Neighhourhood Area Structure Plans

Neighhourhood Structure Plans

The Zoning Bylaw

The Planning and l
Development

Servicing Agreements

Municipal Improvements

Development and Building Permits
'THE CITY OF
€dmonfon sy

Names Advisory Committee
50000 December 2001

Heritage Conservation Printed on Recycled Paper




PLANNING AND DevELoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

CONTENTS
1. INErodUCtioN .....cooiiiee e 3
1.1 Purpose of the HandbooK ...........ccccvirvereieniereneienns 3
1.2 ThePlanning and Devel opment

System in EAMONtON .........covvvirienieieeisese e 3
1.3 A Brief History of Edmonton’ s Planning and

Development SyStem ........ccoceeeereneeeerese e 3
2. ThePlanning and Development System Today -

AN OVENVIBW ..o 7
2.1  Edmonton City COUNCIl .......cccevvivieeiese e 7
2.2 ThePUBIIC oo 7
2.3 TheDevelopment INdUSEIY ......cccooveeeveieeceeieseeeene, 9
24  TheCiViICADMINISration .........cccooeverereienenesenienens 10
25 ThePlanning and Development Department ........... 10
3. TheBasic Tools of the Planning and Development

PrOCESS......ei et 14
3.1 Plan Edmonton, Edmonton's Municipal Development

Plan ..o 18
3.2 AreaStructure Plansand Neighbourhood Area

SUrUCtUrEPIaNS ... 20
3.3 AreaRedevelopment Plans..........cccocvveeveieieneenns 22
3.4 Servicing Concept DesignBriefs........cccccvvvecveiennene. 24
3.5 Neighbourhood Structure Plans...........cccccceeevvervenee. 26
3.6 TheZoningBYlaw .......ccccceviviieieeiiiiseese e 28
3.7 SUBAIVISIONS ..o 30
3.8 CONdOMINIUMS ......ooeruiriiniirieieenie s 32
3.9 RoadandLaneClOSUrES ........cccourirerieieneriesienienens 32
3.10 ServicingAQreemMents ........ccceceeveveseeriese e 34
3.11 Municipal Improvements Construction Process........ 37
3.12 Development and Building Permits..............ccce....... 39
3.13 NamesAdvisory COmMMIttee.........cccceevuevevreeereenenn 44
3.14 HeritageConservation .........ccccccevvveeevieneseeeeceeenn 46



PLANNING AND DevELoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

APPENDICES

| Information Sources/Bibliography

ILLUSTRATIONS AND MAPS

Fig.1
Fig.2
Fig.3
Fig.4

Fig.5
Fig.6

Fig.7
Fig.8

Fig.9

Approval Responsibilitiesat VariousLevels

of the Planning and Development Process
Relationship Between Plans

and Devel opment Measures

Plans Used in the City of Edmonton’s

Planning and Devel opment Process

Development Measures Used in the City

of Edmonton’ s Development Process

Area Structure Plan Preparation and Approval Process
Typical Preparation and Review Processfor an
AreaRedevel opment Plan

The Servicing Concept Design Brief Preparation and
Approval Process

Neighbourhood Structure Plan Preparation and
Approval Process

Land Rezoning —Processfor Application and Approval

Fig. 10
Fig. 11
Fig. 12
Fig. 13
Fig. 14
Fig. 15
Fig. 16
Fig. 17

Fig. 18
Fig. 19

Fig. 20

Map 1

Process for Approving and Registering a Plan of
Subdivison

Road/L ane Closure Process— Flow Chart
Engineering DrawingsApproval Process—Flow Chart
Residential Servicing Agreement Approval

Process— Flow Chart

Zoning Bylaw Development StandardsApplied
Through the Development Permit Process
Processing Procedure for aComplex or Major

Impact Devel opment Permit Application

(ClassCor D)

Proceduresfor aDevelopment Appedl

Processfor RequestingaNamefor aMunicipa Fecility,
Roadway or Park

Development Permit Processfor Historic Resources
Processto Designate aMunicipal Historic Resource
(owner agrees)

Processto Designate aMunicipal Historic Resource
(owner does not agree)

Land Devel opment Concept



PLANNING AND DeveLoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

1 INTRODUCTION



PLANNING AND DeveLoPMENT HanDBoOK FOR THE CiTY OF EDMONTON




PLANNING AND DeveLoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

1. INTRODUCTION

1.1 Purpose of the Handbook

Thishandbook has been prepared to assist City Council,,
thepublic, thedevel opment industry and thecivic administration
to understand how the planning and devel opment system works
in the City of Edmonton.

1.2 ThePlanning and Development System in
Edmonton

The intent of Edmonton’s planning and development
system is to ensure the economic, orderly and effective
management of the use and devel opment of land on an ongoing
basis to achieve an attractive, safe and sustainable urban
environment. Theintent of this system is generally achieved
through aconsensus of municipal, community, landowners and
developers interests.

Land use planning and development control activity is
generally undertaken within the framework of the Alberta
Municipal Government Act. Thisenablinglegislation provides
a framework for effective land use planning by defining and
describing the types of plans and development measures that
the City of Edmontonisrequired to use. It also establishesthe
powers of Council, its boards, commissions and the civic
administration.

The planning, development and use of land and buildings
within Edmonton is a complex process and represents the
cumulativerequirementsof provincid statutes, municipal bylaws,
business practice, policies and procedures, as well as citizen
and private sector expectations. The planning and development
process is based on a partnership or consensus of public and
private actionsand aspirations.

1.3 ABrief History of Edmonton’s Planning and
Development System

A land use planning and devel opment system hasexisted
in some form since theincorporation of the City of Edmonton
in1892. Early examplesof municipal bylawsregulating the use
and development of land include a 1906 bylaw requiring the
approval of subdivisions by the City Engineer and a 1912
Municipal Building Code, which provided relatively
comprehensive standardsfor residential devel opment.

In 1907, F. G. Todd, a planning and landscape
architectura consultant, prepared amaster plan of development
for the City, which also contained proposal sfor preserving the
North Saskatchewan River Valley. Hisschemewasadoptedin
1915.

In 1928, the Town Planning and Preservation of Natural
Beauty Act enabled municipalities to formulate and carry out
town planning schemes. The Act also enabled preparation of
regulations controlling land use (i.e., buildings and advertising
signs) along highways. The 1929 Town Planning Act
consolidated and replaced the 1928 legidation.

Municipalitieswere authorized by the 1929 Act to adopt
official town plansand zoning regulations and could prescribe
building heights and floor areas, densities, permissibleland uses
and many of the other aspects of zoning. Municipalitieswere
also empowered to appoint town planning commissions to
prepare and administer plansand zoning bylaws.

It was not until 1933 that Edmonton adopted its first
comprehensive zoning scheme. The 1933 Zoning Bylaw
designated twelve zoning districts, each of which represented a
specific use and building type. The zoning bylaw prescribed
uses and devel opment standardsfor height, front, rear and side
yard setbacks and site area.
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The Spence-Sales and Bland report, presented in 1949,
recommended therepeal of the 1933 Bylaw asit did not address
the physical, social and economic devel opment realities of the
time. Interim Devel opment Control was suggested asaremedy
pending the adoption of a revised zoning bylaw. It was
recommended that a new bylaw should reflect the policies of
an official plan, and should not be used until such a plan had
been adopted.

As a result, Interim Development Bylaw No. 1 was
adopted in 1950. This suspended the 1933 Bylaw in favour of
Interim Development Control, pending the adoption of anew
zoning bylaw. Certain areas, such as Parkallen, which was
comprehensively planned as a neighbourhood unit, had their
own (localized) zoning bylaws applied.

Interim control procedures required that development
decisions be made by Council on the merits of individual
applications. However, the 1933 Bylaw continued to exert
considerable precedent in development decisions. Interim
Development Bylaw No. 2 was adopted in 1959, as an
amendment to Interim Development Bylaw No. 1. This
provided amechanism for the adoption of anew zoning bylaw.

In 1961 anew, comprehensive Zoning Bylaw (No. 2135)
was approved by Council. By 1962, zoning had been extended
to al parts of the City with the exception of the downtown,
linear commercial developments along traffic arteries and the
old town centresof Beverly, Jasper Placeand Strathcona. These
areas remained under Development Control.

1961 also saw the adoption of Edmonton’ sfirst General
Plan. Over the years, Edmonton’s land use control system,
principally shaped by changing provincial legislation, became
increasingly complex. In 1970, Edmonton’s second General
Plan was adopted by Council, replacing the 1961 plan.

The 1977 Planning Act provided Edmonton with
opportunitiesfor improved land use planning and control tools.

Particularly, it authorized replacement of the dual land use control
system with a single system that made a distinction between
zoning and development control. A new Land Use Bylaw
(Bylaw No. 5996, as amended) was adopted by Council in
1980.

The 1977 Planning Act al so facilitated the adoption of a
third General Municipal Plan (Bylaw No. 6000) in 1980 which
replaced the 1970 plan, and, the preparation of a variety of
statutory local area plans. A fourth General Municipal Plan
(Bylaw No. 9076) was approved in 1991, replacing the 1980
plan.

Alsoasaresult of the 1977 Planning Act, aregional plan
for Edmonton and the surrounding area was prepared. The
purpose of the Edmonton Metropolitan Regional Plan was to
provide for the balanced, orderly and economic use of land in
the Edmonton metropolitan region. As the broadest level of
land use planning, policies of the Regional Plan established a
framework in which Edmonton’ sown planning and devel opment
processes could occur. The Planning Act specified that all
statutory plans and development measures approved by the
City of Edmonton must conform with the Regional Plan.
Therefore, municipal plans and bylaws were to implement
Regional Plan palicies.

In May 1995, the 1977 Planning Act was repealed and
replaced with the Municipal Government Act. Under the new
legislation, the General Municipal Plan had to be replaced
with aMunicipal Development Plan before September 1, 1998.
Aswell, therewas no longer arequirement for aregional plan.
The Edmonton Metropolitan Regional Plan was subsequently
repealed on March 31, 1995. The Municipal Development Plan
(Plan Edmonton) was approved by City Council on August 31,
1998. The current Edmonton Zoning Bylaw (Bylaw No. 12800)
was approved on March 16, 2001 and came into effect
June 14, 2001.
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2. THE PLANNING AND DEVELOPMENT
SvysTeEM TobpAy — AN OVERVIEW

Thefollowing subsections provideaninsight into how the
public and private sectors and the community interact within the
planning and devel opment system, the parameterswithin which
the City of Edmonton must conduct its business and the roles of
the major participantsin the system.

2.1 Edmonton City Council

Edmonton City Council has been empowered through the
Municipal Government Act to decide on many local land use
planning and devel opment matters. Council’ sdecision making
and delegated powers are reflected at all levels and within all
components of the planning and development process. The
major elementsor toolsof thisprocessare summarized asfollows:

» TheMunicipal Development Plan;

» AreaStructure Plans;

» Neighbourhood Area Structure Plans;

Neighbourhood Structure Plans;

AreaRedevel opment Plans;

The Zoning Bylaw and Rezonings;

Subdivision Plans;

Condominiums;

Road/L ane Closures;

Servicing and Devel opment Agreements;

Development and Building Permits;

Plan Authorization Requirements;

Environmental Review/Environmental Impact

Assessments; and

» Non-statutory Land Use and Community Planning
Studies (e.g. Servicing Concept Design Briefs and
Corridor Land Use Studies).

The Municipal Government Act and City policies define
Council's decision making authority over these tools and
processes. This decision making authority is governed by
established goalsand objectivesfor the City’ sdevel opment.

Council reliesheavily oninput fromthe public and advice
from the Planning and Devel opment Department in establishing
goalsand objectivesthrough policies guiding the planning and
devel opment process.

Council maintains decision making responsibilitiesfor
those aspects of the planning and devel opment system which
establish policy. Council has delegated responsibility to the
Executive Committee, Subdivision Authority, General Manager
of Planning and Development Department, the Subdivision
Officer, and the Development Officer for those aspects of the
system whichimplement established policy. Figure 1illustrates
the approval responsibilities for the various activities within
the planning and devel opment process.

2.2 ThePublic

Theterm “public” includesindividual citizens aswell
as various groups such as community leagues, business,
professional, sportsand cultural organizations. Itisrecognized
that over time members of the public can be directly or
indirectly affected by land use planning and development
decisions.

Theright of the public to participatein the planning and
development process is secured through the Municipal
Government Act. The Act requires Council to hold a public
hearing prior to second reading on bylaws adopting Plans or
amending the Zoning Bylaw and that the public hearing be
duly advertised in the newspaper. Thishastheeffect of leaving
public involvement to the end of the process rather than
allowing the public’s interests to be an integral part of the
review and development of a plan or rezoning. Therefore,
additional opportunitiesfor public participation which exceed
the requirements of the Act are provided by Council, the
administration and the development industry, as provided for
by the Zoning Bylaw.

The Planning and Devel opment Department mails out
advance notice letters to affected residents, Community
L eagues and Business Revitalization ZoneAssociationswhen
an applicationfor a plan adoption or amendment, or rezoning
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§ Approval Responsibilities at Various Levels
8 of the Planning and Development Process
|
=

P Building Permits
Planning and Development Department
Administered by Development Compliance Branch

«—  ° Development Permits

Planning and Development Department

Administered by Development Compliance Branch

(See Section 3.14 regarding development permits involving Heritage Buildings)

-— * Servicing Agreements
Approved by General Manager,
Planning and Development Department or Executive Committee

- Subdivision

Approved by Subdivision Officer or Subdivision Authority

* Rezoning/Road Closures
Approved by City Council

* Local Plans
(all authorized and approved by City Council)
e Area Structure Plan
* Neighbourhood Area Structure Plan
* Neighbourhood Structure Plan
* Servicing Concept Design Brief
 Area Redevelopment Plan
* Corridor/Special Land Use Study

~ - * Municipal Development Plan
Approved by City Council

AR PLANNING AND
@mOllfOll DEVELOPMENT
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is made. In addition, rezonings to Direct Control and
development requiring varianceto regulationsin some Overlays
require pre-application consultation. When a development
application is approved with a variance to the Zoning Bylaw,
notifications are mailed to the affected residents, Community
L eagues and Business Revitalization ZoneAssociations.

These notification provisions give the public the
opportunity to becomeinvolved in discussions on the proposal
early inthe process. Statutory notices, which advertisethe public
hearing at Council, invite further comments or representations
before Council.

Public consultation is also undertaken as part of the
planning and devel opment processthrough public meetings, open
houses, surveys and design workshops during the preparation
and review of statutory and non-statutory plans and studies.
Staff are available and receptive to discussing proposals and
plans with members of the public by phone or meeting.

The difference between public meetings and hearings
should be noted. Public meetings are generally held by the
Planning and Development Department to solicit input and
encourage dialogue during the review of a proposal and to aid
in addressing issues prior to finalizing aproposal for Council’s
consideration. Public hearings areforma hearingsbefore Council
where support or non-support and reasonsfor that position can
bevoiced directly to City Council.

Itisthegoal of the Planning and Devel opment Department
to reach consensus on all development proposals. However,
this is not always possible. Therefore, the Municipal
Government Act providesthe public with avenues of appeal in
relation to planning and devel opment decisions:

« the City of Edmonton has appeal boards which hear
appeals on items concerning subdivision of land and
the issuance of development permits. Therole of the
Board isdiscussed in Section 3.12.b of thisHandbook;

« the Municipal Government Board on intermunicipal
issuesor issuesrelated to provincia concernsor policies;
and

« the courts may also be appeaed to on a procedura
matter concerning astatutory plan or the Zoning Bylaw.

Therole of the genera public in the planning and land
development process is illustrated in the individual process
diagrams contai ned within this Handbook.

2.3 TheDevelopment Industry

The development industry is one of the major vehicles
of economic growthin Edmonton. Theindustry isrepresented
by, or composed of, landowners, devel opers, builders, financial
institutions, solicitors, industry associations and a variety of
engineering, planning and environmental consultants. The
private development industry represents the major private
component of the public/private partnership in the planning and
devel opment process.

Through itsanticipation of or responseto market trends,
the development industry contributes to the various levels of
the planning and devel opment process by initiating devel opment,
subdivision, zoning and other applications. Theindustry also
prepares and submits new and/or amendmentsto Area Structure
Plans, Neighbourhood Area Structure Plans, Neighbourhood
Structure Plans, plans of subdivision and varioustechnical and
development feasibility studies.

Thedevel opment industry shareswith City Council, the
general public and the civic administration several basic
responsihilities, concerns and considerations essential to the
development of land. Theseinclude:

« the need to foster the orderly, efficient and economic

devel opment and redevel opment of land;

« theneed to minimizethetimefor devel opment

approval;

« the need to encourage effective public participationin

the planning process;

« theneed for environmental protection;

« the promotion of high standards of urban design; and

« theneedfor flexibility and reasonabl enessto adjust

policiesand processes required to meet society’s
changing demands and market expectations.
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There are many examples of mutual cooperation with
the development industry in the City of Edmonton. Processing
timelines have been reviewed and streamlined over the years
and have been generally accepted to be at areasonable level,
particularly when compared to those of other major cities in
Western Canada.

The City of Edmonton actively participatesin thereview
and amendment of engineering servicing standards and
innovationsin planning with the Urban Devel opment I nstitute
on an ongoing basis. The development industry, through the
Urban Development Institute and the Greater Edmonton
Homebuilders' Association (GEHBA), has also established a
liai son working committee with senior managersfromthecivic
administration. The City is constantly striving to improve
opportunities for open dialogue and constructive working
relationships.

24 TheCivicAdministration

The civic administration, chiefly through the Planning
and Development Department’ squalified and experienced staff,
ischarged with implementing the City’ s planning, development
and servicing policies. Itisalsotheresponsbility of the Planning
and Development Department, in concert with other civic
departments, to alert Council regarding the need to review,
improve or introduce new policy items.

Therole of the Planning and Development Department
inthe processisdivided functionally between the Planning and
Policy ServicesBranch and Development Compliance Branch.

Other civic departments such as Transportation and
Streets, Asset Management and Public Works, Community
Services and Corporate Services work with the Planning and
Development Department to ensurethe effectivereview of plans
and development proposals.

25 Planning and Development Department
2.5.a. Planningand Poalicy ServicesBranch

ThePlanning and Policy Services Branch hastheprimary
responsibility for the plansand devel opment measures outlined
in Sections 3.1 through 3.9 and 3.13 and 3.14 of thisHandbook.
Itistheresponsibility of the Branch staff to accept applications,
provide professional planning advice, resolve problems and
formulate the Department's recommendationsto Council.

Thefirst step in accepting applicationsisto ensure that
all the information needed isprovided. Thetechnical meritsof
the application can be promptly reviewed and the public can
then be properly advised about the application. Also, the
application can then be sent to various city departments and
other agenciesfor their analysisand input.

Themainrole of Branch staff isto provide professional
planning advice and resolve problems in an effort to make
recommendationsto the appropriate approval body. Activities
includefacilitating and mediating discussion between technical
departments, the public, theland owner and/or consultant while
ensuring that City policies and interests are followed and
protected. A big part of this role is to advise, educate and
negotiate.

2.5.b. Development Compliance Branch

Staff in thisBranch are responsiblefor the devel opment
measures described in Sections 3.10 through 3.12 of this
document. Staff prepare and negotiate servicing agreements
for the development of raw land; manage construction of
municipal improvements in accordance with the agreements;
and, accept, review and make decisions on applications for
development and building permits. Staff also carry out
inspections of new devel opment to ensure conditions of permits
and the requirements of the building and plumbing and gas
codes are met.
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Staff must be adept at answering the public and building
industry inquiries, understand therel evant legidation and policies
they are responsible for and negotiate changes to applications
where such applicationsdo not comply with relevant legidation
or policies.

Regarding permitting, the Development Compliance
Branch has instituted a “ one-stop shopping” environment for
their customers. These changes have resulted in a customer
oriented approach to business, aswell as an efficient tracking
system to aid in monitoring projects from initial application
through to final inspection.
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3.0 THeE Basic TooLs oF THE PLANNING AND
DeveLopPMENT PROCESS

The Municipal Government Act provides City Council
and the civic administration with the basi ¢ tools to encourage
and facilitate the devel opment and redevelopment of landin a
systematic, orderly, economic and environmentally responsible
manner.

Themajor components of the planning and devel opment
process are included in the planning and devel opment review
measures listed in subsection 2.1 of this handbook.

Each planning instrument and development review
measure forms a discrete step in the approval process. The
functional interrelationship between statutory plans and
development review measuresisillustrated in Figure 2.

Theworking rel ationship between plans and devel opment
review measuresisillustrated in Figures3 and 4. The purpose,
content and function of each step in the planning and
devel opment processisdescribed in the following subsections.
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FIGURE

2

Relationship Between Plans and

Development Measures

PLANS

Edmonton
Municipal
Development Plan

Inner City City-wide Suburbs
4 4 | | \ 4 | | \ 4 A4
Area Non Statutory Non Statutory Servicing Area
Redevelopment Topical Plans Plans Concept Structure
Plans and Studies (Corridors, Topical Design Plans

Briefs

Plans, etc.)

Neighbourhood
Area
Structure
Plan

\ 4

DEVELOPMENT MEASURES |

Neighbourhood

Structure
Plans

v v

v

v v

v v

Zoning— Subdivisions

Edmonton

Zoning Bylaw
(Bylaw 12800)

Road/Lane Servicing Development

Closures Agreements Permits

Building Business
Permits Licenses

THE CITY OF PLANNING AND
@monfo DEVELOPMENT
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Step 1
Municipal Development Plan

Step 2A
Area Structure Plans and

Neighbourhood Area Structure Plans

MAP 1 (as amended)
LAND DEVELOPMENT CONCEPT

-] NORTH SASKATCHEWAN RIVER VALLEY AND RAVNE SYSTEM
3] TRANSPORTATION & UTILITY CORRIOOR

[EER) ENVIRONMNENTAL RESTRICTED DEVELOPHENT AREA
=] AcRicuLTuRE AReA

23 susINESS & ENPLOTHENT AREA
oomnTouN

Prepared by: Administration
Approved by: City Council

Step 3
Neighbourhood Structure Plan

23 AVE.
SILVER BERRY NEIGHBOURHOOD STRUCTURE PLAN

[ Low Density Residential

Medium Density Residential

L commercial

Campus/District Park

EFEA school/Park

7] Environmental Reserve

1 Powerline Rights-of-Way

[ Petroleum Products Pipelines R/W
[~ Stormwater Management Facility
=== N.S.P. Boundary

Generally applied to Suburban Areas
Proposed by: Land Owner

Reviewed and negotiated by: Administration
Approved by: City Council

K

Generally applied to Suburban Areas
Proposed by: Land Owner

Reviewed and negotiated by: Administration
Approved by: City Council

OR

Step 2B
Area Redevelopment Plan

m QEEQVELOPMENT

mCdougallrean

1 wAE

L

15 60

AN QTG &
T

1l

(E] T

Bl

f

ATE

[T

= N

Generally applied to Inner City Areas
Prepared by: Administration/Community
Approved by: City Council

>

OR

Step 2C
Servicing Concept Design Brief

Terwillegar Heights
Servicing Concept Design Brief (SCDB)

@ T
= \\\Q’ ;’_“ [

\ -3

& g} E. ,I

16 Ave.

Generally applied to Suburban Areas
Prepared by: Administration or Consultant
Approved by: City Council

FIGURE

THE CITY OF

monton

Plans Used in the City of Edmonton's
Planning and Development Process

PLANNING AND
DEVELOPMENT




PLANNING AND DeveLoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

17

Step 4
Zoning Bylaw

WHITE INDUSTRIAL, BYLAW 12822
Located at 11204-184 Street

AGI [ raave
UB]

S

=
1S ver

111 AVE.
e \[®
\|
™M

Proposed Rezoning from A

IMto IB N
The purpose of proposed Bylaw 12822
is to change the Zoning Bylaw from
medium industrial (IM) zone to industrial
business(IB) zone; a portion of Lot B,
Plan 3518 KS, as shown on the above
sketch. The proposed amendment will
allow a range of industrial business
uses. The Planning and Development
Department Supports this proposed
bylaw.

Proposed by: Land Owner/Administration
Reviewed and negotiated by:  Administration
Approved by: City Council

Step 8
Development Permit

— ———

Requested by: Owner/Builder
Reviewed by: Administration
Approved by: Development Officer

Step 5
Subdivision

>

e &

TRANSALTA
RIGHT-OF-WAY [

—J

zp

7
~Jd

Proposed by: Land Owner

Reviewed and negotiated by: Administration

Approved by: Subdivision Officer or
Subdivision Authority

Step 9
Building Permit

Step 6
Road/Lane Closure Bylaw

160 AVE \\ N

<1

AVE

153 AVE-

PROPOSED CLOSURE A
N Site Location FILE: LC/94-0009 N

PLANNING AND DEVELOPMENT

" i

Proposed by: Land Owner/City

Reviewed and negotiated by: Administration

Approved by: City Council

Step 10
Business License

* S e s

Requested by: Builder
Reviewed by: Administration
Approved by: Development Officer

Requested by: Business Owner

Reviewed by: Administration

Approved by: Licensing Officer

Step 7
Servicing Agreement

Requested by: Developer
Prepared/reviewed by: Administration
Approved by: General Manager

Planning and Development
or Executive Committee of

Council

Development

in the City of
Edmonton's
Development
Process

iiionto

FIGURE

Measures Used

PLANNING AND
DEVELOPMENT
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3.1 PLaN EpmonTON, EDMONTON'S MUNICIPAL
DeveLorPMENT PLAN (MDP) (Step 1)

Plan Edmonton, Edmonton’ s Municipal Devel opment
Plan (Bylaw No. 11777, as amended) was approved by City
Council on August 31, 1998. The MDP is acomprehensive
10-year plan that provides direction for development and
implementation of more specific, detailed plansby privateland
owners/devel opers and the City. The MDPisalso one of the
policy basis for the development of the City’ s corporate and
departmental business plans.

Section 632 of the Municipal Gover nment Act requires
that amunicipal development plan address:

« thefutureland use within the municipality;

* the manner of and the proposals for future

development in the municipality;

« co-ordination and interface with future growth and

infrastructure with adjacent municipalities;

e provision of transportation systems;

* provision of municipal servicesand facilities;
identification of sour gasfacilitiesand policiesrelated
to them; and
* policiesrespecting the provision of municipal school

reserves.

The Municipal Government Act also permits
municipalitiesto expand their MDPsto addressissues beyond
municipal land use planning and devel opment, if they wish.

Plan Edmonton setsout prioritiesand directionsfor all
aspects of the City’s development and for the City’s
relationship with other partnersintheregion. Inadditiontoa
planned growth section, Plan Edmonton has sectionsdealing
with economic devel opment, servicesto people, infrastructure
development and maintenance, leadership and regional
cooperation, and intermunicipal planning.

The purposeof Plan Edmonton’ splanned growth section
isto address strategic, city-wide planning issuesthrough key

prioritiesand implementation srategies. Edmonton'sphysica growth
strategy (see Map 1) is presented in tandem with the following
key prioritiesand Municipal Government Act requirements:

« |and development philosophy;

 downtown devel opment;

« utilization of existinginfrastructure;

 economic activity centreswithin the City;

* reinvestment in mature neighbourhoods;

* preservation and enhancement of the natural environment

and open spaces,

* managing suburban growth;

* population growth;

* municipal reserves; and

« sour gasfacilities.

The intermunicipa planning section of Plan Edmonton
providesaframework for intermunicipal land use, transportation
systems and infrastructure planning and development. This
section also promotes effective and co-operative planning,
decision making and service delivery at an intermunicipal and
regional level.

A key meansof implementing thisisthrough the reciprocal
referral of plans and applications (zoning, subdivision and
devel opment) between Edmonton and the adjacent municipalities
of St. Albert, Fort Saskatchewan, Beaumont, Parkland County,
L educ County, Sturgeon County and Strathcona County.

Plan Edmonton isimplemented in part through the use of
Area Structure Plans, Servicing Concept Design Briefs,
Neighbourhood Structure Plansand Area Redevel opment Plans
(seeFigures2 and 3). The MDPisalso implemented through a
series of land use controls and regulatory measures, including
the Zoning Bylaw, the subdivision approval process, and
development and servicing agreements (see Figure 4). These
plans and controls are described in the remainder of Section 3.

The MDP can be amended by Council passing an amending
bylaw. Prior to second reading of the bylaw, City Council must
hold apublic hearing to provide an opportunity for those affected
by the amendment to make suggestions and representations.
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MAP 1 (as amended)
LAND DEVELOPMENT CONCEPT

[ | NORTH SASKATCHEWAN RIVER VALLEY AND RAVINE SYSTEM
FZ727%7] TRANSPORTATION & UTILITY CORRIDOR
ENVIRONMENTAL RESTRICTED DEVELOPMENT AREA
[-7-1 AGRICULTURE AREA
| MATURE AREA
SUBURBAN AREA
BUSINESS & EMPLOYMENT AREA

This map represents a broad and conceptual
illustration of the desired land development
structure and is not intended to provide site specific
direction to land use regulation.
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3.2 AREA STRUCTURE PLANS (ASP) AND
NEIGHBOURHOOD AREA STRUCTURE PLANS
(NASP) (Step 2A)

The Municipal Government Act intends that raw land be
developedin an orderly and efficient manner. Area StructurePlans
provide astatutory way of meeting the collective needs of anumber
of neighbourhoodsthrough careful planning for the areaasawhole.
ASPsgenerally cover areas of at |east 200 hectares, unless Council
specifiesasmaller area, and provide aframework for the devel opment
of several neighbourhoods. They generally apply to newly developing
suburban areas. PleaserefertoMap 1.

In some new suburban areas of the city, Neighbour hood Area
StructurePlanshave been prepared (e.g., Burnewood, Twin Brooks,
Haddow, Hodgson, Terwillegar Towne) which encompass one or two
neighbourhoods, but nevertheless meet all the requirements for
preparing ASPs. Neighbourhood Area Structure Plans generally
comply with non-statutory large-scal e plansfor new suburban areas
such as Servicing Concept Design Briefsor old Digtrict Outline plans.

In genera terms, ASPsand NASPsidentify whereresidential,
commercial, institutional and recreational useswill belocated and
how essential municipal services such aswater and sewer systems,
arterial and collector roads, schools and parks, and fire protection
will beprovided. These plansalso estimate the number of peoplethat
are expected to live in the new area and how development will be
staged over time. It is through ASPs that the broad policies of the
Municipal Development Plan for suburban growth management are
applied.

Unlesstheir land isrecognized inthe Municipa Development
Plan as "suitable for local planning”, the owner or owners of the
majority of land in an undeveloped area wanting to develop new
suburban neighbourhoods, must request City Council to authorize
preparation of an ASP/NASP. Thisrequest isthen reviewed by the
Planning and Policy ServicesBranch of the Planning and Devel opment
Department and various civic departments to determine whether or
not the proposal s should be supported. The administration’ sreport
and the applicant’ swritten request must advise Council how proposed
development will meet Municipal Devel opment Plan objectivesand

policies, and what the future zoneswill be. Any potential problem areas
must also be identified. Council can then decide if they wish to
authorizethe ownersto prepareaplan.

Termsof Reference approved by Council provide developers/
land owners with a detailed listing of submission requirements for
both residential and industrial ASPs.

ThoughASPsareintended to beageneral statement about future
land use zones in anew area, developers must thoroughly research
their devel opment plans and design them with the servicesrequired to
support them. Through the plan, devel opers must show Council that
they understand the impact their proposals will have on the existing
area, on neighbouring communities and on other parts of Edmonton.
They must be able to forecast the number of people who will reside
and work in the areaand the number of children likely to be attending
schools. They must have studied the drai nage basinsto determine sewer
requirementsand they must propose how privatevehicles, publictransit,
bicycle and pedestrian traffic will access and move within the area.
Other considerationsinclude devel opment staging and abroad range
of community and recreation servicesand facilities.

Once an ASP has been prepared, the applicant submitsit to the
Planning and Development Department for review. The review is
undertaken by the department with assistance from other civic
departments. Thereview considersthe Plan's conformity to Council
planning policiesand bylaws; servicing requirements, standards and
costs; and, the need for additional neighbourhoods. Discussion and
negotiation isundertaken with the applicant to ensure that the owners
devel opment aspirations and theinterests of the City aremet. Public
input is solicited through mailed notice of the plan and through public
meeting(s). Once matters are reviewed, the department prepares a
Bylaw for City Council'sconsideration. Following apublic hearing,
Council considersthe plan for adoption asabylaw. TheASP approva
process generally takes from four to six months or longer, depending
on the complexity of issues. ThisprocessisshowninFigure5.

Fromtimetotimeitisnecessary for avariety of technical and
marketing reasons to amend an ASP. The amendment process
resembles the ASP approval process and the majority owners must
provideawritten request to Council to justify theamendment interms
of Municipal Development Plan objectivesand policiesand withinthe
context of the approved ASP.
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Area Structure Plan ( 'AS' P) Preparation and Note: This process is also applicable to the preparation
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3.3 AReA ReDEVELOPMENT PLANS (ARP)
(Step 2B)

Thelegal basisfor the preparation of ARPsisset out in
the Municipal Government Act. Generally, ARPs are applied
to areaswithin theinner city, although the North Saskatchewan
River Valley ARP Bylaw appliesto the entire river valley and
ravine system throughout the city.

An ARP may designate an area (i.e., a single
neighbourhood or group of neighbourhoods) for the purposes
of:

* preservation or improvement of land and buildings;

* rehabilitation of buildings;

» removal of buildingsand/or their construction of and

replacement; and

» therelocation and rehabilitation of utilitiesand services

ARPs are generally prepared by staff of the Planning
and Policy Services Branch of the Planning and Development
Department with extensive public and neighbourhood
consultation and discussion. An ARP Bylaw must be adopted
by City Council.

The publicisinvolved during plan preparation through
committees, public meetings, open houses, surveys and any
other mechanism needed to encourage and obtaininput. During
plan approval, City Council must hold apublic hearing prior to
second reading of the adopting bylaw so that the public can
advise Council directly onthe Plan.

ARPs are generally comprehensive in their nature and
scope and addressthe following topics:
« land usesand physical devel opment patterns;
* urban design;
« physica infrastructure;
« accommodation of growth and decline;
« socia and community devel opment;
e community economic devel opment;
« trangportation facilities;
» community facilities such as schools, parksand
open spaces,
* historical preservation; and
 environmental protection
(e.g., theNorth Saskatchewan River Valley ARP Bylaw).

ARPs, depending on their geographic scope and the
complexity of physical planning and socio-economic issues,
usually take 18 to 24 monthsfrom inception to completion. A
typical ARP preparation processisdepicted in Figure 6.

The mechanics of each planning exercise is similar.
However, there is significant variation in the resource
regquirementsand intensity of activity depending on thetype of
issuesto be addressed.
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FIGURE

Typical Preparation and Review Process
’ for an Area Redevelopment Plan (ARP)
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3.4 SEeRrvicINg CoNcePT DEsIGN BRIEFS
(SCDB) (Step 2C)

An SCDB contains most of the elements of an Area
Structure Plan. An SCDB provides pro-active, forward-
planning statements of the civic position on the general
placement and development of major land uses, including
municipal and school facilities. It establishes a general
framework for municipal infrastructure, servicing, planning
and development and environmental requirements. It is
generally applied to an undevel oped suburban areaconsidered
to be an integrated planning unit. Neighbourhood Area
Structure Plansare prepared for smaller areaswithinthe SCDB
to facilitate development of individual neighbourhoods. All
SCDBs and NASPs must conform to the Municipal
Development Plan.

The SCDB approach assists the City in the ongoing
development of the Capital Priorities Plan (CPP), asthe cost
of capital servicing and improvements can be identified and
assigned an appropriate priority within the CPP. Landowners
and devel opersare also provided with certainty about the City’s
intentsto provide services.

City Council may authorize the preparation of an SCDB
for any areaof the City where municipal servicing requirements
areto be defined well in advance of anticipated development.
City Council may adopt an SCDB by simpleresolution.

SCDBs are prepared by the civic administration with
the Planning and Devel opment Department taking alead role.
SCDBs can a'so be prepared under the direction of the civic
administration by qualified urban planning, municipal
engineering and environmental consultants.

Although SCDBs are not statutory plans, there are
certain administrativeand technical advantagesinherent in their
adoption, asfollows:

 non-statutory approva alowssubgtantial flexibility with
respect to unanticipated and innovative types of
development, land use patterns and servicing concepts/
techniques;

« duetotheir adoption by resolution of Council and their
inherent flexibility, SCOBsmay not need to be amended
in the light of new technical information, market
uncertainty, differing landowner aspirations and other
circumstances which may affect timing and phasing of
development;

« asdeclared policy of Council, SCDBswill berecognized
by al civic departmentsand agencies;

* processing timelines are likely to be less than those
associated with the conventional statutory ASP process,
particularly if there are disagreements among
landownersand developersand uncertaintiesin defining
City servicing requirements,

 ongoing input by owners, developersand thepublicis
facilitated; and

 “fixed" statutory land use planning only needs to be
undertaken for smaller neighbourhood cellsusing the
normal NASP, redistricting and subdivision processes.

The preparation and approval processfor SCDBsis
summarizedin Figure 7.

The SCDB is one variety of a group of non-statutory
planning approaches which include corridor studies, site
specific master plans, community development plans and
land use studies. These non-statutory plans can be prepared
at the option of the City of Edmonton. Examples of such
non-statutory plansincludethe Calgary Trail Land Use Study,
the 100 Avenue Corridor Study, Abbottsfield/Rundle Heights
Community Devel opment Plan, and the CP Lands Master Plan.
These plans contain all the elements of statutory plansand are
approved following non-gatutory public hearingsbefore Council.
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The Servicing Concept Design Brief (SCDB)
7 Preparation and Approval Process

FIGURE
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3.5 NEIGHBOURHOOD STRUCTURE PLANS (NSP)
(SteP 3)

As acomponent or sub-unit of an Area Structure Plan,
NSPs are generally prepared for areas that can support
approximately 4,000 - 7,000 people. The NSP showsin greater
detail than ASPs, the general pattern for subdivisions by
designating land use zones by type, size and location, the
transportation network (excluding local roads), location and size
of neighbourhood facilities and staging of development. NSP
bylaws are adopted by City Council as amendments to Area
Structure Plans.

NSPs are authorized by Council through ASPs. NSPs
must conform to the spirit, intent and guidelines set forth in the
ASP and other planning policies and guidelines of the City.
NSPsare sufficiently detailed to providethe basisfor subsequent
detailed subdivision and zoning of theland.

NSPs are usually prepared by the land owner/devel oper
and submitted to the Planning and Devel opment Department for
review with assistance from other civic departments. Thereview
considers the Plans conformity to the ASP; Council policies;
servicing requirements, standards and costs; and, the need for
the neighbourhood to meet housing forecasts. The Plans content
isoften negotiated to ensure City and devel oper needsand desires
are met.

Terms of Reference approved by Council provide
developerg/land owners with a detailed listing of submission
regquirementsfor NSPs.

The entire plan approval process, depicted on Figure 8,
usually takes 4-6 monthsor longer, depending on the compl exity
of planning issues.

NSPs should not be confused with Neighbourhood Area
Structure Plans, asdescribed in Section 3.2. Neighbourhood Area
Structure Plansare basically “mini” Area Structure Plans applying
to one or two neighbourhoods. NSP' s provide agreater level of
detail for one neighbourhood within the context of an ASP.



PLANNING AND DeveLoPMENT HANDBOOK FOR THE CiTY OF EDMONTON

and Approval Process
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3.6 THE ZoNING ByLaw (ByLaw 12800)
(Ster 4)

3.6.a. TheBylaw

The City of Edmonton Zoning Bylaw, adopted in 2001,
regulatesthe use of land within city limitsand setsbasic standards
for devel opment such assite coverage, density, height of buildings,
yard dimensions, landscaping and parking. It isakey tool for
implementing the City’s land use and development policies as
expressed through the MDP, ASPs, NSPs, ARPs and non-
statutory local planning studieslike corridor plansand Servicing
Concept Design Briefs.

Edmonton’s Zoning Bylaw 12800 has a number of
“standard” Land Use Zonesrelating to residential, commercial,
industrial, recreational, public serviceand agricultural uses. Each
zoneincludes specific requirementsand regul ationsto be applied
throughout the City on lands bearing adesignation.

The Bylaw also includes two types of Direct Control
Provisions. The Zoning Bylaw provides a framework and
statement of each Direct Control Provision’s general purpose.
Each application for Direct Control istailored to address specific
development aspirations for the site which cannot be
accommodated under any standard district and is dealt with
individually. Eachincludesadiscretelist of usesfor that particular
siteand site devel opment regul ationswhich consider the specifics
of the site and surrounding lands. Each isapproved by abylaw
of Council which amends the Zoning map and the text of the
Zoning Bylaw by including the specific requirements for that
Ste.

The Zoning Bylaw also contains Overlays which amend
theregulations of underlying “ standard” zones. These overlays
are used in a variety of special circumstances, for example, to
protect the River Valley, or to protect airport approaches, regulate
development in floodplains, to ensure high standards of
devel opment along major commercia corridors.

Zoning Bylaw 12800 has added two new overlays, the
Pedestrian Commercial Shopping Overlay which isintended to
maintain pedestrian-oriented shopping streets in proximity to
residential areas, and the Industrial Plan Overlay which provides
a means to achieve local planning objectives of an Industrial
Statutory Plan.

TheZoning Bylaw also containsthreeresidentia overlays:
the Mature Neighbourhood Overlay for low density development,
the Medium Density Overlay, and the High Rise Residential
Overlay. These three overlays effectively replace the previous
Specia Plan Overlaysfor AreaRedevel opment Plansin theformer
Land Use Bylaw (5996) with “ standardized” overlays. TheMature
Neighbourhood Overlay appliesto al neighbourhoods built before
1970. Medium and High Density Overlays apply to select sites
throughout the City.

In addition, the Zoning Bylaw has provision for special
areasto implement specific desiresfor devel opment in downtown
and suburban areas.

3.6.b. Rezoning

Rezoning refersto the process of changing the Land Use
Zone which applies to a particular parcel of land. Rezoningis
reguired when a proposed devel opment considersausefor asite
that is not allowed by the Zone currently applied to that site or
property. Applicationsareusually initiated by the owner and are
submitted to the Planning and Devel opment Department. They
arecirculated to various civic departments, adjacent land owners
and affected Community Leagues and Business Revitalization
ZoneAssociations. Figure 9 outlinesthe rezoning process.

The Planning and Development Department facilitates
discussion, resolves problems and ensures the final application
complieswith appropriate City Policies. A report isthen prepared
advising Council whether or not the application should be
supported. A public hearing is held by City Council prior to
second reading and then Council considers the rezoning bylaw
for adoption.
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Application fees, which are subject to change, currently
range from approximately $550 to $3,100, depending on the
existing and proposed Zoning. If the proposal proceedsto City
Council, an additional fee of $831.39 is levied to cover the
costs of newspaper advertising to notify the public of the
proposed rezoning. All assessed owners within 60 metres of
the site, the President of the affected Community League(s),
and Business Revitalization Zone Association(s) where
applicable, arenotified.

The rezoning process generally takes 60-120 days
depending on the complexity and potential physical and
community impacts associated with the proposal.

3.7 SusbivisioNs (STEP 5)

Subdivision is the process whereby a parcel of land is
divided into two or more parcels in order to obtain separate
legal titlesfor each parcel.

Subdivision of land is an important and effective land
use management and planning tool. Subdivision of land within
the City of Edmonton isgoverned by the Municipal Government
Act and The Subdivision and Devel opment Regulation, whereby
City Council isauthorized asthe approving authority. Council,
inturn, has del egated its subdivision authority through abylaw
to the Subdivision Authority.

The Subdivision Authority is a non-political body
comprised of three staff members from the Planning and
Development Department. It reviewstechnical mattersinvolved
in subdivision proposals, including conformity with statutory
and non-statutory plans and any implementation requirements
which the administration needsto includein associated servicing
agreements.

The Senior Subdivision Officer approves the
subdivision of land not involving the provision of municipal
reserve, a servicing agreement or rezoning. The Senior
Subdivision Officer is also responsible for bare land
condominiumsand condominium conversions.

Thekey stepsin the subdivision process are outlined in
Figure 10. The Subdivision and Development Regulation
reguiresthat the subdivision authority render adecision onthe
subdivision within 60 days. Thistime can be extended through
agreement with the applicant.

Onall subdivisions, civic departments such as Community
Services, Transportation and Streets, and Planning and
Development review applications to ensure their compliance
with Area and Neighbourhood Structure Plans, servicing and
staging requirements and the Zoning Bylaw. Appropriate
discussions and negotiationswith the applicant are undertaken
prior to a decision being recommended to the Subdivision
Authority or Senior Subdivision Officer.

Decisions of the Subdivision Authority or Senior
Subdivision Officer may be appealed to the Subdivision and
Development Appeal Board. The Board isestablished by Bylaw
of Council with members appointed by Council. Subdivisions
may be appealed only by the applicant, the municipality, the
school boards and the provincia government. Adjacent property
ownersare notified of applicationswhen received and areinvited
to comment, but have no right to appeal decisions.

Thenew legislation also providesfor subdivisionsto be
appealed to the M unicipal Gover nment Boar d on matters of
provincial concern or intermunicipal dispute. The Municipal
Government Board isaprovincially appointed body.
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Process for Approving and Registering
a Plan of Subdivision
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3.8 CoNDOMINIUMS

The Condominium Property Act, RSA 1980, provides
opportunity for the conversion of existing buildings to
condominiums. The Act requires the City’s approval prior to
registration of such aconversion.

Condominium plans must be approved by the municipal
authority before aplan can beregistered at Land Titles Office.
Before approval is granted by the City Clerk, the plan is
submitted to the Planning and Devel opment Department and is
examined to ensure that the conditions of the development/
building permit have been properly executed. A feeischarged
for thisservice.

3.9 RoAD AND LANE CLOSURES (STEP 6)

The closure of road allowances, right-of-ways or lanes
is mandated by the Municipal Government Act. The process,
which is administered by the Planning and Development
Department, involves a public hearing and bylaw approval
similar to rezonings. However, road and lane closure bylaws
are not usually advanced to City Council unless the sale or
exchange of right-of-way landsto be closed has been approved.

Applications are submitted to the Planning and
Development Department. An application fee is charged for
this service. The application for the portion of roadway to be
closediscirculatedto all civic departments, utility agenciesand
affected property owners. Theapplicationisgeneraly reviewed
to determineif it will negatively impact traffic circulation and to
determine if there are utilities which need to be moved or
protected by easement. If there are no objections from civic
departmentsor utility agencies, the application isforwarded to
the Asset Management and Public Works Department where
staff negotiate the sale of the closure lands to the applicant at
“fair market value’. The applicant may be required to pay for
therelocation of utilities or reconstruction of the roadway.

City Council’ s Executive Committee approves all sales
that are more than $1,000,000 or that reflect a price less than
market value. The Asset Management and Public Works
Department approves al other sales agreements. Approvals
areaways conditional upon Council’ sapproval of theassociated
road closure bylaw.

Following thisconditional sale approval, theapplicantis
required to pay afurther fee to the Planning and Development
Department, which then advertisesthe road closureand prepares
abylaw for Council’ sconsideration, following apublic hearing.

All of the above noted fees are subject to change. The
processing procedures, from initial application to Council
approval, aresummarizedin Figure 11.
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Road/Lane Closure Process —
Flow Chart
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3.10 SERVICING AGREEMENTS (STEP 7)

Asacondition of subdivision approval, the Subdivision
Authority may reguire the owner to enter into a servicing
agreement with the City. The Development Compliance
Branch of the Planning and Development Department has
theresponsibility for preparing servicing agreements.

The servicing agreement requires the submission and
approval of detailed engineering drawingstoinstall the municipal
improvements necessary to service asubdivision. Thedetailed
engineering drawings must be designed in accordancewith the
current edition of the Design and Construction Standards
Manual, which is a comprehensive compilation of design
guidelines, materials and methods of construction deemed
acceptable by City departments.

Thedetail ed engineering drawings must be approved by
the appropriate City departments and utility agencies prior to
execution of the servicing agreement. The submission, review
and approval process for engineering drawings is shown on
Figure12.

The servicing agreement describesin detail the processa
devel oper must follow to construct, subject to City inspection,
therequired municipal improvementsand the processtoreceive
Construction Completion Certificates and Final Acceptance
Certificates after aprescribed maintenance period. Theservicing
agreement al so embodiesthe required assessmentsfor previoudy
installed services and enables calculation of future recoveries
owing tothe devel oper. Mot servicing agreementsare approved
by the Genera Manager of the Planning and Development
Department.

Approval of the servicing agreement and payment of al
assessments and other financial commitmentsidentified in the
servicing agreement is required prior to endorsement of the
subdivision plan by the City. Theapproval processfor servicing
agreementsis shown on Figure 13.
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Engineering Drawings Approval Process —
Flow Chart

FIGURE

Detailed Engineering Drawings for approved
subdivision submitted to Development Compliance
Branch (Planning and Development Department)
by developer's consultant engineer.

Subdivision Authority
conditional approval
of the subdivision.

Submission of detailed Engineering Drawings

to affected City Departments and utility agencies:

* 1 set to Planning and Development

* 4 sets to Transportation and Streets

2 sets to Asset Management and Public Works
(Drainage Services)

+ 2 sets to Telus

» 2 sets to Edmonton Power

* 4 sets to Community Services

* 1 set to Northwestern Ultilities Limited

for review and comments.

Note: The detailed Engineering Drawings
are designed according to the current
Design and Construction Standards
Manual.

Comments received by Development
Compliance Branch reviewed and sent to Consultant
Engineer for revisions to Engineering Drawings.
Negotiations on extent of servicing are concluded.

Consultant engineer makes | Revisions
the required changes to the |€q — — — —
Engineering Drawings and required
resubmits to the affected
City Departments and utility
agencies for further review
and comment. :
b - —

No revisions required plans approvable

Original/Mylar Engineering Drawings are approved
by affected City Departments and utility agencies.

Development Compliance Branch approves
Engineering Drawings, in conjunction with approval
of Servicing Agreement by General Manager of
Planning and Development Department.

Servicing Agreement
prepared and approved

(see Fig. 13) — -
Approved Engineering Drawings returned to

Consultant Engineer to make required copies
for affected City Departments and utility agencies

I Municipal Improvement Construction can commence.

N

|
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FIGURE

Subdivision Authority
conditional approval
of the subdivision.

Note: All comments on the Engineering
Drawings must be resolved prior
to first Draft of the Agreement.

Approval by developer, consultant

and Corporate Services Department — — —

(Law Branch)

Note: Engineering Drawings must be
approved before the Agreement
can be sent to General Manager
of Planning and Development for
execution. (see Fig. 12)

Residential Servicing Agreement Approval Process —
Flow Chart

Developer and Consultant requests Devel opment
Compliance Branch to prepare aresidential servicing
agreement. The consultant engineer provides the
calculated area of development, an 8/2" x 11" copy of
the plan to be registered and a copy of the registered
land titles.

Calculated area of development and the copy of
plan to be registered are submitted to the affected City
Departments and utility agencies for calculation of
assessments and items to be included within
residential servicing agreement.

Comments received by Development Compliance
Branch reviewed and sent to Consultant Engineer for
review. Negotiations on items to be included within
agreement are preliminarily concluded.

First draft of residential servicing agreement sent to
Corporate Services Department (Law Branch) and
Developer for review.

Final Agreements sent in executable form to Developer
for signing and sealing.

Approval given

Residential Servicing Agreement must be signed by
Planning and Development, Corporate Services
Department (Law Branch) and Office of the City Clerk.

Municipal Improvement Construction Process
can commence.

All assessments and other financial commitments must
be paid prior to endorsement of the linen plan.

Minimum 60 - 120 days

v

¢dimonto
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3.11 MunicIPAL IMPROVEMENTS
ConsTRUCTION PrRoCEss (STEP 7A)

Once the Engineering Drawings have been approved,
the provision of servicesis undertaken, following subsequent
approval of the servicing agreement and the devel oper meeting
obligations regarding performance securities under the
agreement.

Thisisatwo-stage processinvolving municipal inspection
to ensure the services are constructed according to City
standards. Firstly, upon completion of the construction and
installation of each of the municipal improvements, a
Construction Completion Certificateisissued. Secondly, upon
satisfactory inspection of the variousimprovementsfollowing a
prescribed maintenance period, aFinal Acceptance Certificate
isissued.

This entire process is coordinated by the Development
Compliance Branch. Inspections and approval sare undertaken
by the relevant City departments.
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Zoning Bylaw Development Standards Applied
Through the Development Permit Process

1

FIGURE

Environmental impact(s)

Walkway location
On - site storage
Placement of fences -
d walls, .
iglndzgp?ng Off-street parking

Lot boundaries

Lot size
Public highway

access and egress
g Front yard

A External
7\ || €—— illumination

Off - street parking
and loading m
Site coverage \// ‘<$

by buildings

Side yard {\%

Lot line / street line

Site signage

Height

Courtyard / amenity space

Uses

Bulk

Design / appearance
of building or structure Site density / intensity

Type, number, size Floor area

use of signs B

Parking within structure
Source: Towards a New Zoning Bylaw for Edmonton, 2001

Placement of building THE CITY OF
- PLANNING AND
on stte @mOﬂfOll DEVELOPMENT

Surface parking

Site area
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3.12 DEVELOPMENT AND BUILDING
PermiTs (STeEPS 9 AND 10)

Theissuance of devel opment and building permitsisthe
responsibility of the Development Compliance Branch of the
Planning and Development Department.

During 1995, substantial changesto theway permittingis
done were introduced to the Branch's operations. “One-stop
shopping” wasintroduced to make the system more accessible
to their regular customers and the general public. The Branch
operatesaCustomer |nformation and Advisory Services Centre,
apermitting function and an inspection service.

Customers can go into the customer information centre
where staff will ensurethey receive any information they need,
that their application is complete and that it will be dealt with
quickly. A wide range of informative brochures is available
covering many topicsof interest.

“Minor” permits(generally those described below asClass
A) are reviewed and a decision issued the same day, usually
while the customer waits. As well, combination permits are
now available where a customer can pay for and receive
development, building and mechanical permitsat the sametime
for ClassA applications.

Considerabletime savingsin reaching decisionshave been
achieved on al typesof applications.

Customer Information Agents and Technical Advisors
handle500to 700 calls per day providing information regarding
the Zoning Bylaw, permitting and inspections.

3.12.a Development Permits

The Municipal Government Act requires municipalities
to haveaZoning Bylaw which establishes standardsand controls
for devel opment, and which empowersthe City to require and
issue devel opment permits.

Before construction starts, a builder must apply to the
Development Compliance Branch for a development permit.
This ensures that the proposed building or structure or use of
theland meetsthe regulations of the Zoning Bylaw for the site.
The type of development standards regulated by the Zoning
Bylaw through the issuance of development permits are
illustrated in Figure 14.

Development permits are grouped into two devel opment
classificationsto reflect theimpactsor intensity of the proposed
development or use:

1. ClassA - Permitted Developments

This includes all developments for which applications are
required and are for a permitted use or accessory buildings or
activitieswhich comply to theregulations of the Zoning Bylaw.

2. Class B - Discretionary Developments
Thisclassincludesall devel opmentsfor which applicationsare
required and arefor adiscretionary use or require avarianceto
any of the regulations of the Zoning Bylaw. Approval must
include written noticeto the surrounding property owners.

No Permit Required

For minor types of construction activities such asfences under
acertain height, alterationsthat do not change use, garden sheds,
landscaping and some signs, no development permit isrequired.
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The process and related time frames established for the
various permit classes makes allowancesfor public notification,
and other civic departments and utility agencies to review the
plans to ensure a coordination of services. Complex or magjor
impact Class B Development Permits may require additional
review of special information requirements.

In some cases, neighbouring property owners, other citizens
or an adjacent municipality may be interested in a proposed
development, particularly if it may have an impact on their
property, neighbourhood or municipality. The Zoning Bylaw
requires public notification of approvalsof ClassB Development
Permits. The notice describesthe decision of the Devel opment
Officer and advisesthe parties’ of theright of appeal.

The proceduresfor notification of Class B
development permitsare:

Within seven (7) daysof issuing aClass B permit the City

notifiesthefollowing:

i) each assessed owner of the site or apart of the site;

ii)  eachassessed owner of land within a60 m boundary
of the site;

i)  thePresident of each Community L eague operating
within the notification boundaries; and,

iv)  eachPresident of aBusiness Revitalization Zone
operating within the notification boundaries.

Within 10 days of the issuance of a Development Permit
anoticeispublishedinadaily newspaper circulating inthecity.
The notice states the decision of the Devel opment Officer.

Specid pre-application consultation requirementsexist for
areas within the Mature Neighbourhood Overlay. Where an
application for aDevel opment Permit does not comply with the
regulations of the Overlay, the applicant shall contact the local
Community League and the affected owners of lands within a
distance of 60 m of the proposed development at least 21 days
prior to the Devel opment application.

3.12.b. Development Appeals

Anyone who objectsto the Devel opment Officer either
refusing an application to develop, or approving an application
by another individual to develop, may appeal that decision to
the Subdivision and Development Appeal Board (SDAB).

The appeal to the Board must be madein writing within
14 days after notice of the Development Officer’s decision
hasbeen given. A feeischarged for lodging an appeal.

When registering an appeal, the appellant may document
why the Development Officer’s decision should be
reconsidered.

Within 30 days of receiving an appeal, the Board must
hold a public hearing. The SDAB secretary notifies the
applicant/appellant and all property owners considered by the
Board to be affected by the appeal a minimum of five days
beforethe hearing.

SDAB hearingsare held weekly. Agendasareavailable
at the meetings. Hearings are open to the public, but not the
ddiberationsand discussionsleading to adecision by the Board.

SDAB members are provided with background
information on the application for development, the
Development Officer’ sdecision and reasons, and the appellant’s
reasons for the appeal.

At the hearing, the Board operates in a quasi-judicial
manner, dealing with matters on the basisof evidence presented.
Anyone claiming to be affected by the appeal may speak to
the Board. Anyone going before the Board may submit
materialsto support their position. These materialsmay include
letters of support or opposition from adjoining property owners.

After hearing all submissions and rebuttals, the Board
reaches its decision in private. All who appeared before the
Board are requested to wait for the Board's decision. The
decision is announced by the SDAB Officer. The decision is
not final until the minutes are adopted and the decision with
the Board' sreasonsissigned, approximately two weeks|ater.
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Permit Application Requiring Special Information Requirements

FIGURE

1 5 Processing Procedure for a Complex or Major Impact Development

Applicant
notified

Planning and

. Development Development Officer
Application . . .
determines the circulates special approves/
need for and information to refuses

requests special

Planning and

appropriate Civic

* This may include adjacent municipalities pursuant to
Schedule A of Plan Edmonton

Development

If appealed,
forwarded to

SDAB

Public
notification

¢dmon

information Departments/agencies™ v
requirement(s) for comment Permit
issued

PLANNING AND
DEVELOPMENT
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If the devel opment is approved, the written statement of
the Board' sdecision congtitutes the devel opment permit.

Decisions of the SDAB may be appeal ed to the Court of
Appeal, but only on apoint of law or jurisdiction.

The above processes are summarized as Figure 16.

3.12.c. Other Development Per mit related activities

Other development permit rel ated support activitiesand
services provided by the Planning and Devel opment Department
include issuing Compliance Certificates to certify that a
building hasbeen built in accordance with City requirements.

Occupancy Certificates are issued before owners or
tenants occupy anew building, or for achange of useto part or
all of anexigting building.

Curb crossing per mitsand encr oachment agr eements
are also processed.

3.12.d. Building Permits (Step 10)

The City of Edmonton is empowered to issue building
permits by the Minister of Labour under the Safety Codes Act.
This act putsinto law the Alberta Building Code, a document
based on the National Building Code, with minor amendments
to address local needs. The Alberta Building Code primarily
specifies minimum regulations for fire safety, structural
sufficiency and public health.

Property ownersareresponsiblefor obtaining abuilding
permit before they begin constructing a building or structure.
The Development Compliance Branch reviews building plans
to ensurethat they comply with the Alberta Building Code and
pertinent bylaws. In addition to permitsfor building, permits
arerequired for theinstallation of signs, plumbing, gas, heating
and ventilation.
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1 Procedures for a Development Appeal

FIGURE

Map prepared
and photos
taken

Preliminary
agenda
prepared

Report written
and agenda
prepared

If conditions,
applicant
complies

Permit
issued

Public
0 hearing
held

Development
Appeal lodged

Subdivision and Search list Notices
Development and Notices mailed
Appeal Board prepared

determines
notification
limits

Minutes
prepared
and adopted

Decision
rendered

If refused,
notice of
decision

sent to
applicant

A

Applicant
may choose
to appeal to

the Courts

€dinonton

If approved, Ifno Plans
notice of conditions, returned to
decision Permit Planning and

sent to issued Development
applicant Department

Applicant
may choose

to re-apply
in six months
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3.13 NaMEs Abvisory COMMITTEE

The Names Advisory Committee (NAC) is appointed by
City Council to recommend names for municipal facilities, new
neighbourhoods, parks and roads to the Executive Committee of
City Council.

The Planning and Policy Services Branch of the Planning
and Development Department provides administrative servicesto
theNAC intheform of:

* research on names;

* maintaining aninventory of namesto be usedinthe

future;

* receiving requests from the public for namesto be

honoured;

« creating and providing agendasto the Committee;

« taking minutes; and,

* preparing reportsto the Executive Committee with

NAC recommendations.

The public can submit names for consideration and make
representationsto the NAC or Executive Committee (seeFigure 17).
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FIGURE

Process for Requesting a Name for a Development Area,
Municipal Facility, Roadway or Park

1. The Planning and Development Department on
behalf of the Names Advisory Committee receives
requests from Citizens at Large, Organizations and
Civic Departments to name a development area,
municipal facility, roadway or park.

2. Names Advisory Committee reviews request in
consultation with the Applicant, Civic
Departments, Home Owner’s Associations and
Community League, if necessary.

3. Names Advisory Committee submits
recommendation of support/non-support to the
Executive Committee for final decision.

4. Executive Committee receives
recommendation and makes a final decision.

5. The Planning and Development Department on
behalf of the Names Advisory Committee notifies
Applicant and affected Civic Departments
and other agencies.

¢diionton
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3.14 HerITAGE CONSERVATION

Heritage conservationistheidentification, documentation,
conservation, management, promotion, protection and cel ebration
of significant historic resourcesin amanner, which tellsthe story
of aplace, itspeopleand their activities. Heritage conservationis
a sustainable activity that provides a connection to the past for
present and future generationswhile enriching the built and natural
environments.

By recognizing the need for heritage conservation, the
Planning and Development Department established the Historic
Resource Management Program, which outlinesthe prioritiesfor
conserving and managing historic resources in the City.
Accordingly, there arefivepriority areas of heritage conservation
management:

- to maintain The Register of Historic Resources in

Edmonton;

- to meet the regquirements of the Historical Resources
Act, City policiesand bylawsrelated to the designation
and conservation of historic resources as well asthe
review of devel opment proposals;

- to continueto devel op policy optionsto encouragethe

conservation and designation of historic resources,

- to increase public awareness of Edmonton’s historic

resources, and,

- to provide advice and assistance to groups and

individuals interested in the conservation of
Edmonton’ shistoric resources.

The priorities are part of the larger context in which
heritage conservation is expected to fit. The support required for
heritage conservation from heritage organizations, City
departments, Provincia Legidation, City Council and thegenera
publicisessentid inorder for the prioritiesto beeffective. Statutory
requirements provided in the Act authorize the City toimplement
its heritage conservation objectives.

In response to the authority granted by the Province
under the Act, City Council approved A Policy to Encourage
the Designation and Rehabilitation of Historic Resourcesin
Edmonton in 1988. The Policy provides a framework to
negotiate and provideincentivesto encourage the designation
and wherereguired, the rehabilitation of an historic resource.

City Council also adopted The Reqgister of Historic
Resources in Edmonton in 1993 which consisted of
approximately 437 architecturally and historically significant
resources, compiled following an extensive City-wideinventory
which took placein 1992.

Figure 18 outlines the process that is followed for
Devel opment Permit Applicationsinvolving an historic resource.

Properties on The Register are not necessarily
“protected” but rather they have been identified as having
architectural and historical significance, and may be eligible
for legal protection known most commonly as designation.
TheAct provides City Council with the authority to designate,
by bylaw, an historic resourceasaMunicipal Historic Resource.
Anincentiveto encouragethe designation and rehabilitation of
an historic resource may be made with the consent of the
owner, by direct grant, tax incentive or by any other means.

The Act a so provides City Council with the authority
to designate aresourcethat it believesto bein theinterests of
thegeneral public. Figure 19 outlinesthe processthat isrequired
to designate an historic resource where the owner wishes to
have the resource designated. Figure 20 outlines the process
required to designate an historic resource where the owner
does not wish to have the resource designated. If the latter
occurs, the City may be required to pay compensation to the
owner if it can be proven that the designation itself actually
caused a decrease in the economic value of the property.
Generally, an owner voluntarily requests designation as the
benefits of Municipal Historic Resource Designation often
outweigh the challenges.
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FIGURE
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FIGURE

Between Steps 5 and 7
the Alberta Historical
Resources Act requires a
minimum of 60 daysto a
maximum of 120 days
between issuing a
Notice of Intention to
Designate and passage
of a designating Bylaw.

<>

Resource Building is
Significant

Process to designate an Historic Resource pursuant to the Historical
Resources Act and City Policy C-450, WHERE OWNER WISHES TO
HAVE RESOURCE DESIGNATED

Owner submits proposal to the Planning and
Development Department

Determination of architectural and/or historical significance by
Planning and Devel opment Department Heritage Planner

Is building on the Register? If not, application is made to Historic
Resource Review Panel of the Edmonton Historical Board

N.B. This chart is a convenient
summary of a variety of Municipal
Policies and Bylaws and Provincial
Acts which must be adhered to in the
designating process. The process may
be amended from time to time. All
original Policies, Bylaws and Acts
should be consulted for the purpose of
interpreting and applying the law.

Planning & Development Department
recommends Council issue Notice of

@ Intention t

aMunicipal Historic Resource

0 Designate
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3

g p I

Resource Building is not
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Applicant may apply to Counci II @
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request for designation and
applicant notified of decision

Designating Bylaw
passed by Council

J

No further action
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<>

Applicant notified
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FIGURE

Process to designate a Municipal Historic Resource according to the Historical
Resources Act and City Policy C-450, WHERE OWNER DOES NOT WISH
TO HAVE RESOURCE DESIGNATED

The Planning Act provides that
40 days after application, the
owner may deem the
application refused if there has
been no decision and may
appeal to the Development
Appeal Board

<@ |

Building IS Significant

Owner deems
Application Refused

<>

Application for a Development Permit to demolish is made to the Development

Officer

<>

Determination of Architectural and/or
Historical Significance by Heritage Planner

Isthe resource on the Register of Historic
Resources of Edmonton?

Development Officer NOT to Grant Permit

Permit Granted by Development Officer

@ Planning and Development Department negotiates with
owner and recommends Council issue Notice of Intention

to Designate aMunicipal Historic Resource

Council issues Notice of
Intention to Designate

@ may apply to Land
| Compensation Board

Owner objects -

e

SDAB may grant
permit

Land Compensation Board
determines amount of
compensation if any is

| Owner does not object |

Council does not issue Notice of
Intent to Designate

Between Steps 6 and 9 the
Alberta Historical Resources
Act requiresaminimum of 60
days to amaximum of 120 days
between issuing a Notice of
Intention to Designate and
passage of a Designating
Bylaw.

appropriate
City passes designating bylaw
BUILDING BUILDING
PRESERVED DEMOLISHED
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N.B. This chart is a convenient
summary of a variety of Municipal
Policies and Bylaws, and Provincial
Acts which must be adhered to in the
designating process. The process may
be amended from time to time. All
original Policies, Bylaws and Acts
should be consulted for the purpose of
interpreting and applying the law.
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INFORMATION SOURCES/B IBLIOGRAPHY

» Toward aNew Land Use Bylaw for Edmonton.
City of Edmonton Planning and Devel opment Department,
May 1998.

» Planning Law and Practicein Alberta.
F. A. Laux, Second Edition, 1996.

» A Guideto Land Use Planningin Alberta.
AlbertaMunicipal Affairs, 1989.

 Alberta'sSubdivision Process.
AlbertaL and SurveyorsAssaciation, July 1998.

» Edmonton Municipal Development Plan, Bylaw 11777.
» Edmonton Zoning Bylaw, Bylaw 12800.
* Municipal Government Act, Statutes of Alberta, 1994.
Chapter M.26.1 with amendmentsin force as of
September 2000.
» Subdivision and Development Regulation (AR 212/95).
Subdivision and Development For ms Regulation
(AR 215/95). October 1998.

e Condominium Property Act.

e Condominium Property Regulation.



