
Bylaw 12951

A Bylaw to amend Bylaw 5739, as amended,

being the Edmonton North (Lake District) Area Structure Plan by adopting

The Schonsee Neighbourhood Structure Plan


WHEREAS pursuant to the authority granted to it by the Planning Act on August 15, 1979, the Municipal Council of the City of Edmonton passed Bylaw 5739, as amended, being the Edmonton North (Lake District) Area Structure Plan; and


WHEREAS Council found it desirable from time to time to amend Bylaw 5739, the Edmonton North (Lake District) Area Structure Plan, by adding new neighbourhoods; and


WHEREAS an application was received by the Planning and Development Department to amend Bylaw 5739, as amended, the Edmonton North (Lake District) Area Structure Plan, to incorporate the Schonsee Neighbourhood Structure Plan; and 


WHEREAS Council considers it desirable to amend Bylaw 5739, as amended, the Edmonton North (Lake District) Area Structure Plan;


NOW THEREFORE upon the recommendation of the Planning and Development Department and after due compliance with the relevant provisions of the Municipal Government Act, S.A. 1994, c. M-26.1, as amended, the Municipal Council of the City of Edmonton duly assembled enacts as follows:
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1. 
Bylaw 5739, as amended, the Edmonton North (Lake District) Area Structure Plan, is hereby further amended by adding as Appendix “B” the Schonsee Neighbourhood Structure Plan being: 

a) the map entitled “Bylaw 12951 – the Schonsee Neighbourhood Structure Plan” attached hereto as Schedule “A” .

b) the report entitled “Schonsee Neighbourhood Structure Plan” attached hereto as Schedule “B”.

READ a first time this
day of 



, A. D. 2002;

READ a second time this
day of




, A. D. 2002;

READ a third time this
day of




, A. D. 2002;

SIGNED and PASSED this

day of



, A. D. 2002.





THE CITY OF EDMONTON





_______________________________________





MAYOR





_______________________________________




CITY CLERK 
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SCHEDULE “A”

12951_ScheduleA.pdf
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SCHEDULE “B”

SCHONSEE NEIGHBOURHOOD STRUCTURE PLAN

Scheffer Andrew Ltd.



January 2002



5/26

TABLE OF CONTENTS

11
INTRODUCTION

2
BACKGROUND
1
3
FACTORS INFLUENCING DEVELOPMENT
1
3.1
Policy Context
1
3.2
Ownership
3
3.3
Existing Land Use
3
3.4
Resource Extraction
3
3.5
Adjacent Land Use
3
3.6
Natural Features
6
3.7
Natural Areas
6
3.8
Phase I Environmental Site Assessment
7
3.9
Historical/Cultural Resources
7
4
DEVELOPMENT OBJECTIVES
7
5
DEVELOPMENT CONCEPT
8
5.1
Land Use
8
5.2
Demography
13
5.3
Transportation
14
5.4
Utility Servicing
14
6
DEVELOPMENT SEQUENCE
17
7
RATIONALE
20


LIST OF FIGURES

Figure 1 Location Plan
2
Figure 2 Ownership
4
Figure 3 Existing Features
5
Figure 4 Development Concept
9
Figure 5 Water Distribution
15
Figure 6 Sanitary Sewer
16
Figure 7 Storm Water Drainage
18
Figure 8 Development Sequence
19


Appendix  Phase 1 ESA
6/26

1 INTRODUCTION

This neighbourhood structure plan has been prepared on behalf of Lakeview Gardens Limited in compliance with the amended Edmonton North (Lake District) Area Structure Plan. Figure 1 shows the general location of the Schonsee Neighbourhood in the Edmonton North (Lake District) Area Structure Plan.

2 BACKGROUND

The City of Edmonton originally approved the Edmonton North (Lake District)) Area Structure Plan in August 1979. Since that time there have been several amendments to the  area structure plan, with the most recent being Bylaw #11541. The  area structure plan defines the Schonsee Neighbourhood as bounded by 82 and 66 Streets to the west and east respectively, and 167 Avenue to the south (approximately the S ½ 3-4-24-W4). The north boundary is approximately defined by the proposed alignment of the collector road connection to 66 Street.

Since the  area structure plan approval in 1979, development has begun in Neighbourhood 6 (Ozerna), Neighbourhood 7 (Mayliewan), Neighbourhood 8 (Belle Rive), Neighbourhood 9 (Eaux Claires), Neighbourhood 1 (Lago Lindo), and Neighbourhood 2 (Klarvatten). Subdivision approvals have been granted immediately south of 167 Avenue in Mayliewan and Ozerna, and west of 82 Street in Klarvatten. Development is underway in these areas.
3 FACTORS INFLUENCING DEVELOPMENT

3.1 Policy Context

3.1.1 Municipal Development Plan 

This neighbourhood structure plan is in general conformity with the City of Edmonton’s Municipal Development Plan, which was approved August 31, 1998 (Bylaw No. 11777).

3.1.2  Edmonton North (Lake District) Area Structure Plan

The  Edmonton North (Lake District) Area Structure Plan (as amended) provides a general framework for future development of a four square mile (1,036 ha) area in Edmonton north. The area is bounded by the Transportation and Utility Corridor to the north, 153 Avenue to the south, 66 and 97 Street to the east and west respectively. The  area structure plan describes the general pattern of land use, a conceptual pattern of major roads, and utility servicing for the area. The  area structure plan area includes highway commercial and commercial areas, and nine residential neighbourhoods. It also identifies natural areas included in the City of Edmonton’s "Inventory of Environmentally Sensitive and Significant Natural Areas". 
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Figure 1 Location Plan
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This neighbourhood structure plan is generally consistent with the area structure plan, as amended. The only exceptions in this regard consist of adjustments to the neighbourhood boundary and the collector road network to allow for the preservation of the natural area, and the westerly collector to 82 Street
 being moved to a more southerly connection on 82 Street.

3.1.3 Zoning Bylaw

The entire Schonsee Neighbourhood is presently zoned AG Agricultural. Appropriate re-zoning will be required to allow development to proceed. 

3.2 Ownership

Figure 2 shows the current land ownership within the boundary of the Schonsee Neighbourhood. The Province of Alberta has claimed ownership of the natural water body identified as NE 8094 by the City of Edmonton. This area is discussed further in sections 3.7 and 5.1.6.
3.3 Existing Land Use

Figure 3 shows the Schonsee Neighbourhood as it exists. The majority of the area is in agricultural use or is undeveloped. There is a small country residential development (three homes) in the northeast along 66 Street, and a residence with a number of sheds in the southeast corner of the neighbourhood. There are two farmsteads in the northwest along 82 Street, and the Castledowns Driving Range (which encompasses a number of small holdings) is located at 70 Street on 167 Avenue. Ultimately, none of these developments are to be retained.

3.4 Resource Extraction

There are no resource extraction activities or pipelines within the Schonsee Neighbourhood.

3.5 Adjacent Land Use

The area surrounding Schonsee is mainly in agricultural or residential use. To the west of 82 Street, the developing neighbourhood of Klarvatten has completed its eastward expansion. To the south, the Mayliewan and Ozerna Neighbourhoods are nearing completion with houses being constructed along 167 Avenue. The lands east of 66 Street are predominately in agricultural use. Presently, the area to the north of the Schonsee Neighbourhood is in agricultural use and designated under the  Edmonton North (Lake District) Area Structure Plan for residential development in Neighbourhoods 3 and 4. 
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Figure 2 Ownership
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Figure 3 Existing Features
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3.6 Natural Features

As shown in Figure 3, the Schonsee Neighbourhood is generally quite flat with a topographic variation of only 7 m. Drainage is split between two basins, each of which drains generally to the south across 167 Avenue.

The majority of the neighbourhood has been cleared for agriculture. Tree cover is limited to the existing farmstead in the northwest corner, and small stands in the south-central, southeast and northeast corners of the plan area. The most significant natural features are the two identified natural areas, NE 8095 and NE 8094, discussed in sections 3.7 and 5.1.6.



3.7 Natural Areas

A Stage 2 Natural Area Assessment has been prepared by Spencer Environmental Management Services Ltd. Figure 3 shows the location and extent of natural areas NE 8095 and NE 8094 as identified on the City of Edmonton Table Lands Inventory of Environmentally Sensitive and Significant Natural Areas map, published in April 1997. NE 8095 and NE 8094 are treated as a single site in the Inventory. However, the Stage 2 Natural Area Assessment concludes that, because of development approved south of 167 Avenue, the sites are now sufficiently independent that they should be treated separately and that the western natural area, NE 8095, is “not a good candidate for” retention.

The Assessment concludes that the east site, NE 8094, is “a good candidate for protection and integration into an urban neighbourhood”. The east site includes a natural water body. The Assessment notes that if the site is to be preserved, the engineering design for the neighbourhood must ensure that “post-development surface inflows…mimic pre-development flows” in terms of timing and amounts. It also requires that a “sediment trap” be provided. Both these measures are intended to help ensure the sustainability of the site, and particularly the water body within it.
The provincial government has claimed ownership of the water body within NE 8094 under Section 3 of the Public Lands Act. The area claimed is based on the 1962 aerial photograph that shows a more extensive lake than presently exists. The reduction in lake size, particularly the east side of the water body, appears to be the result of infill. As a result, the area being claimed by the Province as “bed and shore” is substantially larger than the area identified by the City of Edmonton as NE 8094.  
There is some question as to whether or not the filled area can be developed for urban use. It is possible that the filled area could be the subject of negotiations between the affected landowner and the province to allow for its development.
From an engineering perspective, topographic constraints prevent the existing natural water body within the natural area from performing a practical stormwater management role.
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3.8 Phase I Environmental Site Assessment

Sabatini Geotechnical Inc. completed a Phase I Environmental Site Assessment for the Lakeview Garden Ltd. ownership within the Schonsee Neighbourhood in April 1999. It concluded, “…there is very little potential for contamination on this site. No further action is required.” Copies of this Assessment are being submitted under separate cover.
Further Phase I Environmental Site Assessments must be completed prior to re-zoning new development areas in the remainder of the neighbourhood. A drawing showing the area for which Phase I Environmental Site Assessments must be completed is included as an appendix to this plan.

3.9 Historical/Cultural Resources

In a letter dated April 30, 1999, (a copy of which has been submitted with this application) Alberta Community Development indicated that “no specific archaeological, historic period, or palaeontological concerns were identified“ within the Schonsee Neighbourhood. Therefore a Historical Resource Impact Assessment is not required.

4 DEVELOPMENT OBJECTIVES

The purpose of this neighbourhood structure plan is to provide guidance for future rezoning, subdivision, and development of lands within the Schonsee Neighbourhood. The development objectives upon which this plan is based are as follows:

· To create a community environment which promotes a high quality of life;

· To develop a primarily residential neighbourhood which will provide for a variety of housing opportunities;

· To identify locations for community service facilities including convenience commercial centres and parks;

· To identify a collector road system for general access and for public transit;

· To provide a servicing system and phasing sequence, based on the extension of City services and utilities, that is both economical and efficient;

· To utilise storm water management facilities, whenever possible, as amenity features;

· To integrate the preservation of natural area NE 8094 into urban development. 
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5 DEVELOPMENT CONCEPT

The development concept for the Schonsee Neighbourhood is shown in Figure 4.

5.1 Land Use 

The distribution of land uses in Schonsee is shown in Table 1.
5.1.1 Residential

The majority of the Schonsee Neighbourhood is to be developed for low density residential use. Medium density residential areas are located on collector roads near the neighbourhood park site.

5.1.2 Parks

A 1.8 ha neighbourhood park is located just north of the west stormwater management lake. An additional park site of approximately 0.3 ha is located on the northeast shore of the west lake to provide visual and pedestrian access to the lakeshore and to provide a connection between the lake and the larger park to the north.   

5.1.3 District Commercial

A 3.6 ha site located in the southwest corner of the neighbourhood has been designated for commercial development. This district commercial site is consistent with the approved  area structure plan. The site will have all directional access to both 167 Avenue and 82 

Street. When the site is developed, an onsite buffer between the commercial development and adjacent residential lands will be required as shown in Figure 4. The type of buffer to be provided will be determined at the development permit stage.
5.1.4 Convenience Commercial

As shown in Figure 4, a 0.8 ha site has been located on the west side of the west collector connection to 167 Avenue.

5.1.5 Storm Water Management Facilities

Storm water management facilities in the form of permanent man-made lakes will be located in the east and west portions of the neighbourhood. The westerly lake has been configured to allow for the provision of direct access from an adjacent street.

The size and shape of the easterly lake will be determined as part of the Special Study.  The lake will be required to comply with the provisions of the Schonsee Neighbourhood Design Report and Department of National Defence shoreline requirements.
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Figure 4 Development Concept
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Table 1 Land Use Distribution
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5.1.7 Special Study Area

The eastern third of Schonsee Neighbourhood is designated as a Special Study Area, and no development has been allocated for land within that Area.  There are a number of constraints and unresolved concerns that will affect the nature and distribution of development and consequently it is not possible at this time to definitively designate land uses and design the pattern of development.  These constraints include a natural area, Department of Natural Defence shoreline requirements, and separate drainage basin and stormwater facility requirements.

Natural Area

Within the Schonsee Neighbourhood, there are two Environmentally Sensitive Areas as identified in “Natural Sites in Edmonton’s Table Lands” report. Both sites were assessed as part of the Stage 1 (Preliminary Natural Site Assessment) and Stage 2 (Detailed Natural Site Assessment) assessments completed by Spencer Environmental and submitted as part of this Plan. As a result of these detailed reports, the westerly site, NE 8095, was identified as “not a good candidate for site protection”, while the easterly site was identified as being “a good candidate for protection and integration into an urban neighbourhood.” The easterly site, NE 8094, is also identified as one of the top ranked candidate conservation areas in the February 14, 2001 “Natural Area Acquisition and Conservation Report” prepared by the Community Services Department.
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A letter was received from Public Lands, Alberta Agriculture, Food and Rural Development dated November 8, 2000 confirming that “the permanent and naturally occurring bed and shore of this water body, prior to alteration, is Crown owned pursuant to Section 3 of the Public Lands Act.”  The bed and shore is identified in a 1962 air photo of NE 8094, which differs in size and shape in more recent air photos. In discussions, the Province has confirmed they will consider options other than 100 percent preservation of the wetland identified in the 1962 air photo.  As a result, the size and configuration of the natural Area has not yet been determined.

Currently, there are three options for the development of the Environmentally Sensitive Area:

· Retain the entire area as identified by the Province as a protected wetland or a storm water influenced wetland (primarily City owned land); 

· Reduce the extent of the wetland (possibly to the existing pond area) and develop the remainder of the site for a suitable use. At this time, residential development is envisioned as the most desirable alternative use if the wetland is not maintained. However, the suitability of the fill that has been added between the existing pond and 66 Street may be a determining factor in deciding what may be developed in the area; and

· The land owner (the City) could provide land or cash to the Province in support of the Provincial “no net loss” program and develop the site for housing.

Shoreline Requirements

Also impacting the development of the wetland is the proximity to Canadian Forces Base (CFB) Edmonton. The Department of National Defence (DND) is concerned about the potential for bird strikes and will not support a situation where desirable bird habitat is developed with the potential for problems to increase or develop. As a result, special consideration and consultation with DND is required in designing both the wetlands and stormwater management ponds in the area adjacent to the base and related flight paths.

Drainage and Stormwater Facility

The area defined by the Special Study Area is contained within a distinct drainage basin.  Due to the outstanding issues and the unknown nature of the future development of much of the land, details necessary to plan for development are unknown at this time.  For example, the extent of residential development is for the large part unknown in this area since the size and configuration of the Natural Area has yet to be confirmed by the Province.  The size and design of the required stormwater management facility is also unknown since the extent and intensity of development can not be determined. 

Special Study Requirements

The interrelationships of the outstanding constraints and concerns require a study broad enough to take all aspects and implications into consideration at one time.  Therefore, no development in the form of NSP amendments, rezonings, road plans and development 
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permits are authorized within the study area until that study is satisfactorily completed. The study will include the following:

1. The Province must approve the configuration of the wetland area and agree to its future use (i.e. a license of occupation or similar authorization may be necessary confirming the intended use of the site.)

2. If any portion of the wetland is to be retained, a Wetland Management Plan must be prepared in accordance with the “Management Plan Guidelines” (dated December 14, 1995 – attached) to the satisfaction of City of Edmonton’s Planning and Development Department and Community Services Department, Alberta Agriculture and Alberta Environmental Protection. The Management Plan must be sufficiently detailed to explain among other things:

· how the wetland and surrounding buffer area will be retained;

· how the wetland and surrounding buffer will be sustained;

· if and how the wetland will work with the approved drainage system (NDR) proposed for the area;

· function and location of inlet and outlet facilities;

· extent and impact of vegetation cover proposed or anticipated;

· extent of public access permitted to the shoreline and buffer area;

· extent of private ownership and type of land use abutting the buffer area;

· fencing considerations for public safety and restricting access to identified areas; 

· uses permitted on the water body; and

· the level of participation and financial commitment of each agency, land owner, etc. in implementing the Management Plan.

3. A six (6) metre “ER” (Environmental Reserve) will be provided to buffer the wetland.  This may be increased if a wider buffer is needed to protect the wetland.

4. The Wetland Management Plan will be reviewed by the Planning and Development Department. In consultation with Alberta Environmental Protection, Alberta Agriculture and other City Departments (Community Services, Asset Management and Public Works) before being forwarded to the Senior Management Team for approval.

5. In the event of non-reserve development of any portion of the Natural Area NE 8094, Transportation and Streets must review and approve Arterial Access.  Any local roads must access the collector road system and any other accesses must be a minimum of 200 metres north of the intersection of 66 Street and 167 Avenue.

6. The size, shape, and location of the Stormwater Management Facility will be designed to the satisfaction of Drainage Services. The inter-relationship of the Natural Area to other drainage components of the planning area will also be developed to the satisfaction of Drainage Services.
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7. The proposed development design, including the land use designations, densities, expected population statistics, and any specifics regarding the nature of development will be identified.

Future NSP amendments relating to the wetland will be referred to Alberta Environmental Protection and Alberta Agriculture for comment.

5.2 Demography

5.3 
Table 2 provides a demographic profile of the Schonsee Neighbourhood. The population figures provided are based on the most recent generation factors from the City of Edmonton Planning and Development Department. 
The student generation figures shown in Table 3 were provided by the Edmonton Public School Board and are based on the land use distribution described in this plan. Elementary and junior high school student accommodation may be provided in future schools planned for Crystallina Nera and Joviz. These students will be accommodated in existing schools in the general vicinity in the interim.
Tables 2 and 3 do not include the natural area management plan area. Any residential development in this area will be in addition to the figures shown in Tables 2 and 3.
Medium density residential units will constitute approximately 32% of the total. This is consistent with City of Edmonton policy, which requires the percentage of medium density residential development to fall within a range of 15 – 35% of the total dwelling units within each neighbourhood.
Table 2 Population
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Table 3 Student Generation
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5.4 Transportation 
A Transportation Impact Analysis (TIA) for Schonsee Neighbourhood is being submitted under separate cover.

Access to the arterial road system will be available to Schonsee Neighbourhood from 167 Avenue on the south, 82 Street on the west, and 66 Street on the east.
Collector roads proposed for Schonsee Neighbourhood are shown in Figure 4. They will convey local traffic to the surrounding arterial roads. Each collector is a potential bus route, ensuring adequate access to public transit.
The area east of the Natural Area is cut off from the remainder of the neighbourhood internal road system. If this area is developed, it will essentially be isolated from the rest of the neighbourhood by the Natural Area. The only connection to the collector road network within Schonsee will be at the north end of the Natural Area, just west of the entrance to the neighbourhood from 66 Street. A second access, in the form of a permanent emergency route or direct local road connection to 66 Street, may be necessary.
5.5 
5.6 Utility Servicing

5.6.1 Water

Water will be provided to the neighbourhood initially from the existing 300 mm water main located north of 167th Avenue on 82nd Street. A second connection will be made by extension of the existing water main presently located south of 167th Avenue in the TransAlta right-of-way. Ultimately, the major water supply for Schonsee will be from the future transmission line as shown on Figure 5.   
5.6.2 Sanitary

Sanitary drainage to the central and westerly areas of the neighbourhood will be provided through the Belle Rive Trunk system by extension of the existing 675 mm sanitary sewer located just west of 82nd Street along 167th Avenue. The easterly area will connect to a proposed future sanitary trunk to be located on 66 Street. Figure 6 shows the general alignments.

5.6.3 Storm

Minor System

5.6.4 Storm water not exceeding the 1:5 year storm event will be conveyed to the storm water management lakes 4E and 3E via underground storm sewers. General alignments can be seen in Figure 7.  
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Figure 5 Water Distribution 
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Figure 6 Sanitary Sewer




5.6.5 2
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Major System

Storm water flows exceeding the capacity of the minor system will be conveyed to the lakes 4E and 3E via the collector and residential circulation system. Lakes 4E and 3E are located in the SW and SE quadrants of the neighbourhood, respectively. These locations take advantage of the existing topography to convey the major flows.  

Storm Water Management

The storm water management will be generally consistent, in terms of storage requirements and basin boundaries, with the Mayliewan/Ozerna Neighbourhood Design Report dated January 1995 as prepared by I.D. Engineering Company Limited. However, interconnection of the lakes has been modified such that lake 4E will be connected directly to lake 9W rather than being routed through lake 3E. This revision is considered to be better both technically and economically.
The stormwater management lakes in Schonsee have the potential to attract bird species that may be hazardous to aircraft using the Edmonton Garrison. In order to address potential bird strike concerns due to the proximity of the runway at CFB Edmonton, the pond had been designed to generally meet their requirements with respect to width to length ratio (3:1). In addition, landscaping around the pond will be designed such that vegetation is allowed to grow up naturally, and shrubs and trees will be planted close to shore. This will restrict the ability of waterfowl and gulls that approach the lake to see approaching predators, and the birds will therefore avoid the area. To ensure these landscaping requirements are met, lands within the high water level of the two storm water lakes (3E and 4E) will be incorporated into the PUL at subdivision.
5.6.6 Shallow Utilities

Shallow utilities will be extended from existing development to the south and west.

6 DEVELOPMENT SEQUENCE
The Schonsee Neighbourhood incorporates portions of two drainage basins. The western basin is more easily serviced at present. It is therefore expected that development will commence in the southwest portion of the plan area, gaining access from 167 Avenue. Development will progress north and east from there. Development may also be initiated in the northwest corner of the plan area from 82 Street. Land within the eastern basin cannot be developed until servicing from the south becomes availa ble, but is expected to begin at the intersection of the east collector road with 167 Avenue. 
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Figure 7 Storm Water Drainage
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Figure 8 Development Sequence
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7 RATIONALE

This neighbourhood structure plan is consistent with the City of Edmonton Municipal Development Plan and the Edmonton North (Lake District) Area Structure Plan. 

The surrounding neighbourhoods, particularly to the south, are nearing completion. The south half of Klarvatten Neighbourhood to the west is currently under development. Approval of the Schonsee Neighbourhood Structure Plan will help ensure a continuation of orderly development in the Edmonton North (Lake District) Area Structure Plan. It will also help maintain a range of market options for homebuilders and purchasers in the area.

0380101NSP.doc
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APPENDIX

PHASE 1 ESA



DESCRIPTION:
AMENDMENT TO THE Edmonton North (Lake District) Area Structure Plan; 


ADOPTION OF THE Schonsee Neighbourhood Structure Plan; and


ZONING BYLAW AMENDMENT from (AG) Agricultural Zone to (RF1) Single Detached Residential Zone, (CNC) Neighbourhood Convenience Commercial Zone and (CSC) Shopping Centre Zone, and (PU) Public Utility Zone: SCHONSEE
LOCATION:
Located north of 167 Avenue between 66 Street and 82 Street

LEGAL

DESCRIPTION:
Lot A, Plan 9822373

APPLICANT:
Scheffer Andrew Ltd.


14505 – 123 Avenue


Edmonton, AB  T5L 2Y6

OWNER:
Lakeview Garden Ltd.


502, 9707 – 110 Street


Edmonton, AB  T5X 2L9

ACCEPTANCE OF

APPLICATIONS:
February 11, 2000 & December 3, 2001

EXISTING

DEVELOPMENT:
Vacant and Agricultural land

PLANNING AND

DEVELOPMENT

DEPARTMENT’S

RECOMMENDATION:
That Bylaw 12950 to amend the Edmonton North (Lake District) Area Structure Plan be APPROVED.


That Bylaw 12951 to adopt the Schonsee Neighbourhood Structure Plan be APPROVED.


That Bylaw 12952 to amend the Zoning Bylaw from (AG) Agricultural Zone to (RF1) Single Detached Residential Zone,  (CNC) Neighbourhood Convenience Commercial Zone and (CSC) Shopping Centre Zone, and (PU) Public Utility Zone be APPROVED.

DISCUSSION

1.
The Application

There are three applications associated with this report:

1. The first application proposes to amend the Edmonton North (Lake District) Area Structure Plan (ASP).  There are two goals associated with this amendment, as follows:

a) to recognize the changes proposed as a result of the proposed adoption of the Schonsee Neighbourhood Structure Plan (NSP); and

b) administratively recognize the changes that have been incorporated into the NSPs since the last ASP amendment in 1997.

2. The second application proposes to adopt the Schonsee Neighbourhood Structure Plan (NSP).  The proposed neighbourhood will be comprised of 68 percent low-density residential development, 32 percent medium density residential development, two commercial sites, a park site, stormwater management facilities and a special study area.

3. The third application proposes to rezone a site of approximately 18.9 ha east of 82 Street and north of 167 Avenue from AG to RF1 (Single Detached Residential) Zone, CNC (Neighbourhood Convenience Commercial) Zone, CSC (Shopping Centre) Zone, and PU (Public Utility) Zone.  

While there is an Area Structure Plan that identifies the site as part of the Schonsee Neighbourhood, the Schonsee Neighbourhood Structure Plan has never been adopted.  As a result, prior to obtaining zoning approval, the applicant is required to adopt the Neighbourhood Plan and it has to be in compliance with the Area Structure Plan.

2.
Site and Surrounding Area

Area Structure Plan (ASP)

The Edmonton North (Lake District) Area Structure Plan area is bounded by 97 Street on the west, 153 Avenue to the south, 66 Street to the east, and the Transportation Utility Corridor and Edmonton Garrison (CFB Namao) to the north.

The ASP is composed of nine neighbourhoods.  Currently, Lago Lindo (the north-westerly neighbourhood) is built out, meaning that there is no more land available for subdivision purposes, although there may still be building lots within the neighbourhood.  The four southerly neighbourhoods (Eaux Claires, Belle Rive, Mayliewan and Ozerna) all along 153 Avenue are between 50 and 90 percent built out.  Klarvatten, which is between Lago Lindo and Schonsee, is approaching the 50 percent built-out level.

Neighbourhood Structure Plan (NSP) 

The Schonsee Neighbourhood is located between 66 Street and 82 Street, north of 167 Avenue.  The Neighbourhood generally extends to just south of the quarter section line.  Currently, much of the property within the neighbourhood is vacant, or being farmed.  Although there is a driving range just west of 66 Street, and the property on the corner of 66 Street and 167 Avenue appears to be used primarily for storage and/or some type of commercial use.

Zoning

The property being considered for rezoning is located northeast of the intersection of 82 Street and 167 Avenue.

[image: image5.png]



View of site looking east from 82 Street.

ANALYSIS

1.
Compliance with Approved Plans and Land Use Compatibility

The Municipal Development Plan recognizes the Edmonton North (Lake District) ASP as part of the Suburban Area.  The Plan states that the suburban area should be managed in a manner that ensures adequate infrastructure and services and maintains a balance of residential, commercial, industrial and recreational land uses.  The proposed amendments conform to the Municipal Development Plan.

Edmonton North (Lake District) Area Structure Plan

As noted previously, there are two parts to the ASP amendment:

ASP Amendments related to Schonsee:

The Edmonton North (Lake District) Area Structure Plan identifies Schonsee as the southerly-most of three neighbourhoods in the northeast quadrant of the ASP.  As more detail is consolidated in the preparation of the Neighbourhood Structure Plan, a number of issues have surfaced that have prompted the need for the Area Structure Plan to be amended.  The following items are addressed in the ASP map and text:

1. Edmonton Public Schools has confirmed that only one public elementary school is required in the north east section of the ASP.  Therefore, a public elementary school will not be required in the Schonsee Neighbourhood or Neighbourhood #3 (Crystallina Nera).  The public elementary site in Neighbourhood #4 (Joviz) should be consolidated with public junior high previously shown in Schonsee and located on the interior of the collector road and at the southerly boundary of the Joviz Neighbourhood.  The public schools could then link with the separate schools which are to be located in the Crystallina Nera Neighbourhood and create a school-park band inside the collector road;

2. With the school and community league sites being removed from the Schonsee Neighbourhood, the amount of parkland is reduced.  With the changes to the school and parks requirements, neighbourhood parks have been added in Schonsee and in the northerly neighbourhoods.  The northerly neighbourhood park is identified in neighbourhood #3 (Chrystallina Nera) in the proposed ASP.  Its location is intended to be central to both neighbourhoods and is to be determined when these neighbourhoods develop.

3. The Neighbourhood Boundary between Schonsee and Joviz is revised to include the entire Environmentally Significant Area (NE 8094) in the Schonsee Neighbourhood; and

4. Subsequent to a Phase I and II Assessment conducted by Spencer Environmental Management Services Inc. (July and November, 1999), the Environmentally Significant Area (NE 8095) is now considered not a good candidate for site protection, and removed from the Plan.

Administrative ASP Amendments:

With the review of the ASP, Community Services and the Edmonton School Board flagged a number of other concerns about the conformity of the ASP with the NSPs.  The following items reflect a change in policy by the various departments, current development trends and bylaws that have already been adopted by Council at the Neighbourhood level:

1. Neighbourhood Boundaries for Klarvatten have been amended to include the RDA release lands through By-law 11495.  Bylaw 10683 acknowledges that Neighbourhoods #3 (Chrystallina Nera) and #4 (Joviz) will include the RDA release lands when these lands are released without an amendment being required to the plan.  The ASP map (Bylaw 12950) is amended to show the additional lands.  As with all ASP maps, they are conceptual and the location of the northerly boundaries will be determined at the NSP stage and/or the final determination of the lands to be released by the province.

2. Several Environmentally Sensitive Areas (ESA) are identified on the ASP.  Poplar Lake in Klarvatten is one area that is being retained.  A Management Plan has been prepared and preliminary stages of implementation are underway to preserve and maintain Poplar Lake in its natural setting.  The easterly Environmentally Sensitive Area in Schonsee is also identified as a site that may appropriately be protected from development.  

However, there are also Environmentally Sensitive Areas that are developed or being considered for development.  The following ESAs or portions thereof are recommended for removal from the ASP.  The ESA straddling the Eaux Claires and Belle Rive Neighbourhoods (NE 8084), while recognized on the ASP and NSP, has never been incorporated into the planning for either neighbourhood.  The ESAs extending into Mayliewan (the southerly portion of NE 8095) and Ozerna (the southerly portion of NE 8094) are in a similar situation, in that they have never been incorporated into the planning of the area.  The three ESA sites were recommended as “not worth preserving” in two 1994 Natural Area Assessment reports prepared by I.D. Group Inc.  In both cases, the “overall key wetland benefits are low” and there were questions regarding whether the hydrological conditions existed to sustain the wetlands.  In each of the four neighbourhoods, a portion of the ESA has been used to take advantage of the low-lying land as part of the Stormwater Management facility.


3.
School and Park sites:  fiscal responsibility has prompted an interest in reducing and consolidating sites.  In Lago Lindo, both school sites exist in proximity to where they are shown on the ASP.  For clarity, the separate elementary (“se”) could be moved south, closer to the pipeline right of way.  In Eaux Claires and Ozerna, there are no changes.  In Belle Rive, the collector road has been realigned.  All three schools should be shown aligned on west side of collector.  In Mayliewan, the location is correct but the schools should be switched with the Public Elementary (“pe”) beside collector road.  In Klarvatten, the Public junior high (“pjh”) has been removed and the public elementary school moved south.  (Bylaw 11495).

4 In the Approved Land Use and Population Statistics (Bylaw 11541) there are eight hectares identified as Special Study Area.  This 8 ha was located in the Eaux Claires Neighbourhood and addressed by Bylaws 11944 and 12083.  In both cases, the land became medium density residential development.  With the adoption of the Schonsee NSP, there will be 26.7 ha incorporated as a Natural Area Management Plan.  This 26.7 ha represents the Environmentally Sensitive Area to the east of Schonsee; the residential total is reduced by an equal amount.

Schonsee Neighbourhood Structure Plan

Adoption of the Schonsee NSP as proposed will conform to the Edmonton North (Lake District) ASP (as amended) and provide specific direction for the development of this neighbourhood including: 

· Provincial recognition of “permanent and naturally occurring bed and shore located within NE8094” being Crown owned pursuant to Section 3 of the Public Lands Act.  Water feature NE 8095 does not meet the criteria for a claim of Provincial ownership.

· Creation of a Special Study area to address NE 8094 which the owner (The City of Edmonton) has no intention of developing for some time.

· Exclusion of the Special Study Area from the reserve calculations at this time.  Depending on future uses within the Special Study Area, it may be appropriate to include reserves at a later date.

· Confirmation there will not be a school or community league building in Schonsee resulting in revisions to the park requirements.

· Development requirements for naturalized vegetation surrounding the stormwater management facilities as required by the Department of National Defence and implemented by Asset Management and Public Works, Drainage Services.

· Provision of a Neighbourhood Commercial site off 167 Avenue at the westerly collector in addition to the District Commercial site on the northeast corner or 82 Street and 167 Avenue.

Land Use Bylaw

With the adoption of the amendments listed above, the ASP is brought up-to-date and reflects current planning within the Edmonton North (Lake District) Area Structure Plan and the Schonsee NSP, and prescribes future development expectations within the next logical area to open for development within the ASP.  The land uses proposed with the rezoning are compatible with the NSP and ASP (as proposed) and surrounding future land uses.  

2.
Transportation and Utilities

The Transportation and Streets Department have no objection to the amendments.  A Transportation Impact Analysis has been submitted for the neighbourhood and it satisfies the Department’s technical and information requirements at this stage in the development process.  Additional items raised by Transportation and Streets Department are:

a. Land east of the Natural Area to 66 Street will be subject to the submission of a detailed site plan or development application.  All roads accessing the collector road system and any other proposed accesses must be a minimum of 200 m north of the 66 Street/167 Avenue intersection; and

b. Access requirement for the commercial sites are to be determined upon submission of a detailed site plan or development application.

Asset Management and Public Works, Drainage Services, have no objection to the proposed amendments and note that all new stormwater management facilities in this area are required to comply with the Department of National Defence standards which include naturalization of the shore surrounding the public utility lots.  This will require that the zoning for the public utility lot extend to the highwater line.

EPCOR Water and Epcor Distribution have no objections to the proposal.  EPCOR Water did request that Item 5.4.1 of the NSP be amended to state that the future transmission main (major water supply) will be a 450 mm water main.  A revised Water Network Analysis is required prior to applications for subdivision within the Schonsee Neighbourhood.  

ATCO Gas, Telus, and Shaw Cable have no objection to the approval of the applications.  All costs incurred through the provision of these services will be the responsibility of the applicant.

3. Community Services and Schools

At the request of Community Services and the Edmonton Public School Board, the school and park sites needs have been reassessed for the ASP and the NSP.  Current needs are reflected in the proposed Bylaw 12950 and Bylaw 12951.  Both agencies support the proposed rezoning (Bylaw 12952).

4.
Surrounding Property Owners’ Concerns

At the time of preparing this report, four telephone calls had been received from adjacent property owners.  Individuals were inquiring about the intent of the applicant and the impact the development would have on their lands.  No objections to the applications have been raised.  At the Public meeting held on December 17, 2001, at the Lago Lindo Community Hall, 18 area residents and two Ward Councillors were in attendance.  The primary concern raised at the public meeting by those in attendance was the impact the additional residential would have on the arterial roads.  There was also concern about the applicant having all the commercial land proposed in the neighbourhood on his property.  

The attendees were informed that Transportation and Streets Department will require upgrading of 167 Avenue to arterial standards as development of the neighbourhood progresses and the municipal budget permits.  The applicant explained that the district commercial site has been shown as commercial since the original Edmonton North (Lake District) ASP was developed in the mid-1970s and the neighbourhood site is appropriately located.

JUSTIFICATION

The Planning and Development Department recommends that:

· Bylaw 12950 to amend the Edmonton North (Lake District) Area Structure Plan, be APPROVED;

· Bylaw 12951 to adopt the Schonsee Neighbourhood Structure Plan, be APPROVED; and

· Bylaw 12952 to amend the Zoning Bylaw from (AG) Agricultural Zone to (RF1) Single Detached Residential Zone, (CSC) Shopping Centre Zone, (CNC) Neighbourhood Convenience Commercial Zone and (PU) Public Utility Zone be APPROVED.

The proposed amendments are desirable for the appropriate development of the area, are compatible with existing and future land uses and will allow for the efficient and progressive development of the next logical land in Edmonton North (Lake District) ASP to proceed.

ATTACHMENTS

2a
Approved Edmonton North (Lake District) ASP Land Use and Population Statistics -  Bylaw 11541

2b
Proposed Edmonton North (Lake District) ASP Land Use and Population Statistics - Bylaw 12950

2c
Proposed Schonsee NSP Land Use and Population Statistics – Bylaw 12951

2d
Approved Edmonton North (Lake District) ASP Land Use - Bylaw 11541

2e
Proposed Edmonton North (Lake District) ASP Land Use - Bylaw 12950

2f
Proposed Schonsee NSP Land Use– Bylaw 12951

2g
Surrounding Land Use Zone Maps

2h
Proposed Rezoning

Written by:  Laurie Moulton

Approved by:  Larry Benowski

Planning and Development Department
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TABLE 1

EDMONTON NORTH (LAKE DISTRICT) AREA STRUCTURE PLAN

APPROVED LAND USE AND POPULATION STATISTICS

BYLAW 11541


Area (ha) 

% of GDA






Gross Area
988









Utilities
18








Gross Developable Area
970

100.0







Residential
837

86.3







Municipal Reserve Entitlement
97
10
10.0

Commercial
28

2.8

Special Study Area
8

0.8





































Units

% of

Total

Units

Population








Low Density Residential
9,626 – 10,303

67 - 85%



Medium Density Residential
1,908 – 4,692

15 – 33%



Total Residential
12,211 – 14,318

100 %

39,200 – 43,400



Density:
41 - 45 persons per gross hectare
TABLE 2

EDMONTON NORTH (LAKE DISTRICT) AREA STRUCTURE PLAN

PROPOSED LAND USE AND POPULATION STATISTICS

BYLAW 12950


Area (ha) 

% of GDA






Gross Area
988









Utilities
18








Gross Developable Area
970









Residential
795.3

81.9







Municipal Reserve Entitlement
97

10.0


Commercial 
29

2.9


Special Study Area
48.7

5.0






Total
970 ha

100 %







Units

% of

Total

Units

Population








Low Density Residential
8,971 – 9,648

64 – 80%



Medium Density Residential
2,265 – 5,049

20 – 36%











Total Residential
11,913 – 14,020



39,187 – 43,852



Density:
41 - 45 persons per gross hectare
*Includes land potentially releasable from the R.D.A.

TABLE 3

SCHONSEE NEIGHBOURHOOD STRUCTURE PLAN

PROPOSED LAND USE AND POPULATION STATISTICS

BYLAW 12951


Area (ha) 

% of GDA






Gross Area
114.7




Special Study Area
48.7








Gross Developable Area
66.0









Low Density Residential 
34.6

52.5


Medium Density Residential
5.4

8.2


Parks 
2.1

3.2


Circulation
15.2

23.0

Stormwater Lakes
4.3

6.5

District Commercial
3.6

5.5

Convenience Commercial
0.8

1.2

Total
66.0

100%
































Units

% of

Total

Units

Population








Low Density Residential

623

68%

2,161

Medium Density Residential

288

32%

725









Total Residential

911

100%

2,886

Density:
33.1 persons per gross hectare
ATTACHMENT 2d

12951_Attachment2d.pdf
ATTACHMENT 2e

12951_Attachment2e.pdf
ATTACHMENT 2f

12951_Attachment2f.pdf

ATTACHMENT 2g

12951_Attachment2g.pdf

ATTACHMENT 2h
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Original Submission

		TABLE 1

		Statistics included with our submission

		Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		School/Park		11.3		11.0%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		4.1		4.0%

		Low Density Residential		49.2		47.8%

		District Commercial		4.0		3.9%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		49.2		18.0		885		80%		3.47		3,070

		Medium Density Residential		4.1		53.3		219		20%		2.52		551

		Total		53.3				1,103		100%				3,621

		GDA		102.8

		Density		35.2		ppgdha						68.0

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		337		129		136		84		32		34

		Medium Density		51		16		16		13		4		4

		Total		388		146		152		97		36		38





Option 1-All Out

		TABLE 3

		Assumes no residential development between 66 St. and natural area

																Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Land Use Distribution

																Low Density Residential		34.6		18.0		623		68%		3.47		2,162

				Area (ha)		%GDA										Medium Density Residential		5.4		53.3		288		32%		2.52		725

		Gross Area (ha)		114.7												Total		40.0				911		100%				2,888

		Special Study Area		48.7												GDA		66.0

																Density		43.8		ppgdha

		Gross Developable Area		66.0

		Circulation (23% GDA)		15.2		23.0%

		Park		2.1		3.2%

		Stormwater Lakes		4.3		6.5%

		Medium Density Residential		5.4		8.2%												PE		PJH		PSH		SE		SJH		SSH

		Low Density Residential		34.6		52.5%										Students

		District Commercial		3.6		5.5%										Per Unit

		Convenience Commercial		0.8		1.2%										Low Density		0.381		0.146		0.154		0.095		0.037		0.039

																Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Total		66.0		100.0%

																Generation

																Low Density		237		91		96		59		23		24

																Medium Density		67		22		21		17		5		5

		Table 2: Population														Total		305		113		117		76		28		29

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		34.6		18.0		623		68%		3.47		2,162

		Medium Density Residential		5.4		53.3		288		32%		2.52		725

		Total		40.0				911		100%				2,888

		GDA		66.0

		Density		43.8		ppgdha

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		237		91		96		59		23		24

		Medium Density		67		22		21		17		5		5

		Total		305		113		117		76		28		29





Option 2-All Res

		TABLE 2

		Assumes area between 66 St. and natural area is low density residential

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		Park		3.0		2.9%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		5.0		4.9%

		Low Density Residential		55.8		54.2%

		District Commercial		4.0		3.9%

		Convenience Commercial		0.8		0.8%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		55.8		18.0		1,004		79%		3.47		3,483

		Medium Density Residential		5.0		53.3		267		21%		2.52		672

		Total		60.8				1,270		100%				4,154

		GDA		102.8

		Density		40.4		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		382		147		155		96		37		39

		Medium Density		62		20		19		16		5		5

		Total		445		167		174		111		42		43





NO NATURAL AREA

		TABLE X

		Assumes entire nat area is low density residential

		ALSO EXCLUDES DISTRICT COMMERCIAL

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		98.8

		Circulation (23% GDA)		22.7		23.0%

		School/Park		3.0		3.0%

		Stormwater Lakes		10.6		10.7%

		Medium Density Residential		4.8		4.9%

		Low Density Residential		52.9		53.5%

		Convenience Commercial		0.8		0.8%

		District Commercial		4.0		4.0%

		Total		98.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		52.9		18.0		952		79%		3.47		3,303

		Medium Density Residential		4.8		53.3		256		21%		2.52		645

		Total		57.7				1,208		100%				3,947

		GDA		98.8

		Density		40.0		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		363		139		147		91		35		37

		Medium Density		60		19		18		15		5		5

		Total		422		158		165		106		40		41





Sheet1

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		1.0		18.0		18		25%		3.47		62

		Medium Density Residential		1.0		53.3		53		75%		2.52		134

		Total		2.0				71		100%				197

		GDA		0.0

		Density		0.0		ppgdha						98.4





MR Table

		Based on Option 1 - all out

				Gross Area		Utilities		Gross		Reserve

				(ha)		(ha)		Developable		Generation

								Area (ha)		(ha)

		Lago Lindo		123		1.5		121		12.1

		Klarvatten		140		1		139		13.9

		Crystallina Nera		87				87		8.7

		Joviz		84				84		8.4

		Schonsee		114				87		8.7

		Ozerna		107		3.5		103		10.3

		Mayliewan		121		3.7		117		11.7

		Belle Rive		120		2.9		117		11.7

		Eaux Claires		120		5.1		115		11.5

		Total		1016		17.7		970		97
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Original Submission

		TABLE 1

		Statistics included with our submission

		Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		School/Park		11.3		11.0%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		4.1		4.0%

		Low Density Residential		49.2		47.8%

		District Commercial		4.0		3.9%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		49.2		18.0		885		80%		3.47		3,070

		Medium Density Residential		4.1		53.3		219		20%		2.52		551

		Total		53.3				1,103		100%				3,621

		GDA		102.8

		Density		35.2		ppgdha						68.0

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		337		129		136		84		32		34

		Medium Density		51		16		16		13		4		4

		Total		388		146		152		97		36		38





Option 1-All Out

		TABLE 3

		Assumes no residential development between 66 St. and natural area

																Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Land Use Distribution

																Low Density Residential		34.6		18.0		623		68%		3.47		2,161

				Area (ha)		%GDA										Medium Density Residential		5.4		53.3		288		32%		2.52		725

		Gross Area (ha)		113.8												Total		40.0				911		100%				2,886

		Natural Area Management Plan		26.7												GDA		87.1

		(including Natural Area NE8094)

																Density		33.1		ppgdha

		Gross Developable Area		87.1

		Circulation (23% GDA)		20.0		23.0%

		Park		2.1		2.4%

		Stormwater Lakes		10.5		12.1%

		Medium Density Residential		6.7		7.7%												PE		PJH		PSH		SE		SJH		SSH

		Low Density Residential		43.3		49.7%										Students

		District Commercial		3.7		4.2%										Per Unit

		Convenience Commercial		0.8		0.9%										Low Density		0.381		0.146		0.154		0.095		0.037		0.039

																Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Total		87.1		100.0%

																Generation

																Low Density		297		114		120		74		28		30

																Medium Density		84		27		26		21		7		6

		Table 2: Population														Total		380		140		146		95		35		36

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		43.3		18.0		779		69%		3.47		2,702

		Medium Density Residential		6.7		53.3		357		31%		2.52		900

		Total		50.0				1,136		100%				3,602

		GDA		87.1

		Density		41.4		ppgdha

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		297		114		120		74		28		30

		Medium Density		84		27		26		21		7		6

		Total		380		140		146		95		35		36





Option 2-All Res

		TABLE 2

		Assumes area between 66 St. and natural area is low density residential

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		Park		3.0		2.9%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		5.0		4.9%

		Low Density Residential		55.8		54.2%

		District Commercial		4.0		3.9%

		Convenience Commercial		0.8		0.8%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		55.8		18.0		1,004		79%		3.47		3,483

		Medium Density Residential		5.0		53.3		267		21%		2.52		672

		Total		60.8				1,270		100%				4,154

		GDA		102.8

		Density		40.4		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		382		147		155		96		37		39

		Medium Density		62		20		19		16		5		5

		Total		445		167		174		111		42		43





NO NATURAL AREA

		TABLE X

		Assumes entire nat area is low density residential

		ALSO EXCLUDES DISTRICT COMMERCIAL

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		98.8

		Circulation (23% GDA)		22.7		23.0%

		School/Park		3.0		3.0%

		Stormwater Lakes		10.6		10.7%

		Medium Density Residential		4.8		4.9%

		Low Density Residential		52.9		53.5%

		Convenience Commercial		0.8		0.8%

		District Commercial		4.0		4.0%

		Total		98.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		52.9		18.0		952		79%		3.47		3,303

		Medium Density Residential		4.8		53.3		256		21%		2.52		645

		Total		57.7				1,208		100%				3,947

		GDA		98.8

		Density		40.0		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		363		139		147		91		35		37

		Medium Density		60		19		18		15		5		5

		Total		422		158		165		106		40		41





Sheet1

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		1.0		18.0		18		25%		3.47		62

		Medium Density Residential		1.0		53.3		53		75%		2.52		134

		Total		2.0				71		100%				197

		GDA		0.0

		Density		0.0		ppgdha						98.4





MR Table

		Based on Option 1 - all out

				Gross Area		Utilities		Gross		Reserve

				(ha)		(ha)		Developable		Generation

								Area (ha)		(ha)

		Lago Lindo		123		1.5		121		12.1

		Klarvatten		140		1		139		13.9

		Crystallina Nera		87				87		8.7

		Joviz		84				84		8.4

		Schonsee		114				87		8.7

		Ozerna		107		3.5		103		10.3

		Mayliewan		121		3.7		117		11.7

		Belle Rive		120		2.9		117		11.7

		Eaux Claires		120		5.1		115		11.5

		Total		1016		17.7		970		97
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Table 2.

		

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		53.5		18.0		962		81%		3.47		3,339

		Medium Density Residential		4.1		53.3		219		19%		2.52		551

		Total		57.6				1,181		100%				3,890

		G.D.A.		102.8

		Density		37.8		ppgdha





Table 1.

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23%)		23.6		23.0%

		School/Park		11.3		11.0%

		Stormwater Lakes		10.3		10.0%

		Medium Density Residential		4.1		4.0%

		Low Density Residential		53.5		52.0%

		Total		102.8		100.0%

		AREA OF LAKES WILL VARY DEPENDING ON WHICH ALT. IS CHOSEN





Student Gen.

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		367		140		148		92		35		37

		Medium Density		51		16		16		13		4		4

		Total		418		157		164		104		39		41
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Original Submission

		TABLE 1

		Statistics included with our submission

		Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		School/Park		11.3		11.0%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		4.1		4.0%

		Low Density Residential		49.2		47.8%

		District Commercial		4.0		3.9%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		49.2		18.0		885		80%		3.47		3,070

		Medium Density Residential		4.1		53.3		219		20%		2.52		551

		Total		53.3				1,103		100%				3,621

		GDA		102.8

		Density		35.2		ppgdha						68.0

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		337		129		136		84		32		34

		Medium Density		51		16		16		13		4		4

		Total		388		146		152		97		36		38





Option 1-All Out

		TABLE 3

		Assumes no residential development between 66 St. and natural area

																Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Land Use Distribution

																Low Density Residential		42.6		18.0		766		68%		3.47		2,659

				Area (ha)		%GDA										Medium Density Residential		6.7		53.3		357		32%		2.52		900

		Gross Area (ha)		113.8												Total		49.3				1,123		100%				3,559

		Natural Area Management Plan		26.7												GDA		87.1

		(including Natural Area NE8094)

																Density		40.9		ppgdha

		Gross Developable Area		87.1

		Circulation (23% GDA)		20.0		23.0%

		Park		2.8		3.2%

		Stormwater Lakes		10.5		12.1%

		Medium Density Residential		6.7		7.7%										PE		PJH		PSH		SE		SJH		SSH

		Low Density Residential		42.6		48.9%

		District Commercial		3.7		4.2%										367		136		126		181		67		62

		Convenience Commercial		0.8		0.9%

		Total		87.1		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		42.6		18.0		766		68%		3.47		2,659

		Medium Density Residential		6.7		53.3		357		32%		2.52		900

		Total		49.3				1,123		100%				3,559

		GDA		87.1

		Density		40.9		ppgdha

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		292		112		118		73		28		29

		Medium Density		84		27		26		21		7		6

		Total		375		139		144		94		35		36





Option 2-All Res

		TABLE 2

		Assumes area between 66 St. and natural area is low density residential

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		102.8

		Circulation (23% GDA)		23.6		23.0%

		Park		3.0		2.9%

		Stormwater Lakes		10.6		10.3%

		Medium Density Residential		5.0		4.9%

		Low Density Residential		55.8		54.2%

		District Commercial		4.0		3.9%

		Convenience Commercial		0.8		0.8%

		Total		102.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		55.8		18.0		1,004		79%		3.47		3,483

		Medium Density Residential		5.0		53.3		267		21%		2.52		672

		Total		60.8				1,270		100%				4,154

		GDA		102.8

		Density		40.4		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		382		147		155		96		37		39

		Medium Density		62		20		19		16		5		5

		Total		445		167		174		111		42		43





NO NATURAL AREA

		TABLE X

		Assumes entire nat area is low density residential

		ALSO EXCLUDES DISTRICT COMMERCIAL

		Table 1: Land Use Distribution

				Area (ha)		%GDA

		Gross Area (ha)		114.1

		Natural Area NE8094		11.3

		Gross Developable Area		98.8

		Circulation (23% GDA)		22.7		23.0%

		School/Park		3.0		3.0%

		Stormwater Lakes		10.6		10.7%

		Medium Density Residential		4.8		4.9%

		Low Density Residential		52.9		53.5%

		Convenience Commercial		0.8		0.8%

		District Commercial		4.0		4.0%

		Total		98.8		100.0%

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		52.9		18.0		952		79%		3.47		3,303

		Medium Density Residential		4.8		53.3		256		21%		2.52		645

		Total		57.7				1,208		100%				3,947

		GDA		98.8

		Density		40.0		ppgdha						68.4

		Table 3: Student Generation

				PE		PJH		PSH		SE		SJH		SSH

		Students

		Per Unit

		Low Density		0.381		0.146		0.154		0.095		0.037		0.039

		Medium Density		0.234		0.075		0.072		0.059		0.019		0.018

		Generation

		Low Density		363		139		147		91		35		37

		Medium Density		60		19		18		15		5		5

		Total		422		158		165		106		40		41





Sheet1

		Table 2: Population

		Land Use		Area (ha)		DU/ ha		Units		%		PPDU		Population

		Low Density Residential		1.0		18.0		18		25%		3.47		62

		Medium Density Residential		1.0		53.3		53		75%		2.52		134

		Total		2.0				71		100%				197

		GDA		0.0

		Density		0.0		ppgdha						98.4





MR Table

		Based on Option 1 - all out

				Gross Area		Utilities		Gross		Reserve

				(ha)		(ha)		Developable		Generation

								Area (ha)		(ha)

		Lago Lindo		123		1.5		121		12.1

		Klarvatten		140		1		139		13.9

		Crystallina Nera		87				87		8.7

		Joviz		84				84		8.4

		Schonsee		114				87		8.7

		Ozerna		107		3.5		103		10.3

		Mayliewan		121		3.7		117		11.7

		Belle Rive		120		2.9		117		11.7

		Eaux Claires		120		5.1		115		11.5

		Total		1016		17.7		970		97






