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Editor's Note:

This is an office consolidation edition for the étlie ASP, Bylaw 11870, as approved by City Caunci
on January 5, 1999. This edition contains all ain@mts and additions to Bylaw 11870. For the sdke o
clarity, new maps and a standardized format weitized in this Plan. All names of City departments
have been standardized to reflect their preselesitit Private owner's names have been removed in
accordance with the Freedom of Information anddetan of Privacy Act. All text changes are noited
the right margin and are italicized where applieabFurthermore, all reasonable attempts were rt@ade
accurately reflect the original Bylaws.

This office consolidation is intended for converieronly. In case of uncertainty, the reader issadito
consult the original Bylaws, available at the ddfiaf the City Clerk.

City of Edmonton
Planning and Development Department
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Ellerslie Area Structure Planms amended by Bylaw 15713, May 30, 2011)
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Section 1

INTRODUCTION

1.1 PURPOSE

The purpose of this Area Structure Plan is to desa land use framework and
development objectives for industrial/commerciat aesidential development
within Ellerslie, a 1,450 hectare area of land indrately south of the
Transportation and Utilities Corridor (TUC) and tea$ Calgary Trail within
south Edmonton (see Figure 1.0 - Location Plan).

The Area Structure Plan (ASP) will provide geneagaidelines to facilitate the
orderly and efficient development of the plan amaerms of proposed land
uses, density and pattern of development, locaifomajor roads and facilities,
conceptual servicing schemes and sequence of geweld.

The ASP will also provide a framework for the supsent preparation of more
detailed Neighbourhood Structure Plans within theasa designated for
residential development.

The Ellerslie Area Structure Plan has been preparedehalf ofa private = Amended by Editor
corporation owners of approximately 680 hectares of the tiatadl area within
the ASP.

1.2 BACKGROUND

The original Ellerslie Industrial Area StructureaRlwas approved by City
Council on 4 September 1984 under Bylaw No. 75&8bbundaries included
Calgary Trail on the west, the TUC on the north,S&feet Government Road
Allowance on the east and 41 Avenue S.W. (the Badyndary) on the south.
The ASP (Bylaw No. 7528) was prepared to accomnsogatdominantly
medium industrial uses with some business industeaelopment and business
support uses.

Very little development occurred in Ellerslie foNong the adoption of Bylaw

No. 7528 in 1984. However, since that time a numbérplanning and

development factors changed including the arexistieg development, market

conditions, planning philosophies, planning ledisiaand policies and servicing

methodologies. In order to improve the economiakfanilitate the development

of land within Ellerslie,the developerproposes the expansion of the ei Amended by Editor
boundary of the ASP to 66 Street and the inclusibresidential development

Furthermore, an integrated land use plan is praptmethe Ellerslie ASP which

facilitates concurrent development of industriaimenercial and residential uses

with areas of interface and shared amenities rakiaer segregation of land uses.
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Figure 1 Location Plan{Bylaw 14146, December 5, 2005)
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This unigue approach to integrating residentialefigment alongside industrial
development is possible due to the changing nattithe latter. Whereas the
original Ellerslie ASP provided for a majority ofemium industrial uses with
some business industrial and commercial opporesjitithe proposed ASP
reflects the evolving state of industrial developtneith an emphasis on light
industrial and high technology uses. These incalsises do not generate noise,
vibration or outdoor storage associated with theentoaditional medium and
heavy industrial types of development. As sucls ti@w generation of industrial
development can be a good neighbour to residesgiaiopment.

While there remains a steady demand for medium regaly industrial land
within the Region, the location of the Ellersliends along the high profile
Highway 2 Corridor in south Edmonton lends itself the establishment of
leading edge industrial development. The viabiéityd economics of industrial
development is bolstered by the concurrent and ¢emmgntary development of
adjacent residential neighbourhoods.

Current market research undertakenthg developerand discussed in mor  Amended by Editor
detail in Section 5.0 indicates that the mix of usttial and commercial

development and residential development in the Bderslie ASP not only

addresses current and anticipated market demandsl fof these uses but also

lends itself to a balanced pace of developmentabiver

This balance of long term land uses has lead toekpansion of residential
development west of the 91 Street Government RobmwAnce in an area
designated in Bylaw No: 7528 for industrial devetegmt. The configuration of
land uses and assessment of the transportatiovomketvithin and outside the
plan area also lead to the realignment of two nsadilith arterial roadways within
the plan area. However, the City of Edmonton's steugding commitment to the
one mile arterial roadway grid is respected.

The net effect of these changes and new developotgettives is the need for a
complete revision to and boundary expansion oHillerslie Area Structure Plan
as presented in this document.

1.3 DEFINITION OF PLAN AREA

The Ellerslie Area Structure Plan includes all eE®on 15-51-24-W4M, Section
16 51-24-W4M, Section 21-51-24-W4M and Section 2228-WA4M, the

southern halves of Section 27-51-24-W4M and Secfi8rb1-24-W4M and
portions of Section 17-51-24-W4M, Section 20-51¥24M and Section 29-51-
24-WA4M.
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As shown on Figure 2.0 - Context Plan, the EllerdiSP is defined by the
following general boundaries:

. Northern Boundary - Southern edge of the Transportation and
Utilities Corridor

. Western Boundary - Calgary Trail Northbound

. Eastern Boundary - 66 Street

. Southern Boundary - City of Edmonton / County of Leduc Boundary

(41 Avenue S.W.)

The Ellerslie ASP constitutes a logical planningt with respect to identifiable
plan boundaries, servicing considerations and tlopgsed range of industrial
and residential land uses.

1.4 LAND OWNERSHIP

Approximately 47% (680 hectares) of land within Elkerslie ASP is owned by

a private corporation making it the single largest landowner in thenpiaea. = Amended by Editor
The remaining land is held by multiple minority tarowners. Current lanc

ownership is shown on Figure 3.0 - Land Ownershipdetailed listing is

provided on Table 1 - Land Ownership.

All landowners within the Ellerslie ASP were invdtéo attend a meeting on 20

April 1998 hosted, byhe developeto review a draft development concept f Amended by Editor
the area. No significant objections were voicedh& meeting or afterwards

Since that time, a few minor changes to the plarehzeen incorporated at the

request of the minority landowners.
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Figure 2 Context Plagylaw 11870, January 5, 1999)
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Figure 3 Land Ownershijgylaw 11870, January 5, 1999)
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TABLE 1 - LAND OWNERSHIP

ELLERSLIE AREA STRUCTURE PLAN
(Amended by Editor)

title in favour of aprivate owney

Titled Owner Legal Description Area (ha)
1 Private Corporatiol (Rail Line) Part of SE1/4 Sec. 29-51-24-W4NM  1.011
2 2 Private Corporations (Rail Line) |Sec. 29-51-24-W4M L.S.D.1 1.21
. . S St. Government Road Allowance
3 Private Corporatiol (Rail Line) Closed SEC. 29-51-24-NAW 0.94
4 Private Corjoration (Rail Line) > of SW 1/2 Sec. 28-51-24-WAM | 32.4
3 Private Corporaion Part of SW 1/4 Sec. 28-51-24-W4AM 11.93
6 Private Corporatiol (Rail Line) 2 of SW 1-4 Sec. 28-51-24-W4M| 20.413
7 Private Corporaion SE Y4 Sec. 28-51-24-W4M 64.7
3 Private Utilities Corporation Part of SW1/4 Sec. 27-51\84M |0.163
9 Private Corporatiol Part of SW1/4 Sec. 27-51-24-W4M 15.93
10 Private Owner Part of SW1/4 Sec. 27-51-24-W4M 12.56
11 Private Owner Lot 1 Plan 922 3196 1.21
12 Private Owner& Private Corporate [Part of SW1/4 Sec. 27-51-24-WAM 13.6
13 Private Owner Part of SW ¥ Sec. 27-51-24-W4N  21.4
14 Private Owner Lot 1 Plan 792 2326 0.528
15 Private Corporatiol Lot G Plan 2873 MC 0.138
16 Private Owner Part of NE ¥4 Sec. 20-51-24-W4M| 2.62
17 Private Corporaion Park of NW1/4 Sec. 21-51-24-W4|#4.0
17A |Private Corporaion Plan 752 1485 26.11
18 Private Corporaion Part of NW ¥4 Sec. 21-51-24-W4AM 24.6
19  [rivateinstitution (Religious Part of NE1/4 Sec. 21-51-24-W4M  0.405
Assembly
po [ rivate Institution (Riigious Part of NE 1/4 Sec. 21-51-24-WAM 0,405
Assembly
21 Private Corporaion Lot A Plan 2581 NY 6.183
bp  [Her Majesty the Queen in Right g A plan 872 1140 1.91
Alberta
23 Private Corporaion Part of NE1/4 Sec. 21-51-24-W4M 50.54
ba  [Her Majestythe Queen in Right g, B pjan 872 1140 4.9
Alberta
25 Private Corporaion NW 1/. Sec. 2-51-24-WAM 64.7
26 Private Corporaion Part of NE 1/4 Sec. 22-51-24-W4M 32.3
27 Private Owner Lot 1 Plan 782 0613 32.336
28 Private Corporaion Part of SE1/4 Sec. 20-51-24-W4M  10.52
29 Private Corporaion SW Y, Sec. 21-51-24-W4M 64.7
30 Private Corporaion Part of SE ¥, Sec. 21-51-24-WAM  49.71
31 [Her Majesty the Queen in Rightly, .  plan 872 1140 1.92
Alberta
32 Private Owner Lot 1 Plan 802 1807 4.86
33 [Her Majesty the Queen in Right i) b plan 872 1140 8.21
Alberta
24 Private Owner (life estate Lot 1 Plan 792 0978 797
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35 Private Corporaion Part of SW 1/4 Sec. 22-51-24-WA4Bb6.61
36 Private Owner Part of SE 1/4 Sec. 22-51-24-W4M 15.82
37 Private Owner Part of SE 1/4 Sec. 22-51-24-W4M 20.08
38 Private Owner et al. Lot 1 Block 1 Plan 772 2779 28.8
39 City of Edmonton Lot R Plan 655TR 2.11
40 Private Owner Lot C Plan 655TR 8.11
41 Private Owner Lot B Plan 655TR 10.9
42 Her Majesty the Queen in Right Block E Plan 872 1140 125
Alberta '
Part of NW % Sec. 16-51-244M
43 Private Corporaion & 74.14
Part of NE 1/4 Sec. 16-51-24-W4M
44 Private Owner Lot A Plan 3422TR 4.05
45 |Private Corporaion Cﬂkﬂ of NW1/4 Sec. 15R-51-345 »5
46 Private Corporaion Part of NE 1/4 Sec. 15-51-24-W4M 40.42
47 Private Owner Part of Sec. 17-51-24-W4M 77.241
48 Private Owner Part of SE 1/4 Sec. 17-51-24-W4M 0.809
49 Institutiona Lot A Plan 748NY 8.09
50 Private Owner Part of NW 1/4 Sec. 1b-51-24-W41P.11
51 Private Owner Lot A Plan 137TR 8.13
5p  |rivate Corporat & Private Part of SW1/4 Sec. 16-51-24-W4M 56.58
Corporate& Private Corporation
53 Private Owner et al. Lot E Plan 3186TR 29.1
54 Private Owner Lot D Plan 3186TR 12.2
55 Private Owner Lot A Plan 2056NY 9.99
56 Private Owner Lot B Plan 2310TR 16.2
57 City of Edmonton Lot R 1 Plan 3186TR 5.872
58 Private Owner Lot C Plan 3186TR 11.1
59 Private Corporaion \Ijvijlt\/lc’f NW, NE ¥ Sec. 15-5 1-24-1,¢ 59
60 Private Owner SW % Sec. 15-51-24-W4M 64.7
61 Private Corporaion \Fl)vzjlt\/l of NE, SE ¥ Sec. 15-51-pfr 38
62 Private Owner Lot 1, Block 1, Plan 792 0321 2.42
63 Wernerville County Residential multiple parcels 64.7
TOTAL TITLED AREA 1,401.734
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Section 2

STATUTORY PLAN & POLICY CONTEXT

2.1 EDMONTON MUNICIPAL DEVELOPMENT PLAN

The land within the Ellerslie ASP west of the 9IreSt Government Road
Allowance is designated in the City of Edmonton'sri¢dipal Development Plan
(MDP) as a Business & Employment Area and the laadt of 91 Street is
designated as a Suburban Area.

The boundary between the industrial and commelamal uses and the residential
development in the proposed ASP is located westhef existing 91 Street
Government Road Allowance. This proposed revisienthe subject of a
concurrent amendment to the Municipal Developméan PBylaw No. 11777, as
amended).

Numerous strategies are cited in the MDP regar@iagned Growth and other
areas of responsibility. The following sections Hlight those of particular
relevance to the Ellerslie ASP:

2.1.1 Planned Growth - Land Development Philosophy

"Develop and utilize a land development philosopigt meets the City's long-
term development needs and achieves the optimah&albetween residential,
industrial, commercial, institutional and recreatibland use."

Strategy 1.1.1- Provide for choices regarding the types of dgwalents in which
people want to live and do business.

The Ellerslie ASP provides for a range of low anddmm density residential
development opportunities in addition to employmgenerating industrial and
commercial land uses and an opportunity for buse®s$o locate in highly visible
and growing sector of Edmonton.

Strategy 1.1.5 Ensure an adequate supply of industrial land.

A significant amount of the western portion of tekerslie ASP is designated for
industrial development. Although this area représarreduction from Bylaw No.
7528, it has been done in conjunction with a dedaieview of the Edmonton
Region industrial market and future industrial denThe resulting amount of
industrial land is deemed to be appropriate botlerms of its location and type.

Strategy 1.1.12- Place a high priority on the effective and e#idi use of land.

Ellerslie Area Structure Plan Office Consolidation May 2011 9



The Ellerslie ASP plans for a mix of industrial, nmmercial, residential,

institutional and recreational land uses in ancedfit land use pattern which can
be economically serviced and developed on a stagsa is step with market
demands.

Strategy 1.1.14- Maintain the integrity of pipelines and utilityowidors while
planning for growth and development.

The Ellerslie ASP contains a number of pipeline atility corridors which have
been integrated into the plan and, where apprapwetl be employed in the open
space and walkway system.

2.1.2 Planned Growth - Utilization of Existing Infrastructure "Encourage
maximum development around City infrastructure.”

Strategy 1.3.3- Support contiguous development that is adjacenexisting
development in order to accommodate growth in aherdy and economical
fashion.

With the completion of Millwoods and designateddarses planned for the South
Edmonton Common and Edmonton Research & DeveloprRank ASP, the
Ellerslie ASP represents a logical extension ofustdal, commercial and
residential development in south Edmonton.

2.1.3 Planned Growth - Economic Activity Centres Whin the City

"Recognize the existence and the potential of exdnactivity centres within the
City and encourage these vibrant growth areas btefimg the mix of services
and businesses which support and link them."

Strategy 1.4.1- Promote Edmonton existing and potential econoautivity
centres (such as Ellerslie) while continuing tomup existing commercial and
industrial areas.

The Ellerslie ASP provides a mix of industrial asanmercial land uses adjacent
to Calgary Trail to be developed in concert witkidential development further
to the east. The large amount of land designatednfiustrial and commercial
development addresses current and anticipated denfianthese uses and creates
a critical mass of business activity to serve aseaployment and economic
activity centre in south Edmonton.

Strategy 1.4.3 - Support public and private sector efforts dedidatto
development and enhancement of economic activitjres.

The Ellerslie ASP has been prepared to accommadited use plan with a mix

of industrial, commercial and residential land ughat can be developed
concurrently. The blend of residential developmaitingside industrial and
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commercial development facilitates the establisitnoéitllerslie as an economic
activity centre generating new employment growtti Basiness investment.

Strategy 1.4.4 — Provide supporting infrastructure, services anakéges for
economic activity centres.

The Ellerslie Industrial Area is identified as potial economic activity centre.
The NAIT campus will add to the mix of land useh@&ASP area and provide an
opportunity to develop an emerging activity cenaed a more integrated
community which will strengthen the City, specificasouth Edmonton, with
another employment base as well as a unique liamdyworking environment.

2.1.4 Planned Growth - Preservation and Enhancemenif the Natural
Environment and Open Spaces

"Preserve and enhance the river valley, naturadsaesd open space within the
urban landscape; recognize these areas as caspacts of successful planned
growth of the City; and, link them to the extentgible."

Strategy 1.6.1 -Develop a comprehensive, integrated plan for ther valley,
natural areas and open space lands that encoutagexonservation and
integration of natural areas that are sustainaidef@asible.

The Ellerslie ASP contains the 22 hectare Southé@sidland Natural Area and
supporting studies have been undertaken to desthribeinique features of the
area and assess the preliminary feasibility ofimgtg some portion of it within
the future urban development. Further study willrequired to fully assess the
sustainability and feasibility of conserving antegrating the area.

2.1.5 Planned Growth - Managing Suburban Growth

"Manage suburban growth in a manner that ensurequade infrastructure and
services and maintains a balance of residentialnoercial, industrial and
recreational land uses."

Strategy 1.7.1- Accommodate growth in an orderly, serviced anst-edfective
manner.

The Ellerslie area represents the next logicaltionan south Edmonton for the
extension of industrial, commercial and resideriaad uses, particularly in light
of the City of Edmonton's stated priority to enhartellerslie as an economic
activity centre. Services can be extended intoates in a cost effective manner.

Strategy 1.7.2- Provide for a range of housing types and derssitne each
residential neighbourhood

The four residential neighbourhoods in the Eller&lSP each allow for a range of
low and medium density residential developmenake tplace. The ratio of low to
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medium density residential development is consistath current City Council
guidelines.

Strategy 1.7.4 -Ensure availability and access to recreational dppdies and
open spaces.

Through the use of municipal reserves and the ailoe of private open space,
the Ellerslie ASP contains several open spacef&oral areas such as walkway
corridors, a fresh water lake & beach club, scho@ol{ sites and possibly retained
natural areas and small passive parks.

2.2 AIRPORT PROTECTION OVERLAY

The majority of land within the Ellerslie ASP is thin the Edmonton
International Airport Vicinity Protection Area anghrtially covered by the 25
Noise Exposure Forecast (NEF) Contour.

The City of Edmonton'oning Bylaw provides an Airport Protection Overlay  apended by Editor
ensure the safe and efficient operation of airpoear the municipal boundary

the City of Edmonton through the regulation of burfy heights and land uses ...

addition to the requirements of the underlying larise districts in their vicinity.

However, land within the 25 NEF contour is not irciga by the Overlay.

2.3 MAJOR COMMERCIAL CORRIDORS OVERLAY

The general purpose of the Major Commercial CoraddCC) Overlay is to

establish development criteria for the purposensueing that the development

along Major Commercial Corridors is visually attigee and that due

consideration is given to pedestrian and traffitetya Given the fact that the

Ellerslie ASP is bounded and visible on the westQalgary Trail North and

South, the MCC Overlay will be extended to a portad the ASP concurrent wit' , - 4aq by Editor
the adoption of the first commerci&zoning

2.4 HIGHWAY 2 CORRIDOR LANDSCAPE DESIGN
GUIDELINES

Landscape Design Guidelines for the Highway 2 @orrihave been jointly
adopted by the City of Edmonton, County of Ledudty @f Leduc and the
Edmonton Regional Airports Authority to ensure ttieg physical landscape and
appearance of this major entrance route is maiedeamd enhanced.

Given that Calgary Trail is the Area Structure Fawestern boundary, the
Landscape Design Guidelines are recognized asraiteg this plan and will be
respected in the future development of the landthimviEllerslie abutting
Highway 2.
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2.5 SUBURBAN NEIGHBOURHOOD DESIGN PRINCIPLES

The City of Edmonton's Suburban Neighbourhood DedRyinciples report
describes a variety of design principles intendedemcourage flexibility and
innovation in the design and servicing of new nbalrhoods and is generally
applicable at the more detailed level of plannimat an NSP provides. Not every
principle will be applicable to every new suburbaeighbourhood. A more
detailed review of the Suburban Neighbourhood DesRyinciples will be
provided at the NSP stage, however, at the Areactsire Plan level, Design
Principles 7, 9, 15 & 16 are notable.

Design Principle 1- At the area and neighbourhood planning stagen pihe
location of the school/park facilities relative neighbourhood staging such that
they can be consolidated, serviced and availahlly eathe development of a
neighbourhood or catchment area.

School/park sites within the Ellerslie ASP haverbpenned in consultation with
the School Boards and the Community Services Deyaantt and, where possible,
located within early stages of the planned residedevelopment.

Design Principle 9- Explore opportunities to provide smaller, dispeeropen
space and parks in a neighbourhood to provideokalized needs while meeting
the recreational needs of residents of the catcharea

It is proposed in the ASP that a number of disgkrs&k sites will be created

from municipal reserves throughout the plan ardee 3pecific location for these

parks will be identified in the respective NSPs anel dependent upon balancing
the demands on municipal reserves.

Design Principle 15- Provide opportunity through the residentzainesof the Amended by Editor
Zoning Bylaw for the intensification of housing forms afwl alternative site
design and building siting.

It is intended that a range of low and medium dgn@sidential housing forms

will be developed within the Ellerslie ASP. Opparities for innovative site

design and building siting can be pursued genewithe neighbourhood plé A ended by Editor
level and through theezoningand subdivision processes.

Design Principle 16- Use current population and student generatiomditas
when planning facilities for a neighbourhood.

Take into account the life cycle of the neighbowdho

The population and student generation ratios pea/idn the Suburban
Neighbourhood Design Principles report were useddéwelop demographic
projections in the Ellerslie ASP.

More detailed description of the application of treious design principles will
be provided in the respective Neighbourhood StredRians.
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Section 3
SITE CONTEXT & DEVELOPMENT
CONSIDERATIONS

3.1 TOPOGRAPHY & VEGETATION

The topography of the lands within the Ellerslie A% generally flat with a

gentle slope to the west and northwest. Site coatand elevations throughout
Ellerslie vary from approximately 685 m in the roviest to approximately 710 m
in the southeast portion of the plan area.

Land in the Ellerslie ASP lies within one largeidesge basin that extends further
to the east with an outfall to Blackmud Creek. Ehare a number of natural low
areas within the plan area which will be integratedo the stormwater
management system where possible.

Vegetation is scattered throughout the plan aretem stands of various sizes,
with a significant natural area in the south cdnp@tion of the plan area. The
composition of these treed areas is mainly aspkaliva poplar, some with

associated sloughs. A number of natural areas bese identified by the City of

Edmonton and are described in more detail in Se@ib.

Overall, the majority of lands within the plan afeave been cleared of natural
vegetation for agricultural purposes.

3.2 SOILS

The Alberta Soil Survey of Edmonton Sheet (83) idiexs soils within the plan
area as primarily Malmo Silty Clay Loam, an elugttblack chernozemic soill
developed an lacustrine material. The Survey addesrthe land's agricultural
capability as having "good to very good arable" lgea. The Canada Land
Inventory's Soil Capability for Agriculture ratdsetland as Class |, meaning there
are no significant limitations to agricultural usiethese lands.

The City of Edmonton's Municipal Development Planagnizes that these lands
are intended for urban development. It should bedohowever, that these
agricultural lands will typically remain in produmh right up until they are
required for development. The consistent, unifoture of these soils does not
pose any constraints to urban development.
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3.3 EXISTING LAND USES

As noted earlier, the majority of land within théeEslie ASP is currently used
for agricultural purposes with several associatgthsteads (see Figure 4.0 - Site
Features).

In the northeast corner of the ASP in the SE 1&ti&e 27-51-24-4 is the existing
43 lot country residential development, Wernervillais area will become part of
the Ellerslie ASP although no change to the curcenntry residential land use is
proposed. Future redevelopment options will be iclemed at the time of

preparation of a Neighbourhood Structure PlanHterlands immediately west of
Wernerville.

A recreational and community service facility, depeld on an 8.09 hecta amended by Editor
parcel at 3105 - 101 Street SW, is one of the m&gmnificant existing

developments within the plan aréareligious assembly’€emetery is located c..

Ellerslie Road just west of thail line.

Several other existing building and structureslacated within the far western

portion of the plan area including a pipeline beosstation, a private Amended by Editor
corporations’repeater site, grain elevators, a garden centweraegreenhouse

and a tree farmA private corporatiorhas secured a site for the development ui a

new plant on 30 Avenue S.W. and 101 Street S.\\h wohstruction expected to

begin in the spring of 1998.

Depending on the nature of existing uses and cahligt and site design
considerations, these existing uses can be sedgctremoved at the time of
adjacent development and the land integrated mmtopattern of subdivision, or
they can be retained in their current state throcagteful site and subdivision
planning.

3.3.1 A Private Corporations’ Railway Main Line

A prominent feature within the Ellerslie ASP is tral line which runs north Amended by Editor
south along the western boundary of the plan drka.rail line was realigned

few years ago from its original location immedigtatjacent to Calgary Trail to

its current location to align with a proposed umpdes of the future Outer Ring

Road.

Therailway presents opportunities for industrial/commercedeopment to tak A ended by Editor
advantage of the rail transportation network inrtdestribution systems.
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Figure 4 Site Featureylaw 11870, January 5, 1999)

¢ £

TRANSPORTATION/UTILITY CORRIDOR

S ey et
P S e

Religious Assembly
Cemetery

E 5 g ST

o gt et et
§LF

*Amended by Editor

Ellerslie Area Structure Plan Office Consolidation May 2011 16



3.4 SURROUNDING LAND USES

With respect to surrounding lard uses, the Eller&liSP is bound on the east
(between 66 Street and 50 Street) by farmland ifieohtin the Municipal
Development Plan as a future Suburban Area. Tovidst of the plan area across
Calgary Trail lies a developing residential nodes #oted earlier, a Servicing
Concept Design Brief to plan for future resident@dvelopment is being
contemplated for lands west of Calgary Trail betwélee TUC and the City
Boundary.

3.4.1 County of Leduc

South of the Ellerslie ASP and the City Boundageglthe County of Leduc. The
County's Municipal Development Plan currently idiged land abutting the ASP
to the south primarily as agricultural with the egtion of a small portion

abutting Calgary Trail North representing an exiamf the Industrial/Nisku

Business Park. This land is covered by the High@dgdustrial Area Structure
Plan.

The Edmonton International Airport is also withimtCounty of Leduc further
south on the west side of Calgary Trail. As disedsin Section 2.2, the presence
of the airport and its attendant restrictions does restrict development within
the Ellerslie Area Structure Plan.

3.4.2 Transportation and Utilities Corridor

The Transportation and Utilities Corridor forms therthern boundary of the
Ellerslie ASP and was established to provide aidortfor the future Outer Ring
Road, power lines, energy pipelines, and otheitial Access in and adjacent ‘-
the Ellerslie ASP through the TUC is planned atg@nl Trail, Parsons Roadil
line and 91 Street.

Amended by Editor

Alberta Public Works, Supply & Services has conédthat the presence of a
major power transmission corridor immediately adjgdo the northern boundary
of the ASP precludes the possibility of any sigrfit surplus lands from the
TUC being made available to benefit of the Eller#iSP.

3.4.3 South Edmonton Common and Edmonton Researé Development
Park

North of the TUC and the Ellerslie ASP lies the tloedmonton Common and
Edmonton Research & Development Park (SECERDP) Atacture Plan.
South Edmonton Common occupies the western hath@fplan area with the
Research Park covering the east half to 91 Stresther east between 91 Street
and 66 Street lies the developed Millwoods residéneighbourhood of Satoo.

South Edmonton Common is planned as a major comaharentre with "big-

box" and related retail/entertainment developmBetzelopment began in 1997 in
the north, adjacent to 23 Avenue, and will progresshe south as the market
dictates. Development has proceeded slowly in teseRrch Park. The Alberta
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Research Council building and surrounding vacantdaoccupy the southern
portion of the Research Park.

3.5 ENVIRONMENTAL RESOURCES

The City of Edmonton's Inventory of EnvironmentaBgnsitive and Significant
Natural Areas (1993) identifies one EnvironmentaBgnsitive Area and 11
Natural Areas within the Ellerslie ASP.

3.5.1 Southeast Woodland Natural Area (SE5016)

The Inventory identifies the 22.51 hectare South&®sodland Natural Area

within the central/southeast portion of Sections1624-W4M (see Figure 4.0) as
a Local Environmentally Sensitive Area. The sitecsnposed of a variety of
vegetation communities including white spruce-halspoplar, balsam poplar-

aspen and various wetland communities such aslaaithsedges. The Inventory
notes that the site has a high plant species abidahaliversity. The Inventory

concludes that, due to the size and diversity @f site, any changes to the
composition or hydrology of the area will severétypact upon the ecological

integrity of the site.

The Inventory further recommends that attempts lshba made to ensure that
there are no changes to the current composition sinecture of this site.
Fragmentation of the habitat will severely limietkalue of the site for wildlife.
Current groundwater regimes should be protectedbroter to maintain the
wetlands at this site.

In order to further document the characteristicstiog Southeast Woodland
Natural Area, a Stage One (Step One & Step Two)irirary Natural Site
Assessment was undertaken by Bruce Thompson & Aegescinc. in July of
1998 and submitted under separate cover. The lahat$h contain the Southea: .Amended by Editor
Woodland Natural Area is held by a number of owpnleus notthe developer

The objective of a Stage One, Step One assessmet identify important
environmental elements on the site and determieesite's natural sustainability
in its own right. The report also sought to deterenwhether any changes have
taken place since the 1993 Inventory which wouldrdhe site's significance.

The Stage One, Step One assessment confirmedhineBdutheast Woodland

Natural Area contains mixed wood forest dominatggdplar/aspen, and as such
does not contain particularly unusual ecosystemshie part of Alberta, nor rare

species of plant or wildlife. The diversity of wilieé and plants is not unusually

high, given the structural diversity.

In essence, its value and use as an ungulate (ohe@se) and other wildlife
habitat is limited by its isolation from other majwacts of cover and feeding
habitat. Apart from its size, however, there amudees of ecological value. The
wetland areas represent good waterfow! habitat.itAahdlly, the stands of older
spruce in the southern/western portion of theasiéa rated highly.
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The Stage One, Step Two assessment further revieleedmportant natural
elements identified in Step One. It also reviewdeé sustainability of the
Southeast Woodland Natural Area if it remained aswith no further
development and with respect to the potential ingpatfuture development.

If left in its natural state with no adjacent dey@hent, it is anticipated that the
mixed wood forest and wetland area of the site ddangely sustainable in their
own right.

Relative to its incorporation the potential develmnt, there is the potential that
any significant alterations to surface water drgenar groundwater patterns could
result in a change in water level in the existingtland, or fluctuations in
moisture regimes. Further determination of locabugd and surface water
patterns would be required to arrive at an optidrainage design. Opportunities
potentially exist to incorporate the wetland aredoia future stormwater
management facility in this location. More detaitegtiew of the drainage system
and sustainability of the wetland area is necessadgtermine feasibility.

As a result of the Stage One, Step One & Step Tssmssments, two valued
environmental components have been identified whrehpotentially sustainable
in their own right but potentially affected by humactivities and development.

An updated Stage | Preliminary Natural Site Assesdrfor Lot A, Plan 2056NY, Bylaw 14723
contained within the Southeast Woodland Natural aA(6E 5016) and the November 15, 2007
Orchards NSP, was conducted for a private develtyye$tantec Consulting Ltd.

in November 2006. The entire wooded area locatddt A, identified by Bruce

Thompson & Associates Inc in 1998 (~10.61 ha) wasddo have been cleared

— and only a small, sparse coniferous stand renthimear the farmyard, along

with a small wetland area in the southern portidrttee property, with a shallow

drainage course running northwards. The Stage pore concluded that if

present conditions persisted and development pressuvere limited, the wetland

would likely remain similar to its present stater feome time. However,

continuance in the reduction of the wetland is \é&sly and that it is possible the

open water portion would trend towards a drier segigeadow community. Based

on the conclusions of the Stage | Preliminary Assent, no valued

environmental elements were identified, and theesfoStage |l Detailed Natural

Site Assessment was not recommended for Lot A2RBEBNY .

In order to integrate the wetland identified in LAtinto the drainage plans
(particularly for the design of the wetland outietorder to mitigate the effects of
development on the wetland hydroperiod), the Offae Natural Areas

recommends the preparation of a Natural Area Managiet Plan (NAMP). The
NAMP, among other requirements, should outline typecal or normal water

level for the wetland, and allowable and desiraloheits and frequencies for the
fluctuation of the water level. Design of the wetlaoutlet, to be completed in
conjunction with the Neighbourhood Designs Repd2R), will be based on the
wetland hydroperiod criteria that should also beoyided by or confirmed in the
NAMP. The NAMP will be required prior to rezoningdasubdivision of Lot A,

Plan 2056NY.
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Accordingly, it is recommended that a Stage Twdail¥ Natural Assessment

be conducted prior to the rezoning and subdivigibthe remainder of the lands

contained within SE5016 and within the industriega (south of 25 Avenue S.W.

and west of the Orchards). The Stage Two Assessshewnid include, at a

minimum:

. Establishing the role of surface and groundwatem# in maintaining the
wetland area;

. Development of mitigation measures, in terms ahaping drainage regimes,
including storm runoff system design and management

. Establishment of measures required to retain oramclke the wetland by
incorporating it into the storm runoff system, and,;

. Design of a monitoring program to ensure effectassnof mitigation.

It is recommended that the value of the deciduous mixed wood stands
identified in the Stage One Assessment be consldardeveloping the Plan for
the area, for ecological purposes and recreatisadan ecological interest.

The Natural Area is located within the northeastgortion of a natural drainage

basin which drains to the southwest. Developmenhé¢onorth of this basin will

not have a significant impact on the drainage regiwithin the Natural Area.

However, during the interim, a buffer zone showdobserved around the Natural

Area, so that prior toezoningand subdivision of any industrial or commerc Amended by Editor
lands within this buffer zone such proposals afgexi to an assessment of 1

related potential impacts on the valued environalesamponents of the Area.

It is recommended that the width of the buffer zbee500 m which provides a
suitable distance to preclude the risk of impactimg wetland area. Furthermore,
this distance provides a suitable buffer to proteaterfowl and other forms of
local wildlife from commercial and industrial degpiment.

3.5.2 Natural Areas

The Inventory identifies 11 Natural Areas locatbdotighout the plan area but
generally clustered in the eastern half of the AS$Re Inventory describes
Natural Areas as being defined by the presenceegétation, water or natural
features. The Natural Areas are not described tailda the Inventory and the
extent of the information currently available imiied to the following:

TABLE 2 — ELLERSLIE ASP NATURAL AREAS

NATURAL AREA LOCATIONS AREA DESCRIPTION
0.4 km north of 41 Ave. SW between 66 85% aspen/balsam
SE 8 St. and 91 St. 1.50 ha |poplar forest
SW 1/4 Sec. 1S-S1-24-4 15% aspen forest

0.5 km west of 66 St. along 41 Ave S.

SE 9 SW 1/4 Sec. 15-51-24-4 WZO ha | 100% slough comple

X

0.8 km west of 66 St. and1.6 km north of
SE 12 41 Ave. S.W. 0.40 ha | 100% Slough complex
NW 1/4 Sec. 1-51-24-4
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1.6 km south of Ellerslie Rd. between |66
SE 13 St. and 91 St. 1.60 ha
NE 1/4 Sec. 1-51-24-4

1.6 km south of Ellerslie Rd. between |66
SE 14 St. and 91 St. 0.30 ha | 100% Slough complex
NE 1/4 Sec. 1-51-24-4

100% aspen/balsam
poplar forest

1.2 km south of Ellerslie Rd. east of 101 100% aspen balsam

SE 65 St. 1.40 ha
SW 1/4 sec. 21-51-24-4 poplar forest
1.0 km south of Ellerslie Rd. west of 66 95% aspen balsam
SE 69 St. 0.60 ha |poplar forest
SE 1/4 Sec. 22-51-24-4 5% Slough complex
1.6 km south of Ellerslie Rd. west of 66
SE 70 St. 1.00 ha | 100% Slough complex

SE 1/4 Sec. 22-51-24-4

0.5 km north of Ellerslie Rd on 101St
SE 122 SW 1/4 Sec. 28-51-24-4 1.00 ha | 100% aspen forest
Northeast of Ellerslie Rd. and91 .
SE 127 intersection 2.50 ha

SW 1/4 sec. 27-51-24-4

100% aspen/balsam
poplar forest

0.4 km north of Ellerslie Rd. between 66
SE 128 St. and 91 St. 1.00 ha
SW 1/4 Sec 27-51-24-4

100% aspen balsam
poplar forest

The possibility exists to incorporate portions ofre or all of these natural areas
into the industrial and residential developmentiirer analysis will be required

as to the environmental sustainability and econsmicintegrating any of these

sites into future urban development.

A Natural Areas Assessment and Natural Areas Mamagé Plan will be Bylaw 14583
submitted at the subdivision stage for Natural AB#a65. The tree stand will | August 24, 2007
maintained as an integral natural area within theecall Industrial Educatior:

Facility campus design.

3.5.3 Cawes Lake - County of Leduc

Immediately south of the plan area (at approxinysél Street) within the County
of Leduc lies Cawes Lake, a regionally significanvironmentally sensitive area
containing intermittent water body/low area andraumnding vegetation/wildlife

habitat. Although Cawes Lake lies outside the GifyEdmonton and ASP
boundaries, it may be affected by future urban kgreent in the vicinity. No

roadway extensions are planned through or in theddiate vicinity of Cawes

Lake as part of the Ellerslie ASP.

3.6 ENVIRONMENTAL SITE ASSESSMENTS

Phase | Environmental Site Assessments (ESA) wemgied out onthe Amended by Editor
developer’'sproperty by A.D. Williams Engineering Ltd. and Hyan Engineering
& Testing (1980) Ltd. in late 1997 and early 1998e Phase | ESAs identified
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no concerns that would warrant a Phase 1l ESA bamdertaken on any dhe
developer’'sproperty, with two exceptions.

3.6.1 Phase Il ESA - NW 21-51-24-W4M

Phase | and Phase Il ESAs were undertaken by A.iiaWws Engineering Ltd.
on the NW1/4 Section 21-51-24 W4M in April 1998.

The Phase | ESA observed that the property is maultivated farmland witr
therail line traversing the southwest cornérprivate corporation operatetheir
businesses along the east and west sides of 184t &w on the north and sot
sides of Ellerslie Road. There were no signs oleugicbund storage tanks or other
hazardous operations. Some dumping and burninglmisiwas noted on the site
of the private corporations’ land

Amended by Editor

The Phase Il ESA was conducted to verify the sl groundwater conditions on
the subject property in relation to the previousriag operations and dumping
and burning byhe private corporationThe results of the drilling program did not
indicate the presence of subsurface contaminathsi.a result, no further
investigation is required for the subject property.

3.6.2 Phase Il ESA - NW 22-51-24-W4M

Phase | and Phase Il ESAs were undertaken by Hogggmeering & Testing
Ltd. on the NW 1/4 Section 22-51-24-W4M in the sgriof 1998 as part of the
due diligence process on purchase of the property.

The Phase | ESA identified a former well site andeaisting above ground fuel
storage tank within an active farm located at thétlseast tamer of the 91 Street
Government Road Allowance and Ellerslie Road. These locations were
identified as possible environmental risk areas additional investigation was
necessary to assess the potential risk each sseedpdhe former well had been
used for disposal of garbage for a considerable and the above ground storage
tank location was a potential source of soil andugdwater hydrocarbon
contamination.

The Phase Il ESA determined that there were noifgignt environmental

contamination concerns at the former well locatiand that no further

environmental action is required. At the existingoee ground storage tank
location, some residual hydrocarbon contaminaticas wmoted and the study
recommends a limited soil excavation program in iimenediate vicinity to
remove residual soil. Excavation monitoring and glamy would be requirer
prior torezoningto confirm the removal of hydrocarbon contaminageis above
certain levels.

Amended by Editor

3.6.3 Non-Participating Land Owners

No other Phase | Environmental Site Assessmente baen undertaken on the
remaining lands within the Ellerslie ASP. In ligbt this, the Environmental
Planning Group of the Planning & Development Daparit has recommended
Amended by Editor
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that ESAs or disclosure statements be providedhéyrtinority land owners at the
rezoningstage.

A Phase 1 Environmental Site Assessment was ceufjsttbmitted and accept  aomended by Editor
by the City of Edmonton, for the lands added to Hilerslie Neighbourhoot Bylaw 13535
Structure Plan from the Wernerville Subdivisionatigh Bylaw 13535. Ttk November 18, 2003
report concluded that these lands contained no adanvironmental concern.

A Phase | and Il Environmental Site Assessmentasaducted, submitted ar Bylaw 14583
accepted by the City of Edmonton (2006) for thed$amssociated with tr August 24, 2007
Industrial Education Facility. The report concludlthat these lands contained

areas of environmental concern.

3.7 HISTORICAL RESOURCES

Given the plan area's long agricultural historyisiunlikely that the lands are of
any historical or cultural value. However, it iscommmended that an archival
search be carried out on lands designated for tridudevelopment prior to final
subdivision approval. Lands designated for residendevelopment will be
subject to an archival search in conjunction withagplication for the associated
Neighbourhood Structure Plan. Should any issuese atihat might indicate
historical or cultural value, then a Historical Resces Impact Assessment may
be required.

3.8 ENERGY & NATURAL RESOURCES
3.8.1 Oil & Gas Well Sites

A review of information provided by the Alberta Egg & Utilities Board
(AEUB) has indicated that there are no active epsaded oil or gas wells within
the boundaries of the Ellerslie ASP. One abandevedlsite is located in NW 1/4
Section 22-51-24-4 (see Section 3.6)

3.8.2 Pipeline Rights-of Way and Facilities

As shown on Figure 5.0 - Pipeline & Utility Righté-Way and Facilities, there
are several pipeline licenses within the Ellergh8P located within a major
corridor along Calgary Trail on the western bougdarthe plan area. A smaller
corridor is located within the southeast cornethef ASP.

The Alberta Energy and Utilities Board Pipeline dénse Register identifies 15
pipeline transmission licenses within the Ellerslrea Structure Plan
(summarized on Table 3 - Existing Pipeline Transiois Facilities.)

Since the majority of these pipelines are locatéthinv adjacent corridors along
Calgary Trail on the western boundary of the AStkeythave only a limited
impact on the land use plan for Ellerslie. Twormtors, one in the northwest and
one in the southeast can be integrated into thear@a with relative ease and can,
in fact, lend themselves to use as open spacealoorri
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The City of Edmonton’s Policy Guidelines for thedgration of Transmission

Pipelines and Urban Development (1985) and otHevaeat Provincial legislatior _
will be employed when considerimgzoningand subdivision applications near Amended by Editor
adjacent to the above noted pipelines.

3.8.3 Utility Rights-of-Way and Facilities

The Ellerslie ASP is bisected by a maower transmission line which rur-
north-south adjacent to the 91 Street GovernmeradRallowance. Another
powertransmission line within the Transportation anditits Corridor forms the
northern boundary of the Ellerslie ASP. Appropiaetbacks will be required
between these transmission lines and future denedap These transmission
lines, particularly the north-sougpower transmissionline, present opportunities
for the development of open space walkway corrigganning the entire plan
area.

Amended by Editor

A number of other regional water and sewer trunkdiare located adjacent to
Calgary Trail on the western boundary of the ASP.
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Figure 5 Pipeline & Utility Right-of-Ways*
(Bylaw 11870, January 5, 1999)
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TABLE 3

Existing Pipeline Transmission Facilities
As amended by Editor

Company Substance | HS Content| Max. Operating| Max. Outside
(mol/kmol)* | Pressure (kPaj | Diameter (Mm)?

Private Corporatiol  Crude Oil 0.00 5,960 406.4

Private Corporation Crude Oil 0.00 5,170 219.1

Private Corporatioir  Crude Ol 0.00 5,170 219.1

Private Corporatiol V" 0.00 4,000 219.1
Hydrocarbon

Private Corporatioir  Crude Ol 0.00 8,080 323.9

Private Corporatiol HVP 0.00 9,100 219.1
Hydrocarbon

Private Corporation Natural Gas 0.00 6,140 60.3

Private Corporatiol V" 0.00 4,000 219.1
Hydrocarbon

Private Corporatiol V" 0.00 4,000 219.1
Hydrocarbon

Private Corporatiolr Natural Gas 0.00 6,200 168.3

. . LVP

Private Corporatiol 0.00 9,930 273.1
Hydrocarbon

Private Corporation V" 0.00 9,930 323.9
Hydrocarbon

Private Corporatiol Natural Gas 0.00 6,070 168.3

Private Corporatior  Crude Ol 0.00 10,340 406.4

Private Corporatiol Natural Gas 0.00 9,280 323.9

! sour natural gas occurs when theSHontent is greater than 10.0 mol/kmol

when the HS content is greater than 10.0 mol/kmol

? a high pressure line has a maximum operating presgeater than or equal to 3,475 kR
® a high pressure line has an outside diametereyrérn or equal to 323.9 mm
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Section 4
DEVELOPMENT OBJECTIVES &
PRINCIPLES

The Ellerslie Area Structure Plan is unique in @igy of Edmonton in that it

provides for an integrated mix of industrial, busia, commercial and residential
development. The ASP has been comprehensively @tato take advantage of
the plan area's natural features, proximity to majansportation facilities and
other locational attributes. Reflected in the ptae a number of development
objectives and principles outlined in the followisections.

4.1

DEVELOPMENT OBJECTIVES

The main objectives of the Ellerslie ASP are:

to develop a plan consistent with the general indégrd purpose of the
City of Edmonton Municipal Development Plan.

to provide a framework to deliver a high qualitygngprehensively

planned industrial, business, commercipgst-secondary industrial
education facilityand residential area by defining the basic roadw
network, general pattern and composition of landsudocation of

school/park sites and servicing concepts.

to integrate natural features of the area intgplae where feasible and
economically viable.

to ensure implementation of the plan on an ordsthged basis.

A long term commitment to the composition and ind¢gd nature of the Ellerslie

ASP is necessary to ensure that the overall denedaopconcept and above noted
objectives are met. The following development gples have-been established
to assist in achieving those objectives.

4.2

DEVELOPMENT PRINCIPLES

4.2.1 Industrial

Provide for a range of light industrial, industrialisiness and high
technology development opportunities within the t@asportion of the
plan area in response to regional market trends thadlong term
economic development needs of the City.

Provide for multi-modal, multiple access transpiotaopportunities to
the industrial business area to support the efftarovement of goods
to and from the plan area.
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Apply the development criteria of the Major CommarrdCorridors

Overlay and Highway 2 Corridor Landscape Designd@lines to

ensure that the industrial developmeanid post—secondary industri Bylaw 14583
education facilityin proximity to Calgary Trail is of high visual gits August 24, 2007
and appearance.

Foster industrial development synergies with then&ton Research
& Development Park and the Industrial/Nisku BusgBark to create a
hub of high quality, leading edge industrial depel®nt along the
Highway 2 Corridor.

Ensure that industrial uses planned for the ASPcarapatible with
neighbouring residential development.

Provide for a post-secondary industrial educatiofetility providing Bylaw 14583
trades training and apprenticeship programs to dygpe needs of a August 24, 2007
expanding industrial development sector in Edmontbea region anc

the province.

In reference to the Special Study Area (locatesveen the rail line and Calgar  amended by Editor
Trail) in the North West portion of the plan area:

And

To retain the focus within the special industriaéa on primarily high Bylaw 12111
quality industrial uses. September 20, 1999

In order to achieve the previous objective, provoddy those retail and
commercial uses within the industrial areas whichll \serve the
immediate needs of the industries and workerseftkas. These shall
be minor in nature and area.

Provide for multi-modal, multiple access transptida opportunities
to the industrial business area to support theceffit movement of
goods to and from the plan area.

Discourage the location of warehouse sales.

Apply the Special Study Area

Ensure that industrial uses are compatible with gheiouring Bylaw 15713
commercial development. May 30, 2011

4.2.2 Commercial

Provide for a range of commercial development opymities within
the western portion of the plan area in responsesgfional market
trends.
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. Allow for the integration of commercial developmaensith industrial
development at select locations within the wespariion of the plan
area.

. Ensure that commercial uses planned for the ASR@rgatible with
neighbouring residential development.

. Provide for both neighbourhood convenience and mingp centre
commercial development opportunities within the idestial
components of the Ellerslie ASP to serve area eessd

. Ensure that the impact of commercial developmentdjacent land
uses is minimized through the use of transitioaaldl uses, physical
separation, orientation of land uses and the agpdic of
setbacks/buffering available through #@ningBylaw.

. Locate shopping centre commercial sites along iatteoadways to
ensure high visibility and to provide easy access.

In reference to the Special Study Area (locateavben the rail line and Calgary
Trail) in the North West portion of the plan area:

. Provide for a range of commercial development opputies in response to
area and regional market trends.

. Ensure that commercial uses planned for the ASP camapatible with
neighbouring developments, and that any impacbofroercial development
on adjacent land uses is minimized through theafigensitional land uses,
physical separation, orientation of land uses, atié application of
setbacks/buffering available through the Land Ugkza.

. Provide for convenience, service and highway comiakemdevelopment
opportunities to the travelling public as well aga residents.

. Support high quality commercial developments albmifed access public
roadways intended to proved a connection to GateRaylevard, and to
allow for convenience, service and highway comrakrapportunities for
both local residents and highway travelers.

. Locate service commercial sites along arterial rvagls to ensure high
visibility and to provide easy access.

. Locate highway commercial sites, including largenfat commercial
developments, adjacent and south of the Gatewayr@oaml areas.

. Discourage the location of warehouse sales.

. Accommodate, as per Figure 3.0, Development Conagmhmercial and
industrial opportunities along with supporting pidlinfrastructure such as
storm water management facilities and roads.
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. Apply the Edmonton Zoning Bylaw’s Major Commer&alrridor Overlay
and the Highway 2 Corridor Landscape Design Guiusdi to ensure that
development in proximity to Gateway Boulevard ssi@ily attractive and the
due consideration is given to pedestrian and tcadtifety.

. To ensure that the impacts this amendment woul@ loawvpotential
community commercial sites to the west no CSC gomiill be
permitted within this area.

. To retain the focus within the Special Study Areapomarily high
guality business commercial uses.

. Provide for medium intensity commercial use, pritigan the form of
offices, as well as limited opportunity for resitlahdevelopment, in
locations near high capacity transportation nodex;luding arterial
roadways, existing or planned Light Rail Transiatgins, Transit
Centres or other locations offering good accesgibil

. Provide for a range of business commercial devetagropportunities
within the north-west portion of the plan area #Esponse to regional
market trends.

4.2.3 Residential

. Provide for residential development within the Elee ASP to allow
for a variety of housing forms arid options coreigtwith consumer
preferences and in conformance with municipal saesfgland policies.

. Establish sufficient overall residential densitie#thin the Ellerslie
ASP to support the efficient provision of educasibrfacilities,
recreational facilities and municipal services saslpublic transit in a
timely fashion.

. Establish the single family to multi-family dwelgnunit ratio to
conform with City Council's housing mix guidelines.

. Locate residential development so as to take adgantf natural and
manmade features such as SWM facilities, walkwagspark space.

. In subsequent Neighbourhood Structure Plans, ol&ger parcels of
medium density residential development toward tbkector and/or
arterial road system to provide easy access andrendppropriate, to
provide a transitional land use between adjacenglei family
development and major roads and commercial uses.

. Integrate smaller parcels of street-oriented, madiensity residential
development within the neighbourhoods adjacent dw Idensity
residential development to provide alternative hgioptions within
the community.
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. Provide for student housing with the post-secondangustrial Bylaw 14583
education facility campus. August 24, 2007

4.2.4 Circulation

. Provide a logical, safe and efficient hierarchytrahsportation systems
within the plan area to address the pedestriaryclac public transit,
automobile and railway transportation needs of dedis and
businesses moving to, from and within the Eller8l&P.

. Integrate pipeline and powerline corridors into theesidential, Bylaw 15713
business commercial and industrial nodes to makeufe of their May 30, 2011
walkway and linkage potential having regard for thafe, ongoing
operation of these transmission facilities.

In reference to the Special Study Area (Located/&en the rail line and Calgar Amended by Editor
Trail) in the North West portion of the plan area: Bylaw 13450
August 20, 2003
. Provide a logical, safe and efficient hierarchy toAnsportation systems
within the plan area to address the automobile aaitlvay transportation
needs of customers and businesses moving to, feomd, within the
amendment area.

. Integrate pipeline and other corridors into the aomercial and industrial
nodes having regard for the safe, ongoing operatbrthese transmission
facilities.

. Limit direct roadway access, including no right-imght out turning

movements, from Gateway Boulevard and EllersliedRmapreserve
the major through movement function of these roggdwa

In reference to the Wernerville Country Resident&decial Study Area): Amended by Editor
Bylaw 13535

To accommodate the possible ongoing redevelopnighedNernerville area, . November 18, 2003

roadway connection to 78 Street SW is desirable.address this need, Bylaw
13535 includes the following additional policy ditee:

. A north-south road right-of-way will be dedicatedhin Lot A to align
with 78 Street SW within the Wernerville subdivisid his road right-
of-way will be sized to accommodate a future roahnection to
Wernerville and will be developed as a walkway lusiich time as
Wernerville redevelops to the extent that a roadwaynection is
necessary.

4.2.5 Educational Facilities

. Provide sites for educational and community ledgadgities within the
residential neighbourhoods through the dedicatidn naunicipal
reserves.
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Provide for a possible site location for a PublighiiSchool within the
industrial area of the plan.

Locate and size these sites to address the stpdpaotations generated
within designated catchment areas using acceptékdonte established
by the Public and Separate School Boards and tiye Ci

Bylaw 14583

Provide for a post-secondary industrial educatiaaility. August 24, 2007

4.2.6 Parks & Open Space

Provide sites for open space and parks for actidepassive recreation
through the dedication of municipal reserves respgthe hierarchy of
demands on reserve allocation.

Where sufficient reserves are available, allowtha introduction of a
number of smaller, "pocket parks” throughout thanpto provide
residents with an alternative open space to thgetaneighbourhood
park sites.

Introduce private open space facilities such aseshf water lake and
beach area into the plan area to provide amenidiesesidents and
businesses within the Ellerslie ASP.

Locate parks and open space to provide both eamssador residents
and to facilitate timely assembly and developmehtsites. Pursue
owners agreements where possible and practicablereaeassemble
school/park sites.

4.2.7 Environmental

4.2.8

4.2.9

Preserve and integrate environmentally sensiticeatner natural areas
into the development concept plan where sustairatdeeconomically

viable through such mechanisms as municipal resers®rmwater

management facilities and other public utility lots

Resource Operations

Accommodate the safe and nuisance-free operatiaxisfing utility
rights of way and integrate pipeline and powerlawgridors into the
development concept as walkways and open spacagiesk

Bylaw 15713

Sustainability May 30, 2011

Consider sustainable development principles (e.gompact
development, green building design, water efficignetc.) in the
planning and design of the development.

Ensure a compact, integrated urban form that resplynuses the land
resource.
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. Ensure sustainable and cost effective landscapela@went of the
amenity space areas over the long term with theofisgative plant
species.

4.3 TRANSITIONAL LAND USE PLANNING PRINCIPLES

The integration of residential development alordgsndustrial,educationaland Bylaw 14583
business land uses requires that special atterteorpaid to the method of  August24,2007
interface and the application of transitional lamge planning principles. Tt -

. . Bylaw 14723
development concept for the Ellerslie ASP has hwepared as integrated la v ember 15. 2007
use plan. Residential and industrial uses sharemmmelements such
roadways, stormwater management facilities and spane corridors.

The topography and environmental features of thd laithin the Ellerslie ASH Bylaw 14723
provide a linear north-south corridor of naturaklareas for the development November 15, 2007
stormwater management facilities. Extended throughthis type of corrido.

provides an ideal interface and transitional zoeéwben the more intensive

industrial and business land uses in the westertiopoof the plan and the less

intensive single and multi-family residential deygnent to the east.

The evolution of light industrial development haad to relatively nuisance-free

and high-tech operations. This sort of developncantserve as a good neighbour

to both low and medium density residential develeptn Current development

regulations and performance standards within th&dBe of the Zoning Bylaw Amended by Editor
generally provide the necessary tools to fostethaéisally pleasing industri

development.

Based on the uses identified in the ASP, the tianszone will not be required i Bylaw 14723
the north-western portion of the Orchards NSP ateztyveen the residential ar  Noyemper 15, 2007
the Senior High School site. These future land uses compatible witt

residential development and as such do not regqhieeprovision of a transitional

land use. Should a High School not be developeatiignlocation in the future,

and business/industrial proposed instead, suitdaiel use transitioning (i.e. a

linear corridor) shall be provided at time of despiment by the proponents of

these business/industrial land uses.

The post-secondary industrial education facilityl womprise elements of both  Bylaw 14583
industrial and residential use in a single campatisg. Internally, the site plan August 24, 2007
will address a functional transition between largks. The residential componeri.

will be oriented to 91 Street SW and clustered adothe existing tree stand.

Externally, the campus will complement and enhatiee quality of both the

residential and industrial environments.

The actual separation distance provided by thesiian zone will vary through
the plan area depending on the adjacent land usésnatural topography.
Additional tools to ease the transition within thé®paration zone include
landscaping, fencing, site design and building rdagon. Possible limits on
building size, height and development setbacks bwppropriate for parcels
abutting the transition zone.
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4.3.1 County of Leduc Interface

In addition to the interface between land usesiwithe ASP, there is an urban-
rural interface between the City of Edmonton arel @ounty of Leduc. South of
the ASP lies land designated in the County as Afitical. At some point there is
an inevitable transition from urban commercial, ustlial & residential
development to agricultural land. The positionirfgudban land uses adjacent to
agricultural uses is acknowledged and 41 Avenue(Bakticularly in its ultimate
form as a major regional facility) provides a clelineation between the City
and County. Other technical interface issues sigldrainage courses in the
vicinity will be dealt with in an appropriate fashi at the NSP stage (for
residential land) orezoning(for industrial land).
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Section 5

DEVELOPMENT CONCEPT

The development concept for the Ellerslie ASP heenlprepared in response to
content and anticipated industrial, commercial ssidential market trends in the
Edmonton region. An analysis of these trends andassessment of their
implications help shape the plan with respect ® type, size and location of
various land uses.

5.1 MARKET ASSESSMENT

A Market Assessment of the Ellerslie Lands was g@reg in June 1998 by Harris
Hudema Consulting Group Limited with specific atien paid to the supply and
demand for commercial, industrial and residentiadls. The amount of industrial,
commercial and residential lands within the propo&dlerslie ASP has been
based on the findings of that report.

The City of Edmonton, in turn, funded a second wtuithe report, prepared by
Site Economics Ltd., developed a set of industridfice and retail demand
forecasts for the South Central Edmonton area.

As noted earlier, the boundary between industmal gesidential in the original
Ellerslie ASP (Bylaw No. 7528) is the 91 Street @mment Road Allowance.
Based on the type and area of land uses ideniffigbde Harris Hudema report,
the boundary between industrial and commercialbegn shifted to the west and
delineated by the integrating area. This shift @spnts a net decrease in the
amount of industrial land compared to the origigkérslie ASP.

The rationale for this change flows from a numbfezamsiderations:

. To date, the development of land in the Ellersteaafor medium and
light industrial uses has been hampered by a yanieinfluences such
as the lack of infrastructure and the poor econsnat developing
industrial land. The expansion of the Ellerslie A$Bundaries to
permit the concurrent development of residentiad&improves thr .

economics of industrial development for thejority landowner Amended by Editor

. While the economics of industrial land developmenet improved with
the introduction of residential lands, the existargount and extent of
industrial land designated within the original ASfampers this
initiative. The Harris Hudema report has determitieat a reduction in
the amount of industrial land combined with a cepanding increase
in residential lands results in a land use mix Wwmot only addresses
the City's long-term needs for the respective larsgs but better
reflects the land development industry's marketengd financial
constraints.

Ellerslie Area Structure Plan Office Consolidation May 2011 35



. In order to facilitate long-term planning exercisegh as the Ellerslie
ASP, the City of Edmonton's recently approved Mipakt
Development Plan designates enough residential,m&oial and
industrial land to accommodate projected developnmeeach sector of
the city for a minimum of thirty years.

. Based upon the estimated available supply of 2l&@flares of zoned
industrial land (within the IB, IM, IH & AGEone$ at the end of 1997 Amended by Editor
the City of Edmonton has an approximate 40 yeaplyupf industrial
land and a further potential 100 year "supply (8,8@) if agricultural
areas adjacent to industrial lands are used fausimnighl purposes. It
should be noted that the land within the approvédrdtie Industrial
ASP iszonedas Agricultural ot Agricultural, Industrial Reserve) and
is therefore not accounted for in the above stesisin other words,
any amount of industrial land designated within Bllerslie ASP adds
to the current total supply in the City.

. The Municipal Development Plan designates residenands in
southeast and southwest Edmonton to ensure thidg e available to
accommodate growth of the City. The majority of ldieds south of the
TUC do not have Area Structure Plans in place. dpgroval of the
Ellerslie ASP allows for the first step in the ongleservicing and
development of residential lands in south centdah&nton.

5.1.1 Land Use & Absorption (Harris Hudema Report)

The Harris Hudema report provides demand forecagés the next 15 years
indicating an average annual absorption rate gfmiite industrial land of 60 to
70 hectares of land per year. Given the historécal current rates of industrial
land absorption by geographic area of Edmontois, ieasonable to assume that
the Ellerslie ASP could attract as much as 10%5% Df the total take up of
industrial land on a sustained basis (betweenlf toectares per year).

Therefore, the approximately 374 hectares planmadtlie ASP would be
absorbed over a potential range of 35 to 62 yegpending on the average annual
absorption rates and Ellerslie’s market sharecalRinat the City's estimated 4"
year supply of industrial land is based on IB, IM,& AGI zonedland; the lanc
designated in the Ellerslie ASP as industrial isrrently designated as
Agricultural (AG)Zone

Amended by Editor

Commercial uses within the Ellerslie Lands will teeded to meet the demands
of the resident population, the area's employmepulation, and demand from
the surrounding area and pass-by traffic. On thasbaf the population and
employment capacities for the Ellerslie Lands, Katudema estimates an
anticipated requirement for about 45 to 49 hectafetand for retail, service
commercial, and office uses which would be developeer the course of the
ASP.
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Harris Hudema estimates that the Ellerslie arehagitommodate approximately
8% to 10% of the future population growth in Ednambn an annual basis. This
translates into an average absorption of about@300 units per year. Based on
the statistics provided in the appendix, the Hier&\SP will accommodate
approximately 12,141 dwelling units and would buolgt in approximately to 40
to 49 years.

2003 Harris Hudema Commercial Study Bylaw 13450
August 20, 2003

A Commercial Study was completed by Harris Huderith the purpose o Amended by Edito

addressing the warranted floor space supportedhyanticipated population of
the Ellerslie ASP as well as the surrounding areghe report makes
recommendations regarding the location, type amdrty of potential commercial
uses that have been reflected in this amendmeantH&hris Hudema commercial
study considered the entire Ellerslie ASP situaiimeciuding the population (for
calculating demand) and the various commercial oppuoties within the plan
area (for determining existing supply). The Ell@sCommercial Study process
also took into consideration the Heritage Valleyang and how the two
residential communities (Heritage Valley and Ellers might trade into the
other's commercial areas.

For the Ellerslie commercial demand only 20 percerarket share of the food
and convenience and only 10 percent of the depattistere type merchandise
from the Heritage Valley residential market wasumsed. The 46 ha Heritage
Valley commercial area will require about 57 percai the Heritage Valley
commercial demand. Ellerslie has been allocateghéfeent share, which results
in a residual excess demand of about 28 percerdtedeby Heritage Valley
shoppers.

In reality, the Heritage Valley commercial areadlvaitract some of their trade
from the Ellerslie resident population as a secaygdaade area population and
this should even out any impacts of the two comiiegnon their respective
commercial areas.

The Special Study commercial sites (Sites 1-6 éenréport) were planned to
include a wide variety of uses. In reality, theessare relatively small and while
they have excellent exposure to Ellerslie and Hmhw2, they also suffer from
less convenient access. These sites will probaéleldp with between 18,000
and 69,000 square feet of retail commercial floogaain each, and the balance
will be a combination of motel/hotel and businesgustrial/employment uses.
These uses will be complementary to the commuoitynercial planned for the
lands to the east of the railway right-of-way.

5.1.2 Land Use & Absorption (Site Economics Report)
In comparison to the Harris Hudema study, whiclesssd the build out period
for industrial, commercial and residential landsugethe Ellerslie ASP, the Site

Economics Report assesses the demand for theséusles period 1998 to 2028
(a 30 year period) and compares them to the avaitalpply.
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Similar to the Harris Hudema study, the Site EcoiesnReport estimates a

demand for industrial land in Ellerslie in the arad 8.2 hectares per year over
the study period for a total of 246 ha up to thary2028. The plan designates a
total of 374 ha in total or enough for approximpatéé years based on this same
absorption rate.

The Site Economics Report estimates that the H#e &SP could support
approximately 20 hectares of convenience orierdgtllrspace and a further 10 ha
to 20 ha of highway commercial oriented uses byytar 2028 (for a total of 30
to 40 hectares). The proposed ASP designateslataet hectares of commercial
(combined) over the entire build out period. Thee &conomics Report advises
against the development of regional commercial lifes with a focus on
convenience and community oriented facilities aigthivay commercial.

The post-secondary industrial education facilityl wrovide training to addres Bylaw 14583
critical current and labour shortages in industridévelopment in Alberta. The August 24, 2007
shortages constitute a threat to the economic dgwveént of the province. Tl.c
development of the facility will strengthen theustitial economy in Edmonton as

well as the rest of the province. Furthermore, dampus will lead to the
consolidation of several existing campuses in awation, freeing up land in

other locations for redevelopment for commerciadiustrial and other uses.

With respect to the residential land supply, the &conomics Report argues that
with the large amount of land in the southeast smathwest designated in the
Municipal Development Plan as suburban, that tloeistrial lands will be built

out within a shorter time frame than the surrougdiasidential. They further

suggest that there is no strong market or planm@agon to convert existing
designated industrial lands to residential. Howgiteshould be noted that this
conclusion is based only on gross land area withoasideration of the

serviceability, consolidation of ownership or thaeseciated economics of
developing the residential lands.

The developehas reviewed both market studies in detail anc: lemsessed the Amended by Editor
own market information in light of their 40 year$ experience in the lan

development industry and has resolved to pursuéatiteuse mix as presented in

this proposed Area Structure Plan.

The Ellerslie ASP has the potential to develop mtmore complete community
founded on sound planning principles and marketneesoc principles, that
includes a balance of residential, commercial, iaddstrial uses. The mix of land
uses provides an opportunity to develop an innggaplan for an integrated
community which will supply the City with industtitand and an employment
base as well as a unique living and working envirent.

Integrated through sound planning principles amdpered by site features and

development considerations, the proposed land refect a balance of many
competing elements. The following sections outlime development concept for
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the Ellerslie ASP in response to the developmerjeablves and principles
outlined in the previous section.

5.2 NEIGHBOURHOOD UNITS

The Ellerslie ASP is comprised of industrial, commoie and business uses west
of the transition zone and residential to the €Es. level of detail provided in the
ASP is sufficient to guide development of the westportion. Residential
development, however, will require the preparati@i more detailed
Neighbourhood Structure Plans.

The residential portion of the Ellerslie ASP haeralivided into four logical
neighbourhood units (see Figure 6.0 - Developmenbtnc€pt). The
neighbourhoods vary in size but are planned to ractodate a population
sufficient to support at least one school/park site

Neighbourhood Structure Plans have been approved Neighbourhood !
(Summerside), Neighbourhood 2 (Ellerslie) and Nedgithood 3 (The Orcharas
at Ellerslie).

Amended by Editc

The boundaries of the four residential neighboudsoare generally defined by

the system of existing and proposed arterial rogdwand the transition zone

between the residential and industrial lands. Residl densities of 20 units per

net residential hectare for low density residensiatl 50 units per hectare for

medium density residential result in approximaté&-60 people per net

developable hectare.

Neighbourhood One(Summerside) is approximately 337 hectares and is bo Amended by Editor
by Ellerslie Road on the north, 25 Avenue S.W.lendouth, 66 Street on the e
and the transition zone on the west.

Neighbourhood Two(Ellerdlie) is approximately 89 hectares and is bound by  Amended by Editor
TUC on the north, Ellerslie Road on the south western edge of Wernerville ¢
the east and the realigned 91 Street on the west.

Neighbourhood Three (The Orchards at Ellerslie) is approximately 250  amended by Editor
hectares and is bound by 25 Avenue S.W. on thénnéit Avenue S.W. on tr

south, the realigned 66 Street/RR243 connectiotheneast, and the transitic..

zone on the west.

Neighbourhood Four is approximately 110 hectares and is bound by6e
Street/RR243 connection on the north and west, viinAe S.W. on the south and
a portion of the existing 66 Street Government Réklalvance on the east.

The boundaries of the four neighbourhoods have ddsen reviewed in

conjunction with the boundaries of the storm anultaay servicing systems and a
logical pattern of development is possible.
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5.3 INDUSTRIAL

As shown on Figure 6.0, the majority of land on thest side of the linear
transitional corridor is designated as industrizdibhess as directed by the City of
Edmonton’'s Municipal Development Plan and is inéehdto foster the
development of economic activity centres. The design is anticipated to
accommodate a range of light industrial business sich as business support
services and high-tech firms. These uses may forounal a business-park
environment or develop as larger, stand-alone iestias dictated by market
demands.

The creation of a campus for industrial trainingllwcomplement industria Bylaw 14583’
development within the area. The campus settsglfiwill provide a similal August 24, 2007
environment to the business park environment.lltprovide a focal point withir.

the industrial portion of the ASP area.

The proximity of lands within the Ellerslie ASP tioe Highway 2/Calgary Trail
corridor, Outer Ring Road, the Edmonton Internalofirport andthe rail line
creates a tremendous opportunity for industriair®sses to locate in proximity
to a key hub in the Edmonton region's transpomatietwork. All of the lands
designated for industrial development have beeatéocon an arterial or major
collector roadway to facilitate site access aneésg)r

Development adjacent to Calgary Trail will be gowt by the Highway 2
Corridor Landscape Design Guidelines in order tointatn a high quality
appearance along this major entrance route int€itye

There is a small parcel of land in the north west@ortion of the Plan area Bylaw 15713
which is designated for Industrial (Special Ared@his designation is intended tc May 30, 2011
accommodate a range of light industrial/busineggpsut services.

Those industrial parcels with lake frontage andvansition zone access provide
opportunities for high-end, high-tech industriatrssto position their business in
a location with unique on-site amenities and nateingironmental features to the
benefit of their staff and corporate image.

Overall, the configuration of lands within the irstiial designation allows for the
creation of individual parcels of varying size tocammodate market demands.
The area of land designated for industrial develapinis shown in the Appendix
and is consistent with the findings of the Markets@ssment prepared by Harris
Hudema.
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Figure 6 Development Concept
(As amended by Bylaw 15713, May 30, 2011)
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Large scale retail, commercial uses will not beyptted within those areas of the
plan area designated for industrial developmene Tifechanism for achieving
this will be determined prior to the first indusdrredistricting.

54 COMMERCIAL Amended by Editor

A number of parcels west of the transition zoneehlawen designated in the plan
as commercial to serve both local and regionalvédny) customers. Intense,

passenger vehicle-oriented highway commercial tyges such as hotels, service
stations and eating & drinking establishments gpecal uses which might locate

at the western end of Ellerslie Road around thg&wgl Trail interchange. These

sites provide easy access to drive-by traffic andndt result in the excessive

penetration of traffic further east into the ASRtélls relating to access into these
sites will be determined at the redistricting antddivision stage.

The Ellerslie ASP and its western boundary will @@ome limited opportunity
for highway strip commercial development as re#idctoy the small area
identified in the plan just south of the TUC orieatto Calgary Trail. This parcel
was located in recognition of the high visibilitygh traffic volumes that Calgary
Trail/Highway 2 corridor provides thereby creatimg desirable location for
commercial operators. It is also in keeping withitar development north of the
TUC in South Edmonton Common. No direct accessvalpermitted to this site
from Calgary Trail.

The lands in the area bounded by Calgary Trailyaiidine and the TUC will be
designated a "Special Study Area." Prior to Couagpiproval to anyezoning
affecting those lands, the special study will addréhe type of uses and intens
of development, the traffic volumes generated, tluiedevel of access that can be
provided.

Amended by Editor

Approximately 21.52 ha of the lands within the $pe$Study Area are intended Bylaw 13450
for commercial development. A mixture of Gatewayn@ercial and Highway  august 20, 2003
Commercial uses, as recommended in the Harris Hadexport, are proposed

taking advantage of specific attributes associatéti each site.

Three commercial sites are located adjacent to rEie Road. The sites
proximity to Gateway Boulevard, Ellerslie Overpamsd Ellerslie Road will
require that commercial developments in this areavige a quality entry
statement for people entering the Ellerslie commyuni

Types of uses which could be considered in théss, snclude service stations,
gas bars, convenience retail, automotive and egeignmepair shops, drive in
food services, restaurants and specialty food sesvi

A second area of commercial land use is locatethéuroff of Ellerslie Road and Bylaw 15713
is better suited to highway traffic. As this dierders both Gateway Boulevard May 30, 2011
corridor and Anthony Henday Drive it has excelle®posure to Gateway
Boulevard and Anthony Henday Drive traffic. Howewarcess is not permitted
onto Gateway Boulevard or Anthony Henday Drive. e&scis intended to be
provided to both Ellerslie Road and Parsons Roadhe satisfaction of the
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Transportation Department. It is intended for trasea to be developed as
medium intensity commercial, primarily offices. Bleypment adjacent to
Gateway Boulevard will be governed by the Highwaf @ridor Landscape

Design Guidelines and Major Commercial Corridors eflay in order to

maintain a high quality appearance along this majoute into the City.

Overall the configuration of lands within the commal designation allows for
the creation of individual parcels of varying site accommodate market
demands.

Sites further east along the Ellerslie Road corrithve been identified in the plan
for additional commercial development. Ellerslie ddowill serve as a major
entrance route into the residential developmenth® east and the siting of
commercial uses along this corridor will providesyaccess for both residential
and business customers.

A community level shopping centre site is locatétinvthe northeast portion of

The Orchards plan area, on the south side of 25A86.W. The proposed site ¢
the southwest corner of the intersection of 25 Aee®.W. and 66 Street S.W. we
selected for its location along two arterial roadysa which provide convenient
access for customers and high visibility for thesibass owners. The site is of
sufficient size to support a wide range of retdilusiness, medical and
professional office uses to serve residents oatli@cent neighbourhoods.

Bylaw 14723
November 15, 2007

Internal to the residential area is one communéyel shopping centre site on the
south side of 25 Avenue S.W., in the north-eastecarf The Orchards, adjacent
to 66 Street S.W. The proposed site was selectedt'solocation at the
intersection of two arterial roadways which prowsdeonvenient access for
customers and high visibility for the business awn&he site is of sufficient size
to support a wide range of retail, business, mddacal professional office uses to
serve residents of the adjacent neighbourhoods.

Opportunities exist to locate neighbourhood coneeoe retail stores in

appropriate locations throughout the residentialgiourhoods. Three sites are
designated in the plan area and the approximatatioas are shown on Figure
6.0. The sites are generally located peripheralthe neighbourhoods at the
intersection of an arterial and a collector roadway

5.5 RESIDENTIAL

The majority of land within the Ellerslie ASP west the transition zone is
intended for residential development as shown gurei 6.0.

Consistent with the Municipal Development Plan, aynities exist for a range
of low and medium density development within theidential areas and the
respective locations will be defined through thegaration of the Neighbourhood
Structure Plans. General residential land usesstifor the ASP are shown in
the Appendix.
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Amenity areas such as the stormwater managemalitidacand school/park sites
will be used as focal points in the residentialaareln general, higher density
residential development will be located along azithe and arterial roadways both
for ease of access and in some cases to providsitiomal land uses between
major roads and low density development. Small ptckf street-oriented and/or
"lifestyle” multiple family development may also b@propriate within selected
central areas of the neighbourhoods.

The single family to multiple family dwelling unimix for each of the
neighbourhoods and the ASP as a whole are showmei\ppendix and in all
cases are within City Council's approved housing maiio.

5.5.1. Special Study Area - Wernerville Country Redential

As noted earlier, Wernerville is an existing coymsidential development in the
northeast corner of the plan area bound by the Ta8CStreet and Ellerslie Road.
There is currently no intention to redevelop thisuder section.

However, should the Wernerville landowners collesliy decide; to redevelop

their holdings in whole or in part, the area lentdglf to a continuation of the

residential development to the west in Neighboudh®wo Ellerslie). Given the Amended by Editor
potential for Wernerville to redevelop as a conbigsi part of the Ellerslie ASP,

has been identified in Figure 6.0 as a Special \Siua. A possible collector

roadway linkage has been identified in the plaprmvide a connection into the

area from the west.

Future development opportunities within Wernerwlldl be investigated when a
Neighbourhood Structure Plan is contemplated forighsourhood Twce
(Ellerslie). Extensive input from Wernerville landowners wabble required. As
general guideline, the land should be developedidar and medium densit
residential uses consistent with and complimentarthe areas in the northeast
portion of Ellerslie.

Amended by Editor

The Ellerslie NSP was approved as Ellerslie Neiginbood Two NSP (Ellerslie Bylaw 13535
by City Council on May 1, 2001 under Bylaw 12584.November 2003, Byla November 18, 2003
13535 expanded the boundary of Neighbourhood Twiterdie) into the Amended by Editor
Wernerville area and added approximately 8.5 hthtoNSP for low and mediu...

residential uses.

Due to the continued possibility that the remaindeWernerville may redevelop
to suburban densities in the future, a roadway emtion is planned to align with
78 Street SW.

5.6 EDUCATIONAL FACILITIES

A number of sites for public and separate schaalifi@s have been identified in
the Ellerslie ASP using accepted locational metherdployed by the two School

Boards and the City of Edmontorn industrial education facility has also be Bylaw 14583
identified. August 24, 2007
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5.6.1 Elementary/Junior High Schools Bylaw 4723
November 15, 2007

In new areas, Edmonton Public Schools plans fofatslities using a two-tie

school system (i.e. Grades K-8 & 9-12 rather thia® more traditional K-6, 7-9

& 10-12 system) in order to economize on schodlities and field space. One

Public K-8 site has been identified in Neighbourd®®ne, Two, Three and Four.

Edmonton Catholic Schools generally accommodatesnesttary/junior high

school facilities on each of its sites. Given thgyér catchment area required by

Edmonton Catholic Schools, the two Separate K-ditias have been located

centrally within Neighbourhoods One and Three. Tdil®wing is a summary of

the proposed school sites by Neighbourhood:

Neighbourhood One (Summerside)
One Public K-8 site and one Separate K-9 site

Neighbourhood Two (Ellerslie)
One Public K-8 site

Neighbourhood Three (The Orchards at Ellerdlie)
One joint Public K-8 / Separate K-9 site

Neighbourhood Four
One Public K-8 site \

The school/neighbourhood park sites have been szadcommodate the space
requirements of the School Boards and City withm available allocation of the
10% municipal reserves available from the residdnpiortion of the ASP. The
sites have been located according to sound landoleseing principles and with
the current land ownership in mind.

No one landowner has been unduly burdened withsexeehool/park dedication
and the major landowner, a private corporation, lmsepresentative amount of
municipal reserve identified on their property. \Whepracticable, owners
agreements may be pursued to facilitate the tinpegrassembly and earlier
development of sites. Should instances arise whieeee are difficulties in
assembling sites due to resistance from minoritydtavners, there exists the
possibility of shifting the sites slightly at thebslivision stage to overcome this
situation.

Furthermore, the location of the school/park siesy shift slightly depending on
refinements to the local and collector road aligmtseand information on soil
conditions.

All of the proposed sites are accessible from ctdleroads and access to the
sites is intended to be safe and convenient bysteale, bicycle, automobile or
public transit. No overland drainage flows will bpermitted across the
school/park sites.
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The areas of the school/neighbourhood park faesitire shown in the Appendix.
5.6.2 High School

In response to a request from Edmonton Public Sshagotential site for a High

School (9-12) has been identified within the indastarea along Parsons Ro Bylaw 4723
and south of 25 Avenue SW. This location was setkédr its access off a maj November 15, 2007
arterial. The location of a High School within thedustrial area allows fc

synergies, linkages and partnership with the neighhg businesses.

The location has only been identified as a poterite due to the long term
nature of the ASP and because it is not yet cextduat other facilities will be
developed in south Edmonton over the next few dexahd how high school
students in new residential areas east and wesCadfjary Trail will be

accommodated. The portion of the industrial areataining the potential site
may be reviewed in more detail as part of the Nadginhood Structure Plan for
Neighbourhood Three.

A clearer indication of need for the High Schoollvevolve over time. It is

proposed that the Edmonton Public School Board,Glg andthe developer amended by Editor
attempt to establish criteria by which it will beaided how, if and when the s

is acquired. Edmonton Public Schools has expresisethterest in assessit.y

various means of acquiring the site and buildinggsjuding such arrangements

as build lease agreements. Should the site noedpgired by a certain point, it

will simply develop as industrial similar to thersaunding lands.

The Community Services Department has indicatetl dhg municipal reserve
required to assemble the High School site be tdk@n the available reserves
from the residential portion of the plan. Shouldliidnal reserves be required to
assemble the site above and beyond the availdbleatibn from the residential
neighbourhoods, then they would be taken fromrlestrial portion of the plan.

5.6.2 Industrial Education Facility

The Northern Alberta Institute of Technology (NARBIph Klein Campus will be Bylaw 14583
a comprehensively planned and designed, stateeséthindustrial education August 24, 2007
campus. The grounds will include shops and clases) recreation and student

amenities, residences arranged around the exidteg stand, parking areas and

ancillary buildings typical of post-secondary cgiéeand university campuses.

Also envisioned are outdoor, hands-on industriairting areas.

Multiple access points into and out of the campgdifate safe and efficient
traffic movement. Final location of access poinils be determined once the
alignment of 91 Street SW and the availability afesss from Gateway Boulevard
are confirmed. Bicycle and walking paths on campilidink with the existing
area trail network to promote connectivity with saunding neighbourhoods.

The student residences will be oriented away fioereixisting rail right-of-way

that runs parallel to the western boundary of the.sThe primary compatibility
issue with the rail line is noise. Noise reducteam be addressed through careful
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siting of the residences and utilization of apptiafg construction techniques. It
is recognized that noise from the rail right-of-wagpy be mitigated, but not
eliminated

The Preliminary Development Concept below showsethiative arrangement of
buildings, roadways, open spaces and parking afeathe campus.

Development of the NAIT Ralph Klein Campus wiletplkace in three phases.

Phase 1

- Student amenities building,

« Suncor Energy academic centre,

- Centre for transportation,

« Power plant and facilities maintenance
- Distribution centre; and

« Student Housing

Phase 2 (labelled “Future Development” in Figure 1)
- Expansion to the student amenities building,

« New buildings,

- Staff and student parkade; and

« Expansion of the power plant.

Phase 3 developments include more staff and stydekédes and student
residences.

Site Access - The preliminary site plan identifressdevelopment of two all-
directional accesses to 91 Street SW and a sirigtéractional access to 25
Avenue SW. The more northerly site access repieemextension of 21 Avenue
SW and is located approximately 600 m north of 2&We SW. The second site
access to 91 Street SW will most likely operata &sntersection. This latter
access is located about 300 m north of 25 Avenue BW all-directional access
at 25 Avenue SW is located approximately 225 m ofekt Street SW.

Access to the campus area from 101 Street, 98tS8Weand 95 Street SW is also
planned. Two accesses are contemplated to beapmdeto the 101 Street SW
corridor. The accesses to 98 Street SW and 9&tSH& would primarily
accommodate service vehicles. The details of adoethese roadways will be
reviewed in detail with further planning.

Details of appropriate intersection configuratiohlkaey intersections and site

access facilities will be determined through thenptetion of a detailed Traffic
Assessment.
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5.7 URBAN SERVICES

As noted earlier, there is an existing cemeterypprty along Ellerslie Roa Bylaw 15345
within this plan area. This is recognized in tHarpand will be integrated int March 10, 2010
surrounding development through NSPs and/or susidvidesign.

A Fire Rescue Services station has been consideridis plan to ensure delivery
of an essential urban service to businesses andewmis. The station should be
located to meet service level targets and in acance with City policies. The
development of a Fire Rescue Services stationosdur on lands located south
of Ellwood Drive and east of Ellwood Rd, in the tharest portion of Ellerslie.
The subject lands will be zoned (PU) Public Utiliyne.

Additional urban service uses may be identifiedhat NSP stage and should be
located adjacent to collector or arterial roadway® provide ease of
access/egress and to reduce the amount of trafticimg through residential
areas. Some parcels may be located adjacent tpgsex school/park sites to
make use of playing field space and parking.

5.8 PARKS & OPEN SPACE
5.8.1 Public Parks & Open Space

In addition to the school/neighbourhood park féed, there is a possibility of
including a number of dispersed park sites throughioe ASP to provide open
space immediately within residential areas. Theessr and walkway system
would link these dispersed park nodes with adjacesidential areas and other
amenities in each of the neighbourhoods such asstivenwater management
facilities, school/neighbourhood park facilitiesdlasommercial sites.

The provision of these parks is intended to enhdheeesthetic quality of the
residential subdivisions by bringing additional, m@ccessible green space into
the neighborhoods. These dispersed park sites wmilprovided for within the
10% municipal reserve dedication considering ptiesiof school/park sites and
other uses (e.g. retention of natural areas). Raetdocation of the dispersed
parks and walkway system will be determined throtigg preparation of the
Neighbourhood Structure Plans.

The powerline and pipeline corridors present opputies for the development nf

walkway corridors throughout the plan area. Tgwwer transmission linein Amended by Editor
particular, which runs north-south through the ASRovides a relativel

uninterrupted link through the plan area into whither walkways can join.

Opportunities exist to retain a portion(s) of theutheast Woodland Natural Area
through a variety of mechanisms such as municgseénve dedication, voluntary
retention, conservation partnerships, etc. as m®ghan the City's natural areas
conservation policies and procedures.
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The existing natural area, SE 65, will be incorpei into the site plan of tF -
campus. Itis proposed to be dedicated in paftidlliment of Municipal Reserv
requirements. The Municipal Reserve parcel wilpbevided with public acces
by an easement along an internal private road. Aired area management plan
will be required at the subdivision stage to be rappd by the Office of the
Natural Areas prior to approval of the subdivisioy the Subdivision Authority.

5.8.2 Private Parks & Open Space

A private, fresh water lake and beach/club arearigposed as part of the
transition zone between the residential area amd Itlkdustrial area south of
Ellerslie Road and east of Parsons Road. This dayemould allow for

swimming, boating, ice skating activities and pdevia focal point to both
surrounding residential and industrial developmétrtvate park space will be

developed around the lake under the administratfanhomeowners association.

Other private open space may include linkages ketvgehool/park sites.

5.9 CIRCULATION

The Ellerslie ASP is well served by a number ofpmsed arterial and collector
roadways as shown on Figure 6.0. With planned actc#e Ellerslie available

from Calgary Trail, Ellerslie Road, 25 Avenue S.\W1, Avenue S.W., Parsons
Road and 66 Street and 91 Street, there are sewetans available for

movement to and from the plan area.

A direct connection to Calgary Trail from 25 Aven8®/ is under review. A*
present there is no confirmation that direct accedisbe provided in the future
Confirmation is subject to a Provincial Corridorusly along the Queen Elizabe
Il Highway that is being completed in fall of 2007.

The City's long term commitment to maintaining gemneral one mile grid system
of arterial roadways is respected in the ASP. Tesign provides a continuity of
east-west and north-south linkages throughout lidne p

Within the ASP, the arterials and the looping cuthe roads provide residents
with easy access to the various industrial, businesmmercial, residential,
recreational and educational nodes. The loopindeciolr roads and arterials
provide an opportunity for transit service to ascesthin a reasonable walking
distance all of the residential areas within thierslie ASP.

A more detailed description of the transportatiamd ecirculation system is
provided in Section 7.0.
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Section 6

ENGINEERING SERVICES

6.1 STORMWATER DRAINAGE

In January 1983, ECOS Engineering Services Ltd. @achming-Cockburn &
Associates Limited prepared a Watershed Plan Stodyhe Whitemud Creek
Basin for the City of Edmonton. This report detditbe drainage pattern for the
entire south side of the City of Edmonton that wkedi into either the Whitemud
Creek or Blackmud Creek systems. The entire Eieistea Structure Plan falls
within the study area of this earlier report.

The recommended watershed plan for Ellerslie ctetsisf a series of stormwater
management facilities which attenuated resultaak g®ws from the urbanized

development and carried them across Highway 2 aisdharged into the

Blackmud Creek.

The report designated two outlet points into thacBmud Creek. The fact that
there were two discharge points identified, esadintcreated two connected lake
systems (north and south) that used each of tlet¢ pdints to the Blackmud
Creek. The two lake systems were also defined foynar ridge that transverses
through the plan area from the northwest to thehsast.

Concurrent with the submission of this ASP, Starlkipan Land prepared and
submitted an Area Design Brief that outlined a namif minor revisions to the
1983 Watershed Report.

As a result of the completion of the Design briedl ahis ASP, it was determined
that there is a need for two additional lakes waiitthe Ellerslie plan area from
what was recommended in the Watershed Report (sgaereF7.0 - Storm
Drainage). One lake has been added to each oiihéake systems. A few lakes
have also been slightly relocated in bath basingetter accommodate drainage
issues and the detailed planning completed asop#uts ASP.

The effects of stormwater drainage from developmetitin the Ellerslie ASP as
it relates to the County of Leduc will be revieweten necessary to ensure that
agricultural lands within this rural municipalitg the south are not detrimentally
impacted.

A stormwater facility was removed by Bylaw 14583The stormwater
management system for this amendment area promosasiderground pipe
collection system to convey stormwater to a storawatention pond. The por
then discharges to a 1200 mm diameter interconngcpipeline for final
discharge into Blackmud Creek. A series of biolssvavill also contribute to
run-off and drainage control. Installation will ke City of Edmonton standards
(Associated Engineering Alberta Ltd., 2006).

Bylaw 14583
August 24, 2007
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Figure 7 Storm Drainageylaw 15713 May 30, 2011)
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6.2 SANITARY DRAINAGE

In 1995, the City of Edmonton commissioned Reidv@her & Partners Ltd. to

analyze the existing status of the sanitary systensouth Edmonton and to
propose solutions to the capacity problems thastedi As a result, the South
Edmonton Sanitary Sewer (SESS) trunk system wasopenl, and the Ellerslie
plan area falls within the SESS benefiting basin.

The SESS concept essentially consists of a combmabf downstream
improvements and extension of large sanitary trufikee overall concept will
eventually take sanitary flows from the Ellerslieea to the Capital Region
Sewage Treatment Plant.

In the interim, the large diameter portions of tBESS system will store the
sanitary flows and release them into the existiogrstream system. The SESS
sewer extends south through the Ellerslie plan.area

As shown on Figure 8.0 - Sanitary Drainage, theppsed alignment of SESS is
generally along the 91 Street Government Road Adluse. The first stage of
SESS enters the plan area along Ellerslie Roaddefoving south along the 91
Street Government Road Allowance to the extreméhsbaundary of the plan.
From there the sewer extends east to the plan loyn(b6 Street) and
accommodates flows from the area east of the k#gptan area. Since the SESS
mainline runs through the plan area, the requirgsnéar on-site trunks will be
minimized.

The topography of lands within the Ellerslie ASBulés in a drainage system
made up of six sanitary sub-basins. As shown ownrEi@.0, these six separate
sub-basins will result in lateral sanitary trunkervicing these areas and
connecting into the SESS system at four locations.

6.3 WATER DISTRIBUTION

The conceptual water distribution network for thkeislie ASP is shown on
Figure 9.0 - Water Distribution. Water serviceslwihter the ASP from the west
across Calgary Trail and from the north acrossiti€. These extensions will be
constructed as required by the pace of development.

Water servicing will be designed and constructddguisonventional methods for
providing peak hour flows and fire flaws for lowcamedium density residential,
schools, urban services and commercial/industisasuWater looping will be
provided in accordance with the requirementEBCOR Amended by Editor

A Water Network Analysis for the ASP will be prepdrconcurrently with the
first Neighbourhood Structure Plan.
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Figure 8 Sanitary Drainaggylaw 15713 May 30, 2011)

LN

s @

Transponation/Uﬂhry Corridor

--I--I--l---T---------------

—

Fremmm ===

66 Street S.W.

66 Street SW.

NBHD - PK:§-
/| Four ?

243

Future Major Regional Facility 41 ARSI,

Future Connection to
Nisku Spine Road (9th Street)

Range Road

LEGEND

y Figure No.
// E Direction of Drainage 8-0

! On-site Trunks Title H
/,’ Sanitary

SESS Sewer Dl'alnage

m November 30, 2010

1161 09403

VA\1161\active\116109403\drawing\ASP\Ellersiie — ASP Amendment — 30Nov2010.dwg

Ellerslie Area Structure Plan Office Consolidation May 2011 54



Figure 9 Water Distributio(ylaw 15713 May 30, 2011)
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6.4 SHALLOW UTILITIES

Gas, power and telephone utility services will keerded south across the TUC
from the existing development by the respectivétyttompanies. There is also
existing infrastructure for gas and power withie ffilan area which will form part
of the overall permanent servicing system for thesspective utilities. CATV
facilities also exist along the west boundary & gtan area on Calgary Trial and
will be utilized to provide service to the EllesiASP.
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Section 7

TRANSPORTATION

A Traffic Impact Assessment (TIA) was carried oytReid Crowther & Partners
Ltd. in conjunction with the Ellerslie ASP and sulied under separate cover.
The general conclusion from the TIA is that the pmsed roadway network
supports the transportation requirements of thegsed land use plan.

Detailed analysis of the road requirements, prejmeraf comprehensive staging
plans and investigation of any potential pressuatp within the transportation
network will be dealt with through the Traffic ImgiaAssessments completed in
support of Neighbourhood Structure Plans.

The transportation network for the Ellerslie ASPnsists of a full range of
facilities to accommodate the movement of autonesbipedestrians, bicycles and
public transit.

In its review of the roadway network, the City oflfBonton Transportation &
Streets Department has identified 41 Avenue S.Wichvforms the southern
boundary of the ASP, as a major regional facilithe development of facility
plans for 41 Avenue S.W. will require several yeafswork with Alberta
Transportation & Utilities, the County of Leduc anther municipalities in the
region to clarify and resolve the design and fugdhthis major regional facility.

A supplementary Traffic Impact Assessment (TIA) eamspleted by BUNT ¢ Bylaw 14583
Associates Engineering Ltd. in connection with dneendment to facilitate tt August 24, 2007
campus to provide a preliminary review regardingants of the changes in lai

use. The TIA concluded that the proposed roadwetyark, specifically 91

Street SW, is adequate to support traffic generbtethe campus development. A

detailed TIA for the site will be required once ttemceptual plan is complete and

the Campus requirements are confirmed.

Access to the commercial lands located within thevest portion of the Pla Bylaw 15713
area, adjacent to Gateway Boulevard and AnthonyddgrDrive will include ar May 30, 2011
access from Ellerslie Road to the south and froms&as Road to the east.

7.1 CIRCULATION SYSTEM

The principles in the development of the transpimnasystem involved the
creation of a hierarchical transportation systenseove the transportation needs
of residents and employees of the Ellerslie area.

This hierarchy of roads will provide the necessatgrconnections appropriate to

efficiently and effectively accommodate trafficile at the arterial, collector and
local roadway levels.
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7.2 ROADWAY NETWORK

The proposed development will enjoy a high level agfcessibility to the
Metropolitan Edmonton Area and to Nisku and Ledycuirtue of its close
proximity to the following major regional roadwafsee Figure 10.0 - Circulation
System):

. The Highway 2 Corridor which borders the developtmamea to the
west

. The Outer Ring Road which borders the developmeea & the north.

. 41 Avenue S.W., a proposed major east-west regifawality which

borders the development area on the south
7.2.1 Highway 2

The Highway 2 Corridor immediately adjacent to tbevelopment area | Bylaw 14723
ultimately planned to be developed to a freewagdded including interchange November 15, 2007
at 41 Avenue S.W. and Ellerslie Road. A major sytesystem interchange ..

also planned for the intersection of Highway 2 akxtthony Henday Drive. The

upgrading of the Highway 2 Corridor is being pladn® not only benefit this

development area but to ensure appropriate roadwetwork development to

meet longer distance regional and provincial tripkhe Highway 2 Corridor

Landscape Design Guidelines will be applied foredepment within the Ellerslie

ASP.

The development of 25 Avenue S.W. is anticipatbd tmnstructed as a four lane
arterial west of 50 Street to Calgary Trail. In theng term it is also anticipated
that a “fly-over” will be constructed over Calgaryrail into Heritage Valley to
the west.

7.2.2 Outer Ring Road (Anthony Henday Drive) Amended by Editor

The Outer Ring Road represents a second proposeddly system adjacent w
the north edge of the development area. This lattadway facility is also
planned to be developed to a freeway standard awige a strong east-west
corridor to also accommodate longer distance redi@nd provincial trips.
Interchanges on the Outer Ring Road, in the imntedwcinity of the
development area are planned for 91 Street andré&tSin conjunction with the
interchange planned for Highway 2.

7.2.3 41 Avenue S.W.

The proposed major regional facility, 41 Avenue S.\Wrms the southern
boundary of the ASP and is intended to provide gmeast-west linkage with
lands east and west of Calgary Trail and acrosdNtir¢h Saskatchewan River.
This proposed link in the regional transportaticgtwork will require further

phoning, discussion and cooperation among regijoadhers and the Province.
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In addition to the development of these major roagfacilities on three sides of
the development area, the area's major traffic Slavill be well served by the
development of a strong internal arterial roadwafyastructure. The proposed
roadway is envisioned to be a six lane facilitywdfich four lanes are to be
located within the City of Edmonton.
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Figure 10 Circulation Systemylaw 15713 May 30, 2011)

Transponation/UtiIity Corridor

: =
H . — | +H
1 ] | '
. = PRS- W untry e
' NBHD Résidentjal —
H === = (SpegiaiBlud i
! il Two .
g :
= .
i ;
O n
y L]
n |
- .
o "
: b '
' ~U5R-9- NBHD '
' One '
: '
n iz
"G
S L]
g
- RK8. 18
....... C
| |
'
| ]
| ]
5 Avenue S.W. n
.
= “SK-9.-
-
66 Street SW.
NBHD PR/
Four ?
LG O R T E da v a it L. vt gy e g SOy ST LRI T

Future Major Regional Facility A AUESW

Future Connection to
Nisku Spine Road (9th Street)

Range Road 243

LEGEND
I Arterial-6 Lane Divided n
Figure No.

& = Figure No.
% 1Em1 Arterial-4 Lane Divided 10.0
ﬁ 1l Major Regional Facility Tie Circulatio“

= Collector-Undivided System
Access (Exact Location to be Determined in November 30, 2010
stantx 44— Consultation with Transportation Department 1161 09403
and Railway Company)

VA1161\active\116109403\drawing\ASP\Ellersiie — ASP Amendment — 30Nov2010.dwg

Ellerslie Area Structure Plan Office Consolidation May 2011 60



7.2.4 Arterial Roadway Network

The arterial roadway network internal to the depelent area includes Ellerslie
Road, 25 Avenue SW, the realigned portion of 9E&1r66 Street, and Parsons
Road. As shown in Figure 10.0, the longstandingradment to the continuation
of the one-mile arterial roadway grid system iselghn the proposed plan. The
north-south connections include the Parsons Roademiing to the Nisku Spine
Road (9th Street) in the County of Leduc and 6@edtswinging to the west south
of 25 Avenue S.W. to connect with Range Road 248i¢@lent of the 91 Street
Government Road Allowance) in the County. The &asdt connections include
Ellerslie Road and 25 Avenue S.W.

The existing 91 Street Government Road Allowangaraposed to be closed and
a new 91 Street and Parsons Road created furthetr Weis realignment was
undertaken in concert with the creation of the tlgwment concept. Given the
proposed split between the residential and indals&ricommercial areas, Parsons
Road provides a suitable link through the latteurtliermore, with the
introduction of residential development on botresidf the 91 Street Government
Road Allowance, the closure of this right-of-wajoaled for the creation of an
additional open space corridor beside the powerdorridor.

All arterial roadways should be designed as coleniobccess facilities. The
length of turnbays, the need for auxiliary lanesngl Ellerslie Road adjacent to
the commercial precincts and the requirement fer@guriate intersection storage
bay requirements at key arterial / arterial roadwatersections will be
determined at the Neighbourhood Structure Planlleveassessment for th-
residential areas and at trezoningand subdivision stages for the industrial
commercial areas.

Amended by Editor

Within the arterial roadway network, residentiallector roadways are proposed,
comprising of internal collector loop roadways tpatvide efficient and effective

access facilities to all sectors of the neighboadso The design of the residential
and industrial / business collector roadway sysialinprovide convenient access
to the arterial roadway system.

The ultimate carriageway and right-of-way requiretsdor the internal collector
roadway infrastructure will be based upon the mtej@ traffic volumes to be
determined through the completion of Traffic ImpAsisessment Reports at the
Neighbourhood Structure Plan level (for residen@aéas) and through tr~ ,
rezoningand subdivision process for the industrial and mencial areas. Amended by Editor
Local roadways will be developed as required tovigl® property access and as

connections to the collector roadway system.

The business and industrial sectors of the plaa an# also be serviced by a
strong system of collector roadways which will grevconvenient internal access
capabilities as well as providing excellent accesshe immediately adjacent
arterial roadway system.
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Intersection spacing of the collector roadway sysserving the neighbourhoods
should be spaced at approximately 400 m intervimisgathe arterial roadway
network. This intersection spacing is recommendegarovide suitable access into
the neighbourhoods and to facilitate traffic pr@gien on the arterial roadway
system.

7.2.5 66 Street / Range Road 243 Connection

As shown on Figure 10.0, 66 Street south of 25 AeeS.W. angles diagonally
across Section 15-51-24-4 to connect to Range Rd&dat the point where the
existing 91 Street Government Road Allowance culyaronnects to Range Road
243.

The closure of the 91 Street Government Road Allmgaand the development of
41 Avenue S.W. as a major regional facility mak@s tonnection an important
link in the intermunicipal transportation netwoikhe plan reflects the principle
of continuity of the one mile arterial roadway gsggstem in this sector of the
City.

The details of the role, function, alignment andssrsection of 41 Avenue S.W.
will play in the regional transportation system emto be determined at this
time. Therefore, the details of the alignment of $eet / Range Road 243
connection area also undetermined at this timeoddir the planning and design
of 41 Avenue S.W. and through the preparation agh&ourhood Structure Plans
for Neighbourhood Three and Four, the role of thesadways and their
alignments will be reviewed and refined. This maglude the possibility of the
connection to Range Road 243 taking place withenGbunty of Leduc.

Within the context of this ASP, the existing 66 €&tr Government Road
Allowance south of 25 Avenue SW will serve as trastern boundary of
Neighbourhood Four. This segment of the road tewe-the realigned 66
Street/RR 243 south of 25 Avenue S W as shown gur&i10.0.

However, given the realignment of the new 66 Stoset to Range Road 243 and
the development of 41 Avenue SW as a major regidamaility, this existing
portion of the 66 Street Government Road Allowacaeld potentially be closed
and the land further east integrated in some dasfperhaps with a new road)
with Neighbourhood Four. The details of this bouwydaill be better defined
through the preparation of an NSP for Neighbourh6odr .

7.3 ROADWAY STAGING

The ultimate arterial, collector and local roadwastwork will evolve as the
various residential neighbourhoods and industoahimercial areas are
developed. The general pattern of development,icpéatly the residential
portion south of Ellerslie Road will progress inwast to east and north to south
direction.
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The timing of upgrades to existing roadway, corwtom of new roadways and
the closure of others will depend on the pace ofeltgpment and the traffic
volumes associated with that development in conjonavith existing flows.

The 91 Street Government Road Allowance will besetbon a staged basis and
this presents a challenge to maintaining an adedilatv of traffic north and
south through the central portion of the plan amecess will be provided
through connections of the 91 Street GovernmentdRabowance with the
developing stages of the collector and arteriadiwegy system as appropriate.

A detailed assessment of the roadway staging rexpeints will be developed

with the preparation of the four residential Neighthood Structure Plans.

However, the following summary presents the basieme for arterial roadway

staging generally associated with the substantahpietion of the respective

phases of each Neighbourhood. The phases refarbeélow are identified on

Figure 10.0.

Neighbourhood One Bummerside] (Phase A)- Upgrades to Ellerslie Road Amended by Editor
collector access points. Construction of ParsonsdRsmuth of Ellerslie Road
required to service industrial/commercial developtneéStaged closure of 91
Street Government Road Allowance with connectionsollector road network in
Neighbourhood 1 A.

Neighbourhood One (Phase B)} Extension of Parsons Road as required to
service industrial/commercial development. Consionc of a portion of 25
Avenue S. W. to Parsons Road, potentially to 10ttee$ or Calgary Trail
depending on amount of industrial/commercial demedent. Full closure of 91
Street Government Road Allowance between ElleRtiad and 25 Avenue S.W.

Neighbourhood One (Phase C) Upgrades to Ellerslie Road and 66 Street.
Possible extension of 25 Avenue S.W. to 66 Strepedding on traffic volumes.

Neighbourhood Two [Ellerslie] - Construction of Parsons Road and closur Amended by Editor
91 Street Government Road Allowance. Upgradeslerdlie Road depending ¢
traffic volumes.

Neighbourhood Three (Phase A)} Upgrades to 25 Avenue S.W. and staged
closure of 91 Street Government Road Allowance wihnections to collector
road network in Neighbourhood 3A. Extension of BassRoad as required to
service industrial/commercial development.

Neighbourhood Three (Phase B} Upgrades to 25 Avenue SW and 66 Street
and construction of 66 Street link to Range Roaglig4he County of Leduc

Neighbourhood Three (Phase C} Full closure of 91 Street Government Road
Allowance between 2S. Avenue S.W. and 41 Avenue. Wgsible completion
of Parsons Road to 41 Avenue SW based on induskeisand and residential
traffic volumes.
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Neighbourhood Four (Phase A} Completion of 66 Street/RR 243 arterial.

Neighbourhood Four (Phase B)- Improvements to portion of 66 Street
Government Road Allowance to provide access anpdétential new road to
connect with future development area to the east.

As noted, the construction of roadways within theustrial commercial area will
depend on both the pace of industrial developmernt demand for certain
locations. Such matters as the closure of 101 tSamed construction of the
Parsons Road link across the TUC are similarly toetthe pace of development in
this portion of the plan and further north in theugh Edmonton Common and
Edmonton Research & Development Park ASP. An esdnaiming of
intersection construction at points along CalgamilTand Anthony Henday Drive
is beyond the scope of this plan.

The only access point to the Special Study Arezaiga between the rail line ar Bylaw 13450
Calgary Trall) is to be via 101 Street. In the carrently submitted Traffi August 20, 2003
Impact Analysis (Bunt and Associates) it is demratesd that the proposed lar..

uses can be accommodated by this single accest pomnided that appropriate

land and lane requirements at the Ellerslie Road 401 Street Intersection are

constructed in the area. Recommendations for theg@irements are contained

within the Traffic Impact Analysis.

Required improvements to the roadway network, tholy 101 Street as detaile Bylaw 13450
in the Transportation Impact Assessment, will bevigled by the develop August 20, 2003
through applications for subdivision and developtrpsrmits. Road right-of-wa_

dedication will be undertaken to meet the objestioé the concept plan, to be

submitted prior to future subdivision or developinpermit applications, to the

satisfaction of the Transportation and Streets Dapant.

7.4 TRANSIT SERVICE

The Public Transit System will be extended into thevelopment area in
accordance with City of Edmonton Transit System délimes as demand
warrants. Future transit routes will be establisbedhe basis of the proportion of
trips which are expected to be generated by theldpment area.

Public transit service will be provided along thdedal and loop collector

roadway systems, providing convenient service betweneighbourhoods,
commercialzonesand employment precincts. Transit service shoeldduted t¢ Amended by Editor
ensure that walking distances are within 400 m ha&f majority of resident:

Transit service routes will be more clearly definatl the Neighbourhoou

Structure Plan stage.

In addition to the development of a more localizeahsit system, consideration
should be given to the development of a more regitnansit service providing
quality transit service from the development areamnajor destinations in
Edmonton, Nisku and Leduc.
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Gateway Boulevard and 66 Street may be considesetutare commuter bus
routes serving Leduc and Beaumont respectively.rdihdine corridor between

Gateway Boulevard and Parsons Road may be consideae a possible
alignment for high speed rail services between Hdomand Calgary. Widening
of the rail line corridor may be required in thetdwe to accommodate this
possible alignment.

As one of the options considered in the Transporid¥laster Plan, the extension
of the City's proposed Parsons Road bus-way cawiah fa component of this
regional transit service. The introduction of thestway within the plan area
would require amendments to the Ellerslie ASP asgbeated Neighbourhood
Structure Plans.

The neighbourhoods have been designed to locatectiwol/park sites along the
major collector roadway system. This will ensuratthll schools can receive
adequate transit service. It is not expected ttiadad bus service will be required
to serve the neighbourhoods due to the relativelyvenient location of the
schools. However, should it be necessary for somasaduring the early stages
of the development to require school bus servioe sthools are easily accessible
via the major collector roadway system.

The transit centre originally proposed within theasecentral portion of
Neighbourhood 1 (Summerside) is no longer requsiede a Transit Center is
planned for the southeast corner of 66 Street altefdlie Road, as a part of the
Southeast Neighbourhood 2 Neighbourhood Structlse Brea. In addition, a
combined transit Park and Ride Facility and potahfuture High Speed Transit
Stop is planned for the southeast corner of 50ebta@d Ellerslie Road. These
facilities will provide all residents in the areaittv excellent transportation
options

Any transit service proposed for the industrial ealion facility will be arranged
through a service agreement with Edmonton Transtt BAIT will fund the first
two years of transit service to its development.

7.5 PEDESTRIAN CIRCULATION

In addition to the road based systems, a networkedestrian walkway facilities
will be developed as generally shown on Figure .10lese walkways, which
could correspond to the location of utility corndpwill be provided primarily for

recreation use by adults and children as well agréwide access to the public
transit system. Sidewalks will be provided alondg @bllector and arterial

roadways in accordance with City policies and pcast

Walkways will be provided to the stormwater managetnareas, with branch
walkways connecting to the schools and into thetreerof residential
neighbourhoods. In addition, walkways will alsodrevided to access RDA open
space areas. The pedestrian circulation systenreadlive more attention during
the design of the neighbourhoods at the Neighbagd®tructure Plan level of
assessment.
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7.6 BICYCLE CIRCULATION

The bicycle circulation system for the Ellersliadis will be developed with wide
curb lanes on arterial roadways, wide sidewalko@ side in residential areas
and other links with the neighbourhood school/pgt&s. The bicycle circulation
system will be refined in more detail in the asatal Neighbourhood Structure
Places.

7.7  PARKING

Parking for vehicles will generally be provided dfreet in conjunction wit
commercial, residential and industrial developmenbning Bylaw parking
requirements will be used as the basis for the Idpueent of appropriate o
street parking facilities.

Amended by Editor
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Section 8

IMPLEMENTATION

The Ellerslie ASP has been divided into an indakfrcommercial area and four

residential neighbourhood®&ezoningand subdivision within the industrial ai Amended by Editor
commercial area can proceed based on the diregtiomided in the ASF

However, the residential areas will require theppration of more detailed NSPs.

8.1 DEVELOPMENT STAGING

Initial services into the Ellerslie area will confilmm the west along Ellerslie

Road. This extension of services allows for sengdio proceed concurrently on

both the north and south sides of Ellerslie Roadve® the consolidated

ownership on the south side of Ellerslie Road, Hrisa has been identified A .cnded by Editor
Neighbourhood OneSummerside

As shown on Figure 11.0 - Neighbourhood & Stagingn€zpt, residential

development is anticipated to begin south of HierRoad and north of 2 aAmended by Editor
Avenue S. W within Neighbourhood Ongummersidein phases | A, 1 B and

C. Development of these phases may progress cemtiyrr (rather thar.

sequentially) depending on market conditions ane kbgical extension of

services.

Upon the initiation of Neighbourhood On&ummerside (and provision o Amended by Editor
services), development could proceed to the northEberslie Road ir

Neighbourhood TwoEllerslie) adjacent to the existing country residential area

Development will then proceed to the south of 22w S.W. in a southerly and

westerly direction in Neighbourhood Threeng Orchards at Ellerslien phases

3A, 3B and 3C) and Neighbourhood Four (in Phaseadd\4B).

No specific development staging plan has been kstad for the
industrial/commercial development. It is anticighteat development will occur

in various locations based on market conditions twedavailability of services.

Development ofa private corporations'site along 2S Avenue S.W. and 1 amended by Editor
Street is expected in the fall of 1998.

8.2 REZONING & SUBDIVISION Amended by Editor
The vast majority of land within the Ellerslie ASB currently zoned as
Agricultural (AG) Zone Rezoningand subdivision of the land to conform with the
land uses designated in the ASP and subsequent WiiRe undertaken when
necessary.

. . . Bylaw 13450
All of the land within the Ellerslie Special Stullyea (located between the r: August 20, 2003
line and Calgary Trail) is currently zoned as (A&gricultural Zone. Rezonin  Amended by Editor
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and subdivision shall be implemented to confornh Wit development principles
and the development concept designation in the ASP.

A number of conventional and special area provisiof the Edmonton Zonir
Bylaw may be used, especially in (EIB) Ellerslielustrial Business and tt
(EIM) Ellerslie Medium Industrial zones. Notwithsthng Section 5.1,
consideration may be given to other proposed usesh as warehouse sales,
through careful consideration based on land uselysis, transportation impact
analysis, and planning merit. The addition of thegher proposed uses will
require a plan amendment and the application oéclicontrol zoning. However,
CSC zoning will not be permitted within this area

The industrial education facility will require zarg of a (DC1) Direct Contro
Provision to provide for a comprehensively planmetlication facility that wil
allow industrial education uses as well as residdntrecreational ana
commercial uses. The site will be further subdidido create separate title for
the municipal reserve parcel (Natural Area SE 65).
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Figure 11 Neighbourhood and Staging Concept

(Bylaw 15713 May 30, 2011)
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A.O Ellerslie ASP Land Use and Population Statist&
(As amended by Bylaw 15713, May 30, 2011)

Area (ha) % of GA
GROSS AREA 1450.81 100.0%
Natural Area (Environmental Reserve) 2.40 0.2%
Pipeline & Utility Right-of-Way 61.92 4.3%
Arterial Road Right-of-Way 72.07 5.0%
GROSS DEVELOPABLE AREA* 1314.42 100.0%
Existing Land Uses 55.38 3.8%
Commercial 64.37 4.5%
Parkland, Recreation, School
School / Park (Municipal Reserve) 72.16 5.0%
Private Open Space & Resident Association 25.07 1.7%
Transition Area 1.92 0.1%
Institutional/ Urban Service
Fire Station 0.63 0.0%
Urban Service 13.98 1.0%
Transportation
Circulation 188.04 13.0%
Industrial 305.23 21.0%
Industrial Education Facility 58.95 4.1%
Infrastructure and Servicing
Public Utility Lots & Stormwater Management 58.02 3.9%
TOTAL Non-Residential Area 843.64 58.1%
Net Residential Area 470.78 32.4%
RESIDENTIAL LAND USE AREA, UNIT & POPULATION COUNT**
Land Use ASP
Single/Semi-Detached Area (ha) 396.5
25 upnrha Units 9913
2.8 ppu Population 27756
Row Housing V'V Area (ha) 9.2
45 upnrha Units 412
2.8 ppu Population 1153
Low-rise/Medium Density Housing\y N\ Area (ha) 65.1
90 upnrha Units 5858
1.8 ppu Population 10545
Medium to High Rise Units Vb Area (ha) 0.0
225 upnrha Units 0.0
1.5 ppu Population 0.0
Total Residential
Area (ha) 470.8
Units 16183
Population 39453
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AREA STRUCTURE PLAN LAND USE CONCEPT AND POPULATION STATISTICS
(continued)

ASP
SUSTAINABILITY MEASURES
Population Per Net Hectare (ppnha) 84
Units Per Net Residential Hectare (upnrha) 34
STUDENT GENERATION COUNT**
Public School Board
Elementary School 1580
Junior / Senior High School 1580
Separate School Board
Elementary School 632
Junior/ Senior High School 316
Total Student Population 4108

Notes:

* Where the vision, goals and objectives of an ASP reflect the context of a particular area, some land
uses may not be entirely necessary or desireable.

** Calculations for Neighbourhoods reflect a general framework for future development and are estimates.
Detailed calculations will be prepared during the NSP approval stage. Applicants are advised to consult
with the Planning and Development Department for up-to-date housing mix guidelines, unit and
population factors, and School Boards specifically regarding school need and student generation factors.
Residential land use is generally depicted on the Land Use Concept map.

' This land use is further prescribed under RF1, RPL, RSL, RF2, RF3, RF4 Zoning and includes triplex
and fourplex dwellings.

W\ This land use is further prescribed under RF5 Zoning.

W\ This land use is further prescribed under RF6 and RA7 Zoning.

W\ This land use is further prescribed under RA8 and RA9 Zoning.
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A.1 Neighbourhood One Summerside) Land Use and Population Statistics
(Deleted by Bylaw 12581, May 1, 2001)

Refer to the Summerside Neighbourhood Structure felaupdated statistics
(Amended by Editor)
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A.2 Neighbourhood 2 Ellerdie) NSP Land Use and Population Statistics
(Deleted by Bylaw 12581, May 1, 2001)

Refer to Ellerslie Neighbourhood Structure Plan dpdated statistics (Amended by Editor)
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A.3 Neighbourhood Three(The Orchards at Ellerdlie) Ellerslie ASP Land Use
and Population Statistics
(As amended by Bylaw 14723, November 15, 2007)

Refer to The Orchards Neighbourhood Structure Pteirupdated statistics (Amended by
Editor).
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A.4 Neighbourhood Four Ellerslie ASP Land Use and &pulation Statistics

(As amended by Bylaw 12111, September 20, 1999)

Area (ha) % of GDA
Gross Area 110.00
Utility/Pipeline Corridors & Roadway Facilities 25
Arterial and Collector Roads 7.69 7.27
Gross Developable Area 98.06 100.00
Urban Services (School/Park Sites) 8.30 8.47
Stormwater Management F.A.C. & Public Utility Lots 4.28 2.39
Circulation (local roads, walkways and lanes) 19.28 19.66
Total Non-residential 31.56 32.18
Net Residential 66.5 67.81
% of Total
Area (ha) Units Units Population
Low Density Residential 54.47 1089 65.02 3769
Medium Density Residential 11.73 587 34.98 1748
Total Residential 66.2 1,676 100.00 5,517

Density: 56.26 persons per gross developable feectar
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