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Section 1.0
Introduction

1.1 Location

This report - the Clareview Town Centre Neighbowdh@drea Structure
Plan - will provide the background to the developtef about 120

hectares of land in the Northeast sector of thg @fittdmonton, and the
land use framework for the area's development mt@ommercial,

institutional and residential focus at the centre Glareview. The

Clareview Town Centre Neighbourhood Area StrucRlen will serve as
a guide to the subsequent subdivision and ultidateelopment of the
lands referred to as the Clareview Town Centre.

The Clareview Town Centre is located east of Magridmive, north of
137 Avenue, west of 36 Street, and south of 144nf&eeThe location of
the subject site is shown on Figure 1, the Locakilap.

1.2 Background Information

The development concept proposed in this Clareviemwn Centre
Neighbourhood Area Structure Plan (NASP) will regla the
Neighbourhood Area Structure Plan and developmentept approved
for this area by Edmonton City Council in June, A@Bylaw 6075) The
1980 NASP envisioned the Clareview Town Centre bgneg around a
multi-use structure containing a Light Rail TrangitRT) Station, a
regional shopping centre, a hotel, high density laigh rise apartments,
and an office complex. Framing this multi-use dinue, the 1980 NASP
proposed medium density housing, a peripheral efiomplex, and a
large open space area for two senior high schaolgcational school,
and district-level athletic facilities. However,ighntegrated concept has
proven to be not economically feasible.

In 1986 and 1987, Mackenzie Spencer Associatestédnon behalf of
two private corporationsprepared and submitted a new Neighbourhood
Area Structure Plan to the City of Edmonton for rappl. The revised
NASP disaggregated the various uses of the mudtistsucture, and
placed those uses on individual parcels. By brepkip the multi-use
structure, a significant reduction in the intensdl the development
anticipated within the Clareview Town Centre resailt

The new Neighbourhood Area Structure Plan was lated to Civic
Departments and reviewed at public meetings wittall&community
groups. However, the owners did not advance the N&ABP to City
Council for approval.

Clareview Town Centre NASPOffice Consolidation September 2010
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This revised version of the new Clareview Town @&mMeighbourhood
Area Structure Plan retains most of the concepatete by Mackenzie
Spencer Associates, but modifies it to take intooaat the changes
requested by the city's Transportati@Q@mmunity Servicesand Planning
and Development Departments, and the feedback vexteirom the

community groups during 1986 and 1987. Specificalys new NASP

further reduces the proposed amount of commerenxaldpment and the
amount of land designated for high and medium esgidl densities. It
also takes into account the finalization of acaeggiirements to the LRT
Station/transit station/commuter parking lot, ahd tocation of a major
city recreation facility - the Clareview Twin Iceréna within the

Clareview Town Centre site.

Bylaw 12858 was approved on August 21, 2001, tarekthe Clareview
LRT Station and Transit Centre.

Created in 1993, there are principles containedthie Transportation
System Bylaw upon which the LRT extensions aresduitihe intent of
these principles (listed below) is to lead the pilag, design,
construction and operation of Light Rail TransitRL) and related
facilities in Edmonton. The principles are includadhe Transportation
System Bylaw to ensure that development of LRT dmolBton is
undertaken within a framework consistent with dartthemes and
objectives transcending changes in decision makpegsonnel and
process. Including them in the bylaw also provities public with an
opportunity to intervene and influence, through tatory hearing
process, in any proposed revisions or deviationse Principles are
intended to be flexible enough to reflect and Hgest to varying sets of
conditions, constraints and standards over time.

1. Principle of Public ConsultationThe City is committed to
ongoing consultation with parties who have an iagtrin issues
relating to the planning and development of LRTs lecognized
that the specific consultation processes which anelertaken
must be sufficiently flexible to allow for the diigy of public
views which may be expressed over time and ovéerelit
segments of LRT. The fundamental justification public
consultation is the premise that the public has ightr to
participate in decisions that may affect them.

2. Principle of Personal Safety The City is committed to the

development of a Light Rail Transit System whicltsrdesign,
construction and operation, meets with generallycegded
principles of safety and is consistent with soumdl @accepted
engineering standards and practices. The articolatof these
principles, standards and practices must take iatcount the
safety concerns and physical, demographic and larsk
environments of the communities along any givetisseof LRT
line.

Amended by Editor

Amended by Editor

Amended by Editor

Bylaw 12858
August 21, 2001
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3. Principle of Community Viability In the design, construction
and operation of the LRT system, the City of Edoromtill use
its best efforts to maintain or reinforce thosenadmts which
contribute to the current viability of the commugst adjoining
the LRT system within the bounds of practicalitg &easibility. It
is recognized and accepted that the elements wimfthence
community viability may vary from community to camity.

4. Principle of Impact Mitigation The City is committed to the
practical and feasible mitigation or reduction afgative impacts
on adjoining communities which may arise from tbgafiopment
of the LRT system.

5. Principle of Fiscal ResponsibilityThe City is committed to the
development of the LRT system in a manner whiclonsistent
with its fiscal capabilities and fiscal prioritieas may be
established from time to time by City Council agragfor the
citizens of Edmonton.

6. Principle of Community Stability and Appropri&evitalizatiorn-
In its decisions relating to land development, laise¢ change and
possible related demographic implications, the Giyl ensure
adherence and consistency with the spirit, objesti@nd policies
of the General Municipal Plan and other planningtiiments as
may be adopted and amended from time to time.

7. Principle of Growth Accommodation through Publicansit
Enhancement The City affirms its commitment to the provision
of an effective public transit system as a mearmsodmmodating
the City's growing travel demands.

1.3 Plan Proponents

This Neighbourhood Area Structure Plan was preparedehalf ofa
private corporation by the Walker Consulting Group Limited and Amended by Editor
William Dolman and Associates.

1.4 Report Format

This Clareview Town Centre Neighbourhood Area Strec Plan is

divided into four chapters. Chapter One providesn&noduction into the
Plan. Chapter Two describes the natural featurdraman factors in the
Town Centre area. Chapter Three provides objectivaswill guide the

formulation of the development concept and thendte development of
the Town Centre. Chapter Four describes the deredap concept,
including the municipal services which will be ré@ga and a general
staging concept, in sufficient detail to satisfyetmeeds of a
Neighbourhood Area Structure Plan and to not reqany further
Neighbourhood Area Structure Plan development qrayal prior to

specific area districting or detailed subdivision.
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1.5 Acknowledgements

Much of the background to thiSIASP document and considerable Amended by Editor
policy formulation was done by Mackenzie Spencesdaates in

1986 and 1987. This Plan does not redo what haadrbeen done.

Neither, however, does it merely repeat the madserjreviously

presented. Rather, an evaluation and up-datingepsodias been

undertaken, so as to make this revised new Neighbod Area

Structure Plan current.
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Figure 1 Location Map Bylaw 9841, July 16, 1991)
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Section 2.0
Natural Features and Human Factors

2.1 Physical Environment

Applicable information about the physical envirommef the subject site
is as follows. Most of the geological informatioboait the site has been
extracted from Alberta Research Council Bulletir? #htitled "Urban
Geology of Edmonton”, written by C.P. Kathol and\RMcPherson.

2.1.1 Bedrock Topography

The bedrock surface contour lies approximately@3a m (75
to 100 ft.) below ground surface in the area ofghbject site -
normal when compared to the rest of the Edmontea.afhe
bedrock topography appears level to undulatingistptowards
the North Saskatchewan River, falling some 30 n® (ftQ over
the subject site.

2.1.2 Bedrock Overburden

Overlying the bedrock on the subject site is a iglatill
comprising unsorted and unstratified sedimentslay, silt and
sand with pebbles and boulders. It is variable hitkhess,
averaging about 15 m (50 ft.) in depth on the sttlgée, and its
topography is level to undulating. There are mistoatified sand
and gravel lenses and layers of disturbed bedraitknathe till.

2.1.3  Surficial Geology

Overlying the glacial till on most of the subjectesis a
glaciolacustrine deposit, 3 to 6 m (10 to 20 feed, comprising
mainly sand with minor silt and clay componentsd aminor
pockets of course sand and gravel. This featuredepssited in
a large preglacial lake - Lake Edmonton - formedirdu the
recession of the ice shut in Late Pleistocene time.

On this glaciolacustrine deposit, care must be rtake
construction due to potentially localized high watables and
susceptibility to erosion processes. The deposst ¢eenerally
medium strength, moderate to high compressibilignd
potentially high sulfate content, and is suscegttbl frost action,
swelling and erosion. However, none of these pamgous
problems to normal urban construction practices

Clareview Town Centre NASPOffice Consolidation September 2010



General construction conditions are average, rgnion a scale
of 7. Potential sulphate hazard (sulphate in stéicks concrete
installations) is 3 (higher than average) on aescdl7 for the
east half of the site, and 5 (lower than averagejHe west half
of the site. Susceptibility of deposits to erosi@naverage,
ranking 3 on a scale of 6.

Overlying the glacial till on a part of the subjesite is a small
area of organic soils, which is the location ofeayvshallow and
seasonal slough. However, it is not a deep depasd, the
organic soils will be dealt with in a normal manrier urban
areas.

2.1.4 Surficial Topography and Drainage

The landscape is basically flat and slopes gentih¢ southeast.
From the high point adjacent to the Manning Freeteathe low
point, the elevation change is approximately 3 mseté/ith the
size of the Town Centre, this difference is nongigant.

A few small low areas are located within the Towen@e site.
They retain water for brief periods throughout thear.
However, with the uses proposed for the Town Ceat@ the
land reforming which will result, these depressidosnot repre-
sent a significant constraint to the developmenthef subject
site.

2.1.5 Soils

The topsoil on the subject site is Ponoka Loam,atkat
predominantly to the west of tieailway Company’snainline,

and a composite of Malmo Silt Loam (60%) and WataskSilt

Loam (40%),located to the east of tlailway Company’s
mainline.

Both the Ponoka Loam and Malmo Silt Loam are mesloér
the Chernozemic soils group, and have developederund
grasslands and parklands. These soils have a daikcs soil
over a fairly friable subsurface. The Ponoka Loasn an
eluviated black to orthic black chernozemic soive&leped on
alluvial lacustrine material. The Malmo Silt Loaman eluviated
black chernozemic soil developed on lacustrine nate

The Wetaskiwin Silt Loam is a Solonetzic soil. Swtils have
formed over a salty parent material, and have adogurface
horizon and a hard column-like subsurface, wittsaally saline
subsoil. The Wetaskiwin Silt Loam is a black soneui
solonetzic soil developed on lacustrine material.

Clareview Town Centre NASPOffice Consolidation September 2010
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2.16

According to the Canada Land Inventory, the soils the
Clareview Town Centre are in classes 1 and 2 faicAjure -
that is, they have either no significant limitasom use for
crops, or moderate limitations that restrict thegea of crops or
require moderate conservation practices.

However, these soils pose no significant problemeeelopment
of the Clareview Town Centre as an urban area.

Vegetation

The subject site is almost entirely devoid of angtural

vegetation, having been farmed extensively in tagt.pEXisting
vegetation is primarily cropped open field or gtasd, and
wetland shrubs and grasses in and near localixedideas. Most
vegetation does not appear worthy of preservation.

The exception to this is the group of trees immtedifanortheast
of the LRT transit terminal. This is a mature gromade up
primarily of balsam and aspen poplar. However, viitensive
urban development proposed immediately adjacetitisogroup,
it is unlikely that the natural environment withivhich the trees
have matured will be retained. This will make thevésal of the
trees very precarious.

Clareview Town Centre NASPOffice Consolidation September 2010



2.2 Human Environment

The human environment of the subject site and tineosinding
area, if information is applicable, is as follows:

2.2.1 Ownership

The majority of the land within the Clareview Tow@entre is
owned bya private corporation Figure 2 shows the individual
parcels of land within the subject site. Tablesislithe individual
properties by parcel number, legal description, @amnder.

Parcels 1, 2, 3, 4,10, 11,12, 13, 15, 16, 17, 9821, 22, 23, 24,
and 25 are owned by the City of Edmonton. The tateh of
these parcels is 21.51 ha (53.15 ac.). These larglgnainly
roadway, circulation and LRT station lands.

Parcels 5, 6, 8, and 9 are ownedéabprivate corporation The
total area of these parcels is 47.43 ha (117.20 ac.

Parcel 7 is owned jointly btwo private corporations.The area
of this parcel is 43.37 ha (107.17 ac.).

Parcel 14 is owned bgnother private corporationThe area of
this parcel is 3.68 ha (9.09 ac.).

Parcel 20 is owned jointly biyvo private non-corporationsrhe
area of this parcel is 1.27 ha (3.14 ac.).

Parcel 26 is owned bg private corporation under title toa
private corporation The area of this parcel is 4.01 ha (9.91 ac.).

Clareview Town Centre NASPOffice Consolidation September 2010
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Figure 2 Ownership Plan@ylaw 9841, july 16, 1991 — as amended by Editor)
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2.2.2 Land Uses on Site

2.2.3

Amended by Editor

Traversing the property southwest to northeast he t
mainline ofa Railway CompanyWithin this mainline right-
of-way runs the City's LRT line, with its northetarminal
station at about the middle of tRailwayline as it runs through
the Town Centre site. Adjacent to the LRT Statiemaitransit
centre and a commuter parking lot.

Access to the LRT Station, transit centre and parKot is
provided by roadways within the Town Centre whicé & part
registered as roadways and in part used as suclerund
agreement with the land owners. At an early pairthe devel-
opment of the Town Centre, full access via the steged
internal road system will be provided to the LRT
Station/transit centre/parking lot.

The City's Clareview Twin Ice Arena, which is cuntlg under
construction, is located within the subject sitppeoximately
in the middle of the part of the Town Centre eaktthe
Railway Company’snainline. Access to the Arena will be
provided by registered roadways - 40 Street, whigh run
north of 137 Avenue, and 139 Avenue, which will rwest
of 35 Street. Currently, both roadways are regestemd are
being tendered for construction. A constructiordieay follows
the 139 Avenue right-of-way.

Amended by Editor

50 Street cuts a triangular area off from the wmdsthe Town

Centre site in the southwest corner. Within thantyular area
there are three small residences and a commeianidéqg centre
northwest of theRailway Company’dine, and an Edmonton
Power utility building southeast of thRailway Company’s
line.

Amended by Editor

Surrounding Land Uses

South, east and north of the Clareview Town Centre
Neighbourhood Area Structure Plan are the estaddish
residential neighbourhoods of Clareview. These mmgrhoods
are separated from the Town Centre by minor aftand major
collector roadways. West of the Town Centre is MagrDrive,

a major arterial roadway.

The surrounding lands to the north, east and sangh for
the most part, built out in a mixture of 4-storeyedium density
apartment buildings, townhouses, and low densiingle
detached residences. Two small neighbourhood

Clareview Town Centre NASPOffice Consolidation September 2010 15
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2.2.4

2.2.5

commercial sites are located at the intersectiohs3®
Street with 137 Avenue and with 144 Avenue. The
southerly site is fully developed with a full rangé con-
venience commercial uses. The northerly site iy @artly
developed, with a single convenience store/gas bar
combination.

The lands immediately west of manning Drive are
currently vacant.

Access and Services

The subject site is accessible from a number oali@mns
along 137 Avenue, 36 Street, 50 Street, 144 Averang,
Manning Drive. Municipal piped sanitary sewerageter
supply and storm drainage facilities are locatedthbo
within and adjacent to the subject site.

General Municipal Plan

The 1990 Edmonton General Municipal Plan (GMP)
designatedhe subject site as a Town Centre.
Amended by Editor
The GMPindicated that the town centre concepias an
appropriate form for focal points in Suburban are@ke
Plan continued that the town centre concepivould
probably be realized differently for each centreithw
variations in size, role and function acceptable.

Specific policies in the GMRvere designed to realize the
objective of promoting the development of town gestin
suburban areas. These policisgated that the City will
encourage the development of multi-use town centes
focal points in suburban areas, and that differeown
centres will have differences in size and functions

More specifically to the Clareview Town Centre, tG&P
stated that the Clareview Town Centre should be
considered as the first priority for the City tocewnirage
development. The GMP alsstated that a start on the
Clareview Town Centre would provide an important
component to the successful implementation of the
Northeast strategy of the GMP. To that end, the Gidiedas

a policy that the City will encourage the prompvelepment of
the Clareview Town Centre and, where feasible, teoca
appropriate civic facilities on the site.

In May 1995, the 1977 Planning Act was repealed i@pdaced

Clareview Town Centre NASPOffice Consolidation September 2010



with the Municipal Government Act. Under the negidlation,

the General Municipal Plan had to be replaced vatNunicipal Amended by Editor
Development Plan before September 1, 1998. Planod&tbn,

Edmonton’s Municipal Development Plan (Bylaw 11738,

amended) was approved by City Council on Augus1398.

The following section on the Edmonton Municipal &egment
Plan was taken from Bylaw 13318; an amendment ® th
Clareview Town Centre NASP, and refers to the $ipeci
amendment area but can be generally applied to vhele
neighbourhood.

Municipal Development Plan

The Edmonton Municipal Development Plan sets oubries and
strategies to accommodate the development of tiye Tie following are
priorities and strategies specific to the proposedelopment.

Our Physical Growth Strategy We will optimize the use of

public infrastructure by promoting infill developntan existing
neighbourhoods and business areas and accommodaityhgr Bylaw 13318
density land uses along transportation corridors. July 10,2003

Priority - Land Development PhilosophyDevelop and utilize a
land development philosophy that meets the Citrg Iterm

development needs and achieves the optimal balbateeen

residential, industrial, commercial, institutionahd recreational

land use.

Strategy 1.1.1 Provide for choices regarding the types of
development in which people want to live and donass.

Priority - Utilization of Existing Infrastructure- Encourage
maximum development around existing City infragtmec

Strategy 1.3.4 Promote intensification of development
around transportation corridors and employment aea

Strategy 1.3.5 Support increased densities of land use
through infill development that is sensitive to sérig
development.

Priority - Movement of People and GoodsEnsure that an
integrated system facilitates the safe, effectivel &fficient
movement of goods and people throughout the Cdybagond.

Strategy 4.3.1- Develop and maintain an integrated
system of roadways, public transit, pedestrian hiogcle

Clareview Town Centre NASPOffice Consolidation September 2010 17



facilities and services to support and enhance Huom
as a growing, vibrant and culturally diverse city which
people choose to live, work, team and play.

Strategy 4.3.3- Make effective and efficient use of the
transportation system.

2.2.6 ZoningBylaw

The City of Edmonton’s Zoning Bylaw indicates ttat land in _
the Clareview Town Centre NASP, as of March 20§4pohed- ~ Amended by Editor
AP (Public Parks), AGU (Urban Reserve), PU (Pulilitlity),

CSC (Shopping Centre), CB2 (General Business), RSL
(Residential Small Lot), RF4 (Semi-Detached), RAGW(Rise

Apartment), RA8 (Medium Rise Apartment), RA9 (Hrjbe

Apartment) and DC2 (Site Specific Development @bntr

Provision).

Bylaw 13318 July 10, 2003 approved the use of @e&00 of
the Edmonton Zoning Bylaw to designate the norst partion

of the Clareview Town Centre NASP as a Special .Afégs
allowed the creation of five unique zones, creafetifically as
Section 950, that will only be applied to the landghin
Clareview Campus. The zones area as follows: CCHD
(Clareview Campus High Density Residential), CCMD
(Clareview Campus Medium Density Residential), CCLD
(Clareview Campus Low Density Residential), CCSlargview
Campus Single Family Residential) and CCNC (Clawevi
Campus Neighbourhood Commercial).

2.2.7 Transportation Corridors

The Clareview Campus Neighbourhood is the termamgbioint Bylaw 15507
for the northeast LRT line, and contains the Claem RT Amerded by Lator
Station, Transit Centre, and park and ride lot. Tegpital Region

Intermunicipal Transit Network Plan identifies imetMedium

and Long Term Network (Figures 9 and 10), the pidéefor the

northeast LRT line to be extended to Anthony Heldase. The

park and ride lot also shifts from the Clareviewngaus

Neighbourhood to the future termination point ati#my

Henday Drive.

Manning Drive is identified in the Capital Regiartdrmunicipal
Transit Network Plan as an Intermunicipal Bus Rabegt
connects the Clareview Campus Neighbourhood to Fort
Saskatchewan. There are no proposed changes to the
Intermunicipal Bus Route over the duration of trepital Region
Intermunicipal Transit Network Plan.
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Proposed amendments to the Clareview Town Cent&P\Aat
impact the Intermunicipal Bus Route or LRT line thesreferred
to the Capital Region Board.

The Way We Move: Transportation Master Plan, ide#i
Manning Drive, north of 137 Avenue to Anthony HgnDave,
as a Highway Connector. Highway Connectors arénhig
standard roadways connecting Anthony Henday Doviné
Inner Ring Road as well as to provincial/nationajtways
outside of Edmonton’s boundaries.

Clareview Town Centre NASPOffice Consolidation September 2010
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Section 3.0
Plan Objectives

3.1 Plan Objectives

The primary objective of the Clareview Town CenNeighbourhood
Area Structure Plan is to serve as a guide for ghdivision and
development of the Clareview Town Centre.

It is a corollary objective of this particular Pldncument to consolidate
and articulate all of the changes in form and fiamcivhich have been
determined for the Clareview Town centre since #swinitially
proposed in the late 1970's, placing those changesthe form of a
statutory planning document which can be approvwe&dmonton City
Council and subsequently used by both the City@ihte land owners
as a guide for land development decision-making.

3.2 General Objectives

It is an objective of the Clareview Town Centre Hlebourhood Area
Structure Plan to define a land use framework hardevelopment of
the Clareview Town Centre to make it an integramponent of the
Clareview community's urban structure.

It is also an objective of the Clareview Town Cenheighbourhood
Area Structure Plan to provide a pattern of landsuthat provides a
logical base for efficient development, but whiehflexible enough to
allow for minor changes in the pattern of land usethout the need
to make a cumbersome amendment to a statutorydpleanment.

3.3 Commercial Objectives

It is an objective of the Clareview Town Centre gdgourhood Area
Structure Plan to designate sites for developmémat @nge of retalil
and business commercial uses appropriate bothtfmwia centre, and for
a location with visibility and accessibility thatgximity to both an LRT
Station/transit-centre and Manning Drive providds.is a further

objective that these uses serve as a commerciahcandor the

Clareview community, providing a level of retail darbusiness
service sufficient to meet the needs of the comiguni

Amended by Editor
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3.4 Institutional Objectives

It is an objective of the Clareview Town Centre gd#ourhood Area
Structure Plan to define within the Town Centreeattal location for
the sites of the Senior High Schools which are ¢odeveloped in
conjunction with a District Park and the Clareviéwin Ice Arena that
will serve some of the active and passive recraatimeeds of the
Clareview community.

3.5 Residential Objectives

It is an objective of the Clareview Town Centre gd#ourhood Area
Structure Plan to define within the Town Centrerappate sites for the
development of various high, medium and low densigidential
projects and areas. The intent of the Plan is ¢oige for approximately
4,290 residential units in the Town Centre, which willouse

approximately8,730people. The high and medium density project areas

will predominantly be proximate to the LRT Statidhys having all the
location and access attributes that such proximaityails. The lower
density areas will be related to the need to ngbosg existing
communities to negative impacts from too high lsvefl density within
the Town Centre. Residential uses within the Tovanté, especially
near the LRT Station and the commercial core, aldb provide for a
continuous presence and activity level in the Gemlitiat will, in turn,
help to provide a safe urban environment.

Clareview Town Centre NASPOffice Consolidation September 2010
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Section 4.0
Development Concept Plan

4.1 Introduction

The Clareview Town Centre is located at the inteiea of 137
Avenue, 50 Street and Manning Drive, all of whiche amajor
components of the arterial roadway network of nesgt Edmonton. It
is also the northern terminus of the northeast liR&. As a result, the
Clareview Town Centre can serve as the focus afirmb®er of diverse
activities of the businesses and residents of Cilene

The Clareview Town Centre should not simply be haotstrip

commercial development. To be so would be to miso@portunity.

Rather, the planned uses and patterns must preedeces to a much
broader spectrum of consumers than typical in aveotional retail

area, and provide for a broad range of resideaptbns.

The concept proposed to guide the future developwietne Clareview
Town Centre includes three primary land use comptnecommercial
uses feighbourhood commercialgeneral business, and shopping
centre), residential uses (high, medium, and lowsdg in various
forms) and institutional uses (school campus/parnkjor recreational
facility site, and LRT Station/transit centre/afany parking sites).

These land use components will be both joined agparated by
vehicular and pedestrian circulation patterns.

When planned as a whole, the three complementamyapy land uses
together with the circulation concept offer the ogipnity to develop a
strong urban focus for the Clareview community.

The Development Concept Plan for the Clareview To®@antre
advanced in this Neighbourhood Area Structure Rirshown on
Figure 3. This Plan is in sufficient detail that foother Neighbourhood
Area Structure Plan development or approval willrbguired prior to
the Land Use Bylaw districting or detailed subdimmsof specific areas.

Amended by Editor
Bylaw 13318

July 10, 2003
Bylaw 14459
January 22, 2007
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Figure 3 Development Concept Plains amended by Bylaw 14459, January 22, 2007)
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4.2 Concept Highlights

Highlights of the Development Concept Plan arecdisws:

. The development of the Clareview Town Centre wdtuar
within the framework of the arterial road networkdathe
City's LRT system which are intended to serve btith
Clareview community and the entire northeast seofothe
City.

. The retail focus within the Clareview Town Centrdl e
the proposed commercial uses which front onto 18&nde.
It is anticipated that these commercial facilitiesll be
developed with a relatively low profile, but withufficient
diversity to serve the needs of the resident ansiniess
populations within Clareview and the northeast aeof the
City.

. A secondary commercial focus will be provided battgroup
of usessouth of 50 StreetGeneral business will be located Amended by Editor
along the railway company’s lin&his location willexploit Janue 55, 2007
both the visibility and exposure to the high volunaé traffic,

and the very ready access to the LRT Station/traesitre.

. A small neighbourhood commercial site located saitth44 Amended by Editor
Avenue and west of 36 Street. It is intended tintaznally 0 5005
focused and oriented towards the Clareview Campus
neighbourhood. Safe and convenient pedestrian acogi
be provided throughout the ‘Special Area’ to thei@view
Campus Neighbourhood Commercial area (CCNC). \fehic
access/egress will be limited to 144 Avenue and hal

constructed in accordance with City standards.

. Located at the core of the Clareview Town Centri vd the
proposed Senior High School Campus and Districk Rad
recreation facility. To that end, the City is aldgabuilding
the Clareview Twin Ice Arena on the site. This liagiwill
have direct access to the internal collector rogdasstem
within the Town Centre and to the LRT Station/tiansentre

. The primary LRT Station, transit centre and commute
parking lot will remain in their current locatiomé be linked
by the internal collector roadway system to theeraat
roadway network adjacent to the Town Centre and thto
the Clareview community's neighbourhoods. The &tatvill
also be linked by a pedestrian walkway systemuiticlg an Bylaw 12858
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underground walkway that connects the LRT statimrihie August 21, 2001
east and west side bus terminals and parking areas.
secondary transit centre and commuter parking lidit lve
located on thewestside of theRailway Company’dine to
serve commuters north of tlailway Company’dine. The
City will acquire this secondary site by reducirng tsize of
the LRT Station and Parking area on the southedstdf the
Railway Company’dine and by means of a land exchange
with the landowner. The City will then develop thecesses

to this secondary siteThe area designated for this transit Ao L 2001
centre was expanded to meet market demands, irereas

accessibility and make the overall transportatioatwork

more efficient.

Amended by Editor

. The Development Concept Plan and Table 2 to this
Neighbourhood Area Structure Plan describe the filtmse of
this reduction and land exchange. Subsequentktapproval of
this NASP and the redistricting and subdivision casated
with the Shopping Centre site as shown on the Deveént
Concept Plan, the boundary between the LRT Statfon
Parking area and the Shopping Centre may be altenéd the
concurrence of the affected landowner and the &ayas to place
the boundary of the Shopping Centre site in clge@ximity to
the LRT Station itself. Again, the shopping centiad owner
will acquire this additional land from the City exchange for
additional land at the secondary LRT Station & Rayksite,
northwest of the LRT line. If this occurs, the fingizes of the
Shopping Centre and the two LRT Station/Parkingssitwill
differ slightly from those indicated on the Devaiognt Concept
Plan and in Table 2. However, no Neighbourhood Atacture
Plan amendment will be necessary in order to uakerthis
second phase of the reduction and land exchange.

. High and medium density residential uses, in themfof
medium rise and low rise apartments and stackeahousing,
will be located in close proximity to the LRT Statitransit
centre, so as to place a large number of residentslose
proximity to the LRT system with its easy accessitovntown
Edmonton. Other medium density residential usesyarious
forms, will be located in a few other selected siteithin the
Town Centre, in locations with good access eitherntajor
roadways or to the School Campus/District Park.

. The farnortheast and southeast portions of the Town Ceamwitte ~ amended by Editor
be developed as low density residentatd single family ij{'ya;volggég

residential precincts. Separated from the balance of the Town
Centre and the School Campus/District Park, andiah)t to
existing residential areas, these areas are mapeo@ately
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developed for low density residential uses thanctonmercial or
high density residential uses.

. The vehicular circulation pattern proposed for Glreview
Town Centre performs two functions. The patternl wrovide
linkages from each of the land uses to the perimaterial or
major collector roads, and, subsequently, to theral roadway
network. The pattern will also allow for strong émnbal
linkages among the various elements of the Towntr€emhich
require such linkages.

. The pedestrian circulation pattern proposed for @lareview
Town Centre, other than the obvious one which Wwéllocated
along the roadways, allows for the linkage of tbes Idensity
residential areas of the Town Centre both to adjaloev density
residential areas and local elementary schools,t@anide School
Campus/District Park and LRT Station areas.

4.3 Development Concept Details

The Development Concept Plan also provides a detalnd use
framework for the Clareview Town Centre which whle realized

through subdivision and appropriate Land Use Bythstricting. This

Development Concept Plan is a sufficient guideftiother detailed Land
Use Bylaw districting and detailed subdivision. Hawer, any detailed
land use plan must be responsive to the need fangsh over time in
response to both changes in societal attitudes raadket forces.

Therefore, it is a policy of this Neighbourhood Ar8tructure Plan that
the detailed Development Concept Plan articulatece meed not be
strictly adhered to, but will be used as a guide tfte subdivision,

districting, and development of the lands withire tBlareview Town

Centre Neighbourhood Area Structure Plan area.

The following sections delineate the various used development
strategies which will be applied within the Townn@re.

Table 2 provides a breakdown of the land areaaiéatto each use.
4.3.1 Town Centre Commercial Uses

Commercial uses within the Clareview Town Centrdl e
divided amongthree basic types -neighbourhood commercial,
general business, and shopping centre.

A neighbourhood commercial site is located soutth4sf Avenue
and west of 36 Street in the Clareview Campus i8pdgea’.

The site is intended to be internally focused anented towards
the Clareview Campus neighbourhood. Safe and coene
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pedestrian access will be provided throughout Bpecial Area’
to the commercial site. Vehicle access/egressbaillimited to
144 Avenue and will be constructed in accordancth @ity
standards.

A combination ofpark, neighbourhood commercial, row housing, Amended by Editor
. . . . .- Bylaw 14459

low rise apartment, and medium density residerdral intended January 22, 2007

to be developed in the area between 50 Street, Mgtidrive,

144 Avenue, and thRailway Company’snainline. This area is

isolated from the balance of the Town Centre by Ralway

Company’smainline, but will be connected by a pedestrian

underpassand a multi-use systento the LRT Station/transit

centre in accordance with the Development Concégpt. How-

ever, the primary orientation of this area will @m Manning

Drive. Uses should be those which can use and tdregh the

very good accessibility and visibility this locatiprovides. Such

uses will includeoark, neighbourhood commercial, row housing,

low rise apartmentand medium rise apartmentBevelopment

will take into account the location of this areathin one of

Edmonton’'s Major Commercial Corridors. As well, egx to the

individual development sites will focus on the mi& roadway

system rather than Manning Drive.

The triangular area bisected by fRailway Company’snainline Amended by Editor
and bounded by 50 Street, Manning Drive, and 13&ne will

be a general business area. Given the configurafitime site and

the exposure of this area to the major arteriatl noetwork, it is

anticipated that this area will be developed insustich exploit

the site's visibility and accessibility along theajor roadways.

Uses will be similar to the area along Manning Bridescribed

above. As well, development on the lands adjaceri¥lanning

Drive will take into account the location of thentks within one

of Edmonton's Major Commercial Corridors.

It is anticipated that the Shopping Centre sitd lagl a traditional
shopping centre anchored by a grocery supermarket, a
potentially, a department store.

Development of the Shopping Centre site will beeblasn CSC  Amended by Editor
and DC2 districting; however, the developer will providerf

appropriate design, landscaping, transition, bufégrappearance

from the street and vehicular and pedestrian aesessadjacent

sites based on the centre's function and locatidhe Clareview

Town Centre.

The Shopping Centre site may be developed as alesing

comprehensively planned entity or as a series ofngercial
establishments under differing ownerships. In eithstance, care
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4.3.2

will be taken to ensure that vehicular and pedastdirculation
systems will permit maximum interaction within tbiée, that the
development is properly landscaped, and that theldpment is
architecturally pleasing.

The area designated for shopping centre uses wpanebked to Amengeld byl'ig‘éir
the east side of 42 Street effectively doublingatiea designated g ember 27 2001

for shopping centre use.

The original area designated for shopping centresysvest of 42
Street, has been developed with a number of ‘big betail
facilities, creating a power centre form of commaraiode. The
largest of these retail facilities is a super-grtaréa and the
remainder include a self-standing multi-plex cinecoanplex, two
large self-standing retail outlets, and a few smalinulti-tenant
retail buildings.

The eastward expansion of the shopping centre mpeecis

intended to accommodate a broader range of comiaeretail

facilities to augment those which are already eksaled in the Bylaw 13207
western shopping centre precinct. This commercig svas November 6, 2002
approved for the development of a large generairstore and

a small shopping centre.

Town Centre Institutional and Open SpasesU

The Senior High School Campus/District Park sitéosated at

the centre of the Clareview Town Centre. This stelso the

location of the Clareview Twin Ice Arena. This acthe pro-

posed Senior High Schools as close to the LRT@tand transit

centre as possible, and accessible to the Hermitagenunity

which will be served by these Senior High Schodlkis also

allows the Campus/Park site to act as a buffer éetvihe Amended by Editor
Clareview Campusresidential area and the high intensity

development in the Town Centre.

The size of the Campus and District Park indicatedrigure3 is Amended by Editor
20.7 ha (51.75 ay, as per the city's requirements. Of this, the
City has already acquired 4.39 ha (10.85 ac.) tairbe
construction of the Clareview Twin Ice Arena. Theesof the
Campus and District Park exceeds the total Municiaserve
(MR) dedication due the City of Edmonton from lamgned by
two private corporationswithin the Town Centre, together with
the "campus exchange land" thie two private corporations
owe to the city under an existing agreement. Thal amount
owing the City, and a comparison with the amoumivshon this
Plan, is calculated in Table 3.
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The Campus and District Park site will be acquibgdhe City as
Municipal Reserve, as land exchange, and as additiand
acquisition, with details to be worked out as suisthhn and
development progress.

Approximately 1.0 ha of open space corridors anck@ity area Bylaw 13318
will be arranged within the Clareview Campus MediDmnsity July 10, 2003
and Low Density areas of the ‘Special Area’. Therogpace

corridors will radiate out from the amenity area 8s to facilitate

safe and convenient access within the amendmeataan@ to the

Clareview Campus Neighbourhood Commercial area #mel

LRT.

The area provided for the creation of the centralemity area
and open space corridors is in addition to the dieper’s
municipal reserve dedication in the Clareview Campu Amended by Editor
Neighbourhood.

In addition, a 1.0 hectare park site has been pedinorth of the _
Clareview LRT Station and Park-N-Ride facility, wes the — AmeEed ™ 2
railway right-of-way. This park site is intended serve the January 22, 2007
active and passive recreational needs of the futeselents of the

plan area and the surrounding communities.

For the 1.0 hectare park space, the most up to date
recommendations of Railway Company for non-resident
development adjacent to a “Principle Main Line” Wwibe
considered. Development will be in accordance viriilway
Company’s recommendations, requiring a 30 metrelding
setback in conjunction with a 2.5 metre high eanthserm,
constructed entirely outside of Railway Compangi®perty.
Acoustic fence is to be constructed without openiagd of a
durable material weighing not less than 20 kilogeaper square
metre of surface area. Upon construction of therband fence,
ownership of the land on the side of the fence aafjto the
existing Railway Company’s right-of-way will be nsderred to
Railway Company and consolidated with the Railwayn@any’s
right-of-way. Any proposed alterations to thesérig drainage
pattern affecting Railway property must receive opri
concurrence from the Railway and be substantiated trainage
report to the satisfaction of the Railway. An agreent would be
entered into between the developer and Railway @osngo
provide stormwater management on the east sideedbérm next
to the railway tracks.

Setback and buffering requirements for the parkcspwaill be
considered at the subdivision application stage.
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4.3.3 Town Centre Residential Uses

Higher density residential areas have been desgnan

proximity to the LRT Station/transit centre in ord® benefit

from the accessibility the LRT offers. Densitiesltbe based on

RAB8 districting in Medium Rise Apartment areas, Réigtricting

in Low Rise Apartment area®F5 districting in Row Housing  Amended by Editor
AreasandDC2 districting at 80 upha in the Stacked Townhouse

area.
At the Community Meeting, concern was expressedraew Bylaw 14459
potential overflow parking in surrounding resideaitareas. To January 22, 2007

address this issue, off-street parking for the &a=dial
development and Commercial uses will be provided in
accordance with the regulations set out in the @ityfedmonton
Zoning Bylaw. To mitigate potential traffic andrkimg impacts
resulting from the Residential developments andt ghr@ximity

to the Commercial uses in the Clareview Town Centre
neighbourhood, no relaxation to the parking reqments shall

be allowed for the Residential development or Corniadeuses.

The two Low Density Residential areas will be predominantl Bylaw 13207
single detached housing; however, semi-detachedimgpuand ~ Novemper6. 2002
planned-lot residential forms may also be permiitegelected

areas if market forces provide the opportunity. Maxm

densities in each area will be as shown on the Dpueent

Concept Plan.

The development concept for the Clareview Campasi&pArea JBuﬁa‘l’glggég
in the north east portion of the NASP combines & ofiilow, ’
medium and high density housing opportunities raggfrom

single family housing to high-rise residential @nifThe overall
development concept has been designed to be sensitithe

existing Hairsine Neighbourhood, located immediatebst of

Clareview Campus by creating a transition of lanses and

densities between the Low Density Residential (LB®&)in the

Hairsine Neighbourhood and the Clareview Campusciape

Area. The development regulations within Sectiéf 8f the

Zoning Bylaw will ensure a reduction of densitibgight and

massing of buildings from high rise apartments/@muohiums to

single family residential housing.

Clareview Campus High Density Residential (CCHD)

This high density area is located immediately a€jado the LRT
tracks south of 144 Avenue. Development withirQ§eiD area
may consist of up to four high-rise residential lbuigs. These
buildings will be oriented to allow for safe and neenient
pedestrian access to the LRT, the proposed CCNg&, ared the
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adjacent park and open space corridor. Vehiculacess and
egress to the CCHD area will be limited to 144 Awen

Clareview Campus Medium Density Residential (CCMD)

The medium density area is located in the centaatipn of the JBL}f'anVglgg%
Special Area. The CCMD will be developed as I®@-ri  Amended by Editor
apartments and row housing under the CCMD Zone. bwe

housing uses can only be developed on site(s)ifigpminto 144

Avenue. This CCMD development will be integrateth whe

CCLD and CCSF through the use of setbacks; hard switl

landscaping; and, a uniform architectural theme.

Clareview Campus Low Density Residential (CCLD)

The low density residential is located in the nag#tsterly portion
of the area adjacent to Hairsine. The CCLD areal viak

developed as low density residential housing withatstached
garage providing on-site parking for two (2) velgland private
yards. The CCLD will be integrated with the neighiiwod on
the east side of 36 Street by utilizing a comborabf hard and
soft landscaping.

Clareview Campus Single Family Residential (CCSF)

The single family residential is located south edgtportion of
the Special Area. This CCSF area will be developedingle
family detached housing that will be integrated hwithe
neighbourhood on the east side of 36 Street byzingl a
combination of hard and soft landscaping.

Clareview Campus Neighbourhood Commercial (CCNC)
The Special Area also includes a commercial sitatled south of
144 Avenue which is intended to be internally fedusnd
oriented towards the Clareview Campus neighbourhood

The most up-to-date recommendations of Railway @agnfor Amended by Editor
residential development adjacent to a “Principle iM&ine” will Janfgrljvzvzl%%%
be considered at the development application stdgehibit 1.0 — '
Proposed Residential Building Setback / Bufferirdjagent to

Railway illustrates the railway setback proposedr fthe

amendment area. Development will be in accordancen

Railway Company’s recommendations, requiring a 36tren

building setback from the existing rail right-of-wéo residential

buildings for noise attenuation and security. \Whenedium

density development sites are located adjacenth& Railway

right-of-way, in addition to providing the 30 mettauilding

setback from the existing right-of-way to the residhl

development, other mitigation measures to redueeirtipact of

noise and safety concerns at the development apiglic stage

will be considered (e.g. landscaping, siting of kiag areas,
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architectural treatment of buildings, etc.).

The buffering proposed along the rail line consstta 2.5 metre
high earthen berm, constructed entirely outside Rdilway

Company’s property. A noise attenuation barrieralshbe

adjoining and parallel to the railway right-of-waliaving returns
at the ends, and a minimum total height of 5.5 reedbove top-
of-rail. Acoustic fence is to be constructed withopenings and
of a durable material weighing not less than 2®m#rams per
square metre of surface area. Upon constructiothefoerm and
fence, ownership of the land on the side of thedeadjacent to
the existing rail right-of-way will be transferretb Railway

Company and consolidated with the railway rightacdy. An
agreement would be entered into between the deselapd

Railway Company to provide stormwater managemenhemast
side of the berm next to the railway tracks. lowd be noted
that the proposed setback adheres to current Rgil@ampany’s
recommendations pertaining to buffering and setbadkr

residential development adjacent to principle maies.

FUTURE

HOTHNE - EXISTING

CLAREVIEW TOWN CENTRE

NASP AMENDMENT AREA l/ CN RAIL R.O.W.
ROAD ROW {
~ ACOUSTIC { RAILS
- ~— MIN. 2.0% ] J
HOUSING
30 m MIN. SETBACK ‘ 30.13m |
WEST EAST

Exhibit 1.0 — Proposed Residential Building SetbatBuffering Adjacent to
Railway

Private property lines extend to the top of thenbend the rear
yards of houses back on to the buffer, providingoofunities for
natural observation and access control in this areghis is in
accordance with first generation, or physical, CRYECrime
Prevention Through Environmental Design) principles

To allow for the implementation of the required imuam of 30
metre building setback between the existing railwglt-of-way
and abutting residential buildings, all residenti&ts located
adjacent to the railway right-of-way shall be deymdd under
DC2 - Site Specific Development Control Provisiots
accommodate the buffering requirements. Permiteatd
discretionary uses, densities, and other regulaiam the DC2
Provisions will be consistent with the RA7 — LoweRApartment
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Zone and RF5 — Row Housing Zone, of the City of didom
Zoning Bylaw 12800.

At the subdivision application stage, the developél prove to
the satisfaction of the City that the projected seoievels in
outdoor amenity spaces for residential developmeiit not
exceed the standards outlined in the City of Edomoridrban
Traffic Noise Policy (C506). This policy requirdbat the
developer proves, to the satisfaction of the Glitgt the projected
noise level in outdoor amenity areas will not extdé® dBA
Leqs. Specific site characteristics, such as topographgxisting
land uses, may necessitate the consideration odfrélom the
requirement. Under these circumstances, the adtelnoise
level in outdoor amenity areas should be the lowestl
technically and economically practicable with anestive of up
to 65 dBA Leg,.

Additionally, for residential developments withowutdoor
amenity areas, or for residential development oé¢hstoreys or
more, where the incident sound level at the fagddy dwelling
unit exceeds 60 dBA Laq the developer will endeavour to
achieve the projected interior noise level of 4AdRg,0outlined
in the City of Edmonton Urban Traffic Noise Policfrunding
and construction of any noise attenuation measusds be
provided by the developer.

At a minimum, the City will require that the devysdo construct a
1.0 metre berm and a 1.8 metre double boarded sdr@en
fence for all residential development adjacent @nking Drive.

The developers in the area bounded by 142 Avendid 4
Avenue, Manning Drive and the railway company rghtvay,
are committed to ensuring implementation of theanrbesign
principles by including urban design guidelinedeefing the
urban design principles as a condition of the s#léand to
builders, including environmental sustainability.

All residential development in the area boundedlBdg Avenue
and 144 Avenue, Manning Drive and the railway conypaght-
of-way will be referred to the Design Review Cortenito ensure
that the development meets a high standard of appea.

Table 4 estimates the population which may be geedrby the
housing within the Clareview Town Centre, as define the
Development Concept Plan. Table 4 also estimatestimber of
school children which may result from the developtnef the
residential component of the Clareview Town Centrg&ng the
Edmonton Public School Board's current student igeios
factors, and the normal Public Board/Catholic Bostrdlent split
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evident in Edmonton today.

4.3.4 Transit-Oriented Development (TOD)

Bylaw 14459
January 22, 2007
(New Section added)

The City of Edmonton’s Smart Choices for Developmg
Communities document describes a TOD neighbourtesd
mixed use residential and commercial area designadaximize
use of transit and non-motorized transportation. TAD
neighbourhood has a centre with a rail or bus statisurrounded
by relatively high density development with progresly lower
density development spreading outwards. BenefitsT@D
neighbourhoods include:

Options

. lifestyle (living, working, shopping) choices

" reduced need to own one or more cars

. reduces transport costs for individuals and houséds
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 lesseusf
resources

Access

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

" increased mobility choices, such as walking, cygiand
transit

" supports sufficient retail development to satisfyadic
daily needs

Typically having a diameter of 400 to 800 metredjicv
represents pedestrian scale distances, a TOD neighiood is
defined as consisting of a mix of higher densigydential, retail,
office, public and open space uses connected ter @lreas by
high-quality public transportation. Retail shopsida services
make up the commercial core with a transit sta@abithe centre,
all within an easy walk of homes (600 metres, ooudbten
minutes). Lower intensity uses surround the cof&ese areas
include single family housing in a range of sizesall parks,
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schools, and light industry. Streets follow a goattern and link
pedestrians and cyclists to the TOD.

The residential and commercial land uses plannediHe area

(located north of the Clareview LRT Station’s pakd ride

facility, west of the railway right-of-way, south1314 Avenue and
east of Manning Drive), provide an opportunity fdhe

development of a mixed-use, walkable, TOD neightmmd with

increased density to support transit service. Taed uses
proposed enhance the development of Clareview Teswtre as
a TOD neighbourhood.

The City of Edmonton’s Smart Choices for Developmg

Communities document includes a description ofadgmnts of a
TOD neighbourhood. A description of these ingretieis

provided below, as they relate to the developmeardted within
the above-noted area:

Strong links between strategic planning and the aiebf the site
and facility design.

Although this portion of the plan area is separatiedm the
Clareview LRT Station by a substantial Park-N-Riaeility, the
proposed collector roadway, which includes a muse trail, will
provide enhanced pedestrian and vehicular conniégtto the
station. An internal roadway circulation systemthasidewalks
on both sides, will further enhance connectivitytte Clareview
LRT Station, the proposed collector roadway and rihéti-use
trail system. Bicycle racks are provided at ther€liew LRT
Station for bicycle storage.

Complete communities with walkable mixed use depeaient.
The opportunity to walk to and from transit stopsne
accomplish errands conveniently is further motivati to use
transit rather than drive. Mixed use projects mustclude
housing, significant employment opportunities frooffice space
or light industrial facilities, retail shopping, ad outdoor
recreation and public spaces. Larger projects shbualso
include schools, post-secondary education and efai@ment
facilities.

The residential and commercial land uses lie ehtirgithin 800
metres of the Clareview LRT Station, with the mgjoof the
NASP area within 600 metres, representing pedestsaale
walking distances of ten to fifteen minutes, reSpely. Within
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the context of the Clareview Town Centre, futusedents of this
portion of the plan area will be within walking thece of
general businss, shopping centre, school and park developm
Commercial development is located adjacent to #istiag Park-
N-Ride facility, and linked to the LRT Station Ine tcentral
collector roadway. The 1.0 hectare park spaceotaled within
walking distance to residential development.

Design_that promotes pedestrian _movemehetween uses,
stations and adjoining areas. Pedestrian experieacare

influenced by proximity of the starting point todnsit, the walk

distance to the destination, the overall street agite design and
pedestrian amenities on the sidewalk.

A multi-use trail connection is proposed on the twede of the
collector roadway, within the road right-of-way, retecting the
residential uses within this area to the ClarevieRT Station,
and the Ebbers neighbourhood to the north. Mug-urail
connections along 144 Avenue and through the Ciewe\LRT
Station will connect this residential area to th&a@view Town
Centre, east of the railway right-of-way. Connegt to the
south, adjacent to the LRT/railway right-of-way,eaproposed
which will provide a connection to Downtown.

Adequate lighting and green buffers, with streeetplanting, are
proposed between the carriageway and multi-usel teand

sidewalks, for the collector roadway and internaladways,
creating a safe and attractive pedestrian environime

Higher_densities. Although a minimum overall density is a
prerequisite for making TOD work, TOD will not reqre
everyone to live at higher densities. Higher residial densities
can be achieved by building homes on smaller latached
homes (row houses or townhouses), clustered housingnulti-
family structures (apartment buildings).

A variety of medium density residential land usesluding low-

rise apartments and row housing, are proposedtie portion of
the plan area. Apartment buildings are proposethasouth and
west, transitioning to Row housing in the northeast the

amendment area as distance from the Clareview LRilio8

increases. All residential development is proposeithin 800

metres of the station.

Medium density residential development in this areapliments
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other higher density residential development indhea. A range
of housing types encourages a diversity of incawel$ and ages
of future residents.

Streets with a high level of connectivity.

Exact locations and configurations of internal reeays,
connecting future development to the collector woaygl and bus
shelters will be determined at the developmentiegipbn stage.

In addition to the Clareview LRT Station, Edmontbransit
System (ETS) operates bus route #184 on ManningeDriThis
route connects the Clareview LRT Station with Albétospital,
and the Ebbers neighbourhood. It is proposed th& route
could be re-oriented from Manning Drive to the eotbr
roadway, enhancing ETS service in the amendmerd. afgus
shelters located along the proposed collector roagwvill be
within 175 metres from all points within this porti of the plan
area.

Buildings are designed to contribute to the streeBuildings in
a TOD area address the street and have an activeestlevel
frontage, use an appropriate scale to relate to g@arounding
context, have a high amenity, quality finishing, geulation and
detail, are designed to accommodate changing usesr dime
and incorporate sustainability principles.

Apartment buildings within this portion of the planea will be

designed to address the street by providing indaidtreet level
unit access. Through the use of alley access,evpessible, row
housing development will also address the stréée 1.0 hectare
park space will provide active and passive amesijtpace for

future residents. Specific building designs wel determined at
the development application stage.

Parking is managed to reduce the amount of land diad to it.
TOD provides parking at the rear of buildings (teeduce the
impact on the streetscape) and provides parkadeb wetail or
commercial frontage. On-street parking is maximizeather
than off-street. Mid-block laneways or alleys alogarages to
be located at the rear of the lot instead of on tteeet frontage.

Parking in this portion of the plan area will beclated in
underground parking garages at the rear of buildirtg reduce
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impact on the streetscape where feasible. Reayslwill be
utilized, where possible, to prevent garages froamithating

street frontages. All surface parking will be lte@ to the side or
rear of buildings. Other TOD principles, such a®yding on-

street parking and providing structured parking Iwibe

considered further at the development applicati@age.

The Smart Choices for Developing our Communitiesudeent
suggests that potential exists for the redeveloprokthe existing
Park-N-Ride facility as a mixed use developmenichvivould be
complimentary to the land uses proposed for then @eea in
establishing a TOD neighbourhood. Should the LREXtended
north of the Ebbers neighbourhood, a high-qualitansit
connection would be created between the amendnreat and
Office Commercial uses planned south of 153 Avenimethis
event, potential exists to relocate the existingrkPé:-Ride
adjacent to a new LRT Station to the north anddplace this
facility with a Kiss and Ride facility.

At the Community Meeting, concern was expressedradety
potential overflow parking in surrounding resideaitareas. To
address this issue, off-street parking for the &eadial
development and Commercial uses will be provided in
accordance with the regulations set out in the @itfdmonton
Zoning Bylaw. To mitigate potential traffic andrkig impacts
resulting from the Residential developments andt ghr@ximity

to the Commercial uses in the Clareview Town Centre
neighbourhood, no relaxation to the parking reqments shall

be allowed for the Residential development or Coroialeuses.

High-quality of design. The quality of buildings and streetscape
design affects the economic viability of transitlages. In the
Edmonton context a high-quality built environment ay be
necessary to make the villages marketable.

In order to ensure that a high-quality of desigrachieved, urban
design principles should be considered at the dgreent
application stage. These principles should ensiuat

. The quality of building design and exterior matésias
high/above standard;

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

. Buildings and main entrances are oriented to theest

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

" Public and private open spaces have a high standdrd
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landscaping and amenities;

" Public open spaces are designed in accordance with
CPTED principles; and
" The development and buildings have been designdd an

sited to minimize unpleasant shade and wind caoti
and to maximize sunlight in open spaces

Parks and open spaceParks should be fronted with streets and
development, rather than backed onto, so they bee@afe and
functional communal spaces. The focus within th@©D should
be on high-quality smaller parks. Linear parks armpen space
corridors can also be used to provide access totthesit centre.
Larger recreation facilities should be in secondamreas so
valuable space for denser mixed use buildings isaitéable
within the walkable area.

A 1.0 hectare park site has been provided nortthefClareview
LRT Station and Park-N-Ride facility, west of thailRay
Company’s right-of-way. For detailed informatioegarding the
proposed park space, refer to Section 5.0 — Pankd @pen
Space.

4.4  Circulation and Utilities
4.4.1 Vehicular Circulation

The Clareview Town Centre is bounded on the soythl®7
Avenue and on the west by Manning Drive. Both arajom
arterial roadways within the northeast sector o ity of
Edmonton, as is 50 Street which cuts through aeroai the
Town Centre. On the north and east, the Town Cestbeunded
by 144 Avenue and 36 Street, both of which are mepdlector
roadways.

Internal to the Town Centre, the vehicular cirdolatsystem
consists of collector roadways (139 Avenue front@@0 Street,
Clareview Station Drive from the LRT Station to enueand
40 Street from 137 Avenue to the LRT Station), dadal
roadways to serve the various components of thenTGentre
land use plan.

This system will effectively accommodate projectéeffic
volumes, and integrates with the road systems hathin the
Clareview community and within the northeast-sectofr
Edmonton.

Physical barriers will be constructed in order tegude the
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4.4.2

infiltration of any vehicular traffic along 42 Saebetween the
areas north and south of 137 Avenue.

No direct access will be provided to the northeortipn of the
Clareview Business Park Area via Manning Drive, bia 142
Avenue, 144 Avenue and the collector roadway. tOuée role
and function of 144 Avenue, limited access to tbéslway will
be provided.

Pedestrian Circulation

Two major pedestrian corridors are proposed intetnathe
Clareview Town Centre. The first uses the gaslpipeight-of-
way in the eastern part of the Town Centre to ouenect the
residential areas with each other and with the Gesfipstrict
Park. Though not shown, since locational detailsukhbe left
to the subdivision stage, walkways will be placédpropriate
locations to allow for ease of access from theriakportions of
the low density residential areas both toward<dampus/District
Park site and to 144 Avenue, 36 Street, 137 Aveand, the
residential neighbourhoods beyond.

The second corridor interconnects the two LRT Btdlransit
centres, the Campus/District Park, and the useth®nvest side
of the Railway Company’s main line.

As well, walkways will be located within the residm&l precincts
to make pedestrian access to transit and recrahtiaecilities
easier. Walkway locations will be determined inailedt the time
of subdivision.

Internal roadways with sidewalks and proposal toowpde
internal circulation for the northwest portion ofig¢ plan area
(within the Clareview Business Park area). Alleyk be utilized
where possible to prevent garages from dominatitigees
frontages. A multi-use trail is planned to be l@mthon the west
side of the collector roadway which will providenoectivity with
the multi-use trail system planned in the Ebbernghi®urhood,
the Clareview Town Centre development east ofateay right-
of-way and the Clareview LRT Station. To allowtfee multi-use
trail development, the collector road right-of-wayill be 22
metres wide. This right-of-way will allow for tkevelopment of
a multi-use trail on the west side of the road andoulevard
walk on the east side of the roadway.

The overall transportation network basically remaithe same,
with the collector roadway to be realigned to cocineith the
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4.4.3

collector roadway shown in the Ebbers Neighbourhdaga
Structure Plan, north of 144 Avenue. A Transpotaimpact
Assessment (TIA) was prepared and submitted segparat

Internal roadways, with sidewalks on both sideg proposed to
connect future development with the collector roaylw Exact
locations of internal roadways will be determined the

development application stage. (Subdivision)

Utility Infrastructure

Water supply and distribution, sanitary sewage ectibn and
disposal, stormwater drainage and franchise eslitorm the four
major components of the servicing system which mist
provided to allow for the ultimate development ¢ tClareview
Town Centre.

Storm and sanitary sewers have previously beealiedton 40
Street up to 137 Avenue. These sewers, when catetiun the
early 1970's, were designed to accommodate the Toswitre as
well as development of the Casselman district o ribrth and
west of the Town Centre.

The Clareview Town Centre is included in the afest tvas the
subject of a storm and sanitary study for the Giawe area
prepared by Raid Crowther and Partners Ltd. for @y of
Edmonton in November 1990.

The storm scheme proposed by Reid Crowther indidat Town
Centre east of 50 Street draining to the existitogns trunk at
137 Avenue and 40 Street with a storm water ponmhdisated

on the Development Concept Plan. Oversizing woelddguired
for Casselman Neighbourhoods 4 and 6 and ManniigeDT he

Town Centre west of 50 Street would drain to thenrkezlale
system. The City is currently preparing tenders fibre

construction of trunks within the Town Centre foetpurpose of
servicing the proposed Twin Ice Arena.

The Row Housing uses within the northern portion tioé
Clareview Business Park area may require incorporatof
suitable dedicated on-site detention areas for sxceunoff
storage within the properties as part of any depglent
proposals.

Three sanitary alternatives were proposed by Raiowter,

dependant upon the design criteria to be adopte@ath case,
the Town Centre south east of the railway tracks east of 50
Street drains to the existing trunk at 137 Avennd 40 Street.
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4.5

Depending upon the sanitary alternative selectbd, Town
Centre northwest of the railway tracks and eadiQoftreet plus
Casselman Neighbourhoods 4 and 6 may drain eithéne 40
Street trunk or to the Clareview trunk on 144 Avenurhe City
of Edmonton is in the process of inviting tendemsd portion of
the sanitary trunk within the Town Centre for thergmses of
servicing the Twin Ice Arena. The pipe sizes inthdain the
tender package are those shown for Raid Crowthernatives
2 and 3 which implies that a portion of the landstimvest of the
railway tracks will drain to the Clareview trunk.h@ City's
Drainage Branch has indicated that the secondnalti®e will be
the scheme followed.

The Clareview Town Centre area southeast ofdlidine will be
supplied with water from the existing mains at 18#&nue and
40 and 42 Streets, and on 36 Street. The City isegtly
preparing a tender package for a portion of theskvatains for
the purpose of servicing the Twin Ice Arena. Watgoply for the
area north of theail line will be provided from a watermain stub
at 137 Avenue and Manning Drive which will be exted along
Manning Drive.

There will, however, be no further development wthhe
Clareview Town Centre beyond the LRT Station, thveinTlce
Arena, and the Shopping Centre site on 137 Avemigg fo the
completion of detailed neighbourhood servicing repdor the
area proposed for development.

At the time of subdivision, appropriate parceldasfd for utility
infrastructure will be identified.

Phasing

Vehicular access, the extension of piped wateritaagnsewage
and storm sewage services, and the market willraéte the
phasing of the development within the Clareview fo@entre.

Seven to ten phases, including two to three forddneelopment
of the commercial uses along 137 Avenue, may occur.
Development within the Town Centre has already beguth
the LRT Station/transit Centre and the City's cangton of the
Clareview Twin Ice Arena. It is projected that agping centre
will form the first phase of development. From thigial phase,
it is anticipated that development will progresstesand north, as
demand warrants and as determined by the marké&inwihe
Edmonton area.
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Tables

EDITOR’S NOTE: Tables 2 and 4 were replaced by the Editor as the
new table entitled_Clareview Town Centre NASP Ldgse and
Population Statistigsincorporated in Bylaw 14459, provides up to-date
information to replace the original tables on lande allocation and
residential population.
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Table 1 Clareview Town Centre NASP Development Corept Plan
Ownership (As amended by Editor)

Parcel No.

*

44

~No ok~ WN PP

O

10
11
12
13
14
15
16
17

18
19
20

21
22
23
24
25

26

Legal Description

Area "D", Plan 832-0146

Pt. Area "E", Plan 832-0146
Area "C", Plan 832-0146

Lot C, Plan 842 -2557
Unsub.pt. SW1/4 25-53-24-W4
Unsub.pt. SW1/4 25-53-24-W4
Unsub.pt. SE1/4 25-53-24-W4

Lot T, Plan 872-1394
Pt. Lot A, Block 25,
Plan 3491 T.R.
Lot B, Plan 842-2557
Area "Q", Plan 832-0146
Area "F", Plan 832-0146
Area "H", Plan 832-0146
Unsub.pt. SW1/4 25-53-24-W4
Lot A, Plan 842-2557
Lot 3, Block 26, Plan 872-2666
Lot 1-MR Reserve, Block 1,
Plan 902-2184
Area "S", Plan 832-0146
Area "T", Plan 832-0146
Unsub.pt. NW1/4 24-53-24-W4

Lot 7, Block Y, Plan 2892 E.T.
Pt. Area "E", Plan 832-0146
Lot 1, Block 25, Plan 882-0032
Government Road Allowance

Road Plans 882-2819, 882-2719,

902-2021, 842-1695, 6812 T.,
802-2616, and 50 St. on Plan
3491 T.R.

Plan 4217 S.

A Private-Corporations beneficial owner
** The City of Edmonton is the beneficial owner1.67 ha (26.36 ac.) of this property

Owner

City of Edmonton*

City of Edmonton*

City of Edmonton*

City of Edmonton*
Private - Corporate
Private - Corporate

50Pfivate - Corporate
50 %Private - Corporate **
Private - Corporate

Private - Corporate
City of Edmonton*
City of Edmonton*
City of Edmonton*
City of Edmonton*

Private - Corporate
City of Edmonton
City of Edmonton

City of Edmonton
City of Edmonton
City of Edmonton
50 Psivate - Non-Corporate
50 %Private - Non-Corporate
City of Edmonton
City of Edmonton
City of Edmonton
City of Edmonton

City of Edmonton
Private - Corporate
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Table 3 Clareview Town Centre NASP Development Comept Plan
Calculation of Municipal Reservesylaw 9841, July 16, 1991)

GROSS AREA 121.63 ha 300.55 ac
Less:
1. 144 Avenue, Road Plan
6812 T. and right-of-way 1.52 ha 3.76 ac

Plan 812-1735

2. 50 Street, Road Plan
842-1695, Plan 3491 T.R. 4.29 ha 10.60 ac
and Road Plan 802-2616

3. Pipeline, right-of-way

Plan 3604 H.W. 1.29 ha 3.19 ac
4. LRT, Lot 3, Block 26
Plan 872-2666 4.53 ha 11.19 ac
5. Power substation, Lot I,
Block 25. Plan 882-0032 0.33 ha 0.81 ac
6. RAILWAY COMPANY , Plan 4217 01 ha 9.91 ac
TOTAL 15.97 ha 39.46 ac

AREA SUBJECT TO MUNICIPAL RESERVE DEDICATION:
121.63 ha - 15.97 ha = 105.66 ha

MUNICIPAL RESERVE REQUIRED: 10% of 105.66 ha = 166ha

PLUS: DRC #872289373 0.453 ha

R2H Agreement 10.668 ha
21.687 ha

LESS: Lot 1-MR, Block 1, Plan 902-2184 (Twin Iceefa Site)
4.391 ha

AMOUNT OWING 17.296 h

MUNICIPAL RESERVE PROVIDED IN LAND USE DEVELOPMENTPLAN =17.14 ha
(42.35 ac.)

NOTE: All figures must be verified by survey at timesobdivision.
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Clareview Town Centre NASP
Land Use and Population StatistiCSas amended by Bylaw 15507, July 19, 2010)

CLAREVIEW TOWN CENTRE NEIGHBOURHOOD AREA STRUCTURE PLAN
LAND USE AND POPULATION STATISTICS

46
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Liand Use Distribution

Area (ha) % GDA

© Gross Area 121.6
144 Avenue 1.5
50 Street 43
Pipeline 1.1
LRT Station & Parking (SE of Railway 38
Right-of-way ) :
Utilities (Power Substation) 0.3
Railway Right-of-way 4.0
Gross Developable Area 106.6 100.0
Neighbourhood Commercial 1.7 1.6
General Business 7.8 73
Shopping Centre 21.9 20.6
High Rise Apartment 2.7 2.5
Medium Rise Apartment 7.1 6.7
Low Rise Apartment 13.4 12.6
Stacked Townhouse 1.9 1.8
Row Housing 4.4 4.1
Low Density Residential 8.7 8.2
Single Family Residential 34 32
School/Park 21.7 20.4
LRT Station & Parking (NW of Railway 4.0 3.7
Right-of-way)
Storm Water Pond 1.5 1.4
Circulation 6.4 6.0
106.6
Units % of Total Persons per | Population
Units Unit
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 Junior High Senior High
(K-6) (7-9) 10-12)

Public 706 268 249
Separate 303 116 104
Total 1,009 384 353




