Bylaw 14459
A Bylaw to amend Bylaw 6075, as amended, the Clareview Town Centre 

Neighbourhood Area Structure Plan 


WHEREAS pursuant to the authority granted to it by the Planning Act, on June 25, 1980, the Municipal Council of the City of Edmonton passed Bylaw 6075, being Clareview Town Centre Neighbourhood Area Structure Plan; and


WHEREAS Council found it desirable to amend Bylaw 6075, being Clareview Town Centre Neighbourhood Area Structure Plan through the passage of Bylaw 9841, 12858, 12904, 13207, 13254, 13318, 13630 and 13721; and 


WHEREAS an application was received by the Planning and Development Department to further amend the Clareview Town Centre Neighbourhood Area Structure Plan, as amended; and


WHEREAS Council considers it desirable to amend the Clareview Town Centre Neighbourhood Area Structure Plan, as amended;


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.
Appendix “A” to Bylaw 6075, as amended, is hereby further amended by:

a) deleting therefrom the Map entitled “Bylaw 13721 – Amendment to Clareview Town Centre Neighbourhood Area Structure Plan, as amended”, and substituting therefor the Map entitled “Bylaw 14459 - Amendment to Clareview Town Centre Neighbourhood 
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Area Structure Plan, as amended”, attached hereto as Schedule “A” and forming part of this Bylaw; and. 

b) deleting therefrom the statistics entitled “Clareview Town Centre Neighbourhood Area Structure Plan – Land Use and Population Statistics – Bylaw 13630” and substituting therefor the statistics entitled “Clareview Town Centre Neighbourhood Area Structure Plan – Land Use and Population Statistics – Bylaw 14459”, attached hereto as Schedule “B” and forming part of this Bylaw; and

c) adding the Consultant’s Report, the report entitled “Amendment to the Clareview Town Centre Neighbourhood Area Structure Plan” attached hereto as Schedule “C”, and forming part of this Bylaw; and
d) adding the Planning and Development Department’s report dated December 11, 2006 attached hereto as Schedule “D” and forming part of this Bylaw.

READ a first time this
day of 


, A.D. 2007;

READ a second time this
day of



, A.D. 2007;

READ a third time this
day of



, A.D. 2007;

SIGNED and PASSED this
day of



, A.D. 2007.





THE CITY OF EDMONTON





_______________________________________





MAYOR





_______________________________________








CITY CLERK
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SCHEDULE “A”

14459_SchA.pdf
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SCHEDULE “B”

CLAREVIEW TOWN CENTRE NEIGHBOURHOOD AREA STRUCTURE PLAN

LAND USE AND POPULATION STATISTICS

BYLAW 14459

	
	Area (ha) 
	% of GDA

	
	
	

	Gross Area
	121.6
	

	
	
	

	144 Avenue
	1.5
	

	50 Street
	4.3
	

	Pipeline
	1.1
	

	LRT Station & Parking (SE of CNR)
	3.8
	

	Utilities (Power Substation)
	0.3
	

	CNR Right-of-way
	4.0
	

	
	
	

	Gross Developable Area
	106.6
	100.0

	
	
	

	Neighbourhood Commercial
	1.7
	1.6

	General Business
	7.8
	7.3

	Shopping Centre 
	21.9
	20.6

	High Rise Apartment
	2.7
	2.5

	Medium Rise Apartment
	7.1
	6.7

	Low Rise Apartment
	15.6
	14.6

	Stacked Townhouse
	1.9
	1.8

	Row Housing
	2.2
	2.1

	Low Density Residential
	8.7
	8.2

	Single Family Residential
	3.4
	3.2

	School/Park
	21.7
	20.4

	LRT Station & Parking (NW of CNR)
	4.0
	3.7

	Storm Water Pond
	1.5
	1.4

	Circulation
	6.4
	6.0

	
	106.6
	

	
	
	

	
	Units
	% of Total Units
	Persons

Per Unit
	Population

	
	
	
	
	

	Low Density Residential
	
271
	6.3%
	3.46
	938

	Medium Density Residential
	
1,876
	43.7%
	2.52
	4,728

	High Density
	2,143
	50.0%
	1.43
	3,064

	
	

	
	
	

	Total Residential
	
4,290
	100%
	
	8,730


	STUDENT GENERATION


	Elementary

(K-6)
	
	Junior High

(7-9)
	
	Senior High

(10-12)

	
	
	
	
	
	

	Public 
	706
	
	268
	
	249

	Separate
	303
	
	116
	
	104

	
	
	
	
	
	

	Total
	1,009
	
	384
	
	353
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AREA STRUCTURE PLAN 

PROPOSED LAND USE AND POPULATION STATISTICS

1.0 Introduction

This amendment to the Clareview Neighbourhood Area Structure Plan Bylaw 13721, approved by City Council on May 11, 2004, has been prepared by Armin A. Preiksaitis & Associates Ltd. on behalf of Clareview Estates Inc., Delmor Holdings Ltd., and Melcor Developments Ltd., who jointly own 12.4 hectares of land east of the Manning Freeway, south of 144 Avenue, north of the Clareview LRT Station & Parking, and west of the CNR lines.

The amendment is required to realign the collector roadway, to ensure it aligns with the proposed collector roadway north of 144 Avenue within the Ebbers Neighbourhood Area Structure Plan.  It also provides an opportunity to change the proposed land uses within the amendment area to encourage development of higher density residential uses in close proximity to the Clareview LRT Station, consistent with an important Transit Oriented Development (TOD) planning principle to encourage use of public transit and increase LRT ridership.

2.0
Background

The Clareview Town Centre NASP area is located between 137 Avenue on the south, 144 Avenue on the north, and the Manning Freeway on the west.  Bylaw 6075, adopting the Clareview Town Centre Neighbourhood Area Structure Plan, was passed on June 25, 1980.  The current NASP was most recently amended by Bylaw 13721 on May 11, 2004.

The portions of the NASP area subject to the proposed amendment are currently shown as Highway Commercial and General Business.  Refer to Figure 1.  A statistical summary for land use and population for the existing approved Bylaw is provided as Table 1.

Figure 1

14459_Fig1.pdf

TABLE 1 – BYLAW 13630 APPROVED CLAREVIEW TOWN CENTRE 

NEIGHBOURHOOD AREA STRUCTURE PLAN (AS AMENDED)

APPROVED LAND USE AND POPULATION STATISTICS
	
	Area (ha) 
	% of GDA

	
	
	

	Gross Area
	121.6
	

	
	
	

	144 Avenue
	1.5
	

	50 Street
	4.3
	

	Pipeline
	1.1
	

	LRT Station & Parking (SE of CNR)
	3.8
	

	Utilities (Power Substation)
	0.3
	

	CNR Right-of-way
	4.0
	

	
	
	

	Gross Developable Area
	106.6
	100.0

	
	
	

	Neighbourhood Commercial
	0.4
	0.4

	General Business
	15.3
	14.4

	Highway Commercial
	3.6
	3.4

	Shopping Centre 
	21.9
	20.6

	High Rise Apartment
	2.7
	2.5

	Medium Rise Apartment
	7.1
	6.7

	Low Rise Apartment
	9.6
	9.1

	Stacked Townhouse
	1.9
	1.8

	Low Density Residential
	8.7
	8.2

	Single Family Residential
	3.4
	3.2

	School/Park
	20.7
	19.4

	LRT Station & Parking (NW of CNR)
	4.0
	3.7

	Storm Water Pond
	1.5
	1.4

	Circulation
	5.8
	5.4

	
	106.6
	

	
	
	

	
	Units
	% of Total Units
	Persons

Per Unit
	Population

	
	
	
	
	

	Low Density Residential
	
271
	7.9%
	3.46
	938

	Medium Density Residential
	
1,036
	30.0%
	2.52
	2,611

	High Density
	2,143
	62.1%
	1.43
	3,064

	
	

	
	
	

	Total Residential
	
3,450
	100%
	
	6,613


	STUDENT GENERATION


	Elementary

(K-6)
	
	Junior High

(7-9)
	
	Senior High

(10-12)

	
	
	
	
	
	

	Public 
	535
	
	203
	
	188

	Separate
	230
	
	88
	
	79

	
	
	
	
	
	

	Total
	765
	
	291
	
	267


3.0
The Proposed Amendment

This amendment to the Clareview Neighbourhood Area Structure Plan Bylaw has several purposes.

Relocation of the Collector Roadway

This amendment relocates the collector roadway to ensure it aligns with the collector roadway, with multi-use trail, shown in the Ebbers Neighbourhood Area Structure Plan, north of 144 Avenue.  This collector roadway will function as a north–south connection through the amendment area, from 144 Avenue to the Clareview LRT Station, reconnecting with Manning Drive.  Internal roadways with sidewalks are proposed to provide internal circulation for the amendment area, creating a high degree of pedestrian and vehicular connectivity to the central collector roadway.  Alleys will be utilized where possible to prevent garages from dominating street frontages.  A multi-use trail is proposed on the west side of the collector roadway which will provide connectivity with the multi-use trail system in the Ebbers neighbourhood, the Clareview Town Centre development east of the CNR railway right-of-way, the Clareview LRT Station and downtown.

Change of Land Use for the Highway Commercial Site

This amendment proposes a change in land use for the 4.1 hectare Highway Commercial site to Low Rise Apartments for the northernmost 4.5 hectares while retaining a 1.3 hectare southern portion of the site for Neighbourhood Commercial to serve the day to day commercial needs of the local residential population and users of the LRT and Park-N-Ride facilities.

A larger overall parcel size of 5.8 hectares has resulted from the eastward realignment of the collector roadway.

Change of Land Use for the General Business Site

This amendment proposes a change of land uses for the 6.4 hectare General Business site to a combination of park space, Low Rise Apartments and Row Housing.  Immediately north of the Clareview LRT Station and Park-N-Ride facility, a 1.0 hectare park space is proposed.  Low Rise Apartments are proposed for the 1.5 hectares north of the proposed park space, transitioning into a 1.9 hectare site for Row Housing.  North of the existing pipeline right-of-way, an additional 0.3 hectare site is proposed for Row Housing.  The 0.1 hectare pipeline right-of-way running north-west between the Row Housing sites will be created as a Public Utility Lot (PUL), in accordance with comments received from ATCO Gas on May 30, 2006.  The developer will execute a crossing agreement with ATCO for the development of the proposed Row Housing site at the development application stage.  Between the Canadian National Railway right-of-way and the proposed development, a buffer is required.  For more information regarding this buffer, refer to Section 6.0 - CNR Railway.

A smaller overall parcel size of 4.8 hectares has resulted from the eastward realignment of the collector roadway.  Refer to Figure 2.

The proposed amendment will result in an increase in the area proposed for Low Rise Apartments and Row Housing by 8.2 hectares, with development potential for an additional 840 units and a resultant increase in population of 2117 residents.  The resultant changes in the land use statistics and amendments of the amount of land designated for Highway Commercial and General Business uses are summarized on Table 2.

4.0 Rationale
The change from Highway Commercial and General Business to Low Rise Apartments and Row Housing provides a market opportunity for higher density residential development in close proximity to the Clareview LRT station.
Figure 2
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TABLE 2 – PROPOSED CLAREVIEW TOWN CENTRE 

NEIGHBOURHOOD AREA STRUCTURE PLAN

PROPOSED LAND USE AND POPULATION STATISTICS

	
	Area (ha) 
	% of GDA

	
	
	

	Gross Area
	121.6
	

	
	
	

	144 Avenue
	1.5
	

	50 Street
	4.3
	

	Pipeline
	1.1
	

	LRT Station & Parking (SE of CNR)
	3.8
	

	Utilities (Power Substation)
	0.3
	

	CNR Right-of-way
	4.0
	

	
	
	

	Gross Developable Area
	106.6
	100.0

	
	
	

	Neighbourhood Commercial
	1.7
	1.6

	General Business
	7.8
	7.3

	Shopping Centre 
	21.9
	20.6

	High Rise Apartment
	2.7
	2.5

	Medium Rise Apartment
	7.1
	6.7

	Low Rise Apartment
	15.6
	14.6

	Stacked Townhouse
	1.9
	1.8

	Row Housing
	2.2
	2.1

	Low Density Residential
	8.7
	8.2

	Single Family Residential
	3.4
	3.2

	School/Park
	21.7
	20.4

	LRT Station & Parking (NW of CNR)
	4.0
	3.7

	Storm Water Pond
	1.5
	1.4

	Circulation
	6.4
	6.0

	
	106.6
	

	
	
	

	
	Units
	% of Total Units
	Persons

Per Unit
	Population

	
	
	
	
	

	Low Density Residential
	
271
	6.3%
	3.46
	938

	Medium Density Residential
	
1,876
	43.7%
	2.52
	4,728

	High Density
	2,143
	50.0%
	1.43
	3,064

	
	

	
	
	

	Total Residential
	
4,290
	100%
	
	8,730


	STUDENT GENERATION


	Elementary

(K-6)
	
	Junior High

(7-9)
	
	Senior High

(10-12)

	
	
	
	
	
	

	Public 
	706
	
	268
	
	249

	Separate
	303
	
	116
	
	104

	
	
	
	
	
	

	Total
	1,009
	
	384
	
	353


The proposed amendment complies with the Residential Objectives contained in the current Clareview Town Centre NASP:

“The high and medium density (residential) project areas will predominantly be proximate to the LRT Station, thus having all the location and access attributes that such proximity entails.”
The existing ASP makes the case that the primary orientation of the amendment area will remain Manning Drive, and that “Uses should be those which can use and benefit from the very good accessibility and visibility this location provides.  Such uses will include, but not be limited to, warehouse sales, business support services, offices, service stations, free standing restaurants, a hotel, and medium rise apartments.”  The change from Highway Commercial to Neighbourhood Commercial recognizes that Highway Commercial uses tend to be predominantly auto-oriented rather than transit-oriented, and do not take full advantage of a strategic location in close proximity to the Clareview LRT Station.  More flexible neighbourhood commercial development in this area could service the daily needs of the increased residential population, proposed as part of this amendment, and users of the LRT and Park-N-Ride facility.  In addition to the range of commercial uses found in the CNC – Neighbourhood Convenience Commercial Zone of the Zoning Bylaw, the commercial site is well suited for uses such as a gas bar and car wash.  This policy change helps increase transit ridership and is more compatible with the City’s recently approved Smart Choices for Developing our Communities.  Specifically, with the June 17, July 8 and July 13, 2004 Special City Council Meeting Approved Council Motions which identified priority areas for the implementation of Smart Choices.  For a more detailed description of how this amendment complies with the Smart Choices, Transit Oriented Mixed Use Development Initiative, refer to Section 5.0 – Transit Oriented Development (TOD).

An application to amend the Edmonton Municipal Development Plan (MDP) from a “Business and Employment Area” designation to a “Suburban Area” designation has been submitted to accompany the NASP amendment application.
Consistent with this amendment, in the Edmonton Municipal Development Plan, within the City’s priorities, the Utilization of Existing Infrastructure states:  “Promote intensification of development around transportation corridors and employment areas.”
Encouraging higher density residential development north of the LRT Station (west of CNR right-of-way) is also important in enhancing public safety by providing a “’round the clock” people presence as a result of the residential population.  This is consistent with Residential Objective 3.5 of the NASP:  “The residential uses within the town centre, especially near the LRT station and commercial core, will also provide a continuous presence and activity level in the centre that will help to provide a safe urban environment.”
In summary, the amendment will make the subject properties more marketable and accelerate build-out of the Town Centre.  It will also achieve the City’s objectives in encouraging higher density Transit Oriented Development that increases LRT ridership, improves public safety and increases the supply of apartment housing.

5.0
Parks and Open Space

At the request of the City of Edmonton, Asset Management and Public Works, Parks Branch, a 1.0 hectare park site has been provided north of the Clareview LRT Station and Park-N-Ride facility, west of the Canadian National Railway right-of-way.  This park site is intended to serve the active and passive recreational needs of the future residents of the Amendment area and surrounding community.

6.0
CNR Railway

The most up to date recommendations of Canadian National Railway for residential development adjacent to a “Principle Main Line” will be considered at the development application stage.  The amendment area is bounded on the east by the CNR rail line.  Exhibit 1.0 – Proposed Residential Building Setback / Buffering Adjacent to Railway 

illustrates the railway setback proposed for the amendment area.  Development will be in accordance with CNR recommendations, requiring a 30 metre building setback from the existing rail right-of-way to residential buildings for noise attenuation and security.  Where medium density development sites are located adjacent to the CNR right-of-way, in addition to providing the 30 metre building setback from the existing right-of-way to the residential development, other mitigation measures to reduce the impact of noise and safety concerns at the development application stage will be considered (e.g. landscaping, siting of parking areas, architectural treatment of buildings, etc.).

The buffering proposed along the CNR rail line consists of a 2.5 metre high earthen berm, constructed entirely outside of CNR property.  A noise attenuation barrier shall be adjoining and parallel to the railway right-of-way, having returns at the ends, and a minimum total height of 5.5 meters above top-of-rail.  Acoustic fence is to be constructed without openings and of a durable material weighing not less than 20 kilograms per square metre of surface area.  Upon construction of the berm and fence, ownership of the land on the side of the fence adjacent to the existing CNR right-of-way will be transferred to CNR and consolidated with the CNR right-of-way.   An agreement would be entered 
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Exhibit 1.0 – Proposed Residential Building Setback / Buffering Adjacent to Railway

into between the developer and CNR to provide stormwater management on the east side of the berm next to the railway tracks.  It should be noted that the proposed setback adheres to current CNR recommendations pertaining to buffering and setbacks for residential development adjacent to principle main lines.
Private property lines extend to the top of the berm and the rear yards of houses back on to the buffer, providing opportunities for natural observation and access control in this area.  This is in accordance with first generation, or physical, CPTED (Crime Prevention Through Environmental Design) principles.

To allow for the implementation of the required minimum of 30 metre building setback between the existing railway right-of-way and abutting residential buildings, all residential lots located adjacent to the railway right-of-way shall be developed under DC2 - Site Specific Development Control Provisions to accommodate the buffering requirements.  Permitted and discretionary uses, densities, and other regulations in the DC2 Provisions will be consistent with the RA7 – Low Rise Apartment Zone and RF5 – Row Housing Zone, of the City of Edmonton Zoning Bylaw 12800.

For the 1.0 hectare park space, the most up to date recommendations of Canadian National Railway for non-residential development adjacent to a “Principle Main Line” will be considered.  Development will be in accordance with CNR recommendations, requiring a 30 metre building setback in conjunction with a 2.5 metre high earthen berm, constructed entirely outside of CNR property.  Acoustic fence is to be constructed without openings and of a durable material weighing not less than 20 kilograms per square metre of surface area.  Upon construction of the berm and fence, ownership of the land on the side of the fence adjacent to the existing CNR right-of-way will be transferred to CNR and consolidated with the CNR right-of-way.   Any proposed alterations to the existing drainage pattern affecting Railway property must receive prior concurrence from the Railway and be substantiated by a drainage report to the satisfaction of the Railway.  An agreement would be entered into between the developer and CNR to provide stormwater 

management on the east side of the berm next to the railway tracks.  

Setback and buffering requirements for the park space will be considered at the subdivision application stage.

7.0
Access / Buffering

No direct access will be provided to the Plan area via Manning Drive.  Access to the project area will be provided via 144 Avenue and 142 Avenue.  Due to the role and function of 144 Avenue, limited access to this east-west corridor will be provided.  Access will be provided from the collector roadway.

At the subdivision application stage, the developer will prove to the satisfaction of the City that the projected noise levels in outdoor amenity spaces for residential development will not exceed the standards outlined in the City of Edmonton Urban Traffic Noise Policy (C506).  This policy requires that the developer proves, to the satisfaction of the City, that the projected noise level in outdoor amenity areas will not exceed 60 dBA Leq24. Specific site characteristics, such as topography or existing land uses, may necessitate the consideration of relief from the requirement.  Under these circumstances, the attenuated noise level in outdoor amenity areas should be the lowest level technically and economically practicable with an objective of up to 65 dBA Leq24.
Additionally, for residential developments without outdoor amenity areas, or for residential development of three storeys or more, where the incident sound level at the façade of any dwelling unit exceeds 60 dBA Leq24, the developer will endeavour to achieve the projected interior noise level of 45 dBA Leq24 outlined in the City of Edmonton Urban Traffic Noise Policy.  Funding and construction of any noise attenuation measures will be provided by the developer.

At a minimum, the City will require that the developer construct a 1.0 metre berm and a 1.8 metre double boarded solid screen fence for all residential development adjacent to Manning Drive.

8.0
Transit Oriented Development (TOD)

The City of Edmonton’s Smart Choices for Developing our Communities document describes a TOD neighbourhood as a mixed use residential and commercial area designed to maximize use of transit and non-motorized transportation.  A TOD neighbourhood has a centre with a rail or bus station, surrounded by relatively high density development with progressively lower density development spreading outwards.  Benefits of TOD neighbourhoods include:

Options

· lifestyle (living, working, shopping) choices

· reduced need to own one or more cars

· reduces transport costs for individuals and households

Vitality

· can create more diverse neighbourhoods with active pedestrian streets

Viability

· increased transit ridership supports the economy of transit systems

· greater environmental sustainability due to less use of resources

Access

· ability to live, work and shop within the same neighbourhood

· increased mobility choices, such as walking, cycling and transit

· supports sufficient retail development to satisfy basic daily needs
Typically having a diameter of 400 to 800 metres, which represents pedestrian scale distances, a TOD neighbourhood is defined as consisting of a mix of higher density residential, retail, office, public and open space uses connected to other areas by high-quality public transportation.  Retail shops and services make up the commercial core with a transit station at the centre, all within an easy walk of homes (600 metres, or about ten 

minutes).  Lower intensity uses surround the core.  These areas include single family housing in a range of sizes, small parks, schools, and light industry.  Streets follow a grid pattern and link pedestrians and cyclists to the TOD.

The residential and commercial land uses proposed for the amendment area, and the proximity to the Clareview LRT Station, provide an opportunity to develop a mixed-use, walkable, TOD neighbourhood with increased density to support transit service.  The land uses proposed enhance the development of Clareview Town Centre as a TOD neighbourhood.  Land uses planned for the Ebbers neighbourhood, north of the amendment area, are also complimentary to the development of the amendment area as a TOD neighbourhood.

The City of Edmonton’s Smart Choices for Developing our Communities document includes a description of ingredients of a TOD neighbourhood.  A description of these ingredients is provided below, as they relate to the proposed amendment:

Strong links between strategic planning and the detail of the site and facility design.

Although the amendment area is separated from the Clareview LRT Station by a substantial Park-N-Ride facility, the proposed collector roadway, which includes a multi-use trail, will provide enhanced pedestrian and vehicular connectivity to the station.  An internal roadway circulation system, with sidewalks on both sides, will further enhance connectivity to the Clareview LRT Station, the proposed collector roadway and the multi-use trail system.  Bicycle racks are provided at the Clareview LRT Station for bicycle storage.

Complete communities with walkable mixed use development.  The opportunity to walk to and from transit stops and accomplish errands conveniently is further motivation to use transit rather than drive.  Mixed use projects must include housing, significant employment opportunities from office space or light industrial facilities, retail shopping, and outdoor recreation and public spaces.  Larger 

projects should also include schools, post-secondary education and entertainment facilities.
The residential and commercial land uses proposed for the amendment area lie entirely within 800 metres of the Clareview LRT Station, with the majority of the NASP area within 600 metres, representing pedestrian scale walking distances of ten to fifteen minutes, respectively.  Within the context of the Clareview Town Centre, future residents of the amendment area will be within walking distance of general business, shopping centre, school and park developments.  Commercial development is proposed adjacent to the existing Park-N-Ride facility, and is linked to the LRT Station by the central collector roadway.  The proposed park space is located within walking distance to proposed residential development.

Design that promotes pedestrian movement between uses, stations and adjoining areas.  Pedestrian experiences are influenced by proximity of the starting point to transit, the walk distance to the destination, the overall street and site design and pedestrian amenities on the sidewalk.

A multi-use trail connection is proposed on the west side of the collector roadway, within the road right-of-way, connecting the amendment area to the Clareview LRT Station, and the Ebbers neighbourhood to the north.  Multi-use trail connections along 144 Avenue and through the Clareview LRT Station will connect the amendment area to the Clareview Town Centre, east of the CNR railway right-of-way.  Connections to the south, adjacent to the LRT/CNR right-of-way, are proposed which will provide a connection to Downtown.

Adequate lighting and green buffers, with street tree planting, are proposed between the carriageway and multi-use trail and sidewalks, for the collector roadway and internal roadways, creating a safe and attractive pedestrian environment.

Higher densities.  Although a minimum overall density is a prerequisite for making TOD work, TOD will not require everyone to live at higher densities.  Higher residential densities can be achieved by building homes on smaller lots, attached homes (row houses or townhouses), clustered housing or multi-family structures (apartment buildings).

A variety of medium density residential land uses, including low-rise apartments and row housing, are proposed for the amendment area.  Apartment buildings are proposed in the south and west, transitioning to Row housing in the northeast of the amendment area as distance from the Clareview LRT Station increases.  All residential development is proposed within 800 metres of the station.

Medium density residential development proposed for the amendment area compliments other higher density residential development in the area.  A range of housing types encourages a diversity of income levels and ages of future residents.

Streets with a high level of connectivity.

Exact locations and configurations of internal roadways, connecting future development to the collector roadway, and bus shelters will be determined at the development application stage.

In addition to the Clareview LRT Station, Edmonton Transit System (ETS) operates bus route #184 on Manning Drive.  This route connects the Clareview LRT Station with Alberta Hospital, and the Ebbers neighbourhood.  It is proposed that this route could be re-oriented from Manning Drive to the collector roadway, enhancing ETS service in the amendment area.  Bus shelters located along the proposed collector roadway will be within 175 metres from all points within the amendment area.

Buildings are designed to contribute to the street.  Buildings in a TOD area address the street and have an active street level frontage, use an appropriate scale to relate to the surrounding context, have a high amenity, quality finishing, articulation and detail, are designed to accommodate changing uses over time and incorporate sustainability principles.

Apartment buildings within the amendment area will be designed to address the street by providing individual street level unit access.  Through the use of alley access, where possible, row housing development will also address the street.  The proposed park space will provide active and passive amenity space for future residents.  Specific building designs will be determined at the development application stage.

Parking is managed to reduce the amount of land devoted to it.  TOD provides parking at the rear of buildings (to reduce the impact on the streetscape) and provides parkades with retail or commercial frontage.  On-street parking is maximized rather than off-street.  Mid-block laneways or alleys allow garages to be located at the rear of the lot instead of on the street frontage.
Parking in the amendment area will be located in underground parking garages at the rear of buildings to reduce impact on the streetscape where feasible.  Rear alleys will be utilized, where possible, to prevent garages from dominating street frontages.  All surface parking will be located to the side or rear of buildings.  Other TOD principles, such as providing on-street parking and providing structured parking will be considered further at the development application stage.

The Smart Choices for Developing our Communities document suggests that potential exists for the redevelopment of the existing Park-N-Ride facility as a mixed use development, which would be complimentary to the land uses proposed for the amendment area in establishing a TOD neighbourhood.  Should the LRT be extended north of the Ebbers neighbourhood, a high-quality transit connection would be created between the amendment area and Office Commercial uses planned south of 153 Avenue.  

In this event, potential exists to relocate the existing Park-N-Ride adjacent to a new LRT Station to the north and to replace this facility with a Kiss and Ride facility.

At the Community Meeting, concern was expressed regarding potential overflow parking in surrounding residential areas.  To address this issue, off-street parking for the Residential development and Commercial uses will be provided in accordance with the regulations set out in the City of Edmonton Zoning Bylaw.  To mitigate potential traffic and parking impacts resulting from the Residential developments and their proximity to the Commercial uses in the Clareview Town Centre neighbourhood, no relaxation to the parking requirements shall be allowed for the Residential development or Commercial uses.

High-quality of design.  The quality of buildings and streetscape design affects the economic viability of transit villages.  In the Edmonton context a high-quality built environment may be necessary to make the villages marketable.
In order to ensure that a high-quality of design is achieved, urban design principles should be considered at the development application stage.  These principles should ensure that;

· The quality of building design and exterior materials is high/above standard;

· Building architecture and features give the transit station/centre area a distinct character;

· Buildings and main entrances are oriented to the street;

· Buildings have high levels of transparency at grade and/or active frontages;

· Public and private open spaces have a high standard of landscaping and amenities;

· Public open spaces are designed in accordance with CPTED principles; and

· The development and buildings have been designed and sited to minimize unpleasant shade and wind conditions and to maximize sunlight in open spaces

Parks and open space.  Parks should be fronted with streets and development, rather than backed onto, so they become safe and functional communal spaces.  The focus within the TOD should be on high-quality smaller parks.  Linear parks and open space corridors can also be used to provide access to the transit centre.  Larger recreation facilities should be in secondary areas so valuable space for denser mixed use buildings is available within the walkable area.

A 1.0 hectare park site has been provided north of the Clareview LRT Station and Park-N-Ride facility, west of the Canadian National Railway right-of-way.  For detailed information regarding the proposed park space, refer to Section 5.0 – Parks and Open Space.
The applicants are committed to ensuring implementation of the urban design principles by including urban design guidelines, reflecting the urban design principles as a condition of the sale of land to builders, including environmental sustainability.
All residential development in the area bounded by 142 Avenue and 144 Avenue, Manning Drive and the CNR rail line will be referred to the Design Review Committee to ensure that the development meets a high standard of appearance.
9.0
Transportation

The overall transportation network basically remains the same, with the collector roadway to be realigned to connect with the collector roadway shown in the Ebbers Neighbourhood Area Structure Plan, north of 144 Avenue.  A Transportation Impact Assessment (TIA) was prepared and submitted separately.

Pedestrian circulation within the proposed amendment area will be enhanced by the addition of a multi-use trail along the west side of the collector roadway, improving access between the Ebbers NASP area and the Clareview LRT Station.  To allow for the multi-use trail development, the collector road right-of-way will be 22 metres wide.  This right-of-

way will allow for the development of a multi-use trail on the west side of the road and a boulevard walk on the east side of the roadway. Internal roadways, with sidewalks on both sides, are proposed to connect future development with the collector roadway.  Exact locations of internal roadways will be determined at the development application stage.

10.
Parking

At the Community Meeting, concern was expressed regarding potential overflow parking in surrounding residential areas.  To address this issue, off-street parking for the Residential development and Commercial uses will be provided in accordance with the regulations set out in the City of Edmonton Zoning Bylaw.  To mitigate potential traffic and parking impacts resulting from the Residential developments and their proximity to the Commercial uses in the Clareview Town Centre neighbourhood, no relaxation to the parking requirements shall be allowed for the Residential development or Commercial uses.

11.0
Utility Facilities

The amendment will have no effect on the proposed servicing concepts for the amendment area.  Adequate capacities for water and sanitary service are available to accommodate the proposed land uses and can be provided through connections to existing systems to the south and those proposed to serve the Ebbers Neighbourhood to the north.  Storm service is available to the area through connections to the existing system to the south with the application of onsite stormwater management to address the 1 in 100 year design runoff event as required in accordance with the servicing planning for the area, approved by the City.  For the proposed Row Housing area, accommodating the required runoff storage may require the incorporation of suitable dedicated onsite detention areas for excess runoff storage within the properties as part of any development proposals.
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RECOMMENDATION:
That Bylaw 14458 to amend the Edmonton Municipal Development Plan and Bylaw 14459 to amend the Clareview Town Centre Neighbourhood Area Structure Plan be REFUSED.

DISCUSSION

1.
The Application

This report pertains to two applications:

The first application proposes to amend the land use designation of the subject lands in the City of Edmonton’s Municipal Development Plan (MDP) from Business and Employment Area uses to Suburban Area uses.  The Business and Employment Area is intended to provide a wide range of non-residential uses including commercial, district recreational, industrial, institutional and public service uses.

The subject Business and Employment Area in conjunction with the Gorman neighbourhood, is recognized in the MDP as a Potential Economic Activity Centre.  The MDP defines an Economic Activity Centre as “a concentrated area where locational advantages or existing and planned facilities provide special opportunities for economic development.” 

The second application proposes to amend the Clareview Town Centre Neighbourhood Area Structure Plan (NASP) to realign the collector roadway within the Clareview Business Park, to ensure it aligns with the proposed collector roadway within the proposed Ebbers neighbourhood, and to change the land use designation of lands located north of the Clareview LRT Station from Highway Commercial and General Business uses to Low Rise Apartments, Row Housing and Neighbourhood Commercial uses.  This proposed amendment is not consistent with the land use designation in the MDP and therefore, a corresponding amendment to the MDP has also been submitted.
The applicant’s stated rationale in support of the amendment to the MDP is summarized as follows:

1. Intensification of development around transportation corridors and employment areas: 

· the proposal introduces higher density residential development in proximity to the LRT Station and thus, increases LRT ridership.

· the proposal encourages higher density residential development and enhances public safety by providing a “round the clock” people presence.

2. Compatibility with neighbouring land uses:

· the proposal  reflects current land uses around the LRT Station on the east side of the tracks, which is zoned for medium and low-rise apartments.  

2.
Site and Surrounding Area

The area subject to the proposed amendment to the Clareview Town Centre Neighbourhood Area Structure Plan (NASP) is located north of 142 Avenue, east of Manning Drive, south of 144 Avenue and west of the CN Rail Line.  This site (12.4 ha) is located within the Clareview Business Park neighbourhood and is undeveloped.  The amendment area is currently zoned (AGU) Urban Reserve Zone.  A portion of the amendment area (including lands located within SW 25-53-24-4; Lot A, Plan 8422557; Block OT, Plan 8822879 and part of Lot S, Plan 9221245) is located within the Major Commercial Corridor Overlay.  

The zonings within the remaining areas of the Clareview Business Park neighbourhood include: (PU) Public Utility Zone, (RA8) Medium Rise Apartment Zone, (AGU) Urban Reserve Zone and (CB2) General Business Zone. The Clareview LRT Station is located within the (PU) Public Utility Zone. 

To the east of the CN Rail Line is the Clareview Town Centre neighbourhood containing a mix of residential, commercial, public parks and public utility uses.   The zoning in the Clareview Town Centre area includes: (DC2) Direct Control Provisions, (RSL) Residential Small Lot, (RF4) Semi-detached Residential, (RA7) Low Rise Apartment, (RA8) Medium Rise Apartment, (CSC) Shopping Centre, (AP) Public Parks, (AGU) Urban Reserve and the Special Area Clareview Campus Zones.  An existing recreation centre is located within the Clareview Town Centre neighbourhood.  

The area to the north of 144 Avenue is located within the Ebbers Neighbourhood.  This is an approved residential neighbourhood and is currently in agricultural uses with (AGU) Urban Reserve zoning.  

To the west of Manning Drive is the Miller neighbourhood, containing a combination of low density and medium density residential uses, convenience commercial uses, parks and public utility uses.  The zoning within the Miller area includes: (DC2) Direct Control Provisions, (RF1) Single Detached Residential, (RPL) Planned Lot Residential, (RSL) Residential Small Lot, (RF4) Semi-detached Residential, (RF5) Row Housing, (RA7) Low Rise Apartment, (CNC) Neighbourhood Convenience, (AP) Public Parks and (US) Urban Service Zones.   The Northeast Community Health Centre and the North Division Police Station are located within the Miller neighbourhood.
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ANALYSIS

1.
Compliance with Approved Plans and Land Use Compatibility

The Clareview Town Centre Neighbourhood Area Structure Plan (NASP) was originally adopted on June 25, 1980 (Bylaw 6075).  The Bylaw 6075 envisioned the strip of land between Manning Drive and the rail right-of-way being developed for general office and office industrial uses.  These land use designations were consistent with the 1980 City of Edmonton General Municipal Plan (Map 6.5), which recognized the Fort Road/Manning Drive area south of 153 Avenue as one of the corridors where Highway Commercial Policies applied.  The other corridors identified in the 1980 GMP were: the portion of Stony Plain Road west of 170 Street; and the portion of Calgary Trail south of 51 Avenue.

The Business and Employment areas were first identified in the 1990 General Municipal Plan (GMP).  The introduction of the Business and Employment areas was in response to the emerging demand for lands to serve the growing trade and service business sectors.  The integration of trade and service businesses into the industrial land is intended to 

promote productive utilization of vacant and serviceable industrial land, and to stimulate the local economy.

Typical uses in business and employment areas include: 

· All industrial uses; 
· Commercial uses such as animal hospitals, alcohol sales, automotive and equipment repair services, recreation vehicle sales and rentals, business support services, retail sales, warehouse sales and rentals, business support services; and

· Public Service uses such as utilities, cemeteries, recycling depots, recreation services, religious assembly.

The Business and Employment areas identified in the 1990 GMP included the city’s established industrial areas and the sites that have high visibility and good vehicle access with potential for trade and service businesses.  Clareview, Miller, Ebbers, Gorman and Cy Becker were identified for Business and Employment area uses in the 1990 GMP due to their close proximity and good visibility from Manning Drive and the future ring road.  

Moreover, recognizing the prospective cluster of economic activity within the planned Business and Employment Areas in the northeast, the GMP identified the aforementioned northeast areas for a Potential Economic Activity Centre.  

As part of the preparation of the Municipal Development Plan in 1998, an Industrial Land Demand Assessment Northeast Edmonton was conducted by the Harris Hudema Consulting Group, which concluded that:

“Based on a market share of about five percent, (equivalent to the historic market share) it is assumed that the northeast area of the city will warrant the addition of about five to six hectares of industrial land per year over the next 15 years.  This should be concentrated within an employment activity centre adjacent to major transportation routes such as the Manning Freeway and the Transportation and Utility Corridor.”

The approved MDP is consistent with the recommendations of the Industrial Land Demand Assessment Northeast Edmonton report and until recently maintained the Clareview Business Park and Gorman Industrial Areas as the planned Business and Employment Area in the northeast due to their strategic locations (adjacent to present and future transportation corridors).

A portion of the Clareview Business Park located west of the Clareview Light Rail Transit (LRT) Station was converted to Suburban Area uses on March 23, 2004 to allow for high density residential development.  Another amendment to the MDP was approved on September 14, 2005 and converted the Ebbers neighbourhood from Business and Employment Area Uses to Suburban Uses.  The subject amendment area in the Clareview Business Park and the Gorman neighbourhood are the remaining planned Business and Employment land located in the northeast sector of the City.

The Clareview Business Park area is ready to be developed and has unique locational attributes (immediately adjacent to a LRT station with high visibility, good vehicle access resulting from its proximity to Manning Drive and the future ring road and is adjacent to residential population).  Considering the close proximity to the Clareview LRT Station, surrounding planned residential neighbourhoods and the major roadways, the Clareview Business Park area could be easily accessed by the existing and future residents within the northeast Sector of the City, providing an excellent location for business activities, employment opportunities, entertainment, recreational, institutional and public utility uses.   The retention of the Clareview Business Park area for Business and Employment Area uses therefore, would reduce the distance the area residents require to travel for employment opportunities and services consistent with the Council’s Smart Choice directions.

Taking into consideration the potential activity that could be generated by the planned Business and Employment areas (including Clareview Business Park and Gorman Industrial East and West); the areas collectively are continuously identified for a Potential Economic Activity Centre in the approved MDP.  

According to the Corporate Planning and Policy Section of the Planning and Development Department, Edmonton will experience strong economic growth in the next 5 to 10 years, led largely in part by approximately $60 Billion in oil sands development in northern Alberta, including the Edmonton region, over the next 10 years.  Since Edmonton is already a major hub for a large portion of energy related projects in Alberta, it is expected that Edmonton will continue benefiting from increased activity in the oil sands in the future.  Having a sufficient amount of land for Business and Employment uses in all quadrants of the City will be necessary to meet the increased demand for jobs and services that will come forth from the large anticipated level of investment in the oil sands sector in northern Alberta.

Business and Employment Areas have a vital role in promoting the MDP priority of balanced growth and the city’s economic growth.  These areas provide lands to accommodate non-residential uses to serve the citizens.   Losing employment land to residential development means that expansion and development opportunities for new businesses and services in Edmonton are lost, undermining the city’s economic potential and its ability to build up the non-residential tax base.  The proposed amendment to change the land use designation of Clareview Business Park from Business and Employment uses to Suburban uses will further disrupt the viability of the continuous and strategic industrial, commercial and services corridor (stretching from Kennedale Industrial through the Clareview Business Park to Gorman areas) planned in northeast Edmonton and is in conflict with the MDP priority of encouraging economic activity centre development.  

The planned Business and Employment Areas in the northeast has been diminished as a result of the approval of the conversion of Ebbers to Suburban Area uses in September 2005.  While the Business and Employment Areas in the northeast is declining, northeast Edmonton has a 21 year supply of land designated for single family development.  The retention of the Clareview Business Park for Business and Employment Area uses is consistent with the MDP priorities of ensuring adequate infrastructure and services, addressing the City’s long-term development needs and encouraging a more balanced approach to managing growth.

The applicant suggested that the northeast portion of the city does not have a strong demand for office business uses and that the future industrial expansion in the area can take place in the established industrial areas of Industrial Heights, Kennedale, Montrose and the Yellowhead Corridor areas.  However, according to the City of Edmonton’s Northeast Sector Land Allocation Study (prepared by Harris Consulting in March 2006), based upon the most recent population and employment growth figures developed by the City, 

“the northeast sector will require approximately 84 hectares of commercially-zoned land between 2005 and 2030 (translating to about 3.3 hectares per year), approximately 143 hectares of industrially-zoned land (translating to another 5.7 hectares per year), and roughly 19 hectares of land able to accommodate non-commercial uses (0.8 hectares per year).”

Further, the Study concludes that the current supply of Business and Employment lands in the northeast is not anticipated to meet the projected demand over the next 25 years, with a deficit of approximately 86 hectares.  Thus, any further loss of land within the Business and Employment Area in the northeast will create further imbalance in land uses within this sector of the city.

Proposed Amendment to the Clareview Town Centre Neighbourhood Area Structure Plan

The applicant also submitted an amendment application to the Clareview Town Centre Neighbourhood Area Structure Plan (NASP) concurrently with the MDP amendment application.  The amendment proposes to realign the collector road and change the land use designation of 12.4 ha of lands located north of the Clareview LRT Station from Highway Commercial and General Business uses to Low Rise Apartments, Row Housing, Neighbourhood Commercial and Park uses.  The proposed amendment to the Clareview Town Centre NASP would:
· realign the collector roadway within the Clareview Business Park, to ensure it aligns with the proposed collector roadway within the Ebbers neighbourhood (located north of 144 Avenue, east of Manning Drive and west of the CN Rail right-of-way);
· eliminate Highway Business uses within the plan area;

· reduce General Business uses by 6.4 ha;
· increase Neighbourhood Commercial uses by 1.3 ha;
· increase Low Rise Apartment uses by 6.0 ha;

· introduce an area of 2.2 ha for Row Housing uses;
· increase the School/Park uses by 1.0 ha;

· include buffering and separation requirements between the rail line and abutting residential development for noise attenuation and safety purposes, which would be implemented by Direct Control Provision; and

· adjust the statistics to more accurately reflect the land use distribution including circulation.
The proposed amendment area is expected to increase the population of the plan area by 2,117.  The introduction of additional medium density residential housing in the plan area would establish a low density to medium/high density ratio of 6.3% to 93.7%, respectively.  The proposal is inconsistent with the Council approved guidelines for a housing mix of 65% to 85% Low Density Residential units and 15% to 35% Medium Density Residential units, resulting in further deviation from the existing NASP’s low density to medium/high density ratio of 7.9% to 92.1%.  
A 1.0 ha of dispersed park site is introduced within the southern portion of the amendment area, immediately to the north of the existing LRT Station.  The size and location of this dispersed park site is in accordance with the Parks Branch’s recommendation, to create an extended public precinct that supplements/complements the LRT Station serving the active and passive recreation needs of the future residents, as well as the residents of the existing medium rise apartment development to the south west of the LRT Station.  The amount of park space proposed to be located within this portion 

of the neighbourhood exceeds the 10% municipal reserve owed by the subject property owners.

To enhance safety and mitigate noise impacts on the proposed residential and park uses abutting the railway right-of-way, the proposal requires: 

· a minimum of 30 m setback from the existing railway right-of-way to residential buildings; and

· a 2.5 m high berm and acoustic fence with a minimum total height of 5.5 m above top-of-rail.

Upon construction of the berm and fence, ownership of the land on the side of the fence adjacent to the existing railway right-of-way will be transferred to the adjoining rail company and consolidated with the railway right-of-way.

CN Rail suggests that although the subject rail line that abuts the Clareview Town Centre is classified as Principal Branch Line (according to its current rail traffic volume), this rail line has been showing a rapid and significant increase in rail traffic and recommends treating this rail line as a Principal Main Line.  CN Rail also indicates that this recommendation is primarily due to the growth in rail traffic between Edmonton and Fort Saskatchewan (based on the expansion of existing businesses in Fort Saskatchewan) and further compounded by the large number of upgraders and petro-chemical complexes planned for that area.   For these reasons, the buffering and separation requirements proposed in this amendment are consistent with CN Rail’s Principal Main Line requirements.
To allow for the implementation of the required minimum of 30 m building setback between the existing railway right-of-way and the abutting residential buildings, all residential lots located adjacent to the railway right-of-way shall be developed under DC2 – Site Specific Development Control Provisions to accommodate the buffering and separation requirements.  


Smart Choices Assessment
The proposed amendment report includes a section explaining how the proposed development addresses the Transit Oriented Development (TOD) principles.

The Smart Choices Initiatives of Transit-oriented Development, Walkability and Urban Design are relevant to this application.  

The proposed development achieves an overall score of 2 out of 5 stars on the Smart Choices Development Scoreboard.

Transit-oriented Development (TOD)

The TOD portion of the Smart Choices Checklist reviews sites to consider the focus of medium to higher density land uses, such as residential, office, retail, institutional and entertainment within easy walking distance (400 m – 800 m) of a LRT Station.  The subject property is within 800 m of the LRT Station and therefore, the TOD Principles are applicable.  The proposed development includes three of the elements of TOD:  medium density housing (low-rise apartments and row housing); a mix of land uses (residential and neighbourhood commercial), albeit on a broad scale; and, a direct vehicular and pedestrian route through the area to the LRT Station via the proposed collector road. 

Notwithstanding these elements, the proposed development might be better described as “transit adjacent development” rather than “transit-oriented development” since development is not fully integrated with the LRT station, and the large parcels will result in the typical suburban “project style” of development, rather than a more street-oriented, urban village.   This application does not contain details regarding creating a focus on an urban public open space and the proposed uses are neither mixed horizontally (side by side) nor vertically (within same building).  Thus, although the proposed design contains some of the elements of the TOD principles, it is not fully qualified as a TOD community.
Walkability
The proposed development contributes to the Smart Choices Initiative of Walkability by increasing density and the mix of uses within this area, and providing a direct route (collector road) through the area.  The proposed development rates high, in terms of promoting walkability within the Clareview Business Park area.  
Regarding connections to the adjoining neighbourhoods, the future residents of the amendment area would be required to travel either across the railway right-of-way or along major arterial roadways (144 Avenue and Manning Drive) for schools or other services.
Urban Design

Although the application identifies a list of urban design principles for the amendment area, the report does not outline any commitments to implement these principles to enhance the quality of the development within the amendment area.  
The Smart Choices Initiatives of Neighbourhood Reinvestment, Residential Infill, and the Redevelopment of Older Commercial and Industrial Lands are not relevant to this application, as the proposed development of residential uses would replace long planned commercial and business uses. The proposed development achieves an overall score of 2 out of 5 stars on the Smart Choices Development Scoreboard.

2.
Transportation and Utilities

The Transportation Department has no objection to the proposed MDP amendment and reviewed the Traffic Impact Assessment (TIA) and subsequent Technical Memo for the proposed amendment and is in general support of its conclusions.  The analysis indicates that traffic projections from the proposed residential and commercial developments can be accommodated on the arterial and collector roadway network, within the City’s Level of Service Guidelines with the addition of traffic signals at the intersection of the north-south collector and 144 Avenue as well as at the Manning Drive (South Bound) and 142 Avenue intersection. The assessment included traffic growth on Manning Drive, 153 Avenue, and 144 Avenue for a 2025 time horizon.
Should City Council approve the proposed NASP, the Transportation and Streets Department further advises that:

· Traffic signals will be required at the intersection of 144 Avenue and the north-south collector roadway as well as at the intersection of Manning Drive (South Bound) and 142 Avenue.  The requirement for signals will be reviewed at the subdivision and/or development application stage.  The traffic signals will be installed at the expense of the developer.

· Access to 144 Avenue will be limited. Access to the commercial and multi-family residential sites will be reviewed and finalized at the zoning stage or development application stage.

· Requirements for the provision of pedestrian crossing enhancements will be reviewed at the subdivision and/or development application stage. Any identified improvements will be carried out at the expense of the developer.

· Transit Service will be provided through the area along the north-south collector between 142 Avenue and 144 Avenue. 

The Drainage Services Branch of the Asset Management and Public Works Department has no objection to the proposed amendment to the MDP and the Clareview Town Centre NASP, but advises that sanitary service will not be available to the northern portion of the NASP amendment area prior to development of the Ebbers Neighbourhood to the north.

EPCOR Water has expressed no objection to the proposed amendment to the Clareview Town Centre NASP and MDP, but advises that there are no existing water mains adjacent to the proposed NASP amendment area. Proposed water supply and looping systems in the area would be provided by the two water main feeds (a 450mm water main stub located on Manning Drive, south of 142 Avenue, and a 400 mm water main stub located on 144 Avenue).  Moreover, there is an existing 200 mm water main located within a utility right-of-way running through the area.  This water main is the supply line for Alberta Hospital and must be strategically abandoned with future development in the area.
ATCO Pipelines has expressed no objection to the proposed amendment but advises that the ATCO Pipelines rights-of-way located within the area are not to be absorbed into the residential subdivision lots and rather on a separate utility lot created for ATCO Pipelines sole use.  This matter will be addressed at the zoning and subdivision stages.
ATCO Gas, Shaw Cable and TELUS expressed no objections to the proposed amendment applications.

3. Parks and School Boards

The Parks Branch of the Asset Management and Public Works Department has expressed no objection to the proposed applications.  Through the application review process, the Parks Branch provided recommendations to the applicant regarding addressing recreation needs of the residents proposed in this area.  The Department’s comments are summarized as follows, and have been incorporated in Sections 5.0 and 6.0 the NASP amendment document:

· The allocation of parkland in the Clareview Town Centre and adjacent neighbourhoods was based upon the Clareview Business Park area being developed for business and commercial uses.  Thus, the Municipal Reserve requirements were used to assemble school and park lands east of the railway right-of-way.
· The proposal would intensify residential development in this area and create demands for park space and therefore, should include an adequate public open space to properly serve the needs of the future residents in this area.
· A consolidated parks parcel of a minimum of 1.0 ha in size is required to be provided west of the railway right-of-way to serve active and passive recreational needs of the community.
· The required park site should be located adjacent to the LRT Station to create an extended public precinct as the spaces can supplement/complement each other in a manner which will be beneficial to the future residents and could serve the residents 

of the existing medium rise apartment development to the south west of the LRT Station.
· The buffering requirements along the rail line must also include the park land.  As is the case in the residential area, the future property line must be at the top-of-the berm with CNR owning the east part of the berm and the City owning the western portion.  Also, fencing will be required at the top-of-the-berm to define the boundary between public and private land.
The Edmonton Public School Board (EPSB) expressed no objection to the proposed applications and suggested that the proposed increase in the residential dwelling units in the neighbourhood would have a positive impact on the student generation for the neighbourhood.  The elementary students in the area are designated to attend Sifton School and the junior high students are designated to attend Steele Heights School.
The EPSB envisions many students will access the schools via ETS bus or LRT service and advises that it is important to ensure pedestrian connections between the residential areas to the school/park site and the LRT station are provided.  

4. Environmental Site Review

Phases 1 and 2 Environmental Site Assessment (ESA) Reports have been approved by the Planning and Development Department.  These ESA Reports indicated that the subject lands are not contaminated and are suitable for development.  Alberta Environment advised the applicant that consideration shall be given to measure vapour concentrations during site construction stage to ensure no health or safety concerns are present.
5. Surrounding Property Owners’ Concerns

The Planning and Development Department sent an advance notification letter regarding these applications to 2,570 surrounding property owners, the Steele Heights Community League, the Hairsine Community League, the South Clareview Community League, the Belvedere Community League, the Edmonton North District Area Council, the Area Council 17, the Clareview and District Area Council and the Fort Road and Area Business Revitalization Zone on March 31, 2006.  The letter also advised the recipients of a public information meeting to be held on April 18, 2006.  The Department received two phone calls as a result of this notification, expressing concerns regarding maintaining the integrity of the Manning Drive Business Corridor and the increase in traffic as a result of these applications.  


The Planning and Development Department hosted a public meeting on April 18, 2006.  The applicant, both Ward Councillors and 15 citizens were in attendance. 


The comments/concerns expressed by the attendees of the public meeting are summarized as follows:

Transportation and Parking Issues:
- 
concern about the increase in parking demand (particularly to the LRT park and ride facility) as a result of the proposed increase in population within the Clareview Business Park area;

-
concern the capacity of the LRT park and ride facility particularly in the winter months, as part of the parking lot would be utilized for snow storage;

-
suggest requiring the new development include underground parking; and

- 
require a higher level of Bylaw enforcement in the area to regulate parking in the area.
Needs for Recreation and Park Space:
· concern regarding the adequacy of park space to accommodate the increased population.
Residential Density Issues:
-
concern about the lack of detail required to be provide at the plan amendment application stage.  The applicant is not required to provide details of the site design until the Development Permit stage, and the residents do not have any opportunity for consultation.
-
concern about crime issues in association with the proposed higher density residential development and suggest the developer design the sites with more eyes on the street for crime prevention; and
-
concern about the issue of inadequate parking being provided for the proposed medium density residential uses, resulting in excessive on-street parking in the area.

Loss of Business and Employment lands:
-
the proposal will further reduce the jobs available in the area by removing the Business and Employment uses and provide no opportunity for job generation.
JUSTIFICATION

The Planning and Development Department recommends that Bylaw 14448 and Bylaw 14449 be REFUSED on the basis that the proposed MDP amendment and the proposed amendment to the Clareview Town Centre NASP disregard balanced growth principles in an effort to accommodate another Residential area at the expense of Business and Employment land; disrupt the viability of the strategic industrial, commercial and service corridor planned in northeast Edmonton; is in conflict with the MDP priority to ensuring adequate infrastructure and services, addressing the City’s long-term development needs and encouraging a more balanced approach to managing growth; and create a housing mix ratio that deviates, to a larger extent, from the Council approved guidelines.

ATTACHMENT

1
Approved Clareview Town Centre Neighbourhood Area Structure Plan - Land Use and Population Statistics – Bylaw 13630

2
Proposed Clareview Town Centre Neighbourhood Area Structure Plan - Land Use and Population Statistics – Bylaw 14459

3
Approved City of Edmonton Municipal Development Plan Map 1: Land Development Concept – Bylaw 14078

4
Proposed City of Edmonton Municipal Development Plan Map 1: Land Development Concept – Bylaw 144585
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TABLE 1

CLAREVIEW TOWN CENTRE NEIGHBOURHOOD AREA STRUCTURE PLAN

APPROVED LAND USE AND POPULATION STATISTICS

BYLAW 13630
	
	Area (ha) 
	
	% of GDA

	
	
	
	

	Gross Area
	121.6
	
	

	
	
	
	

	144 Avenue
	1.5
	
	

	50 Street
	4.3
	
	

	Pipeline
	1.1
	
	

	LRT Station & Parking (SE of CNR)
	3.8
	
	

	Utilities (Power Substation)
	0.3
	
	

	CNR Right-of-way
	4.0
	
	

	
	
	
	

	Gross Developable Area
	106.6
	
	100.0

	
	
	
	

	Neighbourhood Commercial
	0.4
	
	0.4

	General Business
	15.3
	
	14.4

	Highway Commercial
	3.6
	
	3.4

	Shopping Centre 
	21.9
	
	20.6

	High Rise Apartment
	2.7
	
	2.5

	Medium Rise Apartment
	7.1
	
	6.7

	Low Rise Apartment
	9.6
	
	9.1

	Stacked Townhouse
	1.9
	
	1.8

	Low Density Residential
	8.7
	
	8.2

	Single Family Residential
	3.4
	
	3.2

	School/Park
	20.7
	
	19.4

	LRT Station & Parking (NW of CNR)
	4.0
	
	3.7

	Storm Water Pond
	1.5
	
	1.4

	Circulation
	5.8
	
	5.4

	
	106.6
	
	

	
	
	
	

	
	Units
	% of

Total

Units
	Persons

per

Unit
	
	Population

	
	
	
	
	
	

	Low Density Residential
	
271
	7.9%
	3.46
	
	938

	Medium Density Residential
	
1,036
	30.0%
	2.52
	
	2,611

	High Density
	2,143
	62.1%
	1.43
	
	3,064

	
	

	
	
	
	

	Total Residential
	
3,450
	100%
	
	
	6,613


	STUDENT GENERATION


	Elementary

(K-6)
	
	Junior High

(7-9)
	
	Senior High

(10-12)

	
	
	
	
	
	

	Public 
	535
	
	203
	
	188

	Separate
	230
	
	88
	
	79

	
	
	
	
	
	

	Total
	765
	
	291
	
	267


TABLE 2

CLAREVIEW TOWN CENTRE NEIGHBOURHOOD AREA STRUCTURE PLAN

PROPOSED LAND USE AND POPULATION STATISTICS

BYLAW 14459

	
	Area (ha) 
	
	% of GDA

	
	
	
	

	Gross Area
	121.6
	
	

	
	
	
	

	144 Avenue
	1.5
	
	

	50 Street
	4.3
	
	

	Pipeline
	1.1
	
	

	LRT Station & Parking (SE of CNR)
	3.8
	
	

	Utilities (Power Substation)
	0.3
	
	

	CNR Right-of-way
	4.0
	
	

	
	
	
	

	Gross Developable Area
	106.6
	
	100.0

	
	
	
	

	Neighbourhood Commercial
	1.7
	
	1.6

	General Business
	7.8
	
	7.3

	Shopping Centre 
	21.9
	
	20.6

	High Rise Apartment
	2.7
	
	2.5

	Medium Rise Apartment
	7.1
	
	6.7

	Low Rise Apartment
	15.6
	
	14.6

	Stacked Townhouse
	1.9
	
	1.8

	Row Housing
	2.2
	
	2.1

	Low Density Residential
	8.7
	
	8.2

	Single Family Residential
	3.4
	
	3.2

	School/Park
	21.7
	
	20.4

	LRT Station & Parking (NW of CNR)
	4.0
	
	3.7

	Storm Water Pond
	1.5
	
	1.4

	Circulation
	6.4
	
	6.0

	
	106.6
	
	

	
	
	
	

	
	Units
	% of

Total

Units
	Persons

per

Unit
	
	Population

	
	
	
	
	
	

	Low Density Residential
	
271
	6.3%
	3.46
	
	938

	Medium Density Residential
	
1,876
	43.7%
	2.52
	
	4,728

	High Density
	2,143
	50.0%
	1.43
	
	3,064

	
	

	
	
	
	

	Total Residential
	
4,290
	100%
	
	
	8,730


	STUDENT GENERATION


	Elementary

(K-6)
	
	Junior High

(7-9)
	
	Senior High

(10-12)

	
	
	
	
	
	

	Public 
	706
	
	268
	
	249

	Separate
	303
	
	116
	
	104

	
	
	
	
	
	

	Total
	1,009
	
	384
	
	353
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View of site looking South on 144 Avenue between Fort Road and Manning Drive.
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