Bylaw 14423
A Bylaw to amend Bylaw 12800, as amended,

The Edmonton Zoning Bylaw

Amendment No. 736
WHEREAS Lots 2 and 4 Block D, Plan 782 1041; Lots 5, 6, 9, 10, 11, 12 and 13, Block D, Plan 892 2780; and Block OT, Plan 862 1772; located east of 111 Street NW and north of Whitemud Drive NW, Empire Park, Edmonton, Alberta, is 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 Provision;

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 2 and 4 Block D, Plan 782 1041; Lots 5, 6, 9, 10, 11, 12 and 13, Block D, Plan 892 2780; and Block OT, Plan 862 1772 located east of 111 Street NW and north of Whitemud Drive NW, Empire Park, 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 Provision.
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. 2006;

READ a second time this
day of

, A. D. 2006;

READ a third time this
day of

, A. D. 2006;

SIGNED and PASSED this
day of

, A. D. 2006.

THE CITY OF EDMONTON

______________________________________
MAYOR

______________________________________
CITY CLERK 
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SCHEDULE “A”
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(DC2) SITE SPECIFIC DEVELOPMENT CONTROL PROVISION

1. General Purpose

The purpose of this Site Specific Development Control Provision is to accommodate the existing shopping centre (Southgate Centre) and additional retail, parking and on-site improvements that will provide for a variety of uses intended to serve a community or regional trade area, including commercial, office and professional services, health services, community and educational uses; acknowledge the shopping centre’s existing yards, building setbacks and parking arrangements, and provide specific development criteria that will achieve a compatible relationship between the subject site and surrounding land uses, including the adjacent Light Rail Transit Station The Provision will also accommodate non-accessory parking and pedway connections to the future LRT station at 111 Street and establish a high standard of building appearance appropriate to the site's proximity to nearby residential development and arterial roadways.

2. Area of Application

This DC2 Provision shall apply to Lots 2 and 4, Block D, Plan 782 1041, and lots 5, 6, 9, 10, 11, 12, and 13 Block D, Plan 892 2780, and Block OT, Plan 862 1772, containing 17.95 ha (44.35 ac), more or less, located between 51 Avenue and Whitemud Drive and 108A and 111 Streets, Empire Park, as shown on Schedule “A’ of the Bylaw.
3. Uses

a) Bars and Neighbourhood Pubs

b) Broadcasting and Motion Picture Studios

c) Business Support Services 

d) Child Care Services 

e) Convenience Retail Stores 

f) Drive-in Food Services 

g) Gas Bars 

h) General Retail Stores 

i) Government Services 

j) Health Services 

k) Indoor Participant Recreation Services 

l) Major and Minor Alcohol Sales on a Site 2 ha or larger.
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m) Minor Amusement Establishments 

n) Minor Service Stations may be developed within an enclosed building, or as a free standing structure on the north east quadrant of the site
o) Non-accessory Parking for Transit use
p) Personal Service Shops

q) Private Clubs

r) Professional, Financial and Office Support Services 

s) Public Libraries and Cultural Exhibits

t) Recycled Materials Drop-off Centres

u) Religious Assembly

v) Restaurants for less than 200 occupants and 240 m2 of Public Space

w) Specialty Food Services for less than 200 occupants and 420 m2 of Public Space

x) Spectator Entertainment Establishments 

y) Warehouse Sales

z) Veterinary Services

aa) Fascia On-premises Signs

ab) Freestanding On-premises Signs 

ac) Freestanding Off-premises Signs

ad) Projecting On-premises Signs

ae) Temporary On-premises Signs

af) Roof On-premises Signs

4. Development Regulations

a) Development on this site shall be in general accordance with the following regulations and with the drawings and concepts illustrated in Appendix 1 of this Bylaw.  The Development Officer may allow minor variances to the Site Plan and building elevations to add depth to yards or building setbacks, enhance or provide pedestrian spaces, linkages, and facilities to improve the visual quality of the development, if in his opinion, such a variance would be in keeping with the general purpose of this Provision and would not affect the amenities, use and enjoyment of the neighbouring properties.

b) All Uses shall be part of a purpose-designed shopping centre complex.
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c) The maximum Floor Area Ratio shall be 1.0.
d) The maximum Building Height shall be 20.0 m.

e) Future individual free standing buildings (or commercial retail units) as shown on the Site Plan shall not exceed 4200m2 and shall be developed in accordance with the applicable regulations and guidelines in this Provision.

f) On the north side adjacent to 51 Avenue, the existing yards and building setbacks as shown on the attached Site Plan will be maintained. Upon redevelopment or resurfacing of the parking lots adjacent to 51 Avenue, a landscaped yard, a minimum of 2.0m and a minimum building setback of 4.0 m shall be required for a one storey building. This setback shall be increased to 6.0m for buildings two stories and above.

g) On the east side adjacent to 108A Street, the existing yards and setback of existing structures and accessory parking garages, retaining walls and access ramps as shown on the attached Site Plan shall be maintained. A minimum building setback of 4.0 m will be required adjacent to 108A Street.

h) On the south side, a landscaped yard, a minimum of 2.0 m and a building setback, a minimum of 4.0 m shall be provided adjacent to Whitemud Drive.

i) Adjacent to 111 Street, the existing yard, which may contain surface parking, will be maintained. Removal or resurfacing of the parking lots adjacent to111 street shall require a landscaped yard, a minimum of 2.0m.  Building setbacks for the west retail expansion will range from 1.5 m to 3.9 m as shown on the attached Site Plan. This setback will contain a 1.5 to 2.0m wide concrete walk and appropriate landscaping designed to the satisfaction of the Transportation, Asset Management and the Planning and Development Departments. 

j) No new parking, loading, storage, trash collection, outdoor service or display area shall be permitted within a required Yard. Loading, storage and trash collection areas shall be located to the rear or sides of the principal or associated building and shall be screened from view from any adjacent sites, public roadways or Light Rail Transit lines.

k) Signs shall generally comply with the regulations found in Schedule 59E of the Edmonton Zoning Bylaw and as shown on the concept drawings attached to this Provision. At the Development Permit Application stage, a Comprehensive Sign Criteria package for the entire site shall be provided for the approval of the Development Officer.
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l) Movement and brightness of perimeter signage shall be designed to minimize light pollution and visual intrusion on surrounding residential properties.

m) Individual business identification signs located on the façades of buildings shall be similar in proportion, construction materials and placement. The design, scale and placement of signs shall be such that the signage does not detract from the overall appearance of the development and that the signage is not obtrusive, having regard to the scale of the buildings on the Site and to the distance of the building Setback.

n) All exterior lighting shall be designed such that all light is contained within the Area of Application, to be indirect from all angles of off site viewing, and not intrude into neighbouring residential area, and to incorporate design elements consistent with the architectural style for the Area of Application.

o) On-site security and building lighting must be situated and designed such that the illumination is directed downwards and no direct rays of light are directed outwards from the site into adjacent residential properties.
p) Landscaping shall be provided in accordance with the Landscaping Concepts illustrated in the attached drawings to create a consistently high quality landscape treatment that will enhance the visual appearance of the development as a whole, including the existing shopping centre.

q) A detailed landscaping plan for the entire site shall be submitted and approved by the Development Officer prior to the approval of any Development Permits. Such plans shall identify all landscaping materials, including trees, shrubs, screening elements, exterior lighting, amenity areas and pavement materials reflecting the architectural theme for the Shopping centre.
r) Perimeter landscaping that extends onto or over City-owned lands shall be developed in accordance with the Boulevard Bylaw 7829, as amended. The owners/developer of the Shopping Centre shall enter into an Agreement to landscape the adjacent City Boulevard where the existing perimeter yards and boulevard areas are deficient in landscaping materials.

s) The Development Officer may require, as a condition of Development Permit approval, a guaranteed security from the property owner, to ensure that Landscaping is provided and maintained for two growing seasons. Only the following forms of security are acceptable:

i. cash to a value equal to 100% of the Landscaping cost; or
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ii. an irrevocable Letter of Credit in the amount of 100% of the Landscaping cost.

t) The design of the proposed shopping centre expansion, including future free standing buildings, the parkade, pedestrian connections, linkages and facilities shall incorporate “Crime Prevention Through Environmental Design (CPTED)” principles to foster a safer physical environment.

u) The Shopping Centre expansion must be designed to accommodate an overhead pedestrian connection to the transit centre/LRT station in the general location shown on the Site Plan and elevations.  In the event that there is no need to construct and use the third level of the West Parkade as a Park and Ride facility, then the requirement for an overhead pedestrian connection may not be required.

v) Development adjacent to the Transit Centre along the west face of the retail expansion shall ensure that a 1.5m clear-zone is provided on the east side of the existing curb line of the transit centre, in addition to the required walkway and planting strip, and to allow for an additional turning radius adjacent to the retail plaza to accommodate bus maneuvers, a sidewalk and snow storage as shown on the Site Plan.

w) A sidewalk, a minimum of 1.5 to 2.0 m wide shall be provided along the west edge of the proposed building, as shown on the Site Plan, connecting to the main entrance to the shopping centre on 111 Street.  The proposed retaining wall along the west side of the building and well as any stairs must be constructed entirely on private property.   The design of the retaining wall and placement of landscaping materials in this zone must consider CPTED principles, barrier free guidelines, and security issues to enhance safety, access and mitigate the visual impacts of the wall. 

x) At the time of Development Permit Application for the shopping centre expansion, an on-site Traffic Circulation Plan must be submitted to the satisfaction of the Transportation Department to ensure that on-site traffic operations will not adversely affect the adjacent roadway network.  A traffic assessment to review on-site operations at the major access points will be required at that time, as well as an assessment of the pedestrian crossings of the major entrance points.

y) At the time of Development Permit Application, the details of the Pedestrian Network, linkages and facilities must be submitted to and approved by the Development Officer, in consultation with the Transportation Department.  The design of the pedestrian linkages must reflect an enhanced east-west pedestrian connection from the east side of the Shopping Centre to 111 Street, and a north-south connection to the north main entrance of the existing shopping centre and between various parts of the site, the LRT station and the City’s proposed Park N Ride facility.

z) To achieve the development intent of this Direct Control Provision in a harmonious and functional manner, and simultaneously establish a high standard of building appearance appropriate to the site's proximity to nearby residential development and arterial roadways, the Development Officer shall ensure that the following architectural and site design criteria are incorporated into the design and development of the Southgate Centre:
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i. Design of the addition and improvements to the Southgate Centre shall be sympathetic to the existing commercial building or architectural theme established for the overall Shopping Centre.
ii. The main mall building and the adjacent pedestrian circulation should be designed with detail and articulation to create an attractive streetscape.

iii. The design and appearance of future free standing structures or connections to the main building shall complement the building or adjacent structures in terms of scale, materials, proportion, detail and design elements, and/or the prevailing pattern of street wall or similar front yard setback from the street.

iv. Exterior wall finish materials for all buildings, including free standing structures, shall be of high quality and consistent on all sides with the overall architectural style/theme for the Area of Application. 
v. All mechanical equipment, including roof mechanical units shall be concealed by screening or incorporation within the building roof in a manner that is consistent with the finishing of the building and the overall architectural style of the Area of Application.
vi. Awnings, canopies and overhangs may be used to complement the street wall commercial experience, and simultaneously provide weather protection from inclement weather, particularly along the west elevation, entryways and pedestrian gathering spaces. 
vii. Any building having a Floor Area greater than 2500m2 or a single wall greater than 25 m that is visible from a public road or residential area shall provide articulation and landscaping adjacent to the exterior wall to break up and create visual interest, and minimize the perceived mass of the building. 
viii. All exterior finishing materials must be of good quality, durable and attractive in appearance and the exposed faces of all buildings on the site shall have harmonious exterior finishing materials consisting of glass and glazed window wall systems, brick, stone, architectural concrete, pre-cast coloured concrete, having regard to the objective of ensuring a high standard of appearance appropriate to the prominent location of the site;

ix. The building facade adjacent to 111 Street and abutting facades shall use compatible and harmonious exterior finishing materials and should provide visual interest through the use of materials, signage and colours, to the satisfaction of the Development Officer.

x. The exterior façade of the new parkade shall maintain a horizontal line throughout such that the sloping nature of the interior should not be repeated on the exterior façade. Design of the parkade should be an extension of the primary building and reflect similar materials, textures and design elements of the primary building. No general advertising signage will be permitted.
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xi. The layout of parking areas shall specifically address the interrelation of pedestrian, vehicular and bicycle circulation in order to provide continuous, direct pedestrian access with a minimum of driveway and drive aisle crossings.  Remedial treatments such as raised pedestrian crossings, forecourts and landings, special paving, lights and bollards shall be provided at significant points of conflict.
xii. To provide active and inviting streetscapes at ground level, the retail expansion should feature doorways, porches and windows at ground level, as well as weather protection features such as awnings, canopies and arcades.

xiii. To provide active and inviting streetscapes at ground level the main mall building, at least 40% of ground floor building façades shall be glazed to the exterior, except ground floor building façades facing the north and south perimeters shall have at least 20% glazing.
5. Additional Development Regulations for Specific Uses

Notwithstanding the above regulations, the following specific uses shall be developed in accordance with the appropriate Sections in the Zoning Bylaw and this section in order to meet specific location requirements, vehicular access or operational criteria or mitigate impacts of such uses:

a) Bars and Neighbourhood Pubs for more than 200 occupants and 240 m2 of Public Space shall not be developed as stand alone structures, or adjacent to residential development.

b) Recycled Materials Drop-off Centres will be deemed a discretionary use and will be developed in accordance with Section 84 of the Edmonton Zoning Bylaw. 

c) Minor Service Stations may be developed within an enclosed building, or as a free standing structure on the north west quadrant of the site to mitigate visual, environmental and traffic impact on adjacent roadways and residential areas.

d) Warehouse Sales and Professional, Financial and Office Support Services shall be developed in accordance with section 87 of the Edmonton Zoning Bylaw.

e) Roof On-premises Signs will be deemed to be a discretionary use and will exclude balloon and air inflated signs to maintain the architectural integrity of the building(s). Development of these signs shall be in accordance with Section 59 G of the Edmonton Zoning Bylaw.
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DESCRIPTION:
ZONING BYLAW AMENDMENT from (CSC) Shopping Centre Zone to (DC2) Site Specific Development Control Provision; EMPIRE PARK
LOCATION:
East of 111 Street and north of Whitemud Drive
LEGAL

DESCRIPTION:
Lots 2 and 4 Block D, Plan 782 1041 and Lots 5, 6, 9, 10, 11, 12 and 13, Block D, Plan 892 2780, and Block OT, Plan 862 1772
APPLICANT:
Stantec Consulting Ltd.


10160 – 112 Street


Edmonton AB  T5J 2L6

OWNER:
Ivanhoe Cambridge Inc


300, 95 Wellington Street West


Toronto, ON  M5J 2R2

ACCEPTANCE OF

APPLICATION:
December 21, 2005

Revised October 24, 2006
EXISTING

DEVELOPMENT:
Southgate Shopping Centre
PLANNING AND

DEVELOPMENT

DEPARTMENT’S

RECOMMENDATION:
That Bylaw 14423 to amend the Zoning Bylaw from (CSC) Shopping Centre Zone to (DC2) Site Specific Development Control Provision be APPROVED.

DISCUSSION

1.
The Application

This application proposes to amend the Zoning Bylaw from (CSC) Shopping Centre Zone to (DC2) Site Specific Development Control Provision for the Southgate Centre.  The intent is to accommodate the existing Southgate Centre, allow for the westerly expansion of the shopping centre at grade and the provision of three levels of parking above the retail expansion to serve the needs of the expanded Southgate Centre and a future Light Rail Transit Station to be located within the 111 Street rights-of-way.  The application also provides for the future development of smaller retail units as freestanding buildings (pads), located along the south perimeter of the site, and the use of the upper level of the west parkade by the City to provide park and ride opportunities for its LRT patrons. The proposed development will also provide for non-accessory parking and a pedway connection to the future LRT station at 111 Street.
More specifically, the proposal involves:

· Expansion of retail commercial from 67862 m2 to 83037 m2

· Parkades & surface parking lots totalling 4389 parking spaces

· Future free standing retail commercial totalling 813 m2 

· Integration with Southgate Park & Ride facility/Light Rail Transit

· F.A.R: 0.73

· Overall Site Improvements: Landscaping, lighting, signage and urban spaces.

In support of the Southgate expansion proposal, the applicant also provided technical studies and reports, including a Transportation Impact Assessment, a Hydraulic Network Analysis and Neighbourhood Design Report, and Phases 1 and 2 Environmental Site Assessments for the Civic departments’ review.
2.
Site and Surrounding Area

The subject site is located north of Whitemud Drive and east of 111 Street.  North of the site, across 51 Avenue are an existing smaller shopping centre and a row of semi-detached housing. To the east of the site, across 108A Street is a neighbourhood park, McKee Elementary School and an apartment housing complex.  The Southgate Transit Centre is located immediately west of the shopping centre. Further west, across 111 Street is residential development in the Malmo Plains neighbourhood.  To the south across Whitemud Drive are the Rideau Park and the Royal Gardens neighbourhoods. Harry Ainslay High School is located on the southwest corner of the Whitemud Drive and 111 Street intersections.

The site is occupied by the Southgate Centre comprising of a number of department stores and commercial retail units. On the northern portion of the site are two independent buildings, one accommodating a liquor store in the north west and the other 

a bank and dental centre in the north east. Parking is distributed at grade around the buildings and on two attached parkades. 
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View of site looking north along 111 Street
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View of site looking north towards Transit Station
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View looking west from site (view of Malmo Plains) 
ANALYSIS

1. Compliance with Approved Plans and Policies
There is no approved Neighbourhood Plan for the Empire Park neighbourhood, consequently, the application was evaluated on the merits of this proposal and existing City policies.

The proposed application provides an opportunity to expand and strengthen Southgate Centre as a regional shopping centre, enhance the Centre as a Transit Node and improve the aesthetics and viability of the shopping centre and parking areas through the use of architectural and urban design guidelines. 

Since opening its doors in 1970, the Southgate Centre has gone through several major renovations resulting in its current size, parking configurations, landscaping and yard setbacks. Under the current proposal, the intent is to expand the shopping centre by 14362 m2 of retail space, add a 20667m2, three level parkade and make provisions for 812 m2 of commercial development in freestanding structures. The result of this expansion is an increase in the Floor Area Ratio (F.A.R) for the overall development to 0.66, which is still below the current CSC Zoning with a maximum F.A.R of 1.0

This expansion is concentrated in the west of the site, primarily to reduce potential impacts to the residential developments north and east of the site, and to maximize the shopping centre’s proximity to the Southgate Transit Centre and future LRT Station. 

The application also proposes that the third level of the west parkade will be designated as non-accessory parking for use by transit patrons. If Council approves the lease arrangement for the park and ride facility, then a pedway connecting the retail expansion with the future LRT station will be constructed.  Planning supports the integration and design of the retail expansion with the park and ride as it will benefit the users of Transit and will provide the opportunity to strengthen Southgate Centre as a regional shopping centre. 

The proposal also conforms to other Plan Edmonton and the Smart Choices Initiatives as detailed below:

a)
Plan Edmonton 

The proposed rezoning is consistent with Plan Edmonton’s policies to reinvest in the City’s Mature Neighbourhoods, use land and infrastructure efficiently, intensify development around LRT stations and improve the environment through good urban design. The application proposes to revitalize an older commercial area while mitigating negative impacts on adjacent neighbourhoods.

b)
Smart Choices

The proposal is also consistent with four of the eight Smart Choices initiatives approved by City Council on March 23, 2004.  These initiatives include Neighbourhood Reinvestment, Transit-Oriented Development, Walkability and Urban Design.  An analysis of how this application complies with, or advances these 4 Smart Choices Initiatives, is outlined below.
The proposed expansion of Southgate Shopping Centre involves a substantial financial commitment to refurbish an older shopping centre in a mature neighbourhood and therefore advances the Smart Choices Initiative of Neighbourhood Reinvestment.

While key elements of a transit-oriented developments such as mixed use, compact, high density development and a pedestrian friendly design are somewhat lacking in the existing development, the proposed expansion of Southgate Shopping Centre and incorporation of a park and ride facility and pedway connection to the future LRT station abutting the site may act as a catalyst to redevelopment in the adjacent surrounding neighbourhoods. Given its location and size (18 ha), this site has the capacity to develop more intensely (at its current density, an F.A.R of 1.0) and with a mix of other land uses in support of a transit supportive node. 

Recognizing the limitations of an existing suburban style shopping centre, walkability as an initiative has been enhanced through the provision of specific regulations and commitment by the applicant and owners to strengthen pedestrian 
linkages, safety and the pedestrian environment leading to transit and the shopping centre.

Following suggestions from the Smart Choices Manager, the DC2 Provisions were revised to include a Pedestrian Circulation Plan and requirements (provisions) to ensure appropriate facilities and improvements will be provided at the development permit stage to provide safe, clear and direct pedestrian routes to the primary destination points.
With respect to the fourth initiative, the proposed development advances the Urban Design program, insofar as it provides an attractive façade of retail stores along the front of the proposed retail and parkade, enhances landscaping, particularly at the perimeter of the site and along internal pedestrian and vehicular routes. 

Architecture and site design criteria have been provided to ensure a high quality and functional design will result from this retail expansion.

2.
Transportation and Utilities
The Transportation Department has no objection to the proposed DC2 zoning for Southgate Shopping Centre, subject to the approval by City Council to surplus and sell the City owned land needed by Ivanhoe Cambridge to assist in implementing its redevelopment program. The Department advises, however, of the following specific requirements:

i. The Shopping Centre expansion must be designed to accommodate an overhead pedestrian connection to the transit centre/LRT station.  The construction of the overhead pedestrian connection will be completed by the City in conjunction with the LRT construction;
ii. The Development Regulations and/or the attachments must reflect the requirements of transit for the operation of the transit centre.  The shopping centre design and definition of property lines must ensure that a 1.5m clear-zone is provided on the east side of the existing curb line of the transit centre.  Adequate space at the south end of the transit centre must be provided to allow for an additional turning radius to accommodate bus maneuvers as well as to allow some space for a sidewalk and snow storage;  

iii. Adequate pedestrian facilities, to the satisfaction of the Transportation Department, must be provided between the transit centre and the shopping centre.  A sidewalk of at least 2.0m wide should be included south of the main entrance to 

the shopping centre to connect to the sidewalk adjacent to 111 Street.  North of the main entrance, a 1.5m sidewalk would be acceptable;
iv. The proposed retaining wall along the west side of the building and well as any stairs must be constructed entirely on private property.   The design of the retaining wall must consider CPTED principles, barrier free guidelines, and security issues, and should consider features to mitigate the visual impacts of the west wall; 

v. A Development Regulation must be included that indicates that at the Development Application stage of the shopping centre expansion, an on-site circulation plan must be submitted to the satisfaction of the Transportation Department to ensure that on-site traffic operations will not adversely affect the adjacent roadway network.  A traffic assessment to review on-site operations at the major access points will be required at that time.  Also required will be an assessment of the pedestrian crossings of the major entrance points;
vi. At the development application stage, the details of the pedestrian network will be reviewed.  An enhanced east-west pedestrian connection must be provided from the east side of the Shopping Centre to 108 A Street.  The existing pedestrian access is lacking and more definition of safe pedestrian access in this area must be provided; and
vii. The new Transit Centre/Shopping Centre entrance along 111 Street must be the designed to the same configuration as the existing entrance for buses entering the transit centre.
These recommendations and additional requirements will be fully addressed at the Development Permit Stage to ensure the increased development can be accommodated safely for all users of the Southgate Centre and adjacent roadways.
No other affected City departments or outside utility agency object to the application. The expansion can be fully serviced by connections to adjacent utility infrastructure.

3. 
Environmental Considerations
Phases 1 and 11 Environmental Site assessments were prepared by Amec Earth and Environmental in May 2004 and updated subsequently by Stantec Environmental in May 2006. These assessments were reviewed by Capital Health, Alberta Environment and Transportation Department. All of the potential contamination issues were resolved and the site has been deemed acceptable for its intended use.

4.
Community Consultation
In response to the DC2 pre-consultation requirement to consult with affected property owners, the applicant mailed a package consisting of details of the proposal to residents within 150.0 m of the affected site, and to the Presidents of the Community Leagues of 

Empire Park, Lendrum, Royal gardens, Greenfield, Pleasantview and Malmo communities on November 14, 2005.

An Open House to solicit comments and identify potential issues were held on November 23, 2005 at the Public Library in Southgate Centre. Many of the concerns expressed relate to the anticipated traffic increase along 111 Street and adjacent local roads as a result of this expansion and the development of the future LRT station. A Transportation Impact assessment conducted by Bunt and Associates concluded that with little modification and traffic management, the roadways can accommodate the retail expansion, park and ride and LRT traffic. Observations on the retail and parkade expansion were mostly supportive of the design, its location away from residential areas and incorporation of the park and ride facility in the Centre.

As a follow up to the Open House, the applicant met with representatives of the Community Leagues of Empire Park, Malmo, Lendrum and Pleasantview on December 19, 2005 to discuss any outstanding and new issues in detail. No significant concerns were expressed regarding the expansion.

The Planning and Development Department also sent a letter of pre-notification to adjacent property owners. In response, three residents from the Malmo Plains neighbourhood expressed concerns regarding increase in noise and traffic along 111 Street as well as the visual impact of the westward expansion of the shopping centre.

Public consultation regarding the Southgate Park and Ride and LRT station options were discussed at an Open House sponsored by the Transportation Department in 2005. Over 70% of the participants supported a park and ride facility in close proximity to the Southgate LRT Station on 111 Street.  Many supported the proposal to integrate the park and ride with the shopping centre with pedestrian connections to the LRT Station.  

The overall impression is one of strong support for the project, including the park and ride facility and the pedway connection, with some apprehension regarding an increase in traffic and noise.

JUSTIFICATION

The Planning and Development Department recommends that Bylaw 14423 be APPROVED on the basis that the proposed rezoning is consistent with Plan Edmonton’s policies to reinvest in the City’s mature neighbourhood, use land and infrastructure efficiently and intensify development around future LRT stations. The integration and design of the retail expansion with park and ride will benefit users of Transit and provides the opportunity to strengthen Southgate Centre as a regional shopping centre.  The application also supports several Smart Choice Initiatives and meets the technical and servicing requirements of the City and other utility agencies.
ATTACHMENT

2a
Maps

Written by:  Shafee Mohamed
Approved by:  Peter Ohm
Planning and Development Department

October 30, 2006
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