Bylaw 13137

A Bylaw to amend Bylaw 12800, as amended,

The Edmonton Zoning Bylaw

Amendment No.(188)

WHEREAS Lots 5 and 6, Block 28, Plan 842 1891; Lot 6A, Block 22, Plan 842 1542; Lot 7, Block 22, Plan 832 2082 and Lot 4, Block 28, Plan 822 2590; located west of 170 Street and north of 87 Avenue, Summerlea, Edmonton, Alberta, are specified on the Zoning Map as (CSC) Shopping Centre Zone; and


WHEREAS an application was made to rezone the above described property to (DC2) Site Specific Development Control Zone;


NOW THEREFORE after due compliance with the relevant provisions of the Municipal Government Act RSA 2000, ch. M-26, as amended, the Municipal Council of the City of Edmonton duly assembled enacts as follows:

1.
The Zoning Map, being Part III to Bylaw 12800 The Edmonton Zoning Bylaw is hereby amended by rezoning the lands legally described as Lots 5 and 6, Block 28, Plan 842 1891; Lot 6A, Block 22, Plan 842 1542; Lot 7, Block 22, Plan 832 2082 and Lot 4, Block 28, Plan 822 2590; located west of 170 Street and north of 87 Avenue, Summerlea, Edmonton, Alberta, which lands are shown on the sketch plan annexed hereto as Schedule “A”, from (CSC) Shopping Centre Zone to (DC2) Site Specific Development Control Zone.

2.
The uses and regulations of the aforementioned DC2 Provision are annexed hereto as Schedule "B".
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3.
The sketch plan annexed hereto as Schedule "A" and the uses and regulations of the DC2 Provision shown on Schedule "B" annexed hereto are hereby incorporated into the Zoning Bylaw, being Part IV to Bylaw 12800, The Edmonton Zoning Bylaw.

READ a first time this
day of 



, A. D. 2002;

READ a second time this
day of




, A. D. 2002;

READ a third time this
day of




, A. D. 2002;

SIGNED and PASSED this
day of




, A. D. 2002.





THE CITY OF EDMONTON





_______________________________________





MAYOR





_______________________________________




CITY CLERK 
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SCHEDULE “A”
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SCHEDULE “B”

(DC2) Site Specific Development Control Provision

1. 
General Purpose

To accommodate a variety of uses including commercial, office and professional services, health care services, residential, community, recreational, spectator sport, entertainment and educational uses with specific development criteria that will achieve a compatible relationship between the subject site, West Edmonton Mall, and surrounding land uses; and establish a high standard of building appearance appropriate to the Site’s proximity to residential development.

2.
Area of Application

The District shall apply to Lots 5 and 6, Block 28, Plan 842 1891, Lot 6A, Block 22, Plan 842 1542, Lot 7, Block 22, Plan 832 2082 and Lot 4, Block 28, Plan 822 2590, a 43.77 hectare parcel located on the north of 87 Avenue and west of 170 Street, as shown on Schedule “A” of this Bylaw, adopting this Provision, Summerlea.

3.
Uses

Within Area A, B and C:

(a) Automotive and Equipment Repair Shops

(b) Automotive and Minor Recreational Vehicles Sales/Rentals

(c) Bars and Neighbourhood Pubs, for less than 200 occupants and 240 m2 of Public Space

(d) Broadcasting and Motion Picture Studios

(e) Business Support Services

(f) Child Care Services

(g) Commercial Schools

(h) Convenience Retail Stores

(i) Convenience Vehicle Rentals

(j) Custom Manufacturing Establishments

(k) Gas Bars

(l) General Retail Stores

(m) Government Services

(n) Health Services

(o) Household Repair Services 

(p) Indoor Participant Recreation Services

(q) Major & Minor Alcohol Sales

(r) Major & Minor Amusement Establishments

(s) Minor Impact Utility Services
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(t) Minor Service Stations

(u) Outdoor Amusement Establishments

(v) Outdoor Participant Recreation Services

(w) Private Education Services

(x) Public Education Services

(y) Personal Service Shops

(z) Private Clubs

(aa) Professional, Financial and Office Support Services

(ab) Public Libraries and Cultural Exhibits

(ac) Rapid Drive through Vehicle Services

(ad) Religious Assembly

(ae) Residential Sales Centre

(af) Restaurants, for less than 200 occupants and 240 m2 of Public Space 

(ag) Restaurants, for more than 200 occupants and 240 m2 of Public Space

(ah) Specialty Food Services, for less than 100 occupants and 120 m2 of Public Space

(ai) Specialty Food Services, for more than 100 occupants and 120 m2 of Public Space

(aj) Warehouse Sales

(ak) Veterinary Services

(al) Fascia On-premises Signs

(am) Freestanding On-premises Signs

(an) Projecting On-premises Signs

(ao) Roof On-premises Signs

(ap) Temporary On-premises Signs

Uses Within Area A Only:

(a) Apartment Housing limited to Location 3

(b) Hotels limited to Location 4

(c) Professional, Financial and Office Support Services limited to Location 2

Uses Within Area B Only:

(a) Bars and Neighbourhood Pubs, for more than 200 occupants and 240 m2 of Public Space

(b) Casinos and other Gaming Establishments

(c) Nightclubs, for less than 200 occupants and 240 m2 of Public Space

(d) Nightclubs, for more than 200 occupants and 240 m2 of Public Space 

6/14

Uses Within Area C Only:

(a) Bars and Neighbourhood Pubs, for more than 200 occupants and 240 m2 of Public Space

(b) Casinos and other Gaming Establishments

(c) Hotels limited to Location 9

(d) Nightclubs, for less than 200 occupants and 240 m2 of Public Space

(e) Nightclubs, for more than 200 occupants and 240 m2 of Public Space 

(f) Spectator Entertainment Establishments limited to Location 8

(g) Spectator Sports Establishments limited to Location 8

(h) Multi-Use Facility limited to Location 8.  A Multi-Use Facility is defined as a large-scale entertainment and spectator sports complex that would accommodate a range of activities which compliment West Edmonton Mall’s business activities, and provide a facility available to the public for private events and receptions.  Typical activities that would occur in the multi-use facility would include concerts, family entertainment, sporting events, rodeos, trade shows, circuses, carnivals, craft shows, festivals, conventions, dinners and conferences.

4.
Development Regulations 

(a) New development in this Direct Control Provision shall be evaluated with respect to compliance with Section 40 to 59 (Development Regulations), Section 320 (Shopping Centre Zone), Section 720 (Site Specific Development Control Provision), and Section 813 (Major Commercial Corridors Overlay) of the Edmonton Zoning Bylaw, as amended from time to time, and the development regulations set out below;

(b) The site layout shall be generally in accordance with the Site Plan as illustrated in Map 2 attached to this Provision; 

(c) Building height shall be determined based on the elevation of the existing main floor of the West Edmonton Mall, with maximum building heights established as follows:

(i) The maximum building height of Location 1, 6 and 7 shall be 26.8 m;
(ii) The maximum building height of Locations 2 and 3 shall be 49.9 m; 

(iii) The maximum building height of Location 4 shall be 37.5 m;

(iv) Location 5 and Location 9 shall not exceed the existing height;

(v) The maximum building height of Location 8 shall be 26.8 m;
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(d) The maximum Floor Area Ratio shall be 1.7.

(i) If the outer edge of any existing or future parking structure is within 1.0 m of average grade then that structure shall be deemed a basement and excluded from Floor Area Ratio calculations.

(e) New commercial/retail development shall be limited to a total of 28,353 m2 in Area A, Area B and Area C.

(f) The gross floor area of Location 2 shall be limited to 11,613 m2.

(g) The floor area of Location 8 shall be limited to 10,293 m2.

(h) The density of Location 3 shall be 325 dwellings/hectare.

(i) Existing yards, which accommodate structures, accessory parking garages retaining walls, and access ramps shall be maintained.  Yards in all other locations will be 3.0 m.  

(j) The setbacks of existing structures and accessory parking garages shall be maintained.  Setbacks in all other locations will be a minimum of 15.0 m., except as noted in section (k);  

(k) Site coverage shall remain the same excepting structures, accessory parking garages retaining walls, and access ramps mentioned in Clause 4(i) and 4(j), and Locations shown on Map 2 described as: 

(i) Location 2 shall have a minimum building Setback of 60.0 m on the north face and 75.0 m on the east face;

(ii) Location 3 shall have a minimum building Setback of 60.0 m on the south face, and 90.0 m on the east face;

(iii) Location 8 shall have a minimum building Setback of 50.0 m.

(l) Landscaping shall be required to create a consistent high quality landscape treatment that will enhance the visual appearance of the development.  Existing landscaping shall be retained and no further landscaping will be provided except where new development occurs within the Area of Application.  For each new development, the portion of perimeter landscaping, equal to the new development Yard Frontage dimension plus 35 m, shall be upgraded to the following minimum standards:
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(i) A minimum of 9 deciduous trees (a maximum caliper of 8 cm), 15 coniferous trees (a minimum height of 3.0 to 4.0 m) and 20 shrubs shall be required for each 35 m of lineal Yard Frontage;

(ii) Specific landscaping, the extent and locations identified on the Site Plan, shall be applicable to the development of each of the Office, Residential and Multi-purpose occupancies and to new developments adjacent to 178 Street;

(iii) All landscaping shall be installed in accordance with Section 55 (Landscaping) of the Edmonton Zoning Bylaw excepting the following conditions and exclusions:

(A) Section 55.3.1) shall be applicable for the extent on any proposed development and not for the entire Area of Application;

(B) Sections 55.4.1), 2), 3), 6) and 7) are not applicable;

(C) Sections 55.5.1), 2) and 3) are not applicable;

(D) Section 55.8.3) is not applicable.

(iv) Detailed landscaping plans shall be submitted with all major development permit applications and shall conform with the Design Guidelines approved as part of this DC2 Provision, to ensure a high standard of appearance from surrounding streets and avenues, and to create a sensitive transition to surrounding residential areas.

(v) Detailed landscaping plans shall not be required for development permit applications involving minor alterations to existing buildings;

(m) Signs shall be evaluated with respect Schedule 59E (Regulations for Permitted Signs) and the general provisions of Section 59 of the Edmonton Zoning Bylaw, and the following additional regulations:

(i) All exterior signage shall be compatible with the architectural character and style of development on the site;

(ii) The movement and brightness of Signage shall be limited to minimize light pollution/visual intrusion on surrounding residential properties;

(iii) No lighting devices shall be allowed to shine directly into the windows of adjacent residences;

(iv) Fascia On-premises Signs shall not extend higher than 75.0 cm above the top of the building;
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(v) Fascia and Freestanding signage visible from 170th and 178th Streets, and 90th and 87th Avenues, shall conform to the proportion and placement guidelines prescribed in the Comprehensive Sign Design Plan;

(vi) Projecting On-premises Signs shall not extend higher than 2.4 m above the top of the building;

(vii) The maximum number of Freestanding On-premises Signs shall be 12; 

(viii) Freestanding On-premises Signs shall have a maximum height of 12.0 m;
(ix) The following conditions and exclusions of Section 59E (Regulations for Permitted Signs) of the Edmonton Zoning Bylaw shall apply:
(A) Section 59E.1.2b), 3a) and 3C) are not applicable;

(B) Section 59E.2.1b) shall read, “the combined Height of the Roof On-premises Sign and building shall not exceed the Height defined in the DC2 documentation”;

(C) Section 59E.2.2) and 3) are not applicable.

(x) Existing signage shall be exempt from these regulations provided they are not increased in size or area.  
n) To ensure a high standard of development, site and building design plans shall be submitted with each development permit application. Such plans shall include details of overall site layout, exterior building treatment and colour scheme, fencing and screening, parking layout, and signage plans. These plans shall be to the satisfaction of the Development Officer, in order to ensure a high standard of appearance appropriate to its proximity to low density residential development.

o) Development in this Zone shall comply with the following architectural guidelines to the satisfaction of the Development Officer: 

(i) The use of architectural treatments such as variation in building form, variation in façades, heights and rooflines, and the articulation of building walls for major buildings and additions to existing buildings to create visual interest and to minimize the perceived mass of buildings as viewed from the surrounding streets, avenues and adjacent residential communities;

(ii) All building faces shall have consistent and harmonious exterior finishing materials and the treatment of each side of the building shall be consistent; 
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(iii) The use of exterior wall finish materials for all development shall be high quality and consisting of glass and glazed curtain wall systems, brick, stone, architectural concrete and pre-cast, coloured stucco and pre-finished metal.  The use of muted colours with strong colours, limited to use as an accent, shall be used so as to increase visual interest and reduce perceived massing of the buildings;

(iv) All mechanical equipment on the roof of any building shall be concealed by incorporating it within the building roof, or shall be concealed by screening that is consistent with the character and finishing of the building.
p) Existing access and egress points will be retained; 

q) Vehicular Parking in this Direct Control Provision shall be developed in accordance with the following regulations:

(i)  Residential Use
As per Edmonton Zoning Bylaw

(ii) Any development within a                       1 parking space per 100 m2  

Commercial Use Class                             for the first increment of development up to 100,000 m2; 


parking requirements for  additional increments of 


100,000 m2 to be determined through Parking Impact Assessments

(iii) Any development within
As per Edmonton Zoning 

the Community, Educational 
Bylaw Sec.54.2

Recreational and Cultural Use
Schedule 1 (29-43)

Class.

(iv) Any development within a 

1 parking space per 100 m2
a Professional, Financial

and Office Support Services 

Class.

(v) Multi-Use Facility 
Parking requirements to be determined through Parking Impact Assessment. 
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r) Where the applicant for a Development Permit can demonstrate through a Shared Use Parking Impact Assessment submitted with respect to a proposed development located within the area of the application, that by virtue of the use, character, or location of the proposed development, and its relationship to public transit facilities and any other available parking facilities, the parking requirement for the proposed development is less than any minimum set out in Section 4, Clause r (i to v), the Development Officer may allow a reduction from the minimum number of parking spaces.  The Development Officer shall submit the Parking Impact Assessment to the Transportation and Streets Department for analysis.  The proposed reduction may be approved by the Development Officer with the advice of the Transportation and Streets Department.  No relaxation in the number of residential parking spaces shall be permitted.

s) Bicycle Parking requirements in this Zone shall be developed in accordance with the following regulations:

(i) Residential Use
5% of the number of vehicular parking spaces under Section 4 Clause r (i) to a maximum of 25 spaces with 5 bicycle parking spaces being the minimum to be provided

(iii) Any development within
A minimum of 100 bicycle parking 

a Commercial, Community,
spaces shall be provided.  This 

Educational, Recreational,
minimum requirement of 100 bicycle 

Cultural, Professional,

parking spaces will be considered to 

Financial and Office Support
represent the bicycle parking

Services Use                                 requirements for all uses located  

Class or a Multi-Use Facility
within this Zone

(iv) Size, Location and Design
As per Section 54.3 of the

of Spaces 
Edmonton Zoning Bylaw, for new development only.

t) Off-Street Vehicular Loading Facility requirements shall be developed in accordance with the following regulations:

(i) Any new development within a
As per Section 54.4 of the

Residential, Cultural, Professional,
Edmonton Zoning Bylaw

Financial and Office Support 

Services Use Class or a

Multi-Use Facility
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(ii) Size, Location and Design

As per Section 54.3

of Spaces



(Bicycle Parking Facilities) 






of the Edmonton Zoning 

                                                                                                 Bylaw

u) The sequence and timing of implementation of roadway improvements will be determined by the Transportation and Streets Department based on development submissions.

5.
Additional Development Regulations for Specific Uses

(a)
Apartment Housing shall be developed in accordance with Section 320.5 (1) (Shopping Centre Zone) of the Edmonton Zoning Bylaw.  In addition, Apartment Housing shall provide separate and clearly identifiable accesses and parking stalls to distinguish between the commercial and residential components of the shopping centre.

(b)
Custom Manufacturing Establishments, Veterinary Services and Household Repair Services shall be developed in accordance with the following regulations:

(i)
Developed within a wholly enclosed building;

(ii)
Custom Manufacturing Establishments shall be limited to small items that will not have a negative impact on the amenities of the surrounding residential area.

(c)
Daytime Child Care shall be approved by the Development Officer in consultation with Community Services Department, developed in accordance with Section 80 (Child Care Services) of the Edmonton Zoning Bylaw, and the following additional criteria: 

(i) Located such that direct access at grade can be provided to an outdoor play area, away from vehicular-oriented uses and from parking and loading areas, and shall be enclosed by building walls or a screen fence, a minimum of 1.8m high;

(d)
Gas Bars, Minor Service Stations, Automotive and Minor Recreational Vehicles Sales/Rental, and Automotive and Equipment Repair Shops shall be developed in accordance with Section 72 (Vehicular-Oriented Uses) of the Edmonton Zoning Bylaw and the following additional criteria: 
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(i) A canopy shall be constructed over the gas pump islands to ensure that illumination is directed downwards and away from direct view by adjacent residential uses. Such canopy shall be designed and finished in a manner consistent with the design and finishing of the principal building, and such that the maximum height of the underside of the canopy above grade does not exceed 4.3 m and the overall height of the canopy does not exceed 6m;

(ii) Minor Service Stations, Automotive and Minor Recreational Vehicles Sales/Rental, and Automotive and Equipment Repair Shops shall be developed within a wholly enclosed building;

e) Automotive and Minor Recreational Vehicles Sales/Rental shall be limited to new vehicle sales only;

f) Minor Impact Utility Services shall be limited to a bus/ LRT Terminal, as shown in the location on Map 2; 

g) Outdoor Amusement Establishments and Outdoor Participant Recreation Services shall be allowed at the discretion of the Development Officer, having regard to minimizing impacts on adjacent residential land uses and ensuring a high standard of appearance to this site. Any building associated with these uses must be set back a minimum of 30.0 m from any public roadway and be of an architectural style similar to the other buildings within this district, to the satisfaction of the Development Officer;

h) Outdoor Participant Recreation Services shall not include a heliport;

i) Religious Assembly uses shall be developed in accordance with Section 71 (Religious Assembly) of the Edmonton Zoning Bylaw.
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APPENDIX I

13137_AppendixI.pdf
DESCRIPTION:
ZONING BYLAW AMENDMENT from CSC (Shopping Centre) Zone to DC2 (Site Specific Development Control) Provision; SUMMERLEA
LOCATION:
8770 170 Street, 17410 87 Avenue

LEGAL

DESCRIPTION:
Lot 5 and Lot 6, Block 28, Plan 8421891


Lot 6A, Block 22, Plan 8421542 


Lot 7, Block 22, Plan 8322082 


Lot 4, Block 28, Plan 822 2590

APPLICANT:
Constance Gourley,


Earth Tech (Canada) Ltd.


17203 103 Avenue Edmonton AB  T5S 1J4

OWNER:
West Edmonton Mall Property Inc.,


Suite 3000, 3rd Floor, Europa Boulevard,


West Edmonton Mall, Phase III,


8770 170 Street,


Edmonton AB  T5T 4M2

ACCEPTANCE OF

APPLICATION:
July 5, 2001

EXISTING

DEVELOPMENT:
West Edmonton Mall Shopping Centre

PLANNING AND

DEVELOPMENT

DEPARTMENT’S

RECOMMENDATION:
That Bylaw 13137 to amend the Zoning Bylaw CSC (Shopping Centre) Zone to DC2 (Site Specific Development Control) Provision be APPROVED.

DISCUSSION

1.
The Application

This is an application to rezone the existing West Edmonton Mall site CSC (Shopping Centre) Zone to DC2 (Site Specific Development Control) Provision.  The proposed rezoning will allow intensification of development on the site, including the addition of:

· 28,353 m2 (305,220 sq. ft.) of retail space, located within a new storey above existing shopping areas in Phase I and Phase 2 and at the northeast corner of Phase 3;

· 8,000 seat (10,293 m2 / 110,804 sq. ft.) multi-use entertainment / arena facility, (maximum height = 26.8 m / 89 ft.), located on the south side of the Mall, east of the waterpark;

· 12 storey (maximum height = 49.9 m / 163.7 ft.) office building with a maximum gross floor area of 11,613 m2 (125,013 sq. ft.), located at the southwest corner of 170 Street and 90 Avenue;

· 12 storey apartment building (maximum height = 49.9m / 163.7 ft.), with up to 600 units, and a density in compliance with the (RA9) High-Rise Apartment Zone (325 dwellings/ha), located at the northwest corner of 170 Street and 87 Avenue, and

· parking structures including 1,955 or more new parking spaces.

The proposed expansion represents a total increase of 68,820 m2 (740,255 sq. ft.) of Gross Leasable Area, or 22.4%.

There is no staging plan or definite timing for any of the proposed land uses, and their ultimate development will depend on external market forces and the economic viability of these projects.  Time horizon for full development is 10-15 years.

The proposed DC2 Provision changes and expands the range of uses allowed on the West Edmonton Mall site, as follows:

· Retain: All Uses (Permitted and Discretionary) of the (CSC) Shopping Centre Zone, except as noted below;

· Delete:  Drive-in Food Services, Apartment Hotels, Carnivals, Equipment Rentals, Flea Markets, Minor Secondhand Stores, Recycled Materials Drop-off Centres, Facsia Off-premises Signs, and Freestanding Off-premises Signs; and 

· Add:  Automotive and Minor Recreational Vehicle Sales/Rentals, Convenience Vehicle Rentals, Custom Manufacturing Establishments, Household Repair Services, Minor Impact Utility Services, Outdoor Amusement Establishments, Outdoor Participant Recreation Services, Private Education Services, Public Education Services, Casinos and other Gaming Establishments, and Spectator Sports Establishment.

The proposed DC2 Provision changes the development regulations / criteria as follows:

· Maximum Building Height:  Increase from 14 m (45.93 ft.) to 49.9 m (163.7 ft.) at selected locations;

· Floor Area Ratio (FAR):  Increase from 1.0 (Permitted) and 1.32 (Approved) to 1.7 (Maximum); and

· Yards/Setbacks:  Existing yards and building setbacks are maintained.  Building setbacks are increased for the proposed office tower (60m on the north face and 75.0 m on the east face), for the proposed apartment building (60 m on the south face, and 90.0 m on the east face), and for the proposed multi-use facility (50.0 m on the south face).

The regulations remain unchanged for other locations (minimum yard of 3.0 m, and minimum building setback of 15.0 m).


The DC2 Provision also contains general development regulations on landscaping, signage and architectural treatment of future development.

2.
Site and Surrounding Area

The subject site is bounded by 170 Street on the east, 178 Street on the west, 90 Avenue on the north, and 87 Avenue on the south.  The site has a total area of 43.77 hectares

(108.11 acres).

The land uses surrounding West Edmonton Mall are as follows:  to the south, single detached houses with RF1 zoning, and low rise apartments with RA7 zoning; to the north, commercial development with CSC zoning, a surface parking lot and a hotel with Direct Control (DC2) zoning, and a small amount of single detached housing with RF1 zoning; to the east, the Misericordia Hospital and a 78 suite Laurier House seniors care facility; and, to the west, single detached houses, with RF1 zoning.

West Edmonton Mall has been developed in four phases, opening in 1981, 1983, 1985, and 1998.  The Fantasyland Hotel opened in 1986.

West Edmonton Mall currently has 493,000 m2 (5.3 million sq. ft.) of Gross Floorspace.  306,616 m2 (3,300,721 sq. ft.) of this is Gross Leasable Area.

The mix of uses in the Mall has changed since the Mall first opened, from 80 percent retail / 20 percent entertainment to 60 percent retail / 40 percent entertainment.  According to WEM management, the current vacancy rate at the Mall is approximately 10%.  

Key features of West Edmonton Mall include: 

· 800 stores and services, including 110 restaurants

· GalaxyLand Indoor Amusement Park (25 rides and attractions, including 14 storey roller coaster; 43.6 m height)

· Ice Palace indoor NHL-size ice rink

· Indoor Waterpark/Wave Pool (2 hectares /5 acres; 30.8 m height) with 22 waterslides

· Playdium

· 26 movie theatres, including Silver City Theatre Complex

· Palace Casino and Bingo hall

· Golf driving range (210 yards)

· Deep Sea Adventure (Spanish Galleon and Submarines) and Dolphin Lagoon

· Fantasyland Hotel (354 rooms; 12 storeys; 49.9 m height; 24,000 sq. ft. conference facility)
A second hotel has been approved on the existing Mall site, but has not yet been developed.  It would be located next to “Zellers” and have a height of 37.5 m.  

West Edmonton Mall currently has a total parking supply of 11,500 spaces.  There are 10,300 on-site parking spaces provided in two-level and three-level parking garages and surface parking around the perimeter of the Mall.  There are also 1,200 off-site parking spaces in an overflow surface parking lot located on the north side of 90 Avenue.  The existing on and off site parking supply ratio is 3.77 spaces per 1,000 square feet of GLA.  

There is a transit terminal on the Mall site, located on the north side of 87 Avenue at 175 Street.  The terminal has an area of 0.41 ha (1.02 ac).  

ANALYSIS

1.
Compliance with Approved Plans and Land Use Compatibility

Edmonton Municipal Development Plan

This application to rezone and intensify development on the West Edmonton Mall site conforms to Plan Edmonton, Edmonton’s Municipal Development Plan.  Plan Edmonton identifies West Edmonton Mall as an existing “economic activity centre” and states that the City will promote Edmonton’s economic activity centres, provide the necessary infrastructure to support economic activity centres, and promote Edmonton as a major tourism destination.  The applicable sections of the Municipal Development Plan are as follows:

Map 2, Page 14
West Edmonton Mall is identified as an “Existing Economic Activity Centre) on Map of Economic Activity Centres and Heavy Industrial Areas.  

Planned Growth, Page 19
Our Priority:  Economic Activity Centres Within The City – Recognize the existence and the potential of economic activity centres within the City and encourage these vibrant growth areas by fostering the mix of services and businesses which support and link them.  

Planned Growth, Page 19
Our Strategy (1.4.1):  Promote Edmonton’s existing and potential economic activity centres, identified on Map 2, while continuing to support existing commercial and industrial areas.  

Planned Growth, Page 19
Our Strategy (1.4.4):  Provide supporting infrastructure, services and linkages for economic activity centres.  

Economic Development,
Our Strategy (2.1.9):  Position and promote Edmonton and Page 27


area as a major tourism destination region.  

Summerlea Neighbourhood Structure Plan

The Summerlea Neighbourhood Area Structure Plan designates the subject site as a “shopping centre”.  The proposed DC2 zone conforms to the Summerlea NASP insofar as it constitutes a continuation and intensification of the “shopping centre” use, and does not involve an expansion beyond the existing boundaries of the Mall.  

Land Use Compatibility

The proposed development is compatible with the institutional use to the east, and the commercial development to the north.  The arterials and roads which surround the Mall act as a buffer to surrounding residential uses, as do the concrete noise attenuation walls along the west side of the178 Street (Belmead neighbourhood), and the east side of 170 Street (West Meadowlark Park).  

The proposed new towers will be located on the east side of the West Edmonton Mall site to maintain the privacy and sunlight of the low density residential areas.  The DC2 Provision contains regulations on the exterior appearance of the building, signage, and lighting to ensure further compatibility.  

2.
Transportation 

Traffic and Parking Impact Assessment

The applicant has submitted a Traffic and Parking Impact Assessment (TIA), dated May 2002, as part of the rezoning application.  The Assessment was prepared by Earth Tech (Canada) Inc.  

The purpose of the Assessment was:

a) to assess the traffic demands generated by the proposed expansion of West Edmonton Mall, and its impact on the surrounding roadway network;

b) to assess the parking demands generated by the proposed expansion of the Mall; 

c) to identify the geometric roadway improvements that would be necessary to accommodate the increased traffic resulting from the Mall expansion; and

d) to identify requirements for new parking facilities.  

The TIA examined the roadway network between 87 Avenue and 95 Avenue, and 170 Street and 178 Street.  Traffic data for weekday AM and PM peaks, as well as Saturday afternoon peak hours, was collected and evaluated.  Transit ridership to the Mall on a Saturday was also documented.  

Key Findings of the Assessment

· Intersections at 87 Avenue and 170 Street, 87 Avenue and 178 Street, and at 95 Avenue and 170 Street, are currently functioning at Level of Service C or Level of Service D during weekday and Saturday peaks, with some specific movements operating at a Level of Service E.  With the additional traffic from the proposed development, some of the movements at these intersections would exceed capacity with the existing roadway configuration.  Geometric roadway improvements are necessary to mitigate traffic congestion.  

· The southbound movement on 170 Street at 87 Avenue is currently at capacity during the PM peak.  

· With the proposed development, there will be capacity and congestion problems during peak periods at various accesses to West Edmonton Mall.  

· Approximately 7% of the total person trips arrive by transit.  

· The proposed 8,000 seat multi-use facility would be the largest generator of new traffic to the Mall site.  

· The existing on-site parking supply is sufficient to meet the Mall’s current parking requirements during both typical weekday and weekend time frames.  

· While some parking areas may become fully occupied during certain periods, there are always parking spaces available on the Mall site.  An overall on-site parking utilization rate of 85% was documented during the peak period of a Saturday afternoon.  

·  There are 2-3 days a year when the on-site parking supply is incapable of accommodating demands.  These include the pre-Christmas weekend and Boxing Day.  

Proposed Transportation Improvements

The Traffic and Parking Impact Assessment has determined that the following improvements to roadways would be required to adequately accommodate the traffic resulting from the proposed expansion of West Edmonton Mall:

Table 1:     Proposed Transportation Improvements

Intersection
Improvement

87 Avenue and 170 Street
· Extension of eastbound and northbound right turn bays

· Addition of a third westbound through lane

· Addition of a second exclusive northbound left turn lane

· Addition of a fourth southbound through lane



90 Avenue and 178 Street


· Roadway reconfiguration and re-striping of the inner southbound through lane as an exclusive left turn lane, resulting in two southbound through lanes and two southbound left turn lanes



95 Avenue and 178  Street

(requirement subject to review)
· Addition of a second exclusive westbound left turn lane



Proposed Parking Improvements

The Traffic and Parking Impact Assessment has concluded that the development of an additional 1,955 parking spaces might be adequate to accommodate the proposed expansion of West Edmonton Mall.  This would bring the total parking supply of on-site parking spaces to 12,250 spaces, with 1,200 parking spaces off-site at the overflow parking lot.  

The Edmonton Zoning Bylaw requirement for the expansion is 4,380 stalls.  Therefore, the applicant’s proposal would result in a 2,425 stall deficit.  The applicant proposes to meet the Zoning Bylaw requirements for residential and office development, but not for the retail or multi-use facility.  

Table 2 below provides more details on the proposed new parking supply.  

Table 2:   Proposed Parking Improvements



Land Use
Edmonton Zoning Bylaw Requirement
Proposed New Parking Supply
Difference

Retail/Commercial


1,135
300
835

Residential - Tenants


750
750
0

Residential - Visitors


85
85
0

Office


125
120
-5

Multi-Use Facility


2,285
700
-1,585

Total


4,380
1,955
-2,425

Exhibit 7-1 in the West Edmonton Mall Rezoning Project Submission presents an illustration of where, within the existing shopping centre envelope, additional parking supply could be achieved.

Transit/LRT

The Traffic Impact Assessment projections assumed a travel mode split of 90% auto / 10% transit.  

The application proposes to expand the existing transit terminal by 0.138 ha (0.34 ac).  

The site plan associated with the DC2 Provision also provides a high-speed transit / LRT easement along the south side of the Mall adjacent to 87 Avenue.  

The Transportation  Master Plan recommends the construction of the south LRT extension from University Station to Heritage Station, with transit priority measures / improved bus access from West Edmonton and Mill Woods / Meadows to the LRT extension.  

Planning studies to define proposed technology, alignments, approximate costs and right‑of‑way for high speed transit to serve the West, North, and Southeast sectors of the City will be initiated in the Fall of 2002.  

Position of Transportation and Streets Department

The Transportation and Streets Department has no objections to the proposed rezoning.  

It is expected that with the construction of the identified roadway improvements, the operating characteristics of the adjacent roadways could be maintained within the City’s Level of Service Guidelines.  

The sequence and timing of implementation of roadway improvements will be determined by the Transportation and Streets Department based on development submissions.  A Traffic Impact Assessment may be required to identify these roadway improvements.  

It is also noted that the Transportation and Streets Department is currently undertaking a West Edmonton Traffic Study to assess the effects of traffic growth in the west end, as well as the effect of proposed major developments.  It is possible that this study may bring to light other required roadway improvements.  If other roadway improvements are identified, it is likely that they would not be directly adjacent to West Edmonton Mall, and would be a City responsibility to construct.  

The Transportation and Streets Department has identified the West Edmonton Mall area as a potential location for further development of ITS (Intelligent Transportation Systems), regardless of whether or not the expansion of WEM proceeds.  The City plans to implement ITS in the next few years with traffic signal timing plans which automatically respond to busy shopping and other peak traffic periods to help facilitate the movement of traffic in and out of the area.  These short-term ITS measures will help facilitate traffic in the surrounding network as a whole, but will be limited in their ability to adjust for individual intersection traffic demand variations.  


In regard to parking, the Transportation and Streets Department recognises that there is a certain amount of “synergy” or shared-use of parking stalls, which results in an overall parking demand that is less than the Zoning Bylaw requirements.  However, the Department does not concur with the magnitude of the reduction proposed by the applicant.  The Transportation and Streets Department will therefore be requiring that a Parking Impact Assessment be submitted for the multi-use facility and for each increment of 100 m2  of development to determine / justify the extent and location of additional parking proposed.  This requirement for future Parking Impact Assessments is specified in the DC2 Provision.  


The Transportation and Streets Department is also recommending that the applicant undertake on-going monitoring of the parking demand, in order to support the parking proposals at each stage of development.  The Department further recommends that the management of the parking supply be assessed with new development, using ITS (Intelligent Transportation Systems) options such as variable message signs for the parkade.  The proposed pedestrian overpass connecting the Mall site with the overflow parking lot is also recommended to increase the use of that lot.  


The Transportation and Streets Department further notes that the West Edmonton Mall site could physically accommodate the full amount of the additional parking required by the Zoning Bylaw, through the addition of mezzanine levels or an additional floor to existing parking structures, as well as the development of new parking garages in areas that are currently developed for surface parking.  

Cost Estimates and Funding

The proposed roadway improvements and associated costs are listed below in Table 3 in the anticipated order of construction.  It is expected that the first phases of development could occur with roadway improvements that would be funded by West Edmonton Mall.  The later stages of development, including the multi-purpose facility, will require construction of an additional lane southbound on 170 Street, in order to proceed.  

The Transportation and Streets Department has agreed that a portion of this latter roadway requirement would be attributable to regional traffic growth and development not related to West Edmonton Mall.  It is therefore reasonable that the City would cost-share in the construction.  The assumption is that the City would be responsible for 100% of the costs south of 87 Avenue, and a 50/50 cost-sharing arrangement directly adjacent to the Mall between 87 Avenue and 90 Avenue, at an estimated cost of $4,000,000.  In addition, it is assumed that the City would be responsible for constructing double left turns on 178 Street at 95 Avenue, if deemed necessary, at an estimated cost of $1,300,000.  

The timing and funding for the construction of the transportation improvements would be subject to the budgeting process and City Council approval through the Capital Priorities Program.  

Table 3:   Preliminary Cost Estimates*



Transportation Improvement


Cost
Responsibility

178 Street Corridor south of 90 Avenue 
$760,000
West Edmonton Mall



87 Avenue – 170 Street 

· EB right turn extension

· WB third through lane

· NB additional left turn lane

· NB right turn lane

· SB through lane (87 Ave – 90 Ave)

· SB through lane (87 Ave – WMD) 


$200,000

$530,000

$390,000

$350,000

$1,550,000

$3,120,000


West Edmonton Mall

West Edmonton Mall 
West Edmonton Mall

Shared Cost 

Shared Cost 

City of Edmonton



178 Street – 95 Avenue (Requirement subject to review)
$1,300,000
City of Edmonton

TOTAL
$8,200,000


*  Note:  Cost estimates are conceptual level estimates, with a level of accuracy of + or – 40%

3. Drainage

Existing Infrastructure

The total sanitary flow from West Edmonton Mall goes into a 675 mm diameter City trunk main, which drains south to a 1200 mm diameter sanitary tunnel at Whitemud Drive.  

The 675 mm City sewer was constructed prior to development of the Mall, and passes underneath Phase I of the Mall, from north to south.  West Edmonton Mall connects to this 675 mm sewer at 2 outlet points.  Phases 1 and 2 discharge to a single point of service just south of the Mall, close to 87 Avenue.  Phases 3 and 4 discharge to a 300 mm diameter City sewer on 90 Avenue, which flows east to drain into the 675 mm trunk.  

In addition to the above, there is a system of oversized pipes located on-site along the north side of the Mall, which connect to the 300 mm sewer at 175 Street.  These on-site pipes can provide storage for Mall-generated sewage flow, to allow for a controlled discharge into the City’s sanitary sewer system.  

West Edmonton Mall Sanitary Servicing Assessment

The applicant has submitted a “West Edmonton Mall Rezoning Sanitary Servicing Assessment”, dated April 2002, as part of their application.  This report was prepared by Earth Tech Canada Inc. and utilized recent data on (dry weather) sewer flows collected by the City of Edmonton Drainage Services Branch between November 2001 and January 2002.  

The purpose of this report was as follows:

a) Determine existing sewer flows

b) Assess existing sewer pipe capacities

c) Project future flow increases and identify sewer capacity constraints

d) Evaluate existing on-site flow storage system

Key findings of the Sanitary Servicing Assessment are as follows:

a) The capacity of the existing 675 mm City Trunk is 385 L/s;

b) The capacity of the existing 300 mm City sewer is 62 L/s;

c) The existing maximum dry weather flow in the 675 mm City trunk is 371 L/s;

d) The existing maximum dry weather flow in the 300 mm City sewer is 47.3 L/s;

e) The existing oversized storage pipes, which provide a storage volume for 150 m3 of flow, are currently not being utilized due to available downstream capacity;

f) The proposed expansion of West Edmonton Mall would result in a projected (dry weather) flow of 389 L/s, which slightly exceeds the capacity of the 675 mm City trunk; and

g) This projected excess flow of 4 L/s could easily be accommodated by the on-site storage pipes, which can handle a flow of 10 L/s.

The Assessment concludes that the proposed expansion of West Edmonton Mall could adequately be serviced by the existing City sewer system and the Mall’s on-site storage pipes.  It also recommends that a flow-monitoring program be maintained and that data on wet weather flows be collected.  

The Drainage Services Branch has reviewed the Assessment and accepts the findings of the report.  The Branch has also been monitoring wet weather flows between April and July 2002.  

4. Other Utilities

EPCOR Water Services notes that current City standards for on-street fire flows (300l/sec) are not available adjacent to the subject property on 87 Avenue.  Only 140 L/s is available from the existing water network.  

There is also a deficiency in on-street fire protection adjacent to 87 Avenue.  The proposed DC2 zoning requires 90 meter hydrant spacing.  EPCOR records show 2 hydrants spaced 340 metres apart on the south side of 87 Avenue.  There are no fire hydrants adjacent to the subject property on 170 Street, 178 Street, 87 Avenue west of 175 Street and 90 Avenue west of 175 Street.  The owner is advised to review on-site fire protection requirements to ensure adequate coverage.  

These matters will be addressed at the Development Permit stage.  


The rezoning application was not circulated to ATCO Gas or EPCOR Power Distribution for comment.  

5. Community Services 

The Community Services Department has no objections to the proposed rezoning, but recommends that some private amenity space be provided for the residents of the proposed apartment tower, and for the tenants of the proposed office building.  

The Community Services Department has also asked that the proposed DC2 Provision include regulations on the appearance of the building, and requirements for additional landscaping.  

As noted above in Section 1, the proposed DC2 Provision contains regulations on the exterior appearance of proposed buildings and on future landscaping.  

6. Edmonton Police Service

Existing Resources  / Situation 

Currently, the Edmonton Police Service operates the Summerlea Community Station within West Edmonton Mall.  The Station is staffed by 2 full-time members and numerous community volunteers.  In addition, one sergeant and 6 beat constables work out of the station, focused primarily on providing policing services required at West Edmonton Mall.  These resources are supplemented by the Mall’s security staff of 40 personnel.  Various bars also hire special duty constables for special events such as concerts.  

In their reply to the circulation of the rezoning application, Edmonton Police Service reports that the current Police resources are adequate to service West Edmonton Mall during the day, but are often not sufficient during the summer on Thursday, Friday, and Saturday evenings, particularly when the nightclubs close.  Beat resources must be routinely bolstered with additional members from within and outside the Division.  

Occasionally, incidents arise in which resource requirements are stretched beyond these measures and additional members have to be drawn from other areas of the city.  

Police Resources For Expanded Mall

Edmonton Police Service has advised that any expansion of West Edmonton Mall, or extension of the Mall’s hours of operation, would require the hiring of additional police and licence inspection staff.  They have expressed specific concerns about a possible increase in the number of licensed premises or licensed occupancy load of West Edmonton Mall, and the proposed 8,000 seat multi-use facility.  

In this regard, Edmonton Police Service points out that the combined licensed capacity for WEM is approximately 14, 000.  By comparison, the area of recent concern along Whyte Avenue has a licence capacity of approximately 12,000.  

Edmonton Police Service acknowledge the strong co-operation of the West Edmonton Mall management and their well-trained security force, and vow to continue working closely with the Mall and the adjacent communities to prevent crime and maintain order in the Mall and surrounding area.  

7. Economic/Retail Impact Assessment

The Planning and Development Department requested that the applicant submit an economic/retail impact assessment that would evaluate the economic benefits of the proposed expansion of West Edmonton Mall, as well as the negative impacts on existing and proposed commercial areas.  The applicant has chosen not to supply either analysis, but has submitted two reports in lieu.  

Economic Impacts of West Edmonton Mall 1986-2001

The applicant has submitted a report on the “Economic Impacts of West Edmonton Mall”, dated September 2001.  This report was prepared by Econometric Research Limited.  The report estimates the incremental and cumulative economic impacts of West Edmonton Mall for the years 1986 through 2000 inclusive.  

The incremental impact takes into account (only) expenditures made and taxes generated directly as a result of West Edmonton Mall’s operations.  These expenditures would not have been made and the taxes would not have been generated if the Mall did not exist.  The total impact takes into account all expenditures made and taxes generated as a result of the existence and operation West Edmonton Mall.  

Highlights of the report’s findings are as follows:

a) Direct incremental expenditures in Alberta by visitors to West Edmonton Mall of $8.6 billion, resulting in a total impact of $8.9 million;

b) An incremental value added income (wages, salaries, interest payments, rent and profits) of $11.4 billion, resulting in a total value added income of $14.8 billion;

c) A total of 235,827 incremental person years of employment, which represents a sustained employment of 15,722 incremental full time job equivalents for the 15 year period.  This resulted in a total impact of 303,712 person years of employment, which represents a sustained employment of 20,248 full time job equivalents for the period;

d) An incremental labour income (wage and salary payments to employees) of $6.7 billion, resulting in a total labour income of $8.7 billion; and

e) $313 million in incremental taxes to local governments, with a total tax collection of $409 million.  

While the report does not address the existing or future impact of West Edmonton Mall on other commercial areas in the city, it does establish a “negative substitution effect” of 25%.  These are the expenditures that the Mall is estimated to draw away from other competing venues / commercial areas in the City / market.  

West Edmonton Mall Expansion Market Study

The applicant has indicated that they will be submitting a second report titled “West Edmonton Mall Expansion Market Study”, dated October 31, 2001.  This report was prepared by Urbanics Consultants Ltd.  The report was not submitted in time for the Administration to review and include comments in this Council report.  


Surrounding Property Owners’ Concerns

Public Consultation by Applicant

In accordance with the requirements established in the City of Edmonton Zoning Bylaw for DC2 applications, the applicant undertook the following public consultation prior to submitting the rezoning application to the Planning and Development Department: 

· Community League President’s Workshop #1 – Earth Tech (Canada) Ltd. held a workshop on February 20, 2001 for the Presidents of the 10 Community Leagues adjacent to West Edmonton Mall.  

· Community League President’s Workshop #2 – Earth Tech (Canada) Ltd. and WEM management held a second workshop on April 18, 2001 for the 10 Community League Presidents.  

· Pre-Notification Letter / Information Package to Property-Owners – Earth Tech (Canada) Ltd. sent a letter and information package on April 20, 2001 to property-owners within 100 metres of the West Edmonton Mall site.  

· Public Open House -  Earth Tech (Canada) Ltd. held a Public Open House on April 25, 2001 (3:30–8:30 p.m.) at Fantasyland Hotel.  This Open House was advertised in the Edmonton Journal and the Examiner.  Information displays, background material, and a comment form were provided.  

The applicant reported the following results from their initial public consultation:

· The Open House was attended by 42 persons.  

· Earth Tech received 2 phone calls, 2 e-mails, 1 letter, and 17 completed Response Sheets from residents within 100 m of the Mall and 21 Comment Forms from attendees of the April 25, 2002 Open House.  

· Of the respondents, 15 individuals supported the proposed rezoning, or provided conditional support to the project; 22 did not support the proposed rezoning, mainly because of the anticipated increase in noise and traffic, as well as the height of the proposed buildings.  

West Edmonton Mall has continued to meet quarterly with the Community League Executives of surrounding neighbourhoods since the rezoning application was first submitted to provide information and answer questions related to the proposed expansion.  

City of Edmonton Public Consultation and Results:

The City of Edmonton Planning and Development Department mailed a Preliminary Letter of Notification on July 9, 2001 to property-owners within 100 metres, all residents of the Summerlea Neighbourhood, and the Presidents of surrounding Community Leagues (Aldergrove, Belmead, Elmwood, La Perle, Summerlea, Terra Losa, Thorncliffe, and West Meadowlark).  The total number of Preliminary Letters of Notification mailed was approximately 785.  In response, the Planning and Development Department received 27 telephone calls and 4 letters.  The majority of the calls and letters were from residents of the Summerlea and Thorncliffe neighbourhoods.  

The majority of those property-owners and residents who telephoned or wrote the Planning and Development Department were opposed to the proposed rezoning and expansion of West Edmonton Mall.  

The concerns expressed by surrounding property-owners and residents are summarized below, with brief comments by the Planning and Development Department:

1. Traffic Volumes/Congestion – Respondents reported that traffic volumes and congestion were already a significant problem in the area around the Mall.  Critical times are weekends, particularly long weekends, and the Christmas/Boxing Day period.  Respondents stated that access and egress from the Summerlea 

neighbourhood at 95 Avenue and 171 Street is often difficult, due to the traffic volumes and congestion in the area.  Turning left at 170 Street and 95 Avenue is also a problem.  

Comment

The Traffic and Parking Impact Assessment has confirmed these problems.  The proposed transportation improvements will ensure that service level guidelines for the City are maintained, and that there will be no deterioration in the performance of the roadway network.  

2. Parking Shortages/Spillover – Respondents indicated that parking on the Mall site is already inadequate at certain times of the year and expressed a concern about the adequacy of proposed new parking.  Residents reported that Mall patrons sometimes park along nearby residential streets (170 Street in Summerlea) during busy periods.  

Comment

The Traffic and Parking Impact Assessment indicates that the existing on-site parking supply is sufficient to meet the Mall’s current parking demand during both typical weekday and weekend time frames.  While some parking areas may become fully occupied during certain periods, there are always parking spaces available on the Mall site.  The Assessment did confirm that there are 2-3 days a year (the pre-Christmas weekend, and Boxing Day) when the on-site parking supply is incapable of accommodating demands.  

Site observations at the busiest weekends near Christmas do not support the claim that spillover parking is occurring in Summerlea.  Some minor spillover parking does occur at Christmas on 89 Avenue west of 178 Street in Belmead, and on 171 Street south of 87 Avenue in Thorncliffe, but the number of days involved is not sufficient to warrant neighbourhood parking controls.  

The adequacy of the proposed new parking is a concern of the Transportation and Streets Department.  The Department will require detailed and updated Parking Impact Assessments be conducted prior to the issuance of development permits for the multi-use facility and for each 10,000 m2 increment of new development on the Mall site.  

3. Traffic Shortcutting and Speeding -  Respondents stated that there is a problem with tourists, who do not know the road network, attempting to shortcut through the Summerlea neighbourhood,  and often speeding out of frustration at finding no egress.  

Comment

Signs are in place immediately south of 95 Avenue which indicate “Local Traffic Only” to address this concern.  
4. Traffic Violations - Respondents reported that the no left hand turn island and sign at the intersection of 89 Avenue and 178 Street are often ignored.  Large trucks also use 178 Street to avoid congestion on 170 Street.  

Comment

The island at 89 Avenue and 178 Street is well-signed, as are truck routes in the area.  These concerns should be forwarded to Edmonton Police Services with a request for enforcement.  

5. Pedestrian access and safety – Respondents expressed concerns about pedestrian safety at 90 Avenue and 178 Street, and the lack of pedestrian crossings on 87 Avenue and 90 Avenue.  Access by wheelchair was reported as being difficult along `the south side of the Mall.  Pedestrian access was reported as being poor on the west and southwest sides of the Mall (only car ramps and stairs).  

Comment


The current design of West Edmonton Mall discourages pedestrian movements along the Mall side of 87 Avenue, 90 Avenue, and 178 Street, with the exception of access to the transit centre and bus stops.  This design was used to minimize pedestrian conflicts with traffic at access points.  


Continuous sidewalks are provided along the south side of 87 Avenue, the west side of 178 Street and the north side of 90 Avenue.  All pedestrian crossings are signalized, with the exception of the crossing of 90 Avenue east of 178 Street, which is signed and marked.  


The concern with respect to pedestrian accessibility is noted, and all efforts will be made in the areas where redevelopment is occurring to provide good access from exterior sidewalks to Mall entrances.  


Given the number of existing signalized pedestrian crossings, no further installation of crosswalks or pedestrian control devices are anticipated.  


The proposed pedestrian overpass connecting the Mall site with the overflow parking lot should improve the safety of pedestrians crossing 90 Avenue.  

6. Air Pollution – Respondents expressed a concern that the proposed Mall expansion would have a negative impact on air quality in the area by further contributing to high traffic volumes and increased congestion.  

Comment

The proposed transportation improvements, combined with traffic management measures to improve the flow of traffic, are designed to minimize congestion and alleviate increases in air pollution from vehicles.  

7. Noise Impacts – Respondents complained about the existing noise levels in the area due to high traffic volumes, and activity around the Mall.  Residents are particularly concerned about the continued shift in the mix of uses at the Mall from retail to entertainment, including the proposed 8,000 seat multi-use facility.  This shift has extended the hours of activity / operation of the Mall and increased its impact on surrounding residential areas.  Some residents reported not being able to use their second floor bedrooms or being able to sleep on weekends.  There are problems with stunting and screeching tires in the Mall parking lots/ parkades and noisy car boom boxes on weekends.  The sirens of police cars and ambulances responding to disturbances at the Mall adds to the noise levels.  

Comment

Edmonton Police Service have confirmed the above-mentioned problems.  These problems are most acute on Thursday, Friday, and Saturday nights.  Edmonton Police Service indicates that they are have been working, and will continue to work with the West Edmonton Mall management and security force and the surrounding communities to address the nuisance impacts associated with the bars and nightclubs at the Mall.  

Edmonton Police Service are also specifically concerned about the possible impact of the proposed 8,000 seat multi-purpose facility, and report that they may need additional resources to handle the impacts of an expanded West Edmonton Mall, as the mix of uses in the Mall continues to shift from retail to entertainment.  
8. Crime and Litter – Respondents who lived near the Mall complained about the rowdy and disrespectful behaviour of patrons coming out of West Edmonton bars and nightclubs.  Residents reported patrons urinating on their lawns, cars and property frequently being vandalized, litter (beer cans and bottles, empty fast food containers), drug use, and loud and abusive language.  

Comment

As noted in  #7 above, Edmonton Police Service have confirmed the above-mentioned problems.  These problems are most acute on Thursday, Friday, and Saturday nights.  Edmonton Police Service indicates that they are working with the West Edmonton Mall management and security force to address the nuisance impacts associated with the bars and nightclubs at the Mall. 

9. Proposed height of buildings – Respondents expressed concerns about the visual intrusion / loss of privacy / shade impacts in adjacent residential areas that might result with the construction of the proposed 12 storey apartment and office towers.

Comment

The locations of the proposed towers have been selected to minimize the visual intrusion and loss of privacy in surrounding low density residential areas.  The setbacks for these buildings have also been increased so that the towers will not cast any shadows on adjacent residential areas.  The locations of the proposed towers are identified by the site plan that is part of the DC2 Provision, and could not be changed without an amendment to the zoning, and a Council Public Hearing.  

10. Exterior Appearance / Maintenance – Respondents suggested that there was a need to improve the exterior appearance / architecture of West Edmonton Mall.  A preference was expressed for muted, rather than bright colours.  Residents also commented on the need to improve the general level of maintenance of the Mall property.  

Comment

The proposed DC2 Provision contains regulations to ensure that new development on the Mall site has a high standard of appearance and is appropriate to its proximity to surrounding low density residential areas.  

Regulation (n) requires site and building plans to be submitted as part of development permits.  These plans must include information on exterior building treatment and colour scheme, and be to the satisfaction of the Development Officer.  

Regulation (o) establishes  architectural guidelines for future development.  

11.  Landscaping –Respondents stated that the landscaping around the Mall needs to be improved, especially around the parkades and on the parking lots.  

Comment

The proposed DC2 Provision contains several development regulations that require the upgrading of landscaping on the site and around the periphery of West Edmonton Mall.  

West Edmonton Mall is also currently enhancing the plantings at various locations.  

12. Lighting – Respondents complained about light pollution from existing Mall signs and night lighting, and requested more controls on the design and location of signs, and the brightness of lighting in any future expansion.  Flashing signs were singled out as being of particular concern.  

Comment


The proposed DC2 Provision includes a Comprehensive Sign Plan, and a development regulation (m - iii) specifying that “the movement and brightness of Signage shall be limited to minimize light pollution / visual intrusion on surrounding residential properties”.  

13. Screen Fence and Buffering – Respondents stated that the screen fence along 90 Avenue is not high enough, and has openings.  More attention to buffering of adjacent residential areas is required if the Mall intensifies.  

Comment


The arterial roads and existing solid concrete noise attenuation fences help to buffer surrounding residential areas from development and activity on the West Edmonton Mall site.  The height of the noise wall along some portions of 90 Avenue was recently increased, and this construction was financed by West Edmonton Mall.  The single opening must remain for emergency and pedestrian access.  

14. Residential Property Values – Respondents expressed a concern that the proposed expansion of West Edmonton Mall would reduce the attractiveness of the adjacent residential areas, and result in a decrease in property values of houses.  

Comment

The Planning and Development Department has not undertaken any analysis of the past or future impact of West Edmonton Mall on property values in surrounding residential areas.  

15. Heli-pad  - Respondents noted that “Outdoor Participant Recreation Uses” are listed as one of the proposed uses in the (draft) DC2, and expressed a concern that this might allow the future operation of a heli-pad.  

Comment

The applicant has revised the DC2 Provision to specifically exclude a “heli-pad” from the proposed list of uses.  
JUSTIFICATION

The Planning and Development Department recommends that Bylaw 13137 be APPROVED on the basis that:

a) the proposed rezoning conforms to the Edmonton Municipal Development Plan and the Summerlea Neighbourhood Area Structure Plan;

b) the regulations of the proposed DC2 Provision adequately address the physical and land use impacts;

c) the traffic impacts of the proposed development can be adequately addressed by future roadway improvements, traffic management measures, and a requirement for Traffic Impact Assessments;

d) the parking impacts can be addressed through the Development Permit process, based on more detailed Parking Impact Assessments; and

e) the nuisance impacts can be addressed by the continued co-operation and efforts of the Edmonton Police Service, the Mall management and security, and surrounding Community Leagues, and by possible additional police resources.
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