting Well ID: 1973500
Ending Well ID: 1973599
Last Well ID Used: 1973599
Company Name: UNKNOWN DRILLER
Street Address: UNKNOWN
City: UNKNOWN
Province: AB
Country: CA
Postal Code:
E-Mail: gwinfo@gov.ab.ca
Is Active?: FALSE
 

Geophysical Logs
 
Geophysical Log ID: 5552599
Log Type: Electric
Log Taken?: FALSE
Sent to AENV?: FALSE
 

Geophysical Logs
 
Geophysical Log ID: 5955674
Log Type: Gamma
Log Taken?: FALSE
Sent to AENV?: FALSE
 

Boreholes
 
Borehole ID: 654099
Diameter: 0.000000
From: 0.000000
To: 0.000000

m-7-4384999-b 

2 of 3 WNW/221.3 1,112.7 / -16.35  
 AB 

dd-WWIS-4384999-bb
p-4384999-y 

Well ID: 389330 Elevation Source: Estimated
Driller ID: 24211 Method of Drilling:
Licence No: GPS Obtained: Not Verified
GIC Well ID: 389330 Boundary From:
GOA Well Tag No: Distance North:
Elevation (ft): 3675.00000000 Distance South:

7
WWIS
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Appendix C  Site Photographs 
Photo 1: General view of site, looking south (July 30, 2023) 

Photo 2: Fuel tank at crushing area 1 (July 30, 2023) 
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Photo 3: Fuel tank at crushing area 2 (July 30, 2023) 

Photo 4: Unused generator trailer (July 30, 2023) 
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Photo 5: Diesel AST near site entrance (July 30, 2023) 

Photo 6: Fuelling truck parked near site entrance (July 30, 2023) 
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Photo 7: Pump to take water from the Bow River (July 30, 2023) 

Photo 8: Crushing area 1 (July 30, 2023) 
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Photo 9: Crushing area 2 (July 30, 2023) 

Photo 10: Empty DEF containers (July 30, 2023) 
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Photo 11: Oil drums in chemical storage area (July 30, 2023) 

Photo 12: Empty waste oil AST in chemical storage area (July 30, 2023) 
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Photo 13: Pails of lube in chemical storage area (July 30, 2023) 

Photo 14: General view of site, looking north (July 30, 2023) 
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