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Chapter 1
Introduction

This report proposes a development concept thalt seive to guide the subsequent
subdivision and ultimate development ©f3.80 hectares(281.21 ac.)of land in the Bylaw 12211

' Feb 8, 20C
northwest sector of the City of Edmonton. epruary

Location

The area for which this concept is proposed isnaeffias neighbourhood 3 of The Palisac Amended by Editor
residential zone or, the Oxford Neighbourhood. Oxford is generaflyuated west of
127 Street tahe eastern edge of the Carlton Neighbourh@od north of the propose: Bylaw 9818
alignment of 153 Avenue tb67 AvenugFigure 1 - Location). The area encompassed by June 25,1991
neighbourhood Structure Plan is legally describe@ations of the SE ¥ and NE ¥ Secti
38 situated within Township 53, Range 25 lying wafdhe 4th Meridiarand the North %2 NE Feb?g;;v;,zzzol&o
36-35-25-W4M This Plan represents the second of five neighbadasoStructure Plans

required to effect the subdivision and developroéitihe Palisades.
Conformance to Statutory Plans

This Neighbourhood Structure Plan is based on, esmforms to, The Palisades Area
Structure Plan as approved by Bylaw 7484 which gvasted third reading by the Edmonton
Municipal Council on April 24, 1984. The area enga®ssed by this neighbourhood Structure
Plan has been designated by the City of Edmontdntsan Growth Strategy' as part of a
residential development sector. This Strategy veasdlly incorporated into the Edmonton
General Municipal Plan by bylaw on November 23, 298he Edmonton Metropolitan
Regional Plan also recognizes The Palisades atueeftesidential growth area within the
City of Edmonton.

Although the area of The Palisades was annexdwt€ity of Edmonton on January 1, 1982,

the City'sZoningBylaw has not yet been amended to include the Veitiun Oxford. In the Amended by Editor
interim, the Municipal District of Sturgeon's Laktse Bylaw 388/81 remains in effect ar...

continues to regulate development within this jportiof The Palisades. This Bylaw

designates the land within Oxford as 'AG - Agriatdil’. Prior to development occurring

within Oxford as envisioned by this neighbourhodtu&ure Plan, however, the Edmonton

Zoning Bylawmust be amended to include this portion of ThesRdés.
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Figure 1: Neighbourhood Location(Bylaw 12211, February 8, 2000)
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The Plan Proponents

The Oxford Neighbourhood Structure Plan has beespgred by Mackenzie Spencer

Associates Ltd. foa private corporationThis private corporatiorowns in excess of 80% o Amended by Editor
the area encompassed by the Oxford neighbourhowa. dther owners -two private

corporations- hold title to the balance of the area. Appenligetails the ownership within

the Oxford neighbourhood. Engineering informatiditiaed in the preparation of this report

was the responsibility of Stanley Associates Engimg Ltd. and Huber Engineering Inc.
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Chapter 2
Development Objectives

The primary objective of the development concepppsed to apply within this residential
neighbourhood of The Palisades is to serve as @edor the subsequent subdivision and
ultimate development of Oxford Neighbourhood 3. &fpeally, the objectives of this plan
are:

1. to provide a land use framework for the developnogi@xford that will, first, form an
integral component of The Palisades overall larelstsicture, and second, provide an
internal organization of land uses that promotesoanity identity through the
definition and integration of distinct sub-neighbloand, development units;

2. to anticipate the demand of the marketplace byipdathe emphasis on the single-
family house as opposed to the multiple-family pobjdevelopment and to provide
that housing within the economic reach of that sagnof the general population
projected to ultimately reside in the northwestseof the City of Edmonton;

3. to provide a land use framework within Oxford thghuwhich may be provided a
basic level of services required to meet and suste resident population's day-to-
day needs; and,

4. to ensure that the design of Oxford is sensitivexisting boundary conditions' of the
area (i.e., the 127 Street truck route and the quep Business Commercial area
situated to the south of the Neighbourhood).

While these objectives form the basic design apgraatilized in the formulation of the
Neighbourhood Structure Plan for Oxford, the opjpaittes and constraints imposed by the
man-made and natural environments within the doea Jarge extent, predominate in shaping
the future urban form of this proposed residendievelopment area. Those environmental
factors are the subject of the following Chapter.
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Chapter 3
Environmental Assessment

A number of man-made factors, both existing andopsed, and natural features define
potential constraints and/or opportunities that usthobe ameliorated or exploited,
respectively, by the development concept proposedhie Oxford neighbourhood. Among
those factors are the existing land use, soilsgtedipn and topography in the neighbourhood,
the proposed truck route which forms the east bandf the area, the Business Commercial
area which is situated immediately south of Oxfardl is planned to serve as a secondary
commercial node within The Palisades, and, theréutgsidential neighbourhoods which
form the west and north limits of the neighbourhood

Existing Land Use

Development of the Oxford Neighbourhood beganenate 1980’s and progressed from ti Bylaw 12211
area immediately west of 127 Street and 158 Avéaube west, south and north. As .. February 8, 20¢
December 1999, nearly all of the land in the south®o thirds of the neighbourhood has

been developed.

The majority of the southern two thirds of the hbigurhood has been developed with single
detached housing. Only a single row house comipgexbeen developed in the southwest
corner of Oxford. Other land uses in this portioh the neighbourhood include an
undeveloped neighbourhood park site, which includebuilding envelope for a public
elementary school, and a completed stormwater mamagt facility (lake).

The 32 hecatres of land being added to the Oxf@® M located immediately north of the
neighbourhood boundary as defined under Bylaw 18489 Of this area, approximately the
western half has been under recent cultivation,levtiie eastern half is the remnant of a
drained wetland that is seasonally wet. The Prowiaf Alberta has claimed ownership of the
wetland in this area under the Public Lands Acts landowner, the Province must be
consulted and approve of any development whichctlyreampacts the wetlands. The
Province has also indicated that compensation rbasprovided for any net loss of wetland
and associated wildlife habitat through urban depehent of this area. Any compensation
owing for lost wetland and associated wildlife habiwill be determined with the
consultation and approval of the Province of Allbert

Soils

The Alberta Soil Survey classifies the soils witthie Oxford Neighbourhood as Malmo Silty
Clay Loam (70%), Wetaskiwin Silty Clay Loam (20%nd Prestville Silty Clay Loam
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(10%). These soils form part of the Chernozemidoi$eizic, and Gleysolic Soil Orders

respectively. The former two Orders may be desdrdeesoils which have a black surface of
varying thickness over a light brown sub-surfacke Bub-soil in these two Orders varies
from hard to fairly friable. The characteristicstbé Chernozemic and Solonetzic soils (i.e.,
permeability, water storage, natural drainagenggliand surface pattern) generally do not
encumber ultimate utilization of the lands withixf@rd for urban, residential development.
The presence of Gleysolic Soils, however, may meqgiie application of special engineering
techniques inasmuch as these soils are charactdnizean upper layer of peat, and, low
permeability.

The Canada Land Inventory rates the soils withenNleighbourhood as predominantly Class
2s. This Class of soils has moderate limitatiors thstrict the range of crops or may require
moderate conservation practices. In addition, tisedls have certain limitations which reduce
their agricultural productivity - undesireable sture, law permeability, low natural fertility,
and/or salinity.

Vegetation

Past agricultural practices have virtually elimedhimost of the mature vegetation within the
neighbourhood boundaries. As a consequence, t&nexivegetation is composed primarily

of cropped open field or grassland and wetland Isfigrasses. The wetland shrubs and
grasses are found in the vicinity of a localizedographical low area situated within the

northwest sector of Oxford.

The exception to this general description of thgetation within Oxford is the tree mass

located in the southwest corner of the proposectldpwment area. This group of trees,

composed primarily of balsam and aspen poplarnstre stand. Given the adverse regional
climate, including the prevailing winds and the esgd nature of the site every effort should
be made to retain and incorporate this tree masstie design and development of the
Oxford neighbourhood.

Topography

The topography of the lands within the neighbouth@relatively flat with no significant
aesthetic views. The Oxford lands generally loweward the west and north from
153 Avenue and 127 Street through a grade chargexamating 1.5 m [5 ft.].

A portion of a fairly large slough extends into @ed approximately at the mid-point of the
neighbourhood's westerly boundary. The existencthisfseasonally wet depressional area
does not serve as an obstacle to urban developRatiter, this natural feature presents an
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opportunity in the design of the storm water manag® system, required as part of the
municipal servicing within Oxford, to locate a netien pond in this low area. This
opportunity, if exploited, could significantly redel the cost of servicing this portion of The
Palisades with a storm water management system.

Noise Intrusion

A potential 24 hour truck route defines the easindary (i.e., 127 Street) of the Oxford
neighbourhood. The potential noise intrusion inte ineighbourhood as a result of the
existence of this truck route should be minimiz&ttenuation measures sufficient to reduce
the potential noise within Oxford to a maximum 6@nLdbA from the adjacent truck route,
therefore, should be provided to effect an ‘acddptdevel' of noise within the urban,

residential environment of this neighbourhood.

Adjacent Land Uses

A 8.7 hectare 'Business/Commercial' area is prapésreultimate development immediately
south of Oxford adjacent the 153 Avenue - 127 $trgersection. This potential use, while
not proposed to encompass ‘traditional' industeiatierprises, could generate a relatively
significant amount of traffic originating in locatis external to The Palisades. This traffic
should be encouraged to use the arterial road mketimothe northwest sector of the City
rather than the internal collector roads plannedetwe The Palisades neighbourhoods. The
impact of this Business/Commercial area on thedeggial environment within Oxford,
therefore, should be minimized. or potentially efiated, through the separation of vehicular
movements generated by the Business/Commercialbak#he residential sectors within the
Oxford neighbourhood.

To the west, northwest and north of the Oxford hieayurhood, The Palisades Area Structure
Plan proposes three potential residential developereas. Each of these neighbourhoods are
planned to be developed with an internal land tsectsire similar to that proposed within
Oxford. The primary concern with these potentiaidential development areas in the design
of the Oxford neighbourhood is to ensure that thieector road system is planned to ensure
this portion of The Palisades is adequately semw#l an efficient public transportation
system and internal vehicular circulation network.
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Figure 2: Aerial Photography (Bylaw 7963, September 10, 1985)
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Conclusion

The development concept proposed for Oxford musbgmeize various environmental

limitations in the design of the neighbourhood. Thetural and man-made environments,
however, provide certain opportunities which carekploited to the long-term benefit of the
urban environment in this residential neighbourhobdhe Palisades. The manner in which
these limitations are recognized and the opporasmixploited are detailed in the following
Chapter which outlines the development conceptgseg for the Oxford neighbourhood.

Oxford NSPOffice Consolidation November 2010 9



Chapter 4
The Development Concept

General Land Use Structure

The development concept proposed to guide thedgubdivision and ultimate development

of The Palisades, Oxford neighbourhood is outliaedrigure 3 - Development Concept. This

concept provides for the creation of a number tFseighbourhood development units (i.e.,

bays, loops and cul-de-sacs] many of which arended to be developed with a distinct and

identifiable physical character. Each of these suilts is oriented either toward the vehicular

circulation system defined by the neighbourhoodlectdr road within Oxford or the

pedestrian circulation/open space system, the negmnents of which are the storm water

retention pond, Neighbourhood Park, and Public Elgary School. The land added to Bylaw 12211
Oxford is incorporated into the neighbourhood as e amendment to The Palisades A_. February 8, 20¢
adopted under Bylaw No. 12000. A detailed devebmpnsoncept for the add-on area is

illustrated in Figure 3b — North Oxford Developméiancept.

Urban Design

The design of Oxford was influenced in large meashy the development area's
relatively flat terrain and energy conservationdas.

Given that the land within Oxford experiences a imaxn change in elevation of
approximately 1.5 in from its north through to #esuth limit, the natural drainage of
storm water runoff and the meandering route thasoffutakes within the Neighbourhood,
essentially established the alignment of the neightood collector road. This factor,
because the land is so flat, increased in relaiiyeificance to other design determinants.
Local roads, the majority taking the form of shotl-de-sacs, extend out from this
collector route to define distinct clusters of hiags or, 'sub-neighbourhood units'. With
the collector road system following natural draieggtterns and the majority of the local
roads extending out directly from this collectoutey an efficient base for municipal
servicing systems has been defined as well asiealogehicular circulation system for
the Neighbourhood. In addition, the majority of thesidential environment within
Oxford has been separated from direct exposuregadutes on which there will be a
concentrated flow of traffic and, as a result, &ssociated noise. This has been
accomplished primarily through the utilization dfet cul-de-sac as a major design
element which provides the opportunity to minimike amount of housing fronting onto
the collector road.
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Figure 3: Development Concep{Bylaw 15454, June 7, 2010)
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Figure 3b: North Oxford Development Concept(Bylaw 15454, June 7, 2010)
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Energy conservation factors were the second sgesijn determinants that dominated in
the formulation of the Oxford neighbourhood's intdrand use structure. Where possible
local roads were aligned east-west to minimize siwadncroachments on adjacent lots
and thereby enhance the potential for each dwellmgto capture the maximum amount
of radiant energy. This fairly simple techniquereases significantly the potential to
apply the principles of solar space heating tontiagority of dwellings within the Oxford
neighbourhood. Where it was not possible to aligoal roads east-west due to an
overriding design constraint (eg., the alignmenttled neighbourhood collector road)
every attempt was made to orient cul-de-sac headard the south. This orientation
ensures, as a minimum, that the housing at the bédte cul-de-sac is capable of
capturing an equivalent amount of radiant energyése located on a street aligned east-

west.

Housing Profile

The housing proposed to be emphasized in Oxfoitthassingle-family dwelling unit.

Rather than developing the single-family unit atumiform density throughout the

neighbourhood, however, it is proposed to utilizeying densities of this housing form

in selected sectors of Oxford. Optimum utilizatiohthe RF1 category of thBoning Amended by Editor
Bylaw, therefore, is contemplated in order to achiei®dbjective.

Within the southeast sector of the neighbourhaoicel, (he Phase | development area) it is
anticipated that the lots subdivided for the pugsosf accommodating single-family
housing will range between 15.2 m and 16.7 m inthwv{80-55 ft). Lot depths within this
sector of the neighbourhood will approximate 38.%110 ft). Within that area generally
framing the storm water lake and the school/pdris anticipated that single-family lots
will be subdivided and developed within a rangewadths approximating 15.2 in to
18.3 in (50-60 ft). Lot depths within this singlkeafily development sector of Oxford will
approximate 36.5 in (120 ft). Smaller single-famibts are contemplated within the
north, northeast and southwest sectors of the heighood. Within these areas it is
anticipated that lot widths will range between 1&1'and 15.2 (45-50 ft). Lot depths will
approximate 30.5 m (100 ft).

With this gradation in the density of developmehtsimgle-family accommodation and

the emphasis being placed on this housing formd#@mand of the marketplace is being
realistically anticipated. Also, housing will beopided that is within the economic reach
of that segment of the general population projetteditimately reside in the northwest
sector of the City of Edmonton.

Oxford NSPOffice Consolidation November 2010 13



Interspersed throughout Oxford are various mukfphaily project development sites.
Definition of these sites will ensure a full complent of housing types is provided in the
neighbourhood. The multiple-family project develagrhsites have been placed adjacent
or proximate to major open space features in theghbeurhood and/or the
neighbourhood collector road. The rationale for pheecement of these multiple-family
project developments is to provide ease of accessrdsidents of this form of
accommodation to public open space, commercialitiasi and schools internal and
external to the neighbourhood. The placement ofelstes in this manner, therefore,
encourages the use of the public transit systerprbject residents, provides access to
public open space where minimal private open spapetentially available, and creates
within the Neighbourhood the potential for sigrdint, visual urban focal points.

Housing developed within the provisions of #@ningBylaw categories of RF4 and RF  Amended by Editor
(lineal as opposed to project developments) prowdid to this general framework.
TheseZoning Bylawcategories provide for the development of singi@ify housing of
various forms and densities somewhat greater thetrpermitted under the RF1 category.
The development concept contemplates full utilatdf these provisions of th&oning
Bylaw. It is not contemplated that the RPL categoryhefZoning Bylawwill be utilized

in the development of Oxford Neighbourhood. A ftdimplement of housing forms and a
broad range of lot sizes can be provided usingethmevisions of theZoning Bylaw
previously noted. The allocation of a specific ateaa proposed housing form as
indicated by the development concept complies witle City of Edmonton's
neighbourhood design guidelines, specifically, gwevision of transitional uses, and
ensures that any one form of family-oriented hogisttoes not predominate in the
Neighbourhood.

Approximately 10 hectares (30%) of the lands ingtd-on area will be developed wit Bylaw 12211
residential land uses. Of the total residentiahda in the add-on area, approximate., February 8, 20¢
87% will be developed with low density housing ®(gingle and semi-detached houses)
and the remainder (13%) will be developed with medidensity housing forms (row
housing). The low density housing forms will bacemtrated in two locations; west of
131 Street and south of 167 Avenue, and east ofSti@et and north of approximately
163 Avenue. A medium density housing site is édcat the southeast corner of the

intersection of 131 Street and 167 Avenue.

The residential component of the add-on area igetgnl to yield approximately 150 lo Bylaw 12211
density dwelling units and approximately 55 meddensity dwelling units. The lov. February 8, 20¢

density dwellings in the add-on area are expectecdidcommodate 524 persons and
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medium density dwellings area expected to accommdda persons.

Statistical Summary

The allocation of the land area within Oxford ndighrhood to various uses is defined by
Table 1. The number of housing units by type, tptgbulation, density of development
and school generation within the Neighbourhoodimmearized by Table 2.

Circulation System

The circulation system proposed to serve the neigtitood is comprised of three key
elements - the road network, the public transitesys and the pedestrian circulation system.

The Road Network

Oxford is bounded on the south by 153 Avenue,®edit by 127 Street, and 167 Aver Bylaw 12211
on the north, all of which are part of the City'daaial road network Although both are February 8, 20¢
arterial roads which will be developed to a fourdalivided standard, only 127 Street is
planned as a 24 hour truck route. A noise atteomatieasure, as a consequence, will be
developed along this route to minimize the poténti@ise intrusion into the
Neighbourhood. The Transportation Department hasriokned the extent of noise
attenuation required. The device that will provitle required attenuation is to be 3.5 m
in height and may be a berm or noise attenuatiolh wg a combination of the two
systems. The placement of this noise attenuativitelevill be such that the 'internal’ side
of the device, if a berm or a berm/wall combinatiail be within the rear lot of adjacent
properties thereby increasing the lot depth by lvaléthe width of the base dimension of
the berm which, in turn, minimizes the long-termimtenance responsibility of this

system by the City of Edmonton.

A collector roadway will connect the Oxford and {f@m Neighbourhoods in an east-wes Bylaw 9818

. . . June 25 19¢
orientation at approximately 155 Avenue. !

The internal road network focuses on the neighbmagthcollector roadway which links

. . L . . Bylaw 9818

the residential component of Oxford 1®5 Avenuewhich in turn provides linkages June 25, 1991
external to The Palisades through connections ¢oQlty's arterial road network at

Bylaw 12211

153 Avenue, 127 Street ardé7 AvenueThe balance of the internal road network is  Fepryary 8, 2000
series of local and sub-collector streets whichingefin effect, sub-neighbourhood
development units.
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TABLE 1

GENERAL LAND USE ALLOCATION

The Palisades, Oxford Neighbourhood

(Bylaw 15454, June 7, 2010)

GROSS DEVELOPABLE 113.80 ha 100.0
AREA:

RESIDENTIAL  LAND 59.40 ha 52.20%
USES

Low Density Residential 52.9 ha 74.1%

Medium Density] 5.9 ha 19.9%

Residential (RF5)

Medium Density| 0.6 ha 6.0%

Residential (RA7)

OPEN 30.50 ha 26.80%
SPACE/INSTITUTIONAL

Combined South 5.41 ha 4.8%

School/Park Site

Combined North 11.03 ha 9.7%

School/Park Site

Neighbourhood Park 2.63 ha 2.3%

Viewpoint Park 0.42 ha 0.4%

Stormwater Managementl1.01ha 9.7%

Facilities

CIRCULATION 23.90 ha 21.00%

Oxford NSPOffice Consolidation November 2010
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lllustration 1: Oxford Land Use Profile (Bylaw 7963, September 10, 1985)
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TABLE 2

POPULATION HOUSING UNITS & SCHOOL GENERATION

The Palisades, Oxford Neighbourhood

(Bylaw 15454 Approved June 7, 2010))

Area (ha) % of GDA
Gross Area 113.80
Gross Developable Area 113.80 100.0
Combined South (existing) 5.41 4.8
School/Park Site
Combined North School/Park 11.03 9.7
Site
Neighbourhood Park 2.63 2.3
Viewpoint Park 0.42 0.4
Stormwater Management 11.01 9.7
Facility
Circulation 23.90 21.0
Net Residential Area 59.40 52.2

Residential Land Use Area (ha)

Dwelling Units % offotal Units  Population

Low Density 52.9 927 74.1 3,198
Residential

Medium Density 5.9 249 19.9 777
Residential Row

Housing (RF5)

Medium Density 0.6 75 6.0 150
Residential (RA7)

Total Residential 59.4 1,251 100.0 4,125
Density: 36.0 persons per gross developable hectare

Student Generation Elementary Junior High Senior Hgh
Public 226 113 113

Catholic 181 83 47

Oxford NSPOffice Consolidation November 2010
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lllustration 2: Oxford Housing Profile (Bylaw 7963, September 10, 1985)
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Public Transportation

The neighbourhood collector road will form integdmponent of the ultimate public Bylaw 9818
transportation system proposed to serve Oxfdéxsl.a consequence of being less tha.. June 25 19¢
400 m maximum walking distance from a planned itansite, the residential population

within this Neighbourhood will be well served byhpie transportation facilities. The

actual alignment of these transit routes and thabau of routes required to ultimately

serve The Palisades has been determined by theo€idmonton's Transportation

Department. One element of this system of tramsites planned for The Palisades is a

transit turn-around to be located in the Businesm@ercial area located immediately

south of Oxford.

Pedestrian Circulation

The pedestrian circulation system envisioned ferrieighbourhood focuses on two key
elements - the Public Elementary School locatedrakto the neighbourhood, and the
storm water retention lake. Pedestrian linkages/éen these two major elements of the
open space and the residential clusters will beiged by minor walkway connections in

various sectors of the Neighbourhood and throughdévelopment of a sidewalk system
to be located adjacent the neighbourhood collecadway and subcollector streets.

Community Services and Facilities

The community services and facilities ultimatelgueed to serve the resident population of
the Oxford neighbourhood consists primarily of smbp neighbourhood parks, retail
commercial services, churches, and police, firalthend library services.

Schools

Within Oxford two school sites haveeen provided as defined by the approved Palise Bylaw 12211

Area Structure Plan. A Public Elementary Schoot sifill be located approximately  February 8, 2000
Amended by Editor

central to Oxford, the catchment area for whic®x$ord Neighbourhood 3.

A combined school/park site is locategist of 130 Streednd south of 167 Avenue.The  Amended by Editor
site has been sized to accommodate a public jungir school, a Catholic kindergarter Bylaw 12211
to grade nine school, a community league site sssbeated open spaces and playil February 8, 20C
fields. The public junior high school is intendedaccommodate students from the north

half of The Palisades Plan area. The Catholic kngdérten to grade nine school will

also serve students within the north half of ThésBdes plus students from a portion of
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the future Rapperswill Neighbourhood located ealstl®d7 Street and north of 167
Avenue. The community league site will accommanatenunity facilities necessary for
the three neighbourhoods in The Palisades north53 Avenue. The largest portion of

this combined site will be utilized for open spases (eg, playing fields, sliding hill
Bylaw 12211

playgrounds, etc.) If one or both of the schoolsias required in the future, the land February 8, 20(

associated with the school building envelopeshélimade available for another land use
that is compatible with the site and the surrougdiand uses. The determination of an
alternate land use for these lands will be as p&auncil approved process to surplus
school building lands that includes consultationthwiresidents of the surrounding

community and a reconciliation of any debt ownimggiast the site as a result of utility

servicing.

* Editor's note: with the approval of Bylaw 1545h¢ combined school/park site is
relocated to east of 130 Street and south of 16@mue.

Senior High School students residing in Oxford vii#é accommodated by a facility
proposed for development in Castle Downs.

Parks and Open Space

Two parks are proposed for ultimate developmentNeighbourhood 3. First, a
Neighbourhood Park is located adjacent the PuldeenEntary School. The communitv
. . . . Amended by Editor
league that will serve the residents of Oxford a&dl wsthe Carlton Neighbourhoot

planned within the westerly neighbourhood adjacei85 Street. Second, an
approximately0.42 hectardocal park is proposed adjacent the storm watentn lake. Bylaw 12211
In addition to these two parks the retention lakalso accessible by the public along t... February 8, 20¢

length of its east perimeter.

Retail Commercial Services *

Bylaw 15454
(Deleted) June 7, 2010
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Churches

Churches within The Palisades Area Structure Planewgenerally located adjacent
proposed commercial facilities in the residenti@laaso as to ensure adequate parking for
these religious institutions and allow for the pi& of joint development of these sites.

Bylaw 9818

One such church site is proposed witthia Carlton Neighbourhood immediately west June 25 1991

i A ded by Edit
the neighbourhood. mended by Editor

Protective Services

Police services will be provided to the future OQxfaesidents from the detachment
located in Londonderry at approximately 65 Street 437 Avenue until such time as a
determination has been made by the Police Depattoerthe location for a new
detachment in the northwest sector of the City @inBnton. Fire protection services for
The Palisades will be the responsibility of the €t@aBowns station located north of 153
Avenue on Castle Downs Road.

Health/Library Services

Health services will be provided to the residerit©rford from a facility located in the
Castle Downs Town Square. Library services wilblailable from a facility also located
within the Castle Downs Town Square. Each of tifesdities will serve The Palisades
until such time as a determination has been made w&ether or not new facilities will
be required west of 127 Street. Should these syvidtimately locate within The
Palisades, the area best situated to accommodate thervices is the Business
Commercial Area within neighbourhood 6 adjacent 1A&nue and 127 Street.
Similarly, this area is that which is best suiteddcate either or both a fire hall or police
station within The Palisades.

Special Land Uses

Public and Manufactured Housing

No specific provision has been made by the Neighimad Structure Plan for either

public and/or manufactured housing. If the Citygoimonton wishes to develop a public

housing site within the neighbourhood, then, thiy €ould acquire a designated multiple-

family project site, or sites, and have that sjteézonedto provide for the developmer Amended by Editor
of public housing, such housing being sufficientalmcommodate five percent of tr..

neighbourhood population.

Oxford NSPOffice Consolidation November 2010 22



Development Guidelines (Section Deleted) Bylaw 9230
March 14, 199

Utility Infrastructure

Water supply and distribution, sanitary sewageectibn and disposal, and stormwater
drainage form the three major components of th@@ag system which must be provided to
allow development of Oxford.

Water Supply and Distribution,

Water will be supplied from the existing 450 mm rdeter main located north and

northeast of Oxford which links St. Albert with tl@astle Downs Reservoir, and, the
existing north-south 300 mm diameter main on 12@e3tocated on the east boundary of
the neighbourhood. The possibility exists to upgrdtese connections when the City of
Edmonton completes construction of the proposed 1d8n feeder main connection

linking the E. L. Smith Water Treatment Plant te thastle Downs Reservoir.

Internal water distribution will be provided by ajor looped 300 mm and 250 mm main,
with local distribution by 200 mm and 150 mm maiiresn this facility. (Figure 4 - Water
Supply & Distribution.)

Municipal water for the add-on area is expected e supplied from a poin Bylaw 12211
approximately at 131 Street and 163 Avenue, anth 0450mm main at 131 Street ai... February 8, 20¢
167 Avenue (see Figure 4b). A hydraulic networdysis confirming a design for water

supply must be approved prior to the first rezorfimgany land in the add-on area being

advanced for Council’'s consideration.
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Figure 4: Water Distribution System (Bylaw 7963, September 10, 1985)
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Figure 4: Water Distribution System (Bylaw 15454, Approved June 7, 2010)
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Sanitary Sewerage Collection & Distribution

The Oxford neighbourhood sanitary sewer systemheiltomposed of a series of gravity
sewers ranging in size from 200 mm to 300 mm théitdsain to a north-south trunk
collector sanitary sewer to be located on 127 Stiseproposed in The Palisades Area
Structure Plan.

This proposed system is indicated on Figure 5 it&nSewerage System. The sanitary
design flows and sewer sizes for the neighbourtavedo be finalized and approved by
the City of Edmonton, Water and Sanitation Depantime

The add-on area is located within a sanitary anoirst drainage basin that is separat Bylaw 12211
. . Feb 8, 20C
from the remainder of the Oxford Neighbourhood tedasouth of 163 Avenue. As . ebruary
consequence, sanitary and storm flows from the addrea will not be directed south

through the remainder of the Oxford Neighbourhood.

In January 1994, the City of Edmonton Drainage Btarcompleted a study which
indicated that sanitary flows within the add-on areould be directed by 200mm and
300mm gravity sewers to a future trunk located will67 Avenue (See Figure 5b).
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Figure 5: Sanitary Sewerage Syster{Bylaw 7963, September 10, 1985)
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Figure 5b: Sanitary Sewerage SystertBylaw 15454, June 7

, 2010)
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Stormwater Drainage

Area stormwater management for the neighbourhodido@iprovided by artwo on-site Bylaw 12211
. - . . . February 8, 20C
stormpondslocated in the existing slough area in the norgtvpertion of Oxfordand in mald

the southeast corner of the add-on area (North @hfo

Due to a revision to the lake storage requiremémtie 1990 Servicing Standards for tt Bylaw 9818
City of Edmonton, it was determined that the lak@aasouth of 163 Avenue needs to ... June 25 19¢
permanently enlarged. To make the lake area mtiracéive, it was proposed to have a
dry pond immediately adjacent to the future weklakhis dry pond would handle the
extra storage needed for storms greater than tl2eygar storm. For a 1:5 year storm,
1/3 of the dry pond will be wet and during a 1:1hy storm, 2/3 of the pond is wet.

During dry weather conditions this area can be ukedecreational purposes.

Internal storm sewers have been minimized by thpmrasidential collector roadways

following the natural terrain and the lower aredsolv allows the adjoining cul-de-sacs to

surface drain to the collector roadway. Positivairtige has been maintained from all

roadway locations to the proposed stormpond progidi complete continuous major

storm system within the neighbourhoddhere will be one inlet from the north, two inle Bylaw 9818
from the south and the existing lake outlet willmbaintained in place. Restricted outlc. June 25 19¢
flows from the lake will prevent surcharging in thewnstream system. All sewers will

be designed to the requirements in the 1990 Seg/iStandards for the City of

Edmonton.

The pond will outlet as proposed in the Palisade=a/Structure Plan. The Oxford storm
sewer system is outlined on Figure 6 - Stormwatairiage System.

In the area north of 163 Avenue (the add-on ara&,9 hectare stormwater manageme Bylaw 12211
facility in the form of a “wet pond” will be locatein the southeast corner of the add-c.. February 8, 20¢
area. While the exact location and configuratidrntiee wet pond will be determined at
the detailed subdivision stage, the facility wigngrally be located in the area of the
existing wetland which is a naturally occurring leation point for stormwater flows (See
Figure 6b). The wet pond will be located in comptie with the City’'s Master Drainage
Plan, developed in accordance with civic standaadsl policy, and will be integrated
with the surrounding low density development. THrevince of Alberta must be
consulted and approve of any development whichciyreimpacts the wetlands.
Compensation for the loss of natural wetland andoagted wildlife habitat will be

determined with the approval of the Province ofefia.
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Figure 6: Storm Drainage Systen(Bylaw 7963, September 10, 1985)
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Figure 6b: Storm Drainage Systen(Bylaw 15454, June 7, 2010)

Neighbourhood One

e e el o i | | ]
167 AVE.

{/

-

-
EA

"

S
e

S

S

S

R o
-

-
™~
o

-
Ea
-
Fa
-

-
Ly
o o
O e e
o o o
EAE i S S
P St o
ORI el o
a o
o
o
o
o
o

Ea
-
-
R

-

Ly

o

o

o . o

o S o

EEASCT il R e )
P S My o

EEASCT il R e )

o TSy o

LI R e

o S o

E S A S S

o o

o

-

N
F o R S

o
o
o

e

-~
N
Ea
o
P

N
-~
-~

E
M S
-~ Ea
LY
Ea
R
-~

o
o
™

Ea
e

-

e
-

- -

I
Carton Neighbourhood
é\l

e
-
-
-
Ea
Ea
Ea
Ea
Ea
Ea
Ea
Ea
Ea
e
e
-
-
-
Ea
Ea

T e
-

S
Fa
S
-
S
S

-~

-~
T T L o
Ea
-~

-

S
-
S
-
S
S

M "'\..-_'H..-_'H. T T o e T T S S, 8
o T T e e e e T T T T 8
P

S
RS
-
RS
RS

Ey
Ea

Ear
Ea E R
Ear EARE R S -~
Ear EARE R S -~
Fa Ear EARE R S -~
Ear EARE R S -~
Ear FA -~
Ea ERE -~

n_n_n_n_n_n_n_n_n_n_n_n_n_n_n_n_n_:\‘h

SIF Ot —— ™

UE

OXFORD N.S.P.
Stommwater Services

{Morth Oxford)

|:| Low Density Residential

[: Fow Housing

Schaal ! Park

Low Rise & partment

Stomwater Managemment Facility
— Storm Flows to SWMF

=

Oxford NSPOffice Consolidation November 2010 31



Bylaw 12211
The Administration and School Boards are currentlyestigating the possibility o February 8, 20C

utilizing portions of school/park sites for temporatormwater management. Under the
“Dual Use” concept, a stormwater management fagiland a school/park site are
located adjacent (not contiguous) to one anotherisashe case in the add-on area.
During significant storm events, stormwater in esecef the capacity of the stormwater
management facility would be collected temporarilyhe adjacent school/park site. The
Dual Use facility would be designed such that fiagdof the school/park site would be
relatively infrequent and its duration relativehhat. Under the design criteria
developed for Dual Use facilities, the add-on aveas determined to be unsuitable for
the application of the concept. The capacity efltdtal minor (piped) drainage system in
The Palisades and Castle Downs area is such tloatnstater generated during specific
storm events would be detained on the school/péek for periods longer than
recommended under the Dual Use design criteria.

Implementation

Vehicular access and the logical extension of mpaicservicing systems to Oxford, and to a
lesser extent ownership, determine the stagingewéldpment that could occur within this
Neighbourhood. In summary, this sequence envisigmsto ten phases of development
commencing in the east sector of Oxford and pragngsfirst, southwest, and then north and
northwest (Figure 7 - General Staging Sequenceysdistages of development will require
both plans of subdivision and/or replotting schemgie first stage of development is
anticipated to be subdivided, serviced and markedledng 1985-88. The timing of
subsequent stages of development will depend omeheral market that exists at the time
within the Edmonton Metropolitan Area.

Based upon the available service connections daesdrabove, development in the add- Bylaw 12211
area will progress southward from the intersectioin131 Street and 167 Avenue in tl.c February 8, 20¢
sequence described in Figure 7b. The initial dgwelent phase in the add-on area will
require that the first stage of the stormwater ngeraent facility be completed. The final
stage of the wet pond’s development will be coragletith the last stage of development in

the add-on area.
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Figure 7: General Staging(Bylaw 7963, September 10, 1985)
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Figure 7b: General Staging(Bylaw 15454, June 7, 2010)
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APPENDIX A
OWNERSHIP
(Amended by Editor)

The Palisades, Oxford Neighbourhood

Registered Owner Legal Description Purchaser/BeiafOwner
Private Corporation SE 1 /4 36-53-25-W4 Private Corporation

(Cof T 762 173 788)
Private Corporation Portion of Private Corporation

NE 1 /4 36-53-25-W4
(C of T 762 173 788A)

Private Corporation Lot A, Plan 1037 N.Y.
(Cof T 792 243 688)
Private Corporation Lot. B, Plan 1037 N.Y.

(C of T 239-L-249)
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