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1.0 CONTEXT
1.1 Plan Location

The Place LaRue business area extends from 176t &rénthony
Henday Drive between couplet arterial roadways, A@8nue and
Stony Plain Road, which are major entrance andrexites for the
west side of the city. Place LaRue is part ofrgdaregional level
commercial and industrial corridor that extendshgl&tony Plain
Road from 149 Street to the City limits. The entgorridor is
governed by Council approved plans, with the exoapbf the
westerly two thirds of Place LaRue.

Major portions of the corridor west of 178 Streatluding the

westerly two thirds of Place LaRue remain undertiperl. The
Plan area therefore consists of that unplannedgédptace LaRue
west of 178 Street. It also includes lands omibreh side of Stony
Plain Road between 184 Street and Anthony HendayeDn the

neighbouring Sunwapta industrial area. Figure dwshthe Plan
area boundary and the context for the study area.

1.2  Council Authority to Prepare the Plan

Interest in preparing an Area Structure Plan amsesponse to a
rezoning application in 2001 for a 27-hectare regioshopping
centre in the largely undeveloped western half aic® LaRue.
Nearby residential and commercial stakeholders sgpothe

rezoning, citing a number of concerns throughoustvimonton.
The absence of public policy to guide new develapmia the

westerly two thirds of Place LaRue, the only unpkh part of the
regional Stony Plain Road corridor, was one ofdbiecerns.

At that time a proposal to expand the West Edmotat town

centre further south added to concerns about feetafof increased
commercial growth in west Edmonton. Many stakebddfelt a
larger planning study was needed for the entir@nlegs corridor
from 178 Street to the western City limits. On @&r 31, 2001,
the Executive Committee of Council requested a ntepa the
resources required for such a study.

On considering the advice in that report, City Goudirected on

March 5, 2002:

» that a Neighbourhood Area Structure Plan be preptoethe
unplanned portion of the Stony Plain Road corridetween
178 Street and Anthony Henday Drive;

Place LaRue West NASBffice Consolidation
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» that the study area for the Plan be enlarged torereny affects
upon the adjacent industrial area to the north @sidential
area to the south are considered;

» that a detailed traffic assessment of the west Ediomoroadway
network be completed; and

* that a special urban design study to enhance tbeyS®lain
Road entrance into the city be undertaken.

Transportation Services subsequently completedtailele traffic

assessment of the west Edmonton roadway networkf@YE That

assessment and its findings were used in the @eparof this

Plan. The urban design study was delayed untilathé use pattern
for Place LaRue was established through the plgnmiacess.

1.3 Physical Characteristics

There are no natural physical features that shbelgreserved or
that would significantly influence future land upatterns in the
Plan area. Local soil conditions should be testeddvance of
specific developments to ensure that conditions sanéable for
projects.

1.4 Existing Development Patterns and Planning Itdiences

The Plan area presently features a general patfedevelopment

characterized by:

* a mix of business and residential uses east of 3Bdet,
including hospitality, retail and service activiijea mobile
home park, and vacant land along 100 Avenue;

* mainly vacant land west of 184 Street, except doprivate ~ Amended by Editor
corporation north of Stony Plain Road and the rece
development of @rivate department store south of Stony Ple
Road; and

* power transmission lines, a small agricultural radd(plant
nursery and dwelling) and intersections with Anthdtenday
Drive at the western edge of the Plan area.

The current land use is shown in Figure 2.

Approved plans for surrounding areas influenceRlan area, such
as the low density housing within the La Perle hbaurhood.
Existing plans for the neighbouring business apFamote specific
types of commercial and industrial activities batadely on the
historic and current functions of Stony Plain Read 100 Avenue.
Over time the changing design and functions of éhasads have
altered the suitability of both existing developmamd potential
business opportunities.

Place LaRue West NASBffice Consolidation 3



Historically, before the 100 Avenue inbound roadwags built,
Stony Plain Road was the primary western route bmtand from
Edmonton and consequently land along the northisidesignated
for hospitality and convenience services for tdsrisisitors and the
travelling public. Industrial and auto sales useguiring large
sites, few services and ready access to regiormhirderprovincial
highways are also encouraged. The new 100 Averoazel r
effectively usurped Stony Plain Road’s gateway fiom; but
created new opportunities for the east half of ®@leaRue. There
the City’s plans call for a broad range of retaileservice uses in
moderate density developments requiring large sites exposure
to high volumes of traffic on both outbound (Std?igin Road) and
inbound (100 Avenue) routes. The plans also prenhatspitality
and convenience services for tourists, visitors #ral travelling
public along the inbound 100 Avenue.

Development along Stony Plain Road now relies myaori that
road’s function as a major commuter route, predamily for
outbound traffic. Emergent market demand for fetigies that
require large open sites for low density developmezadily
accessible to high traffic volumes conflicts with designation for
hospitality and service uses catering to inbounditasis and
travellers. Figure 3 shows the existing transpionmasystem.

This explains why there is such a diversity of ngncategories in
the Plan area, allowing both high and low densignegal

commercial, hospitality, light industrial and resmdial uses. The
entire plan area is also regulated by the Major @encial Corridor

Overlay to ensure that development along both iatteoads is

visually attractive and safe for pedestrian andameghicle traffic.

Place LaRue West NASBffice Consolidation
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2.0

2.1

2.2

ISSUES IDENTIFICATION
Stakeholder Groups

Public participation initially involved two main gups reflecting a
diverse range of interests. One group consistexkisting business
operators and the owners of vacant property inPlla@ area itself.
Leaders of nearby Community Leagues and the CiRmsimittee
of the La Perle Community comprised the secondmgralong with
a number of interested citizens involved at theetiim a private
department storesezoning proposal west of 184 Street. Once tF
initial draft of the Plan was prepared, other iagts emerged. They
included tenants of the mobile home park in thenPdsea and
several representatives of business interests @otside the Plan
area, including West Edmonton Mall.

Businesses and Landowners Input and Issues

Throughout the planning process the main concerrbusiness
operators and owners and developers of vacant lentlse Plan
area was uncertainty about the ultimate economieeldpment
potential of their properties. They viewed thigaras a logical
extension of the intensively developed urban pérthe greater
Stony Plain Road business corridor, where clugjeoh a wide
variety of commercial activities is advantageous economic
growth, to a competitive environment, and to conmenaind nearby
resident populations. At the same time they nébedunique role
the area plays in reflecting the City’s image.

Members of this group acknowledged that the primmaly of Stony

Plain Road had changed and consequently that exelyfighway

oriented hospitality and tourism services is na@kman appropriate
use, but may be more appropriate along the 100 #erenbound

route. Most advocated an extensively broad rarfgehoice for

potential commercial uses, like that allowed furtkast in Jasper
Place, Mayfield Common, Stone and Morin industaedas, Terra
Losa and eastern Place LaRue, to similarly seredatal regional

population as well as commuter traffic.

The predominant issues raised by this stakeholdepgncluded:

* limitations on the types of commercial uses andievelopment
density on both sides of Stony Plain Road thatlldiwathe
greatest variety of commercial opportunities.

» the trend toward increased use of Direct Controreagulate
development, in place of conventional commerciahé® that
provide a balance of certainty and flexibility atigit allow for

Place LaRue West NASBffice Consolidation
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2.3

development and redevelopment to adapt quickly toket
conditions.

* inconsistency of standards and practice for attraatesign and
landscaping along 100 Avenue and Stony Plain Road.

Residential Communities Input and Issues

Members of the nearby communities raised a widaetarof
concerns about existing and future developmertierPian area and
throughout west Edmonton. They cited experiencedraffic
congestion, road noise and neighbourhood distudsamear the
Terra Losa and West Edmonton Mall areas, and weddésimilar
forms of development in the Plan area may prodiméas effects.

Many residents living directly south of 100 Avenuere concerned
that the 5 metre high earth berm separating them that arterial

route would not adequately prevent intrusions thiir privacy by

multi-storey buildings, lights and illuminated sgrand certain
kinds of activities north of the roadway. Figureldmonstrates the
separation between the commercial area and thesstelaousing.

Though Edmonton’s standard for separation of lowsdg housing

from multi-storey commercial development under &mi
circumstances is normally about 25 to 35 metrds, rdmained a
significant concern throughout the planning process

Concerns were expressed about the capacity of Saig Road
and 100 Avenue to handle increased traffic volurfresp not only
new Place LaRue West development but also from igigpw
populations in the west, north and south using ybflain Road,
100 Avenue and Anthony Henday Drive to enter thg. ci Of
concern too was the City’s ability to maintain safied efficient
intersection operations.

The appearance of development was a further cond@aticipants
frequently expressed dissatisfaction with the duabf recent
commercial projects in eastern Place LaRue andgaBiany Plain
Road, often noting in particular unattractive buntf facades, low
levels of perimeter landscaping, and the clutter sggns and
entrances. Similar concerns were raised abouintpeession such
images may have on tourists and visitors to Edmordod on
regional commuters if the same standards are appiiehe Plan
area.

Community issues may be summarized in three catgor
concerns about land use compatibility and privadsaffic
disruption, and appearance and aesthetics.

Place LaRue West NASBffice Consolidation
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Land Use Compatibility and Privacy:

loss of privacy on residential sites due to viewsf upper
storeys of multi-storey commercial buildings.

noise generated by commercial activities, suchuésoor public
address systems at car dealerships or late nigiinded
establishments, disturbing nearby residents.

intrusive commercial lighting disturbing nearbyidests.

noisy or disorderly behaviour from certain types bofsiness
such as bars and alcohol sales that may disruiolerdgl areas
due to proximity.

Traffic Disruption:

inadequacy of area roads capacity to accommodaitfictr
volumes generated by full development of the Plaa aorth of
100 Avenue and south of Stony Plain Road, compadirie
future traffic increases on 170 and 178 Streetsnfthe west,
and from Anthony Henday Drive.

disruption of nearby communities by traffic attextt to
commercial uses shortcutting through them, or liing noise
levels or causing congestion on perimeter roadways.
potential impediments to access or use of pubsingportation
and transit routing.

inadequacy of the 100 Avenue berm to protect adjace
residents from traffic noise.

increase in traffic on 178 Street and Stony PlaoadR with
removal of the 184 Street truck route between Sklajn Road
and 100 Avenue.

Appearance and Aesthetics:

inadequacy of the City’s architectural design aaddkcaping
standards for commercial developments at both tlges and
interiors of sites.

inconsistency of standards and practice for attradbuilding
design, signage and landscaping along 100 AvendeSamny
Plain Road.

potential for development along 100 Avenue to gaigea poor
image of the city for tourists, visitors and comerst

Place LaRue West NASBffice Consolidation
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2.4

2.5

Mobile Home Park Tenants and Other Stakeholder Outside
the Plan Area

Public information meetings later in the plan pragian process
resulted in some additional issues being raisecnafts of the
mobile home park felt that City policy advocatingnumercial
redevelopment of that site would undermine any s@fhdong-term
stability, and the owner’s conversion of the sae dther economic
purposes would cause them considerable inconvemiesxpense
and loss of investment.

Several operators and owners of businesses and eamiam
developments outside the Plan area, including Weskhonton
Mall, opposed any proposal that would allow a breadge of
commercial opportunities at competitive densitieghie Plan area.
The concern was that moderate to high density shgpgentres at
this key location would unfairly draw market shanway from the
established west end commercial focal points suchha West
Edmonton Mall town centre and other shopping ditgriin the
greater Stony Plain Road business corridor and 1ffh@ Street
corridor.

The resultant issues raised by these stakeholdapgrincluded:

* uncertainty and instability about the long-term w#g of
existing mobile home park tenancies and dislocatmhn
residents.

» excess of commercial floor space in the greatet Wdmonton
district and consequent negative affects upon tb@na@mic
stability of both existing and future commerciatas.

City Council Direction, April 2003

Following analysis of stakeholder input, issues aedhnical
submissions, the final draft of the Place LaRue t\RIan was
presented to Council during a Public Hearing iniApir2003. For
sites along Stony Plain Road, the proposed Plarrdmammended
the broadest available range of medium to highidenemmercial
uses that typically require large sites with expesand access to
high volumes of commuter traffic. An emphasis amsibesses
catering to the hospitality and tourism industryswaoposed for
sites along 100 Avenue. Use and development castrg were
recommended for sites immediately north of 100 Asxerclosest to
the La Perle community. Design and traffic cirtwla principles
similar to those employed in the Edmonton ZonindgByfor major
commercial corridors were proposed.

Place LaRue West NASBffice Consolidation 11



The business operators and commercial landownaisisblder
group was generally satisfied with the proposed Riathat time
and in particular with the recommendation that @nwnal Zones
be used to regulate land use. The communitieeistddter group
supported much of the Plan but recommended grkatiéations be
placed on development, particularly nearest the Rarle
neighbourhood. The mobile home park tenants’ corscevere
raised, and representations were made in oppogditime densities
proposed for new development. Certain other isswese during
the Hearing, including a call for more location oppnities for
automobile sales businesses, and dissatisfactitim the use of
conventional Zones and the notification and appgeatesses to
monitor and implement the Plan’s policies.

On consideration of the proposed Plan and inputftbe public,
City Council directed that amendments be made hatthe Plan
be resubmitted for further consideration. The diyes and
policies of the Place LaRue West Neighbourhood AB&acture
Plan that follow are therefore based on those tioes.

Place LaRue West NASBffice Consolidation
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3.0

3.1

3.2

PLAN OBJECTIVES AND THE DEVELOPMENT CONCEPT
Plan Edmonton

Plan Edmontonthe City’s Municipal Development Plan, identifies
the Plan area for use as a “business and employaneat. Plan
Edmonton supports the development of the Plan area for a
compatible mixture of business and employment #igs/ that
make effective use of the transportation and semyisystems and
provide an attractive development with minimal dfgion to
adjacent residential communities.

Plan Objectives

The Objectives for the Plan have been derived faotonsideration

of a number of factors including:

» the issues and concerns of neighbouring residerdtsesidents
of the mobile home park;

» the existing function of this commercial corridor rielation to
other commercial development in the balance ofStoamy Plain
Road corridor;

» City policy contained irPlan Edmontonthe City’s Municipal
Development Plan; and

» the directives of Council upon consideration of tingt draft of
the Neighbourhood Area Structure Plan.

Objectives of the Plan

1. To establish long-term assurance for landownergupants,
neighbouring communities and the public as to taage,
pattern and forms of land use activities and dewelent to be
allowed, and the manner by which transition and raje will
occur.

2. To maintain the Place LaRue West Plan area as @bss and
employment district, with emphasis on commerciabiserving
visitors, tourists and the travelling public, witexpanded
opportunity for automotive sales and rentals, widn
appropriate location and size of land for a broahge of large
scale retail, warehouse sales and general commieusies, and
with the sensitive phasing out of residential eneta

3. To ensure that the intensity, form and quality efelopment is
compatible with the efficient functioning of thartsportation
network and servicing available to the area, witkearby
residential communities and with the area’s role as
entranceway to the city.

Place LaRue West NASBffice Consolidation 13



3.3

Development Concept

The following planning directions will implement&hObjectives
and will be used in making future decisions abaaitelopment of
the area. Those directions are illustrated as Diegelopment
Concept for the Plan area shown in Figure 5. Tavide for
effective application of both common and exceptiopkanning
directions and policies based on location, the Rlaa is divided Bylaw 14064
into 4 sub-areas. October 18, 2005

Planning Directions

1.

Highway commercial uses as defined in this Plan and
automotive sales will be appropriate business #giets along
both Stony Plain Road and 100 Avenue. An Area faor@ad Bylaw 14064
range of large scale general commercial and waszhsales October 18, 2005
uses is designated south of Stony Plain Road arstl @fel84
Street.

Residential and industrial developments are npt@piate for

the Plan area.

The intensity of development will be more specifica
regulated on all sites south of Stony Plain Road.

Site design, signage, and types of use will be rspexifically
regulated on all sites abutting 100 Avenue.

The timing for redevelopment of the mobile homekpaill be
conditional upon the preparation of an acceptablgsmg and
transition plan.

Landscaping and architectural requirements apptgrior
major commercial corridors will be strictly applietw all
development along Stony Plain Road and 100 Avemith
particular attention to the appearance for visiemréving from

the west.

There will be a requirement for access easementseba
various properties so that access from all comrakrci
developments to 100 Avenue or Stony Plain Road loan
provided without major disruption to traffic flonnahe arterial
roads.

Discussion

100 Avenue continues to be a major entrance irgacity from
the west. Those commercial uses oriented to tepitatity and
tourist industry and to the travelling public appeopriate along
an arterial road functioning as a major entrance.

Automotive sales have been developed extensivelysStmy
Plain Road both within and outside the Plan aredh¢ extent
that there is a concentration of these uses arettairc level of
market recognition. That commercial use is thegfan

Place LaRue West NASBffice Consolidation 14



appropriate activity in the area and will complemehe
industrial area to the north and benefit from expesand access
to high traffic volumes on Stony Plain Road and A@nue.

* There are a number of major commercial concentratiao the
west Edmonton district including Mayfield CommohgtWest
Edmonton Mall town centre, and the node of shopmiegtres
immediately east of the Plan area in Terra Losa eastern
Place LaRue. The function of Place LaRue West Ishbe to
complement rather than compete with these estalish
economic centres.

* A rezoning application to allow large scale geneeshil sales, Bylaw 14064
and a development permit application for wareh@ases were October 18, 2005
approved for two major sites south of Stony Plama® and
west of 184 Street prior to completion of this plafhe
precedent for general business and warehouse sakesis
therefore recognized south of Stony Plain Roadveest of 184
Street.

* Most of the Plan area is zoned for some form of ro@ncial
use, with the exception of the mobile home park amd
adjoining vacant site. It is likely that developmhevill occur on
most sites under the existing zoning. Howeveh@dvent that
any land is rezoned, it is Council's preferencet tin@w
development south of Stony Plain Road be regulbjeBirect
Control so that density and built form may be Ieditand to
provide more opportunity for affected communitienda
property owners to influence the design and contgnhew
projects.

Place LaRue West NASBffice Consolidation 15
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4.0 OBJECTIVES AND POLICIES FOR THE SUB-AREAS

For the purpose of providing direction and impletmenthe Plan
objectives, the Plan area is divided into 3 sulasras shown in
Figure 5.

4.1 Sub-Area A - Transportation and Utilities Corridor

Sub-area A consists of those lands at the westesnadge of the
Plan area, characterized by the rights-of-way amedrsections of
Stony Plain Road and 100 Avenue with Anthony HenDaye, a
primary urban traffic distribution corridor, and Hye rights-of-way
of major municipal and regional utilities distrilart lines.

Objectives

1. To preserve land for essential city and regionahdway
and utilities distribution purposes.

2. To ensure any interim development does not impose a
burden on infrastructure services including traffic
circulation.

3. To provide for alternative development opportusitie the
event lands are released for other purposes.

Land Use Policies
To implement these objectives, it is Council polilogt:

1. Development will be restricted to facilities for hieular
circulation and the distribution of utilities.

2. Alternative interim development will be restricted low
intensity agriculturally based uses that do notegate excessive
traffic. More intensive agriculturally based usemy be
allowed if:

a) transportation studies to determine the type arddnve of
traffic to be generated by the development are ¢et@g to
the City’s satisfaction, and

b) the site is consolidated with commercial propeotyhte east
or access easements are provided to allow vehieglz@ss
across those lands in a manner that will not hamegative
affect upon any arterial road.

3. The objectives and policies of sub-areas B or G apbly to
any land released for private ownership and deveé,
subject to the above conditions for intensive depeient.

Place LaRue West NASBffice Consolidation
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4.2

Discussion

e This sub-area contains land committed to long term

transportation and utility use, as part of the darg
Transportation and Utility Corridor establishedthg Province

of Alberta. The development of a grade separateztdhange

will use up a certain amount of land but the facidlesign plans

that will establish the exact land requirementsehaot been

completed.

* This land should remain undeveloped except forpibesibility
of short-term non-permanent low intensity uses.

* The Government of Alberta presently owns all of ldred west
of the power transmission right-of-way in this sub-area. T
Province advised the City that no part of the asesurplus to
their requirements, and that this land will remainder the
jurisdiction of the Province.

* If, when the final interchange design is finalizedme of the
land is not required for either transportation ofility
distribution purposes, and any land is declareglssr it should
be developed as an extension of the directly adjeméb-area.

* Due to the proximity of these lands to a major rsgetion,
vehicular access should only be through the landdhé east,
with no direct access to the arterial roads. Acasssements
would be required with adjacent property owners.

Sub-area B - Highway Commercial and Auto Sald3istrict

Sub-area B consists of those lands south of Stdaiy Road and
east of 184 Street plus those lands fronting oB® Avenue. One
characteristic of this sub-area is the historigalcpdence of mixed
business activities attracted by Stony Plain Roathanging role
over the years. These include hospitality and earence services
catering to the travelling public and automobildesaoutlets
requiring large open sites with few services buypasure to high
volumes of traffic. Moderately sized vacant or ertveloped
sites with direct exposure and accessibility to i@e recent 100
Avenue entranceway to the city also characterizesihb-area.

Objectives
1. To preserve the highway oriented commercial functbthis
area, while accommodating automotive sales.
2. To limit the intensity of development south of $téMain
Road.

3. To ensure opportunity for residents’ involvementd an

consultation prior to any new development wher@mner is
required.

Place LaRue West NASBffice Consolidation
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4.

5.
6.

To provide aesthetic and cohesive streetscape aavent
along Stony Plain Road and 100 Avenue.

To protect the privacy of residents south of 108nAe.
(Deleted)

Land Use Policies

To

1.

implement these objectives, it is Council polilogt:

Development will consist of commercial uses provigservice
primarily to highway traffic including hospitalitytourism and
convenience services catering to the travelling lipukand

automotive sales outlets, and will exclude largalesaetail
stores, shopping centres and wholesale uses.

The intensity of development will not exceed a heigf 4

storeys or a floor area ratio of 0.25 except faehdevelopment
that will not exceed a floor area ratio of 0.75.

Future development that requires zoning change Wwél
regulated by Direct Control to ensure the objesti®rd policies
of this Plan are implemented and to provide opmatyufor

input from affected property owners.

Landscaping, site design, building location andhidectural
provisions of the Major Commercial Corridor Overlagll be

strictly applied and adhered to. Landscaped yamsStony
Plain Road, 100 Avenue and intersecting arteriatisowill not
be less than 7.5m regardless of building size agighh A

consistent standard of perimeter landscaped scrgeran
average of not less than 0.75m in height, will beved

through a combination of shrub planting and bernea@
arterial roads.

The uses described in Section 5.1 will not be pi@ahion
properties with frontage on 100 Avenue, where tlag

discretionary in the existing Zone and will not déowed as
uses in any future Direct Control Provision. Siliesign and
signage will comply with the guidelines outlinedSections 5.2
and 5.3.

(Deleted)
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4.3

Discussion

The northern and eastern parts of the Sub-arealraedy zoned
for hospitality and travellers’ services or autont®Isales, and
developed accordingly. Those sites therefore cpmyith the
policies of the Plan as to use, but not as to dgveent
intensity.

Most of the land abutting 100 Avenue is vacant Zarned for
moderate density highway oriented hospitality uses,
residential purposes. The mobile home park eadBdfStreet
is zoned and developed for that form of residenigd. Most
sites therefore comply with the policies of therPés to use but
not as to development intensity. Residential zositas do not
comply, but are expected to eventually convertammercial
use to benefit from higher economic returns.

The intent is to maintain the existing form of deysgnent and
the existing function of the sub-area as a hospjitdaburist and
highway services corridor.

Policies and guidelines regarding uses, site desighsignage
address privacy concerns expressed by residenta sé6u00
Avenue. If land is rezoned, they would prohibittae uses
that may be noisy or intrusive, and may reduceptbssibility
that lighting and signage will be visible or obiues to
residents.

Limitations on floor area ratio to 0.25 were redadsby
residents and by Council to ensure that traffith@ area does
not become excessive. An exception will be madehfuels
that may have a ratio of up to 0.75. Current dgwalent
examples illustrate that it would be difficult torestruct a hotel
within a 0.25 FAR, whereas a FAR of 0.75 is achiea
Hotels are an important use in this highway commem@rea
and this concession is required to ensure thatré@gain viable.
The standards of the Zoning Bylaw Major Commer€iatridor
Overlay should be applied consistently throughbatRlan area
to ensure attractive design and buffering alongreaitroutes.
(Deleted)

Sub-Area C — Highway Commercial and Auto Sale3istrict

Sub-Area C consists of those lands north, and 3 snea south, of
Stony Plain Road west of 184 Street, as outlinedrignre 5. It is
characterized by spacious expanses of largely vaeaw with

direct exposure and access to high volumes of omitbdraffic on

Stony Plain Road and ready access to other prindaty and

regional highway systems including Anthony Hendaiv®

Place LaRue West NASBffice Consolidation
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Objectives

1. To preserve the highway oriented commercial functbthis
area with a broad range of choice for service, hvgly
commercial and auto sales uses.

2. To provide aesthetic and cohesive streetscape a@awent
along Stony Plain Road.

3. To limit the intensity of development south of $té&Main
Road.

Land Use Policies
To Implement these objectives, it is Council poliogt:

1. Development will consist of commercial uses pravigservice
primarily to highway traffic including hospitalitypurism, and
convenience services catering to the travelling lipubnd
automotive sales outlets.

2. Landscaping, site design, building location, andhéectural
provisions of the Major Commercial Corridor Overlegll be
strictly applied and adhered to. Landscaped yamsStony
Plain Road and intersecting arterial roads will hetless than
7.5 metres regardless of building size and heighiconsistent
standard of perimeter landscaped screening, arageesf not
less than 0.75 metre in height, will be providedotigh a
combination of shrub planting and berms along mttenads.

3. The intensity of development south of Stony Plaga&will not
exceed a floor area ratio of 0.25 except for hd®lelopment
that will not exceed a floor area ratio of 0.75.

Discussion

 There are some sites within Sub-Area C with coneeat
zoning that allows general retail and warehouseessal
development. Development that is consistent withmytéed
uses under the existing zoning can continue to rodaout all
future rezoning applications must be consistent wite land
use policies of the Plan.

* Development south of Stony Plain Road could paddigthave
a greater affect upon adjacent residents and figr ribason,
intensity of development should be regulated bye@&iControl,
to the same floor area ratios applicable to abgyti@mds to the
east. Development of the area north of Stony PRoad will
have less effect on La Perle residents, and therdéfe use of
Direct Control zoning is not considered necessary.

» The standards of the Zoning Bylaw Major Commercial
Corridors Overlay should be applied consistentiptlghout the

Place LaRue West NASBffice Consolidation



Plan area to ensure attractive design and buffediogg arterial
routes.

4.4 Sub-Area D — Limited General Commercial and Waghouse
Sales District

Sub-Area D consists of those lands south of StdayRRoad, west
of 184 Street, as outlined on Figure 5. It is cbemazed by an
existing large format shopping centre, currentlgemdevelopment;
and a vacant parcel west of the shopping centren apportion of
which a large warehouse sales building has beenedssa

development permit under existing IB - IndustrialsBess Zoning.
The Sub-Area features direct exposure and accesighovolumes
of outbound traffic on Stony Plain Road and readgeas to other
primary City and regional highway systems includiAgthony

Henday Drive.

Objectives

1. To accommodate a node of large format commercial
developments offering retail shopping, general hess and
warehouse sales uses serving a broad market area.

To limit the intensity of development south of $telain Road.

To limit uses that would have a negative impactadpacent

residential neighbourhoods in terms of night timaise and

disturbance.

4. To ensure opportunity for residents’ involvementd an
consultation prior to any new development whereomery is
required.

5. To provide aesthetic and cohesive streetscape c@awent
along Stony Plain Road.

wn

Land Use Policies
To implement these objectives, it is Council polilogt:

1. Development will consist of a broad range of conuiatiretail,
service, wholesale, warehouse sales, office andrgehusiness
uses that typically require large sites with exiem®pen areas
for parking or storage, and that typically relyexposure to and
ready access to and from high volumes of traffic.

2. The intensity of development south of Stony Plaga&will not
exceed a floor area ratio of 0.25 except for hd&®lelopment
that will not exceed a floor area ratio of 0.75.

Place LaRue West NASBffice Consolidation
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3. Night clubs, and neighbourhood bars and pubs far &00

occupants will not be permitted. Bars and neighboad pubs
for less than 200 occupants may be permitedccessory Uses
to a hotel or motel or restaurant.

Future development south of Stony Plain Road teguires
zoning change will be regulated by Direct Contmknsure the
objectives and policies of this Plan are implemeénéad to
provide opportunity for input from affected propeowners.
Landscaping, site design, building location, andhéectural
provisions of the Major Commercial Corridor Overlegll be
strictly applied and adhered to. Landscaped yamisStony
Plain Road and intersecting arterial roads will hetless than
7.5 metres regardless of building size and heightonsistent
standard of perimeter landscaped screening, arageesf not
less than 0.75 metre in height, will be providedotigh a
combination of shrub planting and berms along mttenads.

Discussion

Council approval of a Direct Control Provision far large
format retail shopping centre with Wal-Mart as themary
anchor at the southwest comer of 184 Street andyS®ain
Road established a precedent for land south of ySRiain
Road. Council limited the floor area ratio to 0.2Bposed
regulations similar to those of the Zoning Bylaw jbfa
Commercial Corridor Overlay, and decreased thegafgises
to reduce potential impacts on La Perle residents.
Development of the area south of Stony Plain Roadldc
potentially have a greater affect upon adjacentesss and for
this reason, regulation through Direct Control eguired, and
uses that have greater potential for night timeseoand
disturbance should be prohibited or limited in sipel location.
Limitations on floor area ratio to 0.25 for sitesuth of Stony
Plain Road were requested by residents and by @otoc
ensure that traffic in the area does not becomessiee. An
exception will be made for hotels that may havatarof up to
0.75. Current development examples illustrate thatould be
difficult to construct a hotel at 0.25 FAR.

The standards of the Zoning Bylaw Major Commer€iatridor
Overlay should be applied consistently throughbetglan area
to ensure attractive design and buffering alongraaitroutes.

Place LaRue West NASBffice Consolidation
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5.0

5.1

5.2

DEVELOPMENT GUIDELINES

The following development guidelines relating tdusal of uses,
site design and signage for discretionary permitsh& applied to
development proposals within sub-area B of the Blaa.

All development is subject to the Edmonton Zoningdal/, and as
such all new development must comply with that BylaHowever

if the desired development is for discretionary susem a

conventional Zone or requires any variance, the el@ment

Officer may implement these guidelines by refusihg permit or

imposing additional restrictions. If the desiredvelopment
requires a rezoning of the property, site-specégulations may be
imposed through Direct Control, and in such casesduidelines
may be implemented in that form of land use control

These development guidelines cannot be imposed ewmer
rezoning is required and where the requested uspeisnitted”
under the conventional Zone and no relaxation oiaxae is given
to the regulations of the Zone.

Refusal of Discretionary Uses

The following uses are not to be approved on ateyatutting 100
Avenue where they are discretionary in the Zonenduded in any
future Direct Control Provision.

1. Auctioning establishments

Bars and neighborhood pubs for more than 200 octapand
240 m2 of public space

Carnivals

Flea markets

Hotels and apartment hotels over 14m in height
Major alcohol sales.

Major amusement establishments

Nightclubs

. Non accessory parking

10. Outdoor amusement establishments

11.Private clubs

12. Spectator sports establishments

13. Spectator entertainment establishments
14.Truck and mobile home sales or rentals.

no

©CoOoNoOO kW

Site Design Guidelines

These guidelines are to be applied to propertieth irontage on
100 Avenue in the approval of all discretionary rpgs and in an

Place LaRue West NASBffice Consolidation
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all future Direct Control Provisions to ensure thmivacy of
residents south of 100 Avenue.

1. All habitable room windows in hotels and apartméotels
above 10 m in height are to be oriented east/wagtwith no
south facing habitable room windows.

2. All exterior lighting is to be designed so thaumination is
indirect from all angles when viewed off-site anaot mtrude
into neighboring sites to the south. Lighting disds and
apparatus are to not exceed a height of 10 m.

3. External loud speakers or other loud sound-gemgyati
equipment is not allowed.

4. Barbed wire, chain link fencing, unscreened outdtorage of
material and trailer storage is not allowed.

5.3 Signage Guidelines

These guidelines will be applied to properties vittintage on 100
Avenue in the approval of all discretionary permatsd in an all
future Direct Control Provisions to ensure the gy of residents
south of 100 Avenue.

1. Any sign listed as a discretionary use in a Zoneisallowed.

2. Animated and bright perimeter signage is to be gihesi to
minimize light pollution and visual intrusion inteesidential
properties south of 100 Avenue.

3. Any lighting on a sign higher than 10m and morenti7abm
north of 100 Avenue is to be oriented east/west aoidface
south.

4. Any signage developed on a south-facing wall abb¥an in
height or attached to a any building above 10 rhaight that
abuts 100 Avenue is to be backlit and designeddaent light
from emitting toward residential areas south of Ad@nue.

5. Signs are allowed within required yards if they degeloped as
a feature of the landscaped yard but are not teexzka height of
10 m and any illumination is to be backlit only.

Place LaRue West NASBffice Consolidation
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6.0

6.1

6.2

6.3

PARKS, RECREATION AND URBAN DESIGN

Objectives:
1. That priority be given to separation of residentiahd
commercial uses through landscaping.
2. That the public rights-of-way for Stony Plain Rcaad 100
Avenue be developed to a consistent urban desagidatd.

Policies
To implement these objectives, it is Council polilogt:

1. All Municipal Reserve dedications owing as a resaoft
subdivision will be acquired and redistributed tthey areas
according to priorities established by the City.

2. Funds will be proposed in the 2005 budget yeanstail a row
of coniferous trees along the apex of the berm.

3. Additional funds will be allocated, possibly as tpaf the west
end entrance study’s landscaping recommendationfyrther
enhance the appearance of the 100 Avenue berm.

Municipal Reserve Requirements

There are no schools or parks planned or requiiddnathe Plan
area.

Landscaping the 100 Avenue Berm

Through the planning process La Perle residentscded for more
landscaping on the berm that separates their contyrfuom traffic
on 100 Avenue, and from future commercial actigitedong 100
Avenue and further north to Stony Plain Road. @me was to
reduce the potential for light penetration from coencial uses
through additional screening. This would consiét3om high
coniferous trees planted every 3 m along the tap@berm. In the
initial review of the draft Plan in April 2003, @itCouncil agreed
that enhanced landscaping of the berm would proaidetter visual
barrier between housing and commercial uses. Exelolan
landscaping may also improve the appearance ofbdren for
adjacent residents and fir users of the 100 Avemieanceway.

West End Entrance Study
A common concern shared by business operators, eotmah

landowners and local residents was the affect btgigiews along
100 Avenue may have on the City’s image. Councdated that a
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review of signage, landscaping, lighting and ué8t within the
Stony Plain Road corridor right-of-way and of dephent of
private property visible from the roadway be unaken.

The purpose of an urban design study of the Stdayn HRoad
corridor is to establish a distinctive and attnaetimage or identity
for drivers approaching the city from the westereénts of such a
“signature” identity include landscaping as well asilities
infrastructure and signage. There may thereforarbepportunity
for further improvements to the Plan area basedhenresults of
that study.

Place LaRue West NASBffice Consolidation
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7.0 TRANSPORTATION

In conjunction with the preparation of the Planafigportation
Services was directed to prepare the West Edmoftaffic Study
(WETS). This functional review provided a detaikssessment of
the operational characteristics of current andréutwaffic volumes
on Stony Plain Road, 100 Avenue, 170 Street andSti&et, in an
area bounded by Anthony Henday Drive and 165 Strieein
Whitemud Drive in the south to 105 Avenue in thetino A micro-
simulation model was used to assess traffic cheniatits and
mitigation measures were proposed to improve proldeeas. In
addition, Traffic Impact Assessments done for salaeelopment
proposals added to the City’s confidence that itathpacity and
operations can be maintained.

Objectives:

1. To facilitate safe and efficient traffic circulatioboth on sites
within the Plan area and on major roadways throughd
adjacent to the Plan area.

2. To ensure the cost of minor modifications and improents to
the roadway system necessary to provide adequatacity for

new development will be borne and implemented by th

proponents of the new development.
3. To ensure developers in the Plan area equitablyeskize cost of
arterial roadway development.

Policies
To implement these objectives, it is Council polilogt:

1. Direct vehicular access for sites to and from StBhgin Road
and 100 Avenue will be limited to selected locasiamd shared
through access easements and cross-lot traffiulation as
shown in Figure 6.

2. Development projects will include walkways and teth
facilities to provide for safe and convenient pédas and
bicycle circulation among buildings on a site, betw sites, and
to connect to public walkways and bicycle routdssde.

3. Roadway and intersection improvements will be resfuias per

the West Edmonton Traffic Study (WETS) and landowne

benefiting from such improvements will bear a sharéhe cost
at the time of development permit application.

4. A portion of the cost of constructing and upgradiagerial
roadways will be assessed to the undeveloped larlei Plan
area through the City’s Arterial Roadways Assesgmpergram
as discussed in Section 7.3 and shown in Figure 6.

Place LaRue West NASBffice Consolidation
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7.1 Access Configurations

The proliferation of separate access points for enows
commercial developments frequently impedes thecg¥ieness,
efficiency and safety of major arterial roadways. the Plan area,
this is compounded by the proximity of major graskparated
interchanges planned for both Stony Plain Road Eo@ Avenue
with Anthony Henday Drive in the future. A new lealtor
roadway, 186 Street north of Stony Plain Road, witkignalized
all-directional intersection will serve the traffreeds of shopping
centre and general commercial developments botth mod south
of Stony Plain Road. Sites west of 184 Street ballrequired to
have access easements to allow shared vehicutalation across
sites to Stony Plain Road, 100 Avenue and 184 Streehicular
access to and from lands in Sub-area A will be tédhito the
existing service road along Stony Plain Road. &ksting median
break at approximately 190 Street will be closedt agll interfere
with the future interchange at Anthony Henday Draved Stony
Plain Road. Figure 8hows the proposed access configurations for
sites within the Plan area.

Safe and convenient pedestrian movement betweddirlgs on a

site and between sites is a priority for major g centre

development. For conventional Zones in the Plaa,athe Zoning

Bylaw Major Commercial Corridor Overlay ensures sthi
requirement is fulfilled. It should also be incorated into any

Direct Control Provision.

7.2  Traffic Impact Assessments

An analysis of the transportation impacts of theeifel land use was
undertaken by Ward Consulting Group Inc., describad a
supplementary report entitletraffic Impact Assessment (TIA) —
West Stony Plain Road CorridoiThe Ward TIA concludes that
traffic generated by the future development of fen Area can be
accommodated on the existing roadway network widdoeptable
service levels, with appropriate mitigation measure

An analysis of the transportation impacts for psgzbamendments
to the Northwest Industrial Area Outline Plan fandl in Sunwapta
north of Stony Plain Road was also recently conepleby
Infrastructure Systems Ltd. as described in a temottitled
Princeton Developments- Sunwapta Commercial /ImalisEraffic
Impact Assessmenthis assessment built on the previous work for
Place LaRue West done by Ward Consulting Group Inc.
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7.3

Arterial Roadway Assessment Programs (ARA)

To accommodate future development in the areg, riecessary to
upgrade 184 Street to the first 3 lanes of an alttnurban roadway.
Upgrading of Stony Plain Road has been initiatedoider to
develop accesses and a new intersection at 18@tStréAn
additional lane may be necessary on Stony Plaird Raest of 184
Street to accommodate traffic generated by devedopmin
Sunwapta and Place LaRue.

The City’'s Arterial Roadway Assessment program sssithat
arterial roadway construction costs are equitaliigred among
developers of land within a designated area. adidl within the
defined area is required to contribute to the AateRoadway
Assessment at the development stage. Funds frerdetined area
are then allocated to construction of arterial veayk within the
same defined area. Arterial Roadway Assessmens arearequired
in both Sunwapta north of Stony Plain Road andhéwest part of
Place LaRue as shown in Figure 6.
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8.0

8.1

8.2

SERVICING STRATEGY

A detailed description of servicing for the Plarears available
under separate cover liffrastructure Report including Water,
Sanitary and Stormwater for Place La Rue West
Neighbourhood/Area Structure Pign Development of vacant
land will necessitate the extension of the existsggvices and
infrastructure. All areas east of 184 St are faltyviced.

Objective:

1. To ensure that the development of lands withinRlzn area
adheres to current utility servicing requirementslastandards
as established by the City of Edmonton.

Policies
To implement this objective, it is Council polidyat:

1. Adequate levels of service will be provided anddptor by
developers as part of the subdivision and developrpermit
approval processes.

Proposed Extension to Existing Water Distribubn System

The water supply for the area east of 184 Stretillis developed.
The existing system of water mains which is insthlivithin the
eastern portion of the Plan area will be extendedtward to serve
remaining portions of the Plan area by means obpdd pattern of
interconnected water distribution mains. The imtednd ultimate
water service can be accommodated through extensiothe
existing facilities to the area west of 184 St. Pheposed extension
of the existing water distribution system withiretlPlan area is
illustrated conceptually in Figure 7. Applicantsdaowners will be
responsible for all related costs of any modificas or additions to
the existing water infrastructure at the time ovelepment to the
satisfaction of the servicing utility and the CalyEdmonton.

Sanitary and Stormwater Sewer Systems

The proposed extension of the existing sanitaryeseamd storm
sewer systems within the Plan area is illustratedceptually in

Figure 8 and Figure 9. Servicing exists for alelepments east of
184 Street and it is not shown.

Costs for required sewer system extensions withkeresponsibility of the
benefited property owners. Cost sharing may babéshed to allow the
distribution of these costs between the benefitiagds and property
owners. The details of this cost sharing will lpehdent on the final
configuration of the lands and
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the systems extensions and will be addressed thrtergs of the
required servicing agreements. There is outstgndewer trunk
cost sharing assessments to be paid by developnmetite study
area. Developing properties west of 184 Streetalslb be assessed
a Sanitary Trunk Sewer Charge further to the SeBglaw. Final
analysis of the drainage assessments will be dawig at the
servicing agreement or development permit stageirfdividual
development proposals.

8.3 Other Utilities

Power, gas and telephone services are readilyadaito the Plan
area.

Several significant pipeline and power transmisdina rights-of-
way and facilities as shown in Figure 10 traverdse Plan area.
These are described as follows:

. Power 250 kV aerial transmission line. Amended by Editor
. Parkland water main and meter chamber located rodrémd

parallel to Stony Plain Road at about 102 Avenue.
. High-pressure natural gas pipeline about 90 metoeth of

and parallel to Stony Plain Road.

Development adjacent to high-pressure pipelinesl weQuire
appropriate building setbacks. These will be deteed in
accordance with guidelines and standagtblished from time to
time by the Administration, and implemented throwginditional
development and subdivision approvals. Exampletudle the
Draft Interim Guidelines for the Integration of Tramission
Pipelines and Urban Developmeantd thePolicy Guidelines for the
Integration of Resource Operations and Urban Depelent, 1985
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