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The North-West Industrial Area Outline Plan was appoved by resolution by Council in May 14, 1974. In
January 2009, this document was consolidated by vire of the incorporation of the following amendmens:

May 14, 1974  Approved by Resolution (to adoptNeth-West Industrial Area Outline Plan)

June 13,1978  Approved by Resolution (to replatipos of NW ¥4 11-53-25-W4, located east
of 154 Street at approximately 116 Avenue)

July 7, 1978 Approved by the Municipal Planningr@nission (to revise the recommendations
for plan development and amend the developmentepdmmap)

August 16, 1978 Approved by Resolution (to replbtttrose portion of SW ¥4 Section 14-53-25-
W4, located north of 121A Avenue and west of 148&)

April 24, 2003  Approved by Resolution (to redesit;5 hectares of land on the north side of
Stony Plain Road between approximately 184 Stradttae future 186 Street
south of 102 Avenue)

June 11, 2003  Approved by Resolution (to redesigagparcel located between 182 Street and
181 Street in the southwest from CHY to DC2)

October 20, 2005 Approved by Resolution (to alltive existing Religious Assembly Use to
continue to operate and amend the text of the gdaordingly)

January 19, 2009 Approved by Resolution (to redegaya parcel located north of Stony Plain Road
NW and east of 180 street NW from High Standardustdal Development
(Highway service Area ) to General Business.
Editor's Note:

This is an office consolidation edition of the NekVest Industrial Area Outline as approved by nesah
by City Council on May 14, 1974. This edition caints all amendments and additions to the Outlia@.PI

For the sake of clarity, new maps and a standatdmenat were utilized in this Plan. All namesGity
departments have been standardized to reflect gresent titles. Private owners’ names have been
removed in accordance with the Freedom of Inforomagind Protection of Privacy Act. Furthermore, all
reasonable attempts were made to accurately refleatriginal Outline Plan. All text changes aogenl

in the right margin and are italicized where aitie.

This office consolidation is intended for converieronly. In case of uncertainty, the reader issmdi/to
consult the original plan, available at the offafehe City Clerk.

City of Edmonton
Planning and Development Department
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1 INTRODUCTION AND
RECOMMENDATIONS
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A. NTRODUCTION

The Northwest Industrial Area is the second majdustrial sector in the City of Edmonton for
which an "Outline Plan" has been prepared.

Containing some 3,100 gross acr&2b4 gross hectarg®f potentially serviceable industric  Amended by Editor
land, of which 2,400 acre971 hectaresare located within the City limits, and beingusited

adjacent to the Yellowhead Highway and in closexipndy to two private rail lines, the

Northwest Industrial Area offers a strategic logatfor industry in metropolitan Edmonton,

especially in the light of the increasing importanaf northern resource development and

Edmonton's favourable position as a supply andildigion centre for Western Canada and the

North.

The purpose of this Outline Plan is to provide gsital framework, in conjunction with policy
recommendations, to facilitate the orderly and eatin development of industry within a
suitable environment in the northwest part of thiy Gf Edmonton. This plan will serve as a
guide for land owners, developers, planning coasitst civic departments, and other agencies
in preparing detail plans for subdivision of lasdyvicing, and development of the area. Above
all, the plan will assist industrial users by idgmhg the long range planning proposals for this
area in relation to their individual developmerdnd. In preparing this plan, full consideration
has been given to the special characteristics efafea, and to the needs of the types of
industries which can be expected to find this lloceattractive.
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M.P.C.
B. RECOMMENDATIONS July 7, 1978

Amended by Editor
1. That the Northwest Industrial Outline Plan Amendtriss approved in principle as a

guide for subdivision and development of the area.

2. That future development in Northwest Industrialdased on the principle that M-1
standard industrial uses be located adjacent to amajoadways, while M-2
development be permitted along secondary routesM&l development be allowed
only in interior locations and that future rezonsn the area between 149 Street and
170 Street north of 114 Avenue reflect this prilecip

3. That property adjacent to major roadways be langschand buffered in accordance
with the Landscaping Bylaw. That appropriate lacasing be undertaken by the City
within the rights-of-way of such routes.

4. That once major roadways (Highway 16, Highway 1@ridor, 149 Street, 156 Street,
170 Street, 178 Street, 184 Street, 107 Avenue, Adhue, 118 Avenue from
149 Street to 179 Street, Mayfield Road) through thorthwest Industrial area
developed, no direct access to these be permittedddjoining parcels.

5. That the concept of service centres to accommagtatece commercial uses of a size
and type necessary to satisfy the needs of thestinaluarea be supported and
encouraged to located in the areas designatederptan.

6. That the proposal for centrally located sites, fecreational use in the Northwest
Industrial Area be supported in principle, and thia¢ reserve arising from subdivision
of land in the area be utilized for this purposeendit is determined such sites area
required.

7. That the rights-of-way for railway service to theorbhwest Industrial Area, as
indicated in the Outline Plan, be designed into pians of subdivision where it is
determined these area physically possible and ao@aily practical.

8. That unless it is deemed neither feasible nor ewically practical, no overhead
power and telephone lines be permitted within tiglts-of-way of the major roads
through the Northwest Industrial Area and that povemd telephone facilities be
placed under ground along such routes or constaiatelands or utility rights-of-way
at the rear of properties adjacent to major roadway

9. That any unnecessary road rights-of-way north ofghway 16 West, between
178 Street and 184 Street, be closed and consetidaith adjoining properties.
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10. That where areas are fragmented by subdivisionsaliaation of parcels occur by
private land assembly or by replot, unless thetiexjsplan of subdivision and size of
parcels involved is considered by the Planning &wvelopment Department to be
appropriate for industrial development.

11. That a north/south bikeway/walkway between HighdéyWest and the Big Lake
Recreation Area, be supported.

12. The concept of a “highway service area”, for highyweommercial uses be supported
for the strip of land adjacent to Highway 16 betwd&0 Street and 184 Street.

13. That existing auto-wrecking yards and open storageas presently fronting onto
major roadways where in the opinion of the Plannangl Development Department
these uses would prejudice future industrial dgwelent in the area.

14. That permits not be issued for expansion of exjstimo-wrecking and storage yards,
or for new development of this nature, on any mejadways where in the opinion of
the Planning and Development Department these wsesld prejudice future
industrial development in the area.

15. That detailed planning for the small triangular ase of land south of the railway
mainline which is outside the City limits be clgsebordinated with the Edmonton
Regional Planning Commission.

16. That the area south of the railway mainline, wektttee City be deleted from the
Northwest Industrial Area Outline Plan as it is it the Restricted Development Area
(Transportation and Utility Corridor).

17. That the Outline Plan “D” map be updated on a regubasis to reflect the most
current development status.
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2 AREA SURVEY AND
ANALYSIS
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A. SURVEY OF PLAN AREA
1. Setting

The Northwest Industrial Area lies generally wektLl42 Street, north of Highway 1&i{ony Amended by Editor
Plain Road and 111 Avenue, and is bounded by the City limiighe west and north. The ar

is well situated for future industrial developméanterms of major road and rail access and as a

future major employment center is also within easgnmuting distance to residential districts

in the City of Edmonton and the metropolitan argas also relatively near the Industrial

Airport and the City Centre (see Fig. 1).

Figure 2 relates the Outline Plan area. to the alvstudy area as well as to the existing
industrial development and City boundaries. Thesasacan be elaborated on as follows:

1. Established Industrial Districts

These districts are Youngstown, West Sheffield,ffgid, High Park, Huff Bremner
Estate, Dominion, Brown Estate and Bonaventure.tRermost part, these industrial
districts are subdivided and developed.

2. Outline Plan Area

Strictly speaking, the Outline Plan concerns itggiimarily with two separate but
adjoining areas which are largely under-developeddate. These two areas are
identified on Figure 2 as the western portion badhdy Highway 16 on the south and
the City limits on the north and by 170 Street lom ¢ast and the City limits to the west.
This area was annexed by the City in 1972 as dathe expansion of Edmonton's
western boundaries. The eastern portion is boubgdd 4 Avenue on the south and the
City limits to the north and by 149 Street on tlasteand 170 Street on the west. This
area is generally known as the North Jasper Plazeand was annexed to the City in
1964.

For convenient references, however, the Outline Ri@a was extended west to -~ Amended by Editor
proposed Outer Ring Roadr{thony Henday Driyeand north to theail main line.

3. Study Area

In preparing the Outline Plan for the areas meetioabove, consideration had to be
given to the larger area which extended generaliyhnand west of the City limits and
has scattered industrial uses throughout.
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2. Existing Land Use

The Northwest Industrial Area is characterized byr@ad mixture of land uses ranging from
rural-agricultural developments to intensive indastuses. As can be observed on Map B, the
intensity of development decreases as one proaegdsird from the presently developed areas
on the City's urban fringe.

The agricultural uses are scattered throughoutwtstern portion of the study area and consist
mainly of mixed farming and grain crop operatioBeme of the original farm buildings have
been converted to rudimentary industrial uses. Betwthe original farm buildings are "country
residence” type developments. The largest suchenesal "cluster,” within the City limits, is
located north ofStony Plain Roadbetween 184 and 178 Streets, and consists ofadezen
homes. A number of streets have been created tpldheof subdivision for this area. The si:
of parcels range from 33 x 150 fodtO{1 x 45.7 metjelots to three and four acres (LB
hectare}. A number of residential dwellings are also inteted with industrial uses in the area
west of 149 Street, north and south of 118 Avenue.

Amended by Editor

Outside the City limits, the only large residensabdivision is "Mooncrest" which fronts on
184 Street, north of 118 Avenue and contains atveemty homes. A number of these houses
have been relocated from the City to this area.

Within the City limits, existing industrial develognt is primarily concentrated in a band along
Mayfield Road, 111 Avenue, and between 142 andSt4ets. The types of industries which
have located here are modern, single story stest@ccommodating a variety of light

manufacturing, warehouses, and distribution fumstiolrhere is also a concentration of heavy
construction equipment firms in this area, paradyl west of 149 Street, between 111 and
114 Avenues. Some services such as banks, redgsuaad service stations are located within
this existing industrial development.

In addition, there are a number of industrial usiasated north of 114 Avenue, and west of

149 Street. Most of these have only natural gagep@nd telephone service and rely on their
own sanitary sewer facilities. Storm water runieféither absorbed in the soil or flows into the

local road drainage system. Since there are norwaes in this area, each development must
provide its own well supply or must rely on wateiriy brought on site.

The type of industries which have located in thisserviced" area are trucking companies,
building supply firms, some distribution outletsynstruction companies, small warehouses,
storage yards, machine works, towing companieshadg shops.

A peculiar feature of this district is the numbéstorage yards and auto "wreckers" which have
located in the area north of 114 Avenue and wed#8fStreet. The sites for these uses range in

North-West Industrial Area Outline Plan — Officer@olidation 9



size from one to twenty acre8.4 to 8.1 hectarg@s Most are clustered in the vicinity of the
intersection of 118 Avenue and 156 Street.

Many of these businesses had located in this areatp annexation of Jasper Place by the City
of Edmonton and, therefore, were not subject tgy Ziining Regulations or Building Codes.
Consequently, some of these developments are remjuate in terms of the City's setback,
screening, parking or building requirements. They eharacterized by open storage areas,
unpaved parking lots, sign clutter, and lack o&eaing or landscaping.

There are also numerous isolated industrial uséiseirarea outside the City limits, north of the

rail line. These range from major industrial developtaenich as private corporation’s plan Amended by Editor
to smaller industries such as wood working shopdew auto wrecking yards are also

evidence in this area. Three separate industred ase also located north $fony Plain Road

and west of 184 Street.

Some commercial development has also located wiltigirNorthwest Industrial Area. The moest

significant area of commercial development is s$édaadjacent tdStony Plain Roadand Amended by Editor
includes highway commercial uses such as motets]diagestaurants, and service stations.

studios of the Sunwapta Broadcasting Company atsd bnto Highway 16 West between the

highway commercial development. A private organigtthe "Friends of Berlin," has its club

house on this highway. There is also a dog kenpetation just north of the highway, east of

184 Street.

Other commercial uses in the area are found onAl/&8iue, west of 170 Street, where a drive-

in movie theater (Golden West Drive-In) is locatedhile on the northwest corner of thc Amended by Editor
125 Avenue renamed Yellowhead Trail49 Street intersection, a hotel is presently dpei

constructed. Another hotel is also undergoing contbn at Mayfield Road and 107 Avenue.

Some mixed commercial development exists along A%énue, between 163 Street and

149 Street. An older "trailer court" is located hiiit this "strip" east of 156 Street.

3. Access

With respect to present access to and within tha,ahe main east-west routes in the vicinity

of the Northwest Industrial Area a&ony Plain Roadl11, 118, and/ellowhead Trail The Amended by Editor
main north-south facilities - 149 Street, 156 Siréé3 Street - Mayfield Road. 170 Street €

184 Street, which are both unimproved rural griddsy offer additional north-south access w

the area. Local road rights-of-way have also beeriged at the time of subdivision of some

of the quarter sections in the area; however, fgr most part, no roadways have been

constructed in these rights-of-way.

Only those roads which are in the developed indgustrstricts west of 149 Street and south of
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114 Avenue, are built to City standards. The ry@ition of 118 Avenue has recently been
upgraded to secondary highway standards. The presads within the Outline Plan area
basically follow a grid system and it is anticightiat the existing roadways will be retained,
with some exceptions, when the area develops ifutbee.

4. Site Area and Ownership

Those portions of the Northwest Industrial Areaahhare generally vacant and included within

the present City limits, contain about fifteen daarsections of land which is equivalent to

approximately 2,400 gross acre971.2 hectards of land. Based on current industri Amended by Editor
subdivision planning, and excluding areas whickady contain industrial development of o

form or another, there will likely be some 1,498 aeres §06.2 hectargsof land available for

servicing and industrial development in this arethe future.

The easterly district (north of 114 Avenue, betwédf Street and 170 Street) consists of the

most intensively subdivided property within the [t Plan. Some of these subdivisions date

back to the early part of the century when spemdatsidential lots were created in this area.

The parcels in this district vary from small 33 501foot (L0.1 x 45.7 met)dots to parcels of Amended by Editor
five acres 2 hectarey or more in size. Although there still are somear# blocks, consisting

from twenty to sixty acres3¢24.3 hectaresin size, they are not abundant in this disti@mhe

guarter section in this area, however, is stilhdtthough planned for subdivision in the near

future.

In the westerly district of the Outline Plan, lyingetweenStony Plain Road170 Street, Amended by Editor
114 Avenue, and 184 Street, intense subdivisionbleas limited to only one quarter sectic

the S.W. ¥ , section of 4-53-25-4, although thems heen some subdivision of adjoini..,

guarter sections into fairly large parcels. Thréghe nine quarter sections in this area are

virtually unsubdivided and, therefore, under singlie. Map A illustrates the extent of

subdivision on the Outline Plan Area.

5. Topography and Natural Features

The terrain of the Northwest Industrial Area is famnly level and therefore ideally suited for

industrial development. The slope rises gently frdme south-east to the north-west, a

difference of approximately sixty feetl§.8 metrep in vertical elevation over 1% mile Amended by Editor
(2.4 kilometres About ¥2 mile .8 kilometrey west of 184 Street, the topography assut

gently rolling to rolling characteristics beforesdending toward Big Lake and the Sturgeu

River Valley.

Part of the area within and outside the City cargtanarsh land and a number of intermittent
lakes or sloughs. The largest marsh area is locae=d of 184 Street, north of Highway 16

North-West Industrial Area Outline Plan — Officer@olidation 11



West Stony Plain Road and occupies the most part of three quartericgect The greater

portion of this land can eventually be drained, dng area will remain a barrier to development

for some time. Two of the small intermittent lalege located in the northerly extensions of the

marsh area. A smaller marsh area is located jush w6 Stony Plain Roadn the vicinity ofa ~ Amended by Editor
private corporation’sproperty.

The remaining intermittent bodies of water areaitd outside the study area, north ofdie  Amended by Editor
line. A few other low lying spots are in evidenbeaughout the area but these will present

problem once storm sewers are extended into thEn®WRlan area. Another significant natul a

feature in this general area is a shallow ravinelwis within the study area, north of tteal

tracks. This ravine contains a water course wHmls to Big Lake and the Sturgeon River. At

the head of the water course is Kirk Lake, a peamaibody of water. This lake and ravine area

is zoned Metropolitan Recreational under the Piabimy Regional Plan. It should also be

noted that a smaller man-made feature, an abandaitldicie embankment traverses part of the

Outline Plan area just north 8fony Plain Roadyetween 170 Street and 184 Street.

The largest concentration of natural vegetatiom ithe marshy area. This consists mainly of
poplar trees and a variety of shrubs. Otherwisé, small clusters of trees, including planted

coniferous and deciduous varieties, grow throughbat area and particularly around farm

buildings, country residences and fence lines. &lage no substantial treed areas which could
be retained and incorporated into the Outline Blaa large scale.

6. Soil Conditions

With the exception of the marshy areas, the saésyin the Northwest Industrial Area are
fairly well drained, posing no hindrance to indistdevelopment. Two general categories of
soil zones are present in the Outline Plan areadGo very good arable soil is situated in the
eastern portion of the plan area, while the sodstvof 170 Street are classified as having fairly
good to good arable quality. These ratings are doaseagricultural requirements which are
similar to requirements for urban development.

7. Existing Utilities and Rights-of-Way

Although gas power and telephone service is gdyesahilable throughout the Outline Plan
area, the lack of sufficient water pressure andnstand sanitary sewers in the area has
temporarily limited serviced industrial developmémt line defined by 170 Street, 114 Avenue
and 149 Street. However, major new sewer and sgritank systems are being constructed at
the present time as well as reservoirs for futuaiewsupply.

The only major pipeline rights-of-way within the (e Plan area is thgrivate corporation’s Amended by Editor
natural gasline which parallels Highway 16 WesStony Plain Rogd some 500 fee
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(152.4 metresto the north, and then parallels the west sid&7@f Street beyond thail line.
The right-of-way for this line is 50 feel%.2 metreswide and contains a six inch diameter
pipeline carrying high pressure natural gas. Thie Is buried three feet under the surface.
Other than this major gas line, there are numeloces power, gas, and telephone rights-of-
way and easements in the area.

Other gas pipeline rights-of-way, owned dyprivate corporationtraverse the study area nor Amended by Editor

of therail main line. Several major Calgary Power rights-afyvare also located in the stur
area outside the Outline Plan area proper.

8. Existing Zoning

Within the study area described in Figure 2, lasd control is governed by three documents:
the Preliminary Regional Plan; the Zoning Bylaw Nxi35 and; the Development Control

Bylaw No. 2624, adopted by resolution of Edmontdty Council and known as the Land Use

Classification Guide.

The Preliminary Regional Plan, administered byBEdenonton Regional Planning Commission,
provides the general land use zones for the Citgdohonton and for all land use zones beyond
the City limits. The area east of 170 Street issifeed General Industrial, while the area west
of 170 Street contains Low Density Agricultural a@@unty Residence "B" zoning. The
"highway commercial" uses alor§tony Plain RoadVest are governed by the Edmont Amended by Editor
Regional Planning Commission highway commercialirrgrdistrict. The existing Edmonto

Regional Planning Commission zones are shown aur&igy.

The Northwest Industrial Plan Area is covered by detailed land use zoning of the City of
Edmonton Zoning Bylaw and Development Control Bylgwand Use Classification Guide -
Refer to Figure 3).

The areas which have been subdivided or developmedindustrial districts, such as
Youngstown, Sheffield, and High Park, are zoned NbR Industrial use, while Dominion
Industrial is zoned M-1. A small strip along 111ekwe is zoned C-8.

The largely undeveloped area north of 114 Avennd,veest of 149 Street, contains AG-MR1,
M-3 and M-2 zoning. This area falls under the Depetent Control Bylaw.

The western district of the Industrial Outline Pkxea is zoned AG, with the exception of the
S.W. ¥ section 4-53-25-4, which is zoned as AS (Bhhaldings) and an undesignated zone
alongStony Plain Road
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City Zoning Designations

AG...ovvveee Agricultural District

AS............... Agricultural Small Holding Digct

AG-MR1 ........ Industrial Reserve District

M-1........oee. Light and Medium Industrial st — Restrictive
M-2......cceee. Light and Medium Industrial st — Less Restrictive
M-3.....coooee. Heavy Industrial District

Edmonton Regional Planning Commission Zoning Designs
General Industrial

AG-GIR.......... Industrial Reserve
LDA ............... Low Density Agricultural
CR"B"......... Country Residence "B" (no sitess¢han one acr@.¢4 hectarespermitted)

Note: Zoning designations prior to 1980

North-West Industrial Area Outline Plan — Officer@olidation
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B. ANALYSIS OF PLAN AREA

In siting an industrial district, the following #e& main sets of advantages are usually sought:
accessibility, availability of services, and phydisuitability.

The Northwest Industrial area fulfills all thesejuegements and therefore is admirably suited
for future industrial expansion. This is attestedby the fact that several industrial districtsdav
already been established in this general areaeirpést. The future industrial potential for this
section of the City is therefore excellent, esdfcim view of major access routes planned
through the area and the relationship of this idisto the overall growth patterns which are
evolving in metropolitan Edmonton.

The Northwest Industrial Area also adjoins majaidential districts to the south and west and
therefore has the advantage of offering future eyg#s of the area the opportunity to live in
proximity to their place of work and thereby lessgncommuting time. The nearby residential
district also offers a variety of housing types dodations ranging from the established
communities of Dovercourt, Woodcroft, North and W@&tenora, North Jasper Place, Mayfield,

and Youngstown, to the newer communities such astWasper Place, which are still

undergoing development, and which will be expaniether as development of the industrial

area occurs over the years. The area is also waditad in terms of other residential districts
within and outside the City limits.

Existing major arterial roads connect to the Noehtvindustrial Area from the south via

170 Street and the Whitemud Freeway, as well am fa®7 Avenue and Groat Road.

Connections to the east are available from StomynHFRoad, 107, 111, and 118 Avenues.
98 Avenue, Connors Road and the River Road - GRoatl system provide good access to the
Northwest Industrial area from the southeasterideasial district of Edmonton. Access to the

area from the north and north-eastern residentistticts is available via 137 Avenue and

127 Street.

On the metropolitan level, both St. Albert and SpruGrove, as well as the acreage
development in the west and north-west metropoltdmonton area, are within relatively easy
commuting distance to the Northwest Industrial Arigathe present inter-urban road network.

On February 26, 1974, Council approved a 48 millilmtlar City truck route loop to follow

generally the alignment shown in Figure 5. The Krumute is proposed to be constructed in
stages up to 1980 with the portion in this aretedl$or initial development. The western leg of
this proposed truck route will penetrate the NodhktMndustrial area and will ensure that the
eastern and western districts of the area have gooeks to and from this route. (See Figure 5)

When future roads into and around the City are troaed, the Northwest Industrial Area will
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enjoy superb connections to the highway and regiooad network, enabling employees,
businessmen, and suppliers to gain good accessdtér@m, as well as within, the Northwest
Industrial Area. Distribution of goods from the amill also be facilitated by proposed routes
in the vicinity of the Outline Plan.

The existence of theail line along the north boundary of the Outline Plag@aaprovides th¢ Amended by Editor
area with distinct advantages for industrial depeient, despite the fact that the developn

of highways and the advantages of truck transportdtave lessened the dependence of uic

lighter industries on railway facilities. By prowid rail access to the Northwest Industrial Area

industrial users may be more attracted to siteshvban be served by both road and rail.

Within the Outline Plan area itself, there are anber of factors, including some minor

constraints, which will influence the internal gait of industrial development for the district.

The major influences affecting future planning tive primary roadways proposed to penetrate

into the area. Of these, the most significant heeroposed 125 Avenu¥dllowhead Traj+

118 Avenue, and 111 Avenue westerly extensiorig. 1978, an amendment realigni M.P.C.
118 Avenue, west of 170 Street, and no longer atsiveith the corridor (125 Avenue). TI AmendJeudlybz/,égiZc?r
separation occurred as it was felt that there wasmuch access onto 118 Avenue from existing

development and the Corridor is intended for thitotigffic.

At the present tim&ellowhead Trajlwhich forms part of the future truck route instlairea, i Amended by Editor
M.P.C.

terminated at 156 StreetThis Corridor, paralleling the railroad tracks wiltonnect to the July 7, 1978

Outer Ring Road (Anthony Henday Drive). 118 Avdmagbeen realigned west of 170 Street
and will terminate at 184 Streelt is proposed that 107 Avenue be extended westward
connection with future development in this areae Tdlignment of this roadway will be
basically an extension of the present route withia City, with a slight deflection west of
184 Street111l Avenue will be connected to the future OutelgRAnthony Henday Drive)
163 Street will become the northerly extension ofyfield Road and will terminate at
118 Avenue.

SinceYellowhead Trajland 111 Avenues will be major routes into, antl afuthe City, the Amended by Editor

. . . . . M.P.C.
type and quality of future development along themges will require careful consideratic July 7, 1978
This is particularly important along those segmemtsere some industrial development has

already occurred.

Several proposed secondary through routes areroplated for the area. Their location will
also have some bearing on the form and patterndofsirial development which can occur in
the Northwest Industrial Area. These routes armarily north-south connectors and include
149 Street, 156 Street, 170 Street, and 184 Street.
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Both 149 and 156 Streets will extend north from &i/&nue through to 137 Avenue and may

link to the St. Albert Trail. As the western portiof the truck route system, 170 Street will

become an arterial within the Northwest Industrigea connecting Mayfield Road to

125 Avenue Yellowhead Tra)l and extending northward. The future 184 Stredtalso be an  Amended by Editor
arterial roadway linkingstony Plain Roado a proposed local east-west roadway north of

plan area. All these routes will require speciabrton in regard to locating industrial uses

adjacent to them.

The main natural features which could affect indaktdevelopment somewhat within the

Outline Plan area are the marshy lands and slotgggs avhich are present in the extreme west

portion of the Outline Plan area. As indicated presly, this land can be drained for the most

part once utilities are extended in this directibof a small portion of about 40 to 50 acr Amended by Editor
(16.2-20.2 hectargswhere the depth of the water exceeds five fédi (netre will require

considerable filling, draining, and perhaps spefidahdation requirements for buildings. T..c

smaller slough area north &tony Plain Roadon either side of 184 Street, poses no major

problem for development.

Previous subdivision of land which has occured withe Outline Plan area will exercise some

control over the way the Northwest Industrial Adsvelops in the future. This is particularly

true in the easterly district of the Outline Plaaaawhere the bulk of the former quarter sections

have been carved up into many small parcels. Iresdastances these areas can remain more or

less as they presently exist while, in other casessolidation of fragmented parcels and

changes from the present subdivision layout willreéguired if proper industrial subdivisions

are to be established here. It is anticipated tinese changes will be achieved by the replot

method. A limited amount of replotting will likelge necessary for the westerly district of the

Outline Plan area, especially in the vicinity oétAS zone north of Highway 1&{ony Plain Amended by Editor
Road.

Special consideration will also have to be givensaveral other physical and man-made
features present in the Outline Plan area. Fomm# the Northwest Industrial Area has
attracted numerous uses such as auto wreckers, sipeage yards, and similar operations
which do not require extensive or sophisticatedises. If many of these uses remain at their
present locations they may tend to discourage dtldeistries seeking to locate in this area from
doing so until the general appearance of the areggraded. Therefore those uses which are
not compatible with M-1 (high standard industriddvelopment would best be located into the
interior of the Outline Plan Area where proposed3Mndustrial zones would be more
appropriate for this form of development. In tregard 118 Avenue, where many of these uses
are located, particularly requires urgent attention

Still another possible problem which will ultimatelequire resolution is that of the scattered
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residential development and the country resideabeigision. These are located northStbny Amended by Editor
Plain Roadand east of 184 Street while other isolated rasigledwellings are situated in tt

vicinity of 118 Avenue and 156 Street. It is argatied that the few residential uses in both the

east and west districts of the plan area will baspld out over time as the area develops. The

country residence zone, however, is much morecditfito deal with. In all likelihood this area

will be rezoned for industrial use and those rasiglgoresently there would remain as non-

conforming uses until such time as their propestgald and they relocate elsewhere on their

own accord.

The only distinguishable physical barrier to depetent in the Outline Plan area affects both

land outside the City and within. This barrier he tailway mainline which extends along tt  Amended by Editor
northern part of the Outline Plan area in a diag&shion from north-east to south-west. T

rail line also forms an obstacle in terms of futuredraacess between the areas north and suuu

of the tracks. This has the effect of requiringdway underpasses at 149, 156, 170, and

184 Streets in the future.

Finally, there are some miscellaneous factors whighh have some influence on detail
subdivision design of the Northwest Industrial Ard@ese includea private corporation’s Amended by Editor
15.2 metregas line right-of-way which parallels bo8tony Plain Roadnd 170 Street. Thi

right-of-way will have the effect of requiring cadsrable setback for buildings fronting 170

Street and will render the space between the dffimay for 170 Street and the pipeline right-

of-way not usable for development. Another propedsich will affect detailed planning in the

area west of 170 Street is the 100-fd2@.6 metrg power right-of-way that Edmonton Power

requires in the area. Because Edmonton Power aglitirthis line by 1975, the alignment of this

facility will be on the east side of the City limjtextending northward along the quarter section

line. Two additional east/west right-of-ways arepmsed on the east side of the City limits,

extending northward along the quarter section lihwo additional east/west right-of-way

connections would be necessary to link with a psedoEdmonton Power substation site in the

NE Y., Section 4-53-25-4.

Map B summarizes the major factors influencing fetwlevelopment in the Northwest
Industrial Area.
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A. DEVELOPMENT CONCEPT
1. General

Normally land absorption in an industrial distrjgtogresses at a much slower rate than in
residential or commercial areas. This observatindedines the fact that it can be a slow
process to attract industry. Since full developmena large industrial tract may take ten or
more years to complete, it is quite impossibledre¢ast the needs of some of the industrial
plants that may have to be accommodated in theeult should also be realized that the
requirements for industrial sites in the early geafr development of an industrial district may
be far different than the needs of a fully matuewedopment. Development of an industrial
area, therefore, requires a long-term outlook. &ettgpment concept or strategy is therefore
necessary to maintain the basic goals and objectavedevelopment of the area over a period
of time, while allowing for changing demands inesisizes, building types, and utility
requirements. The development concept for an indlistrea, therefore, should retain a certain
degree of flexibility without destroying the plangiprinciples being advocated.

The purpose of the development concept for the M@t Industrial Area is to establish the
basic approach to physical planning and developrmoktite area for future industry according
to an overall plan. The development concept shdalgreflect the planning principles which
are proposed to achieve the implementation of trecept, and; (b) consider the pattern of
development which has occurred in the area toidatdation to plans for future development.

2. Development Concept

The development concept for the Northwest Indusiiea visualizes the creation of two
separate, yet integrated, industrial districts. mbeghern and western legs of the proposed truck
route system would separate the two industrialridist The eastern district is defined b
. . Amended by Editor
170 Street; theailway to the north 149 Street, 111 Avenue and Mayfield Road. Inatli
within this district are the already subdivided apartially developed industrial areas
Youngstown and Sheffield. The older and more eistiaddl industrial districts, such Dominion
Industrial and Bremner Estate, bound the distnicthee east. The westerly district is defined by
170 Street, Highway 16 West, the proposed Outeg Rimthony Henday Driye and the
railway

The main elements of the Outline Plan consist ef tiajor east-west roads and 170 Street,
which bisects the area into its eastern and westistricts and serves the total area as the
western leg of the truck route system. 118 Avenumsiges the major spine road into and

through the eastern district of the Outline Plagaaand links to the western district. The major
spine for the western district is 111 Avenue, whigtects the district and provides most of the
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access into this district from the City of Edmonton

To reinforce the major road network the developmmaricept for the Northwest Industrial
Outline Plan area also visualizes the provisionadf spurs from a proposed main spur line
parallel to, and east of, 170 Street, similar ®riain spur which has been previously provided
for the area east of 170 Street.

It is proposed that the two districts will also kaontain a major focus in the form of a service
centre to which a central recreation area or tgcilould be adjoined or located nearby. The
broad planning principle advocated for the two areathat M-1 development be located
adjacent to the major roadways in the area. Thensley routes would be retained for M-2
development, while M-3 uses would be placed in ititerior of the industrial area. These
principles are illustrated in Figure 11. While tthemand for M-3 land is relatively low at the
present time, acreage is being provided for thésimsnterior locations. The planning principles
on which the distribution of the three industriategories is based reflects the minimum
permissible standard for these areas, and all a@esignated for M-3 use are available for M-1
and M-2 uses should the demand warrant this.

The development concept, including a schematicessmtation of the easterly and westerly
districts, is illustrated in Figure 6.
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B. OUTLINE PLAN
1. General Distribution of Industrial Uses

The basic structural elements of the Outline Plamsist of the major east-west and north-south

arterials which can be regarded as "the spinesheplan area. These spines are connected to

the existing and future major City and regionaldetwork, i.e Stony Plain RoadMayfield Amended by Editor
Road, 111 Avenue, 149 Street, 118 Avenue, 128 Axetizb Avenue (Yellowhead Tradnd

the west leg of the proposed Outer RiAgthony Henday Drive

The Northwest Industrial Outline Plan has attemptediesignate land uses to provide for a
mixture of small, medium scale and larger indubtlievelopment which can be expected to
locate in this area. While precise types of indakttevelopment cannot be accurately predicted
for such an area over the long term, it is expethted some demand for M-3 uses will be

required. Present trends indicate a heavy demandMfd and M-2 uses. The Northwest

Industrial Outline Plan is prepared to accommodtlaitetrend through the allocation of M-1 and

M-2 uses, as well as by the conversion of M-3 detigd land to higher standards of industrial
development.

The distribution of industrial land uses shownhe Dutline Plan therefore reflect the current
market need for M-2 and M-3 sites in this area. ©héy stipulation that the plan makes in
respect to these uses is that they not be permittethe major roadways through this area
which will link to the primary highway and regioralad network.

For this reason M-1 type development has been uasd for sites fronting 125 Avent
(Yellowhead Tra), 118 Avenue, 111 Avenue, and 170 Street. It espmed that the type

Amended by Editor

uses which would locate along these roads wouldhigéh performance, high standai |,
architecturally designed industrial plants, waredes) and low profile office developments. On
secondary road connectons, M-2 zoning has beerrajgnproposed in the Outline Plan. The
remaining land in the Outline Plan area could beotkdd to M-3 uses. The greatest proportion
of M-3 land will be situated in the western portiohthe Outline Plan although the interior
portions of the western district would provide gabsial amounts of land for M-3 sites should
these be required. It should also be stressedMkator. M-1 development could proceed in
areas proposed for M-3 development, and M-1 usekl @so he developed in areas designated
for M-2. The industrial land use distribution shown the Outline Plan reflect the minimum
standard that would be permissible. It is envisatpad the final distribution of industrial land
use by type will be determined at the detail suisthn design and zoning stage.

Based on the proposed distribution of industri@sushown on Map C, the following estimate
of land available in the three zoning categoriesldapply:
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M-1 approximately 800 acre&23.7 hectareggross) Amended by Editor
M-2 approximately 1,000 acrd®4.7 hectare§gross)
M-3 approximately 1,000 acréd®)4.7 hectare§gross)

b. Eastern District

The eastern portion of the Northwest Industrial i@atPlan (east of 170 Street) would be
divided into two major segments, i.e. the areasglyiorth and south of 118 Avenue.

North of 118 Avenue, smaller industrial sub-unitould be defined by the north-south

roadways, i.e. 149, 156, and 163 Streets. At thegmnt time these areas are known as Carlton

Square, Hawin Park Estate, and Dominion Park (rtefé&iig. 7). Each of these sub-units would

contain its local internal road system providingcess to interior industrial sites while

discouraging their use as through routes. It ippsed that each area be services in a major ~~* _
. . . Amended by Editor

spur connection. Development along 188 Aveand Yellowhead Traivould be restricted to

M-1 uses. Industry locating on the west side of $@et along 156 Street, and 163 Street

this northerly area, would be subject to M-2 zonM(th the exception of the area bounded by

170 Street, 118 Avenue, 163 Street &mllowhead Traijlthe interiors of these sub-units would

be utilized for M-3 development.

Based on the development concept and the planminggles, advocated in the Outline Plan, it
is proposed that full servicing and developmerthefsub-units north of 118 Avenue commence
after implementation of detail plans for these ar@afollows:

1. Dominion Park ienamed Mitchell IndustrigJ which is at present heavily fragmented Amended by Editor

past subdivision, would be the subject of one oremeplotting schemes, retaining or

those existing roadways which will be essentiald@ound industrial subdivision plan for

this area. Furthermore, it is suggested that pitsto this area be extended westerly for

the existing east-west spur line presently locdtetiveen 121A and 123 Streets in

Mitchell Industrial A replotting scheme was passed for all those pastiof SW 14-53 Resolution
25-W4, north of 121A Avenue and west of 149 Street. August 16, 1978

2. Some replotting will be necessary in the north-veesher of Hawin Park to accommodate
the future right-of-way for the 125 Avenue segmehthe truck route loop, which will
penetrate through this area. The south-westernrgoadf this sub-unit may also require
some form of land consolidation, subdivision, orhags even replotting. This, however,
would be based on the type of site demand in ttga.a@Apart from this, the only other
requirement in this area is for the provision aight-of-way for the rail spur extension
from Dominion Park.
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3. The Carleton Square sub-unit would be requirechttetgo further subdivision to provide
the right-of-way for 125 Avenue in that portiontbe Outline Plan area. Some replotting
may also be required to tie in the subdivided i unsubdivided parts of the area.

4. The triangle of land between the City boundary tretailway east of 149 Street woul Amended by Editor

consist mainly of M-1 and M-2 industrial developrhemnder the plan, with some M.
uses contiguous to that proposed for Dominion Parkthe south. Insofar as
implementation of the plan in this area is concdyrhat portion between 156 and
149 Street has been largely subdivided, while tlea avest of 156 Street will require
subdivision in the future.

That portion of the eastern district lying betwdd8 Avenue and the existing industrial areas to
the south consists of three smaller sub-units. &ree defined by 170 Street, 163 Street,
156 Street, and 149 Street, with 114 Avenue formtimg south boundary. The areas are
presently known as Alberta Park and Garside Inchlstr

1. Garside Industrial, bordered by 118 and 114 Avenaed 156 and 149 Streets, contains
some fragmentation in the northern portion whenglottng would be required. The
southern portion of this sub-unit could be left istakbed. It is envisioned, however, that a
new roadway pattern will be required for this aasahere are presently a surplus of roads
created by earlier subdivision&.replotting scheme was passed for portions oW 11-
5-25-W4, located east of 154 Street at approxingat&b Avenue.

2. The eastern part of the Alberta Park, located betwi63 and 156 Streets, and 118 and
114 Avenues, will not require major re-subdivisias the present lot layout and street
pattern can accommodate industrial development.shiedl pockets of fragmentation can
be consolidated privately. In order to provide fafl spur rights-of-way those parcels
affected will be required to provide 10 feet foil @ccess from the rear of their property
lines.

3. The western portion of Alberta Park is under sirmgaership and no major problems are
anticipated, as staged subdivision developmentldlamecur here.

Connected to these external roadways will be lat&rnal roads whose purpose will be to
discourage through traffic movement. Each of thesb-units could form an independent
"industrial park" or planned industrial area. Railur access is proposed for the two sub-units
west of 156 Street. In accordance with the statesining principles, development along
118 Avenue within each area would be restrictett uses as would sites along 170 Street
between 114 and 118 Avenues. The Outline Plan @igposes that M-2 development locate
along 163 and 156 Street, west of 149 Street, anith 0of 114 Avenue in this area. Land in the
interior of each of these sub-units would accomnmdadustry requiring M-3 sites.
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A service centre location is proposed for this eastistrict at the intersection of 118 Avenue
and 163 Street. However, two other locations, tibersection of 118 Avenue and 156 Street or
118 Avenue and 170 Street, could be utilized fos fsurpose if the preferred site was not
available. The advantage to the first locatiorhet it would be more centrally situated to serve
the eastern district of the Outline Plan area. Atszated in the vicinity of the service centre
would be a recreation facility. The eastern indaktdistrict would serve as its primary
catchment area.

b. Western District

Planning for the western district (lying west of013treet) is not as constrained by existing
subdivision or development as is the eastern distfi the Outline Plan area. As this area is
relatively undeveloped and unsubdivided, it capla@ned (see Fig. 8) more functionally.

This western district can be considered to be diyidnto four separate segments with
111 Avenue and 184 Street as the axis dividing sagment. The first, bounded by 184 Street,
111 Avenue, theailway, and 170 Street would consist of four industrigh-sinits of varying Amended by Editor
size. Of these the most northerly unit, (north ®8 JAvenue) would be comprised entirely
M-1 development, since two major approach roads the City will penetrate through this
area. South of this would be a larger sub-unit blednby 118 and 114 Avenues between
170 and 184 Streets. With the exception of the At M-2 strips proposed adjacent to
170 and 184 Streets respectively, this area woeldeberved primarily for M-3 development.
Included here is a large area proposed for autdmobcycling yards. Rail access to this sub-
unit would be provided via a main spur line frore thilway main line to the north, paralleling
170 Street. Two smaller sub-units south of 114 Aesncomplete this segment of the western
district. A mixture of M-1, M-2 and M-3 uses areoposed within this latter area along with
local rail spur access. A recreation componenise proposed in the westerly sub-unit. It is
expected that all these areas will be subdivided &iminimum of

The second segment within the western district tiesveen 184 Stree§tony Plain Road Amended by Editor
170 Street, and 111 Avenue. This area can be comeatalized into six smaller sub-uni

which are defined by 178 Street, 107 Avenue, arigl A¢enue. The first sub-unit is boundea

by 118 Avenue, 184 Street, 178 Street and 107 Axemgain, following the planning

principles illustrated by Figure 6A, M-3 sites shlibwccupy asubstantial position of this

segment. An automobile recycling area has beenigedvnorth of 107 Avenue and east of

184 Street. It is proposed that this area be seniy rail.
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To the east is the second sub-unit, bordered by Avihue, 178 Street, 107 Avenue, and
170 Street, which comprises the same mixture afistrihl developments as the first area. An
auto recycling zone is also provided east of 1i&e$and south of 107 Avenue. In addition, a
power substation north of 104 Avenue, west of 17869, is required.

Two more industrial sub-units would be located Bowif 107 Avenue between 184,
178 Avenues, and 170 Street. These two sub-unitspviimarily contain M-3 development
with M-2 and M-3 uses along 184 Street, 107 Averamg, 170 Street. Except for M-1 and M-?
development proposed along 184 Street and 170tSted north ofStony Plain Roadthis
portion of the second segment will consist largefyM-3 uses. Rail access is also bei
proposed for the easterly sub-unit with the po8sibihat it could be extended to the area
between 178 and 184 Street south of 105 Avenud.d?dhe highway commercial zone is
included within these two sub-units.

Amended by Editor

The third segment in the western district, soutibf Avenue and west of 184 Street, can be
considered independently as one large industrial. Urhe uses included here will be
predominantly M-1 and M-2 due to the fact that @imiea will have considerable exposure to
Outer Ring Anthony Henday Driyeand 111 Avenue. It is proposed that a specialdeaped
buffer be established adjacent to the Outer Ririgmpyove the visual quality along this facility
Also, that portion of the marshland in this areashifficult to develop could be retained in its

Amended by Editor

natural state. The remaining portion of the highwagnmercial zone would be included in this
segment also. The balance of the developable avakiwe utilized for M-3 type industry. Rail
access could be provided for the northerly portdrihis area. Another auto recycling site
could be established in this area within the M+3dlashould such a use be warranted in this
area.

The final segment of the western district is theaanorth of 111 Avenue and west of

184 Street, which is similar to the area previoudigcussed, as it could remain as an

independent industrial unit. Development in thisaawouldseeM-1 uses distributed along the

Anthony Henday Drivel1ll Avenue, and 184 Street, with a transitionardio M-2 and M-3 Amended by Editor
uses. Rail access to this area would be providacaspur connection to thail line to the

north. A landscaped buffer along the east sidehefAnthony Henday Drivewould also be

required in this segment.

2. Circulation
The major east-west roads into and out of the @eititlan area are 118 Avend®5 Avenue M.P.C.
(Yellowhead Trajl and 111 Avenue. The major north-south routes wdwg 184 Street July 7, 1978

170 Street, and 156 Street. The truck route systeogently approved by City Councll, ha_Amended by Editor

170 Street as its western leg aridllowhead Trailas the northern leg. Both legs of the truck
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route serve the Northwest Industrial area admirdblythe long term, it is anticipated that the
Anthony Henday Drivavill assume part of this function, as well as pdavg the Northwest
Industrial Area excellent access to and from ailhizoin the Edmonton region.

Within the plan area, 178 Street, 163 Street, 10@nfie, and 114 Avenue, will create the
internal framework to provide major access to ttere industrial districts and sub-units in the
Outline Plan area, as well as connect the alreagigldped industrial areas with those planned
for the future.

It is proposed that direct access to propertiesgatbe major roads will not be permitted. Such
parcels would be required to make provision fordbestruction of service roads to gain frontal
access and exposure from major roads.

The local road network will be connected to the andgrid" system but will be purposely
designed to be discontinuous in order to minimireugh traffic from utilizing the local roads
within the industrial sub-units as access routesutih the Outline Plan area. The layout of the
local road system will be dependent of the type iatehsity of industrial development within
each sub-unit and the frontage and size of paweeish are necessary to accommodate future
users. The planning principles utilized for designithe local road system is illustrated in
Figure 10.

A special feature introduced into the Northwestlstdial Outline Plan Area is a proposed route
for a walkway/ bikeway which would connect the peidan walkway system in the West
Jasper Place residential area with Kirk Lake amdatijoining ravine system to the proposed
Big Lake recreational area. This route would gelhefallow 184 Street up to the proposed
service centre and recreation area at 184 Strektlafh Avenue, continue beyond the City
limits and then proceed in a westerly directiontimaf "Mooncrest” to link up with Kirk Lake
and Big Lake via the ravine system. It is expedtet this facility would be accommodated
within the future 184 Street right-of-way.
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3. Public Transportation

Although concrete plans for public transportatiorthis area have not been finalized to date, it
is expected that public transportation service Wwél provided for the Northwest Industrial
Outline Plan Area in conjunction with the level thfe requirements for such service after
development of the area is underway.

A total of four bus lines could ideally service tmtline Plan area including the existing
industrial development. Two of the routes couldvedhe eastern portion of the Outline Plan
while two other lines would serve the western part.

Should demand necessitate only two bus routesiceerould be restricted to two separate lines.
The bus loops under either proposal are shownguargi5. The spacing of the bus routes would
be such that bus service would be available toemmyloyee in the area at a distance of no more
than two or three city blocks from his or her pladeemployment. If only two lines were to
service the area, the walking distance from wosdcelto bus stops will have to be increased.

The planned bus routes in the western district diquibvide connections to the Jasper Place
Bus Terminal via Stony Plain Road and 107 Avenusleathose lines proposed for the eastern
district would connect to 107 and 111 Avenuesnliyawo lines were provided for the Outline
Plan Area, one could link the Jasper Place Bus ihalmand the other could tie in to the
existing bus services along 111 Avenue.

In the event that rapid transit facilities are damged in West Edmonton, no problems are
anticipated in routing feeder bus service from Mwthwest Industrial Area to future rapid
transit stations or terminals.
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4, Service Centers

Service centres for the Outline Plan also formrargt element in the development concept. In
comparison to the already developed industrialridist in this section of the City, east of
149 Street and south of 114 Avenue, where no desgraice area with facilities catering to the
needs of industrial users has been planned or a@eselin the past, the Northwest Industrial
Outline Plan proposes the establishment of twoisergenter areas which would serve as a
nuclei for the western and eastern portion of the prea.

The criteria established for locating service cemte that they be at the intersection of major
roadways and that they be in a central locatioresgible to employees and industries in the
area. Figure 6b illustrates suitable locationsstarh facilities.

The typical service center would contain bankirglitees, a post office, service station, a small
convenience market outlet, restaurant space farchreeal estate offices, insurance companies,
drafting services, stationers, local employmenticef or manpower agencies, or other
miscellaneous establishments and services cataritlyge surrounding industrial area. Ideally,
the service center complex should be developedamsrgrehensive unit or units of industrial
buildings grouped in a specific location.

Adequate parking would also be required to be plexiin conjunction with the service center.
Special parking lots would have to be provided tfocks so that drivers waiting to deliver

goods may be able to use the facilities in theisergenter. The bus routes which would serve
the industrial district would connect with the deevcenter to reinforce its function as a focus
for the area.

For the eastern district, the preferred locationtfe service center is at the intersection of
163 Street and 118 Avenue. In the western disthet most suitable location for such a facility
would be at 184 Street and 111 Avenue.

It is important to ensure that the facilities reqdi to make the service center viable and to
fulfill its function not be developed elsewheretire early stages of industrial expansion of the
area, otherwise the concept of providing centredlitacilities would be eroded. Finally, it
should be pointed out that no attempt has been nwadefine the precise acreage required for
the service centers as proposals for facilitiethsf nature would be reviewed by the City prior
to development.

It is felt that the service center concept will aidoromoting the Northwest Industrial Area as a
well planned industrial district with an attractigavironment.
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5. Recreation, Open Space and Landscaping

The Northwest Industrial Area, when ultimately deped, will consist of well over seven
square miles18 square kilometr@sof industrial land. In order to introduce somesppspace Amended by Editor
into this vast area, as well as to provide reooeali facilities for employees in the area ¢

residents in the City, several recreation sitesumber of which will be related to the service

centers, are proposed for the Outline Plan. I{se auggested that specific areas be designated

as non-developable open space. To further softerffiect of continuous industrial landscape

and asphalt, generous buffers which would inclutimg and landscaping are suggested

along major arterial routes. Furthermore, a spdxiffier zone is proposed along the eastern side

of the Outer RingAnthony Henday Drivewithin the Outline Plan area. It is also hopedtth

where there are small treed areas in the Outliae tle developers involved would retain these

as natural features within overall site planningdipecific developments.

A major recreation area for the eastern portiorthef Outline Plan, in association with the

service center for this district, is suggestedmoft118 Avenue and east of 163 Street. The size

of this site could vary from ten to twenty acrds3(hectaresand might contain sport fields, a

pitch and putt golf course, or even an indoor fgcguch as a curling rink, as well as a passive

recreation component. Smaller recreation areaaalities could be provided in other suitable

portions of this district at the discretion of tRknning and Development Department and Amended by Editor
Parkland Services Branch of the Asset ManagemeahtPaiblic Works Departmenat the time

of subdivision or replot of these areas.

Another major recreation area is proposed for thesterly district of the Outline Plan in
association with the service center. The prefeloedtion for this site is in the vicinity of the
intersection of 184 Street and 111 Avenue. The bfperea and facilities provided here would
be similar to the site proposed for the eastertricisThe purpose of these recreation areas
would be to primarily serve the employees in thdustrial districts while also being used as
overflow facilities for residents in adjoining rdential districts where open space and
recreational facilities are at a premium. Wheresgme some of the small clumps of natural tree

cover in the Outline Plan area should be includagdimvthe recreation sites. M.P.C

July 7, 1978
(Policy regarding the special consideration givertlie marsh area was deleted as decided

the Municipal Planning Commission on July 7, 1978)

It is anticipated that the sites required for thesgeation and open space areas would normally
be acquired under the ten percent reserve entitieatehe time of subdivision and that reserve
land be transferred, where required, to the ap@tEpcentral locations.
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6. Utilities and Servicing

Although existing utility capacity in the area imited, the Northwest Industrial Outline Plan
can be readily serviced in the future by all Citjyities once major trunk facilities are extended
to this area. At the present time, storm and santtanks are located south of 170 Street and
Mayfield Road, and 99 Avenue and 152 Street, rés@#ye. These facilities are currently being
extended northward to provide service to the t@atline Plan area. Water service is also
expected to be provided to the area with a wategrmir site (the North Jasper Place Water
Reservoir) being located in the area north of 1¥érue and east of 156 Street. This reservoir
will service the easterly district and part of thesterly district of the Outline Plan area. The
remainder of the westerly district will receive wgter supply from a separate future system.

Edmonton Power has indicated changes in the sdfntpe Jasper Terminal Station and the

associated power right-of-way requirements. Thegsed widening of 170 Street has made it

impossible to build the 240 KV power line betwede present easterly property line, along

170 Street and the existimivate corporation’'s gasasement, as was originally propos Amended by Editor
These changes will be dealt with in the detailegnping of the affected area and do

interfere with the concept of industrial developimen

No major problems are anticipated in providing piene and gas service to the Outline Plan

area.The private corporatioralready services most of this area and once iveensdustrial - Amended by Editor
development occurs, additional lines will be insi@lin conjunction with approved plans

subdivision.The private corporatioras also indicated the need for a gate statiaihein fifty

foot (15.2 metrg right-of-way just north of Highway 16 West and313treet.

Telephone service to the Northwest Industrial @etliPlan area will be provided by the

Westmount Wire Centre and the Jasper Place Wirgr€eWith respect to the provision of

future power and telephone requirements for thetiNaest Industrial area it is recommended
that, where possible, no overhead power and tefeplioes be constructed along the major
roadways through the area.

Insofar as timing of major services is concernid,dtorm and sanitary trunks are proposed to
reach the Outline Plan area by 1975 while majorewhnes are scheduled to be available by
1975-76. Connection from these trunks to individoatcels will be based on the initiative of
land owners in the area to subdivide and develair throperties, and the proximity of
properties in relation to availability of existisgrvices. Once major trunks and distributor lines
are installed, local servicing to each area willavailable. The cost of providing local services
to industrial sites will be based on the site aveaverted to an assessable frontage for storm,
sanitary, and water distribution. Provision of ayrgutters, lanes, paving, and sidewalks will be
based on frontage charges. Lighting costs would laésbased on street frontage. In providing
local services to a site the option of the City emaking the work and amortizing this cost over
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a period of time, or having the developer instaldwn local services, will be available.

7. Fire Protection

No fire stations are proposed to be immediatelystolted in the Northwest Industrial Area as
existing fire halls, located at 142 Street and 208&nue, and 90 Avenue and 156 Street, can
provide fire fighting protection for the area iretimterim development period.

It is expected that, once substantial industrialettgoment occurs in the Outline Plan area, and
the type and intensity of industrial uses whichabksh themselves here is determined, the
number and type of fire hall facilities will be detined. The site or sites for fire halls will
probably be obtained at the time or prior to suisdtiv.

8. Railway Service

In view of the fact that a major rail line existsthe north of the Outline Plan area and that the
present industrial development to the east anchsgeuwlready served by rail, it is proposed that
both the eastern and western districts of the @uilan be provided with rail spur facilities.

Since the Outline Plan area is relatively level] an major physical barriers to the provision of
railway trackage exist, no problems are anticipategktending rail service throughout the area.
Furthermore, the entire eastern district of thenpdaea lies within the four-mile railway
interswitching limit. Only a smaller area in therth@ast portion of the western district is within
this limit. The remainder of the western distridll wequire special agreements with the railway
companies to establish freight rate charges ts sitside the interswitching limit. One solution
to this problem would be to provide team tracklfaes in the areas within the interswitching
limit in order that customers located beyond tidtlicould pick up or deliver goods via rail at
the preferred rates.

Basically, the Outline Plan proposes a major fpilrssouth froma private corporation’s rail Amended by Editor
line, paralleling the west side of 170 Street, tovie railway service to the industrial distr

west of 170 Street. This line could eventually beonnected to the main line. From this line

secondary spurs would be extended westward, ptim#énrough the M-3 development.

Although the railway lines shown in the Outline fiPtaave been laid out to minimize crossing of

major roads in the area, some such crossings cherentoided.

The local spur lines required to serve the eastistnict east of 170 Street would be connected
by the existing rail extension from thail line west of the proposed 163 Street. This line
already services sites in Sheffield and Youngstémdustrial. Additional rail spurs or loops

would be extended east and west from this exidiinegto service the east and west portions of

Resolution
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Alberta Park. A supplemental spur connection cdaddmade to the eastern district from an
existing east-west spur line presently in Dominladustrial Mitchell Industria) between
121A Avenue and 123 Avenue. From here extensionfddee made north and west. Such a
connection would ensure future rail service to HaWark Estate and Dominion Park, which
presently do not have rail access.

A special problem in the eastern district is thatners of properties which are already
subdivided may be reluctant to provide land forrdme rights-of-way or to enter into replot
plans in order to establish such rights-of-wayhiaiit area. Because these areas are within the
interswitching limit it is proposed that the Citgeourage the provision of spur tracks in these
areas prior to servicing commitments and approvdeselopments.

In order to provide efficient rail service to siteghin the Outline Plan area and to ensure that

facilities are available for the storage of raitssasupport tracks will be required adjacent to the

railway main line. It is proposed that the location forsesupport tracks be between 156 a Amended by Editor
170 Streets north of the future 125 AvenMellowhead Tra)l.
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C. SPECIAL CONSIDERATIONS
1. Consolidation of Fragmented Properties

Although the Northwest Industrial Area containgy&atracts of undeveloped land which can be
readily subdivided, there are, nevertheless, andase subdivision had occurred prematurely
many years ago at a time when planning was nonestisSubsequently, such areas have been
haphazardly subdivided and are characterized bwlsipticity of ownership and parcel sizes
containing spotty development. These fragmenteaisaaiee mainly located north of 114 Avenue
between 149 and 163 Streets, with some unplanrmtiésion having also occurred in the S.E.
Y4, Section 5, and S.W. Y, Section 4-53-25-4.

This situation has tended to produce a feelingnoedainty about the future of the area in the
minds of owners, developers, and prospective iovesind this has not helped the "image" of
this area. As well, it has contributed to poteniiadustrial users being discouraged from
seriously considering this area for a building.sttee result is that many of the industries which
have located here are transitionary, requiring matiservices. Also, because of the nature of
subdivision of these areas, proper servicing ofafea cannot be easily undertaken on the basis
of the present subdivision.

To remedy this situation, it is suggested thatggaviand assembly occur in the areas where
smaller parcels exist while in the areas, whergelasized fragmentation has occurred, that new
plans of subdivision be prepared, utilizing thelaemethod. These approaches will provide for
more efficient, economical, and functional indwstisubdivision in such areas. Furthermore,
servicing will be facilitated under more appropeigilans of subdivision with the result that
development will be able to proceed much more tgapid

2. Relationship of Existing Uses to Future Plannind Bevelopment in the Area

With the exception of the planned and subdividedugtrial districts such as Youngstown,
Sheffield, Bremner, etc., already located in thémeral area, there are a number of industrial
and non- industrial uses which have establishechgbéses in the largely undeveloped part of
the Outline Plan area. The bulk of these existisgsiare prevalent in the eastern district east of
170 Street. However, there is also some spottyldprent in the western district.

In the future, when full scale industrial developrieccurs in this area, it is expected that the
following will occur with respect to existing dewgiment in the area:

1. Certain existing industrial or commercial developtsewill be phased out in favour
of higher and more economic use of land, especialyjocations along major
roadways.
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2. Those developments which are in the interior laregtimay remain in the area for a
longer period of time but most will likely be reptd by other uses as the area
develops.

3. The residential uses scattered throughout the wileaventually be phased out and
replaced by industrial development.

4. Substantial industrial developments which exishim area at the present time will, in
all likelihood, remain and be integrated with negwelopment and be provided with
standard City services.

5. Some of the existing commercial developments, saghhe drive-in theatre, will
probably remain in the area for some time untitdexcsuch as the market value of the
property, increase in taxes, and availability ov&es, necessitates redevelopment to
a higher use.

Any existing industrial or other uses which chotsaemain in the area after servicing and

development occurs, but which are at variance wWith zoning designation that would be

applied to the area, will be treated as non-conifognases. It is hoped that such developments
would be upgraded, particularly if these are stiiatdly located or exposed to public view.

Garish or obsolete advertising signs, clutteredtfy@rds, and unscreened storage areas would
be the most important objectives in this regardisithoped that such upgrading could be
accomplished by the owners themselves as respermibborate citizens. Improvements could
also occur at the time development applicationst@ade by firms contemplating expansion of
their sites or buildings. Such improvements wouldude appropriate landscaping, buffering,
paving and screening of parking areas and rehetinilgf the external appearance of buildings in
compliance with the zoning bylaw requirements.

3. Storage Yards and Auto Wreckers

A special consideration in the. Northwest Industfieea is the presence of numerous storage
yards and auto wreckers. Their distribution carclearly seen on Map B. These types of uses
require minimal servicing, fairly large sites, amthtively inexpensive land. Many have located
in the Northwest Industrial Area, as portable omperary developments, prior to the
availability of full servicing and more intensivedustrial development. Others, however, ere
more permanent.

The largest concentration of storage yards and wotgkers is to be found in the vicinity of
156 Street and 118 Avenue, and north of 114 Avemaewest of 149 Street. It is proposed that
those which front on 118 Avenue, 149 Street, aril Sfseet be upgraded unless there are clear
indications that the development will be phasediouhe near future. In the meantime, it is
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strongly recommended that no further developmemiijte be issued for the expansion of
existing storage yards and auto wreckers locatethese routes. Furthermore, it is proposed
that no permits be issued for new auto wreckerstarage yards fronting on the existing or
proposed major roads in this area.

In order to accommodate such uses within the pltaa & is proposed that storage areas and
auto wrecking sites be relocated to the interiothef eastern district of the plan area, east of
170 Street, where they would be compatible withh8 uses proposed for the interior of the
subdivisions there. In addition, it is also recomadd that special areas be designated for the
western district of the Outline Plan area, wesLt® Street, to accommodate these uses. Two
such locations are shown on Map C. Where theséidmsahave exposure to secondary through
routes, such as 107 Avenue, 114 Avenue, and 18€tSit is proposed that their frontage and
side yards, where the latter are exposed to vievgplecially screened and/or buffered.

4, Conversion of AS (Small Holdings) Zone to Indudttise

At the present time there is an area which is sithelil and zoned AS (Agricultural Small

Holdings) north ofStony Plain Roadbetween 170 and 184 Streets. This area contaattessd Amended by Editor
industrial storage and residential developmenthet time. If this area were retained in

present state it would not be entirely compatibin whe plans for the area.

Two of the major roads in this area, Lansdowne éstand Athabasca Avenue, could be
retained, however, forming secondary roadways withie subdivision plan or replot for the

area. Subject to future demand for industrial sitebis area additional existing roadways could
also be retained in the final design plan for theaalt should be pointed out, however, that
there is a surplus of local roads in this smaltlimajs area which will require their consolidation
with adjacent properties according to an approwdliwision plan or replot for the area.

Although a replot plan of the entire area may r@hbcessary, this would be the best means of
ensuring that the existing residential subdivisenonverted to industrial use in an orderly and
economic fashion.

A replot would also ensure that consent from eagheo is obtained before any new plans of
subdivision within the small holdings area are lfinapproved. This will give present owners
the opportunity to decide if they wish to remain thgy are for some time, or sell their
properties for future industrial development andgilaly relocate their dwellings elsewhere.

5. Existing Zoning in Relation to Outline Plan posals

Part of the Northwest Industrial Area has been ddoe industrial use in the past without the
benefit of an overall plan (seéigure 3). The portion east of 170 Street (eastksirict),
excluding the Sheffield, Youngstown, and Bremnetulstrial areas, have had M-2, M-3, and
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AGMR-1 zoning designations applied to them.

Furthermore, considerable development has occimrétbse areas in the past without regard to
the existing zoning designations and with pradfcab enforcement of conditions of approval

on specific developments. For example in the AGMRehe, which is a reserve or holding

zone for future industrial uses but which does peiMil high standard development at the

discretion of the development officer, there aneumber of developments which do not meet
the standards required for M-1. Similarly, there abme M-3 type developments in the M-2
zone, and still others not meeting the requiremfamtdevelopment in an M-3 zone.

It is recommended that the existing M-3 zoning a4 Avenue 118 Avenue, 163 Street, and
156 Street be upgraded to the M-2 category as slomMap C and that the existing AGMR-1
zoning be amended in conjunction with plans fordsuibion and replots if required to reflect
the proposals in the Out line Plan. Since a numidfeexisting developments will no be
compatible with the industrial uses proposed is Hre these will require to be upgraded in the
future.

Insofar as the area west of 170 Street is concethegrocedure for rezoning this portion of the
Outline Plan will be to request that City Coungipeove the rezoning to AGMR-1 for the
developable areas within this portion of the OuatlPlan, after the necessary regional zoning
amendments are passed by the Edmonton Regionatifla@ommission. Subsequently, as
servicing is extended to this area, detail indak#oning (M-1, M-2, or M-3) will be applied in
conjunction with processing and registration ofdivision plans.

6. Highway Commercial Development

At the present time, a strip alorf§tony Plain Roads utilized for highway commercic Amended by Editor

development with access provided from an existengise road. This area is zoned under

Preliminary Regional Plan as Highway Commerciaik iroposed that this use remain and uia

highway commercial development along this strip Wgggraded and intensified as traffic

volumes along Highway 16 West increase and the ddrnfar additional highway services is

warranted,except that a node of general business use, appetgly 5 hectares in area, be Resolution
established at the northeast corner of the inteisacof Stony Plain Road and the futur %ﬁﬂlezfi,zgggg
186 Street to provide an area for the developmégeaeral business uses and at 17930 Stc  January 19, 2009
Plain Road; and at 18120 Stony Plain Road, vehisiges, rentals and repair service ~mended by Editor
businesses will be allowed in addition to the é@xistopportunity for highway commercial

services.

In this respect the portion of the strip within tReitline Plan has been designated as a
"highway service area" which will ultimately be zmhC-8A. Development in this zone will be
restricted to hotels, motels, restaurants and cersiations catering to the motoring public.

North-West Industrial Area Outline Plan — Officer@olidation 46



Strict control over site planning, advertising,danaping, architectural design of buildings, and
external finish will be applied to this area. Ndvet form of commercial development, other
than what is specified under this zone, will benp#ed.

7. Existing Municipal Boundaries

Present municipal boundaries in the northern gattie Outline Plan area bear no relationship
to physical boundaries or barriers- As can be sgeMap A, the existing City Limits form a
stepped pattern commencing north along westerlynwdiay of the City to 114 Avenue, then
easterly along 114 Avenue and finally north aloA§ Street.

If the rail line is taken as the northern limit of the OutliPlan, then it can be seen that lanc Amended by Editor
the Parkland Countyand the Municipal District of Sturgeon falls withthe Outline Plan arei

Similarly, a triangular piece of land within thetZlimits lies isolated outside the Outline Plan

area north of the rail line.

Because of the nature of overlapping municipal blavies across thail line, the Outline Plan
proposals are not restricted purely to those ldalting within the City limits. To do so would
have been to ignore the physical layout of the land the major factors affecting future
development in the area.

It is felt, therefore, that the proposals for tiheaabeyond the City limits are valid irrespective o
municipal boundaries or ownership patterns. In Qrdewever, to enable the future planning for
the area outside the City limits to be integrateithwhat within the City, it is being
recommended that the Outline Plan be submittedhéo respective municipalities via the
Edmonton Regional Planning Commission for theirstteration and approval.

8. Existing Religious Assembly Use Resolution
October 20, 2005

A religious assembly use on Lot 3, Block 7, Plap11710 was temporarily approved in an ar
designated for medium industrial development asesult of a series of appeals to the
Development Appeal Boards between 1979 and 198tough those hearings, the applicants
stated that the assembly was a temporary facility i was their intention to move to a custom
built building. In 2004, following the expiratioof the last temporary permit in 2001, the
Development Officer again refused to extend th@oeany use of the religious assembly use on
this site.

It is the intent of the Plan to allow the temporasligious assembly use to continue until
January 1, 2016. When the religious assembly esseas, on or before this date, medium
industrial uses will be allowed to occupy this site
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D. OUTLINE PLAN IMPLEMENTATION
1. Staging of Development

The size of the Outline Plan Area alone dictates tlevelopment must proceed on a staged
basis with a carefully scheduled order of priositie

Development of the Northwest Industrial Area wil staged in conjunction with the provision

of services to the area. It is anticipated that sbath-western portion of the area east of
170 Street will be initially developed with servicextended north and east as subdivision
proceeds.

The south-eastern portion of the westerly distiil also be available for servicing once the
main trunks reach this area. Development will tbenur in a north, northwest, and western
direction. It is expected that the most westerlstipo of this area will develop as a last stage.

2. Subdivision Planning

Once the Outline Plan for the Northwest Industaieda is approved by City Council and the

Edmonton Regional Planning Commission, and the sssacg zoning amendments are passed,

detail industrial plans be processed for the arbase plans will be in the form of subdivisions

for relatively large unsubdivided land, and reploismore complex areas where these are

deemed necessary. Most of these plans will beatedi by the private sector and processed by

the Planning and Development Departmehit some instances the City may be involvec Amended by Editor
subdivision design or preparation of replots whergired.

To facilitate detail subdivision planning in the Mtovest Industrial Outline Plan area, it is

proposed that applications for large or complexdsusions in this area be accompanied by
schematic outline plans indicating the general ldyaf the area to be subdivided. The area
included on such outline plans should be boundedhbymajor roadway network shown on

Map C.

3. Development Control

The development of the Northwest Industrial OutliRtan area will be guided by the
recommendations in the Outline Plan document. &pfibns for development in the area will
be subject to the regulations and conditions oreldgvnent in the City of Edmonton Zoning
Bylaw. Once detail zoning is applied to the areaispneviously zoned, such development may
proceed. Where there is existing zoning, subjechemges proposed in the Outline Plan but not
implemented, decisions on individual applicatiomisdevelopment in such an area will be at the
discretion of the development officer in liaisonttwbther civic departments and agencies. In
addition, some developers of large tracts may woshxercise further control over and above
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city zoning requirements. In these cases the dpeedowill covenant the properties.

4. Establishment of Arterial Roadway Assessment Resolution

April 24, 2003
The development of the Sunwapta area requires ajpygato the adjacent arterial roadway

including 184 Street and Stony Plain Road. An ateRoadway Assessment program has
been implemented by the City in conjunction with tiban Development Institute in order to
equitably share arterial roadway construction costiong developers of land within the
designated area. This plan establishes the ArtdRiahdway Assessment area and the arterial
roadway upgrades to be included in that assessmertie area from which the Arterial
Roadway Assessment will be collected is identibed Figure D — “Arterial Roadway
Assessment”. All land within the defined area v required to contribute to the Arterial
Roadway Assessment at the development stage. Eahelsted under the Arterial Roadway
Assessment from the defined area are to be cotgdbtoward the construction of those
roadways identified in Figure D.
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Figure D: North-West Industrial Area Outline Pld&egolution, April 24, 2003)
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MAP C: North-West Industrial Area Outline Plan
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Amendment Area for
April 24, 2003 Resolution
(See MAP C1)

Amendment Area for June
11, 2003 Resolution (See
MAP C2)

Amendment Area for
January 19, 2009

Resolution (See MAP C3)
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Map C1: Amendment to the North-West Industrial A@atline Plan (Resolution, April 24, 2003)
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OUTLINE PLAN
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Map C2: Amendment to the North-West Industrial A@aline Plan (Resolution, June 11, 2003)
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Map C3: Amendment to the North-West Industhizea Outline Plan (Resolution, January 19, 2009)
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Note:

Lacation of collector roads and configuration of stormwater management facilities
are subject to minor revisions during subdivision and rezoning of thé neighbourhood
and may not be developed exactly as illustrated.
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