Blackmud Creek Neighbourhood Area Structure Plan

Office Consolidation October 2008

Prepared by:

Planning and Policy Services Branch
Planning and Development Department
City of Edmonton

Bylaw 11705, was adopted by Council in May 1998.n10ctober 2008, this document was
consolidated by virtue of the incorporation of thefollowing bylaws:

Bylaw 11705 Approved May 19, 1998 (to adopt the Heritage \feNighbourhood Area Structure
Plan)

Bylaw 12021 Approved April 26, 1999 (to incorporate a commdrskaopping centre into the
northwest portion of the Neighbourhood Structu@Rind changing the location and
size of the land uses surrounding the shoppingeead to change the name of the
NASP to Blackmud Creek NASP)

Bylaw 12548 Approved April 2, 2001 (to redesignate a portiortiaf LDR area located in the
northwest portion of the plan area to MDR,; to régiegte a portions of the MDR located
in the central portion of the plan area to LDR; a@odedesignate a portion of the LDR
south of the Dry Pond site to LDR Direct Control)

Bylaw 12497 Approved May 30, 2001 (to allow the areas showRa% on the existing NASP to be
combined with the property owned by the Church laaek the entire area designated as
Urban Services)

Bylaw 12830 Approved July 4, 2001 (to redesignate a 1.36 ha&RMiea located in the east central
portion of the plan area to LDR)

Bylaw 13199 November 6, 2002 (to replace an area of MDR withRLD the southern portion of the
neighbourhood)

Bylaw 14545 May 14, 2007 (to adjust the southern boundary efnbighbourhood, with the
realignment of the collector roadway)

Editor’s Note:

This is an office consolidation edition of the Blawud Creek Neighbourhood Area Structure Plan,
Bylaw, as approved by City Council on May 19, 1998his edition contains all amendments and
additions to Bylaw 11750.

For the sake of clarity, new maps and a standatdizenat were utilized in this Plan. All namesGQity
departments have been standardized to reflect gnesent titles. Private owners’ names have been
removed in accordance with the Freedom of Inforomagind Protection of Privacy Act. Furthermore, all
reasonable attempts were made to accurately réfleariginal Bylaws. All text changes are notedhe
right margin and are italicized where applicable.

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

City of Edmonton
Planning and Development Department
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*Amended by Editor
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SCHEDULE "B"

LAND USE AND POPULATION STATISTICS
BYLAW 13199
(Amended by Editor)

BLACKMUD CREEK NEIGHBOURHOOD AREA STRUCTURE PLAN

Area (ha) % of GDA
Gross Area 100.8
Environmental Reserve — Blackmud Creek 17.82
Arterial Road Widening — Ellerslie Road 3.18
Gross Developable Area 79.8 100.00
Parks and Schools 6.61 8.3
Klondike Valley Campground 10.76 13.5
Private Institution (Religious Assembly) 5.98 7.5
Arterial and Collector Roads 11.69 14.6
Local Roads 4.35 5.5
Walkway Rights-of-way 1.92 2.4
Stormwater Management Facilities 2.96 3.7
Commercial 4.25 5.3
Net Residential Area 31.28 39.2
% of
Area Total
Units (ha) Units Population
Low Density Residential 635 27.€ 80 2,198
Medium Density 154 3.7 20 458
Total Residential 789 31.3 100 2,656

Density: 33.0 persons per gross hectare
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1.0 Introduction

11 PURPOSE OF DOCUMENT

The purpose of this Neighbourhood Area Structuran RINASP)
document is to define the land use framework foe fiuture
development of an area of land that is locatedhinrdanizing district
on the southern edge of the City of Edmonton. Emel| comprising
an area of approximately 100.80 hectares, is dgfim&ection 1.2 of
this report as the plan area.

This document, the Propos@&liackmud CreelNeighbourhood Aree Bylaw 12021
Structure Plan, has been prepared as an Area @®u&lan as April 26, 1999
contemplated by Section 633 of the Municipal Gowent Act. Its

general purpose, as stated in the Act, is to descthe proposed land

uses, density of development, location of majordsoand utilities,

and the anticipated sequence of development witigplan area.

This document has also been prepared in generatdatce with the
Terms of Reference for Neighbourhood Area StructBfens as
prescribed by the City of Edmonton Planning and ddgvment
Department. It is intended to provide a framewarkthe subsequent
preparation of plans of subdivision, and the reaishg of specific
areas under the Land Use Bylaw, as contemplateitidoyunicipal
Government Act.

1.2 DEFINITION OF PLAN AREA

The future development area to which this documapplies,
hereinafter referred to as the "plan area" consi$tportions of
Section 19-and 20-51-24-W4. The future alignmenthef111 Street
arterial roadway has been conceptually indicatedeMdevelopment
warrants, the detailed alignment of 111 Street balldetermined and
will result in corresponding minor adjustments he heighbourhood
boundary. General neighbourhood boundaries are ridedc as
follows:

= Ellerslie Road (9 Avenue SW) on the north;

= Future alignment of 111 Street on the west; and,

= The valley of Blackmud Creek on the south and east.

Blackmud Creek NASPffice Consolidation October 2008 2



These distinct physical features form, in combuoratia well-defined
area which comprises a logical planning and devetg unit. The
plan area thus defined is outlined on Figure L0cation Plan.

1.3 BACKGROUND

The plan area lies within the City of Edmonton.olmler to permit
the City of Edmonton Planning and Development Depant to

receive and review this document, City Council auited the

preparation of an Area Structure Plan for the pleea at its meeting
of 12 May 1992.

1.4 TERMS OF REFERENCE

A previous NASP document had been prepared on belfish Amended by
private corporation originally by Mackenzie Associates Consulti Editor
Group, starting in 1992 with revisions provided $tanley Urban

Land in 1996. Municipal engineering advice and ®ang

information originally provided by UMA has been rewed and

augmented by Stanley Urban Land.

15 LAND OWNERSHIP

Bylaw 12021
The Blackmud CreedNASP has been prepared on behalftwd April 26, 1999

private corporations owners of the NWa Section 20-51-24-W4 Amendedby
which comprises the dominant portion (approximatl§) of the Editor
plan area. The NASP also encompasses several indjgarcels of

land in order to include all potentially developaldnds adjacent to

the NW of Section 20 within a logical planning adevelopment

unit.

There are a number of minority land owners withie plan area.
Copies of the draft plan were circulated to thesenearys for

comment concurrently with the submission of theorego the

Planning and Development Department. Only one respovas
received and the landowner's comments (regardimg) lse issues)
were incorporated into the revised plan. At theJa®uary 1998
Public Meeting to discuss the proposed NASP, ndrieeominority

owners in attendance raised any concerns.

The pattern of land ownership within the plan asedlustrated on
Figure 2.0 - Land Ownership and Table 1.0 - Laméh€rship.

Blackmud Creek NASPffice Consolidation October 2008 3



FIGURE 1.0 — Location Plan(Bylaw 11705, May 11, 1998)
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FIGURE L0
Location Plan
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FIGURE 2.0 — Land Ownership* (Bylaw 11705, May 11, 1998)
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TABLE 1.0

HERITAGE VALLEY NEIGHBOURHOOD AREA STRUCTURE PLAN

LAND OWNERSHIP

(Amended by Editor)

Legal Description

NW 1/4 Sec 20-51-24-4

Lot 1, Plan 8121027

NE 1/4 Sec 20-51-24-4

(portion)

Block G, Plan 175TR

SE 1/4 Sec 20-51-24-4
(portion)

SW 1/4 Sec 20-51-24-4
(portion)

SW 1/4 Sec 20-51-24-4
(portion)

SE 1/4 Sec 19-51-24-4
(portion)

NE 1/4 Sec 19-51-24-4
(portion)

Government Road
Allowance (111 Street)

TOTAL

Oowners

Two Private Corporation

Private Institution Religious
Assembl)

Four Private Owners

The City of Edmonton

Private Corporation

Private Corporation

Two Private Owner

Four Private Owners

Private Corporation

City of Edmonton

Blackmud Creek NASPffice Consolidation October 2008

C.of T.# Area in
NASP (ha)

962148 967 62.25
812264 262 3.22
922153 395 1.39
852146 186 10.76
922050 873 2.30
862273 025 9.92
177U246A 8.45
812064 977 1.29
902360 362 0.37
0.85

100.80
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2.0 Planning Context & Development Factors
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2.0 Planning Context & Development Factors
2.1 LOCATION AND SETTING

The Blackmud CreelNeighbourhood plan area lies south of Ellersl Bylaw 12021
Road and east of Calgary Trail. Its location is iediately south of ~ April 26, 1999
an urbanizing portion of South Edmonton which ies:

= The residential neighbourhood of Blackburne tortbgh;

= An established community of acreage residencedalese
beside Blackmud Creek, along 8 Avenue SW and 1@E€B8W;
and,

= The Ellerslie Rugby Park complex, situated at thetheast
corner of Ellerslie Road and 111 Street.

The general setting of the plan area may be claraetd as one
which is experiencing incremental urbanization ateelopment.
More detailed information regarding the nature ladttdevelopment
pattern is described in the following section whicbnsiders the
subregional context of the plan area.

2.2 SUBREGIONAL CONTEXT
2.2.1 Land Use Context

The subregional land use and development contetkiegblan area is
illustrated on Figure 3.0 - Subregional Land Us&t€xt.

The plan area forms a southern extension to th@npth and
urbanizing residential development pattern which taken place on
the west side of Calgary Trail over the past tweyyars. Major
elements in the emerging pattern of residentiattigament include:

» TheKaskitayo area, north of Blackmud Creek Ravine;

= The Twin Brooks Neighbourhood Area Structure Plan area,
situated between the ravines of Blackmud Creek\&hdemud
Creek, north of the planned Transportation anditytCorridor
(TUC);

Blackmud Creek NASPffice Consolidation October 2008 8



FIGURE 3.0 — Subregional Land Use ContexBylaw 11705 May 11, 1998)
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TheBlackburne Neighbourhood,immediately south of the TUC; and,

2.2.2

» The established country residential estate commufiiRunning
Creek south of Blackmud Creek which borders, onnibeth and
east sides, the Ellerslie Rugby Park.

To the east of Calgary Trail a pattern of industiad commercial
land use and development is defined by:

» The Edmonton Research and Development Parkand the
newly developing commercial centre, South Edmor@ommon,
located north of the TUC; and,

= The Ellerslie Industrial area, south of the TUC, for which an
Area Structure Plan was approved in 1984.

These areas form a southward extension of plannddsirial,

business and commercial uses already developdttodrth. They
will provide proximate locations for the future ddepment of
employment generating land uses that will allow @iy to expand
southward in a balanced manner, with residentiak um the west
side of Calgary Trail and employment and commernggds on the
east.

Transportation Context

The context of the plan area with respect to regjioransportation
and utility facilities is illustrated on Figure 4.0 Subregional
Transportation Facilities.

The Transportation context of the plan area isngefiby several
major roadways, existing and planned, which willeate a
functional grid of major roadways in the subregidimese major
roadways are:

North-to-south facilities which include:

= Calgary Trail, the most significant existing roadway in the
area, which connects Highway 2 to the south with @ity of
Edmonton arterial roadway system, and which pravide
substantial capacity in six lanes which is avadatal serve the
plan area.

= 111 Street,which is developed to major arterial standardsaas f

Blackmud Creek NASPffice Consolidation October 2008 10



south as 9th Avenue and planned for future soutthwatension
to the plan area, and beyond. South of 9th Avehlig,Street is
presently developed to only 2 lanes and, in partatrural
standard, but right-of-way is being reserved fdurfe expansion
and upgrading when required.

= 119 Street,which is developed to major arterial standardsaas f
south as 23 Avenue, and for which right-of-wayesnly reserved
for future southward extension when required byettgyment in
its immediate vicinity.

East-to west facilities which include:

= 23 Avenue,an established major arterial roadway linking
residential areas west of Calgary Trail and to eyplent and
residential areas, east of Calgary Trail.

= Anthony Henday Drive, which is planned for a location in the
TUC, to become a major peripheral linkage throughutts
Edmonton that will eventually encircle develope@aa of the
City.

= Ellerslie Road (9 Avenue SW), an existing road developed to a 2
lane rural standard, which will be upgraded toratestandards
and become a component in the arterial roadway grid

The plan area is well situated with respect to #xésting and
planned arterial roadway system. Residential dgweént within the
area can be accommodated through the upgradingistfng roads
which, in future, will become part of the plannedesal system.
Development within the plan area will be plannecateommodate
future upgrading of that system along its north ams$t boundaries
in accordance with current plans of the Transpiomnat Streets
Department.

Blackmud Creek NASPffice Consolidation October 2008 11



FIGURE 4.0 - Subregional Transportation Facilities(Bylaw 11705, May 11, 1998)
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2.3

2.4

PUBLIC SERVICES

Residential development within the plan area wi# Berved,
initially, by the existing range of public servicesich are provided
to the residential areas immediately to the nd8lagkburne and the
existing residential acreages on the south sidgladkmud Creek).
As residential development takes place within then parea, the
addition of residents to the general area will hdlve effect of

gradually improving the base for public servicesstigularly public

education, as the resident population increases.

Public school services to residents of the Blackbuand residentie
acreages south ddlackmud Creelpresently require the busing
school children, at the elementary, junior, andi@ehigh school
levels, considerable distances to establisheditfasil For example,
public elementary and junior high school studemésteansported to
Ellerslie School, located east of Calgary Trail. &Nhhe plan area is
developed for residential use, the development wikate the
opportunity to improve public school service to Hrea as a whole.
Development of the plan area will:

= Allow a school site to be created from municipatenwes
within the plan area; and,

= Provide an expanded population base that would stppe
development of new school facilities within thearsubject to
budgeting priorities, that would serve existing lputschool
students of the general area, in addition to resgdef the plan
area itself.

EXISTING LAND USES

The predominant existing land use in the plan &esgricultural,

which characterizes all parcels of land lying witlthe west half of
Section 20-51-24-W4. The only buildings situatedtbose lands
used for agricultural purposes are those which cm®pthe

farmstead in the north-central portion of the ptara. These are
identified on Figure 5.0 - Development Factors. &laf these

structures are regarded as a constraint to fuewveldpment. Other
existing uses within the plan area include:

Blackmud Creek NASPffice Consolidation October 2008 13
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FIGURE 5.0 - Development Factorsi{Bylaw 11705, May 11, 1998)
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2.5

251

= A Private Institution,a Religious Assemblgouth of Ellerslie
Road, immediately west of the Blackmud Creek Raviftas
facility is regarded as a permanent institutionsg within the
plan area, and its location is identified on Fighi@.

» The Klondike Valley Campground, which straddlesdBlaud
Creek Ravine(owned by the City of Edmontonand its
associated sewage lagofwas reclaimed to a park by the City
and under the current ownership of the Private itnsbn to
the North) occupy two triangular fragments of land on the
eastern edge of the plan area.

The southern parcel is used for campground purpasesthe
northern triangular parcel contains the sewage dagtor the
treatment of seasonal sewage effluent from the gaooyd. The
ultimate use and disposal of the properties wilquiee an
evaluation by the City of their holdings and loegn intentions.

Integration of new residential development adjaderihe existing
Campground and sewage lagoon facilities is disclgsesection
4.0.

PHYSICAL FEATURES
Topography

The plan area consists largely of relatively flat gently rolling
agricultural land. The most significant physicatigre of the area is
Blackmud Creek Ravine which borders the plan arethe east and
south.

The topography of the plan area is illustrated ey ¢contour pattern
that is outlined on Figure 5.0. Natural high and lareas as well as
the direction of natural drainage flows are algghhghted.

The terrain is relatively level throughout the plarea with the
exception of Blackmud Creek Ravine, and a shallomw drea to the
west of the ravine in the centre of the plan area.

The Blackmud Creek Ravine top-of-bank and assatiatgbacks
have been reviewed through geotechnical investigaand are
described in more detail in Section 4.0. Detailedtgchnical reports
have been submitted under separate cover. Envinameeserve

Blackmud Creek NASPffice Consolidation October 2008 15
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land will be dedicated or preserved in accordandé tihe North
Saskatchewan River Valley Area Redevelopment REBRVARP)
and the provisions of the Municipal Government Act.

252 Environmental Features

The City of Edmonton'dnventory of Environmentally Sensitive

and Significant Natural Areas does not identify any sites within the

.BIaclfmud CreekNA.\SFf. boundaries. However,' the repqrt d Bylaw 12021
identify a 5.37 ha Significant Natural Area abuitiihe west side ¢ April 26, 1999
111 Street referred to as the Virginia Park Woodllas shown ot

Figure 5.0. The site is comprised of mature mixedaviree species

and provides a habitat for local wildlife.

Given that the natural area is not part of Bi@ckmud CreeNASP, Bylaw 12021
no additional environmental review has been unéertaRoadway  April 26, 1999
and watermain improvements along 111 Street anoduesidentia

development will impact the site and perhaps regaimatural site

assessment.

2.6 PLANNED TRANSPORTATION FACILITIES

The City of Edmonton Transportation Department Ipagvided
functional plans which specify the location andeetof the major
arterial roadways that are planned in the immediatmity of the
plan area. These include:

= The future right-of-way that will be required tocacnmodate a
future east-west arterial along Ellerslie Road, cuhforms the
north boundary of the plan area; and,

= The future right-of-way that will be required fofugure north-
south arterial extending 111 Street southward veestward to
the west of the plan area.

The areas required for these rights-of-way arestitated on Figure
5.0, and will be reserved for future arterial roagwdevelopment.
For the most part, the arterial alignments will centered on the
existing Government Road Allowances.

The planned westward shift in the future right-aiywfor 111 Street
creates a triangular area between the existingSirekt right-of-way
Blackmud Creek NASB®ffice Consolidation October 2008 16



and the future right-of-way, which is identified dfigure 5.0.

Because the timing of development of the future $frget arterial is
considered to be long term, development withinplae area should
be designed to extend, on an orderly basis, irgdriangular area in
order that the area may be available for developmen

2.7 STATUTORY PLAN & POLICY CONTEXT

There are a number of documents which provide tiagutenr Bylaw 12021
planning and policy framework for tliglackmud CreelNASP -th  April 26, 1999
Edmonton Municipal Development Plan, the Suburbarestmer

Strategy, and the Edmonton International Airportinity Protection

Area Regulation.

2.7.1 Edmonton Municipal Development Plan

Land within theBlackmud CreelNASP was designated in the C Bylaw 12021
of Edmonton Municipal Development Plan (MDP) asited for  April 26, 1999
Suburban Development through Bylaw No. 10208 int&aper

1993. TheBlackmud CreekNASP is consistent with the relevant

Suburban Areas policies and objectives of the MpétHically:

Managing Suburban Growth - To accommodate growth, serviced
in an orderly and economic fashion, in all suburaeeas of the city.

Policy 2.A.1 Encourage new development to be
contiguous with existing development.

The Blackmud CreekNASP lies immediately south of tf Bylaw 12021
developing neighbourhood of Blackburne and somstiexj country  April 26, 1999
residential development and can be logically aridiehtly serviced

to accommodate residential development. The neigtioods of

Twin Brooks and Kaskitayo on the inside of the Bortation and

Utilities Corridor are nearly fully developed leagi Blackburne and

Blackmud Creekas the next logical steps south of the TUC.

Policy 2.A.2 Allow the location of new suburban residential
development to be guided by the demands of the
housing market for choices in housing types and
location and the availability of services.

Policy 2.A.4 Allow market forces to determine the timing,

location and extent of servicing in newly develgpin
Blackmud Creek NASB®ffice Consolidation October 2008 17



areas, but require a developer to pay for all otesi
services, and where appropriate, specific off-site
services.

Given that the neighbourhoods in south Edmontorclyding Bylaw 12021
Blackburne) are approaching full development, neagithoods to the  April 26, 199¢
south such aBlackmud Creekepresent the growth areas for future

residential development. Services can be extenden Blackmud

Creek neighbourhood in a cost effective manner.

Policy 2.A.6 Ensure the use and protection of natural
topography and unique elements of the natural
environment in the design and servicing of new
suburban development.

The Blackmud CreekNASP is bound on the south and east Bylaw 12021
Blackmud Creek which will be dedicated as environtakreserve April 26, 1999
and made accessible to residents of the neighbodrtiowough opet

space and roadway/walkway linkages.

Ensuring Adequate Neighbourhood ServicesEncourage flexibility
in creating attractive and functional neighbourhseod

Policy 2.B.4 Promote linkages between communities through
the design and location of open spaces,
community facilities and activity centres.

The Blackmud CreekNASP incorporates linkages throughout Bylaw 12021
plan via the stormwater management system, planadidvays an April 26, 1999
parks sites.

Maintaining a Balanced Mix and Density of Dwellings

Policy 2.C.1 Encourage heterogeneous communities by
planning for a variety of housing types, including
multi family, in each residential neighbourhood.

The Blackmud CreelNASP provides for a mix of low and medi Bylaw 12021
density residential housing forms consistent witly @olicies. April 26, 1999

Blackmud Creek NASPffice Consolidation October 2008 18



2.7.2 Edmonton International Airport Vicinity Protection Area
Regulation

The Edmonton International Airport Vicinity Protemt Area
Regulation, which regulates land use that may attee use of the
Edmonton International Airport, and establishes SdoExposure
Factor (NEF) contours within which residential depenent may be
controlled or precluded.

The plan area lies entirely outside the designaiea. Therefore,
there is no restriction on residential developmeithin the subject
area arising from this regulation.
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3.0 Development Objectives

3.0 DEVELOPMENT OBJECTIVES
3.1 Development Objectives
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3.0 Development Objectives

3.1 DEVELOPMENT OBJECTIVES

The primary objective of the Development Concepmippsed fo Bylaw 12021
the Blackmud CreekNeighbourhood NASP is to provide  april 26, 1999
framework for the subsequent redistricting, sulsion anc

development of the plan area. Specific objectives tloe

Development Concept are:

= To define a comprehensive development concepthigbermit
implementation on a rational staging basis to engbhe plan
area will be developed in an orderly and econonmtahner;

= To ensure that the planned development patterrecesEand
takes advantage of the existing natural featurdbeplan area,
such as Blackmud Creek and related topographiaresitand,

= To create an attractive and affordable residentaitmunity.

These objectives form the basic design philosoptgoming tc Bylaw 12021
which the Development Concept forBlackmud Cree April 26, 1999
Neighbourhood was formulated. The Development Coinds

described in the following Section.
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4.0 Development ConceptaAmended by Editor)

4.0 DEVELOPMENT CONCEPT
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4.0 Development Concept

4.1

DESCRIPTION OF DEVELOPMENT CONCEPT

The Development Concept proposed fdBlackmud Creek Amended by
Neighbourhood is illustrated on Figure 6.0 - Depaeh@nt Concept. Editor
It consists of a proposed land use pattern andilation pattern

which, in combination, are intended to define tlasib structure of

future subdivision and development within the pdaea.

The general urban design concept is intended:

= To integrate the natural amenities of the plan areathe
residential community; and,

= To create a continuity of major open spaces linkgavalkways
/ roadways and located in visible, natural areabhef
neighbourhood.

The topography of the area exerts a significarti@rfce on visibility
and accessibility to open space which is reflected the
Development Concept through the following features:

= The location of a major dry stormwater detentiomghan a
relatively low lying location near the centre ofetiplan area;

and,
= The winding character of the Blackmud Creek Ravine.

Residential land uses, predominantly low densitsidential
development, are proposed throughout the plan #&eaumber of
medium density residential parcels are proposedaforumber of
locations in Neighbourhood, as identified on Figér@.

Other uses that are incorporated into the Developn@oncept
within the plan area include:

= An existing Church site adjacefttesignated Urban Service®)

_ _ Bylaw 12497
Ellerslie Road andlackmud Creekin the northeast corner ¢ May 30, 2001
the plan area; Bylaw 12021

April 26, 2001

= A portion of the existing Klondike Valley Campgraiiin the ~ Amended by
southeast corner of the plan area and the exisemgge lagoor Editor
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south of the Church;

= A 6.54 hectare public K-8 school and neighbourhpadk site
located adjacent to 111 Street and the east-wésttmw road;

» A 4.25 hectare commercial shopping centre site o t BY'?“&%SS;
southeast corner of 111 Street and Ellerslie Road April 26,

A quantitative summary of the land uses proposethimithe
Blackmud CreelNeighbourhood plan area is presented in Appendix
1 - Land Use & Demographic Profile.

4.2 RESIDENTIAL LAND USES
The proposed pattern of residential land uses withe plan area is:

= Primarily oriented toward the provision of low depshousing
opportunities; and,

»= Intended to provide a degree of variety of housypmes and lot
sizes.

Low density residential land use areas will be ttgyed under the
RF1, RSL, RPL and RF4 land use districts of thed_aise Bylaw.
Lot sizes may vary within the plan area dependindozation and
market conditions. Low density residential has bemmented
internal to the neighbourhood and generally butfefeom the
arterial roadways by medium density, commercial aclool/park
land uses.

Proposed low density residential (Site Specific)veligpmen Bylaw 12548
includes the following: April 2, 2001

= Located south of the central Dry Pond. The propofeci?
district for the area contemplates Semi Detacheduditt
development as a primary use with alternative usieSingle
Family Housing based on the RSL district.
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FIGURE 6.0 — Development ConcepttBylaw 11705, May 11, 1998)

ELLERSUE RD. (3 AVE. SW.)

: D

107 §

111 STREET SW.

MD
Private Institution
(Religious

Legend

Assembly)

e LR Low Density Residential
or Walkway Setback MO  Medium Density Residential
- ienetRenk sP  School/Park
P Park
SMF  Stormwater Management Facility
ER  Environmental Reserve
A Klondike Valley Campground/Parkland
+#+  Buffer
—» Ravine Access
% Existing Sewage Lagoon
to be Abandoned and Remediated
P AN NEIGHBORHOOD AREA STRUCTURE PLAN
Ca

FIGURE 6.0
Development Concept

*Amended by Editor

Blackmud Creek NASPffice Consolidation October 2008

25



Proposed medium density residential developmentudies the
following:

=  Two multi-family sites in the northwest portion thfe plan area. Bylaw 12021
The latter parcel is intended for street-orientetvrthouse  APril 26, 1999
development which would blend in with adjacent ldensity
development.

= Onesite in the southwest portion of the neighbourhaaldng Bylaw 13199
November 6, 2002
the western edge (1.23 ha).

, . _ , Bylaw 12021
In order to achieve effective transitioning betwestreet-oriented April 26, 1999
townhouse development and lower density residedéaélopment, Bylaw 12548
the principles of gradient density and comprehenstreetscape April 2, 2001
design will be applied to ensure the compatibitifya diverse mix B}J?ffg%%g
of housing units in a single streetscape. (Deleted p’)oints)
The larger medium density residential sites wergegaly selected
for their location adjacent to collector or arterieadways to limit
the impact of additional traffic on the adjacenhgse family
development. As noted earlier, some of the sitesrdended to be
developed to lower overall densities to addrestemiht housing
market preferences (empty nester "lifestyle conaiumis, up-scale
townhouse units, etc.). The nature of these dewabops allows
them to be nestled into single family developmemther than
strictly on major roadways without causing excesgnaffic on the
local roadway system.
The resulting mix of single family to multiple falypidwellings is Bylaw 13199

approximately 80% / 20% and is within the established Cit  Noyember 6, 2002
Council housing mix guidelines.

Both low and medium density residential developnetjacent to
the arterial roadways will be designed to incorpeiscreen fencing
and landscaping as required in accordance with @itgdmonton
Standards to achieve a functional and visual séparbetween the
roadways and adjacent residential uses.
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4.3 TOP-OF-BANK ACCESS & SETBACKS

Any residential land uses, roadways and walkwayacadt to the
ravine will be subject to relevant development sekis as
determined by a geotechnical evaluation at redistg and
subdivision. Details of the proposed top-of-bankcess and
setbacks are discussed below.

43.1 Top-of-Bank Access

A top-of-bank roadway or top of bank walkway coniag

pedestrian access will be provided at the subdrisstage in
accordance with the policies of the Top-of-Bankigoknd based
on the geotechnical analysis of the top-of-bank.are

4.3.2 Top-of-Bank Setbacks

A Slope Stability Assessment was undertaken by P&lne &
Associates Ltd. (consulting and testing engineters)ssess the bank
stability and provide recommendations to aid in thaure
residential design and construction adjacent taBllaekmud Creek
Ravine.

Their findings are summarized below:

= A detailed topographical survey to establish thedtbank has
not been undertaken. Hence, the setbacks are ¢eedrand
adjustments may be necessary once the top-of-lmidcated
by survey. The survey will establish both the tégrank and
more accurate cross-sections to the Blackmud Creek.

= Figures 7.0 (a) & 7.0 (b) - Top-of-Bank Setbackslicate
suggested setbacks from the approximate top-of-bdhkse
setbacks are to buildings while roads, sewers aalkways
may be built within this zone. Sewers are to beswaght.

= All houses within 100 m of the top-of-bank must éaveeping
tiles and roof leaders connected to the storm seviet grading
should direct water away from the ravine where ficat

=  Swimming pools within 100 m of the top-of-bank slibbave
an underdrain system
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FIGURE 7.0 (a) — Top of Bank SetbackgBylaw 11705, May 11, 1998)
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FIGURE 7.0 (a) - TOP OF BANK SETBACKS
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FIGURE 7.0 (b) — Top of Bank Setback¢Bylaw 11705, May 11, 1998)
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FIGURE 7.0 (b) - TOP OF BANK SETBACKS
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4.4

4.4.1

4.4.2

= Due care is to be taken to minimize surface wapdhrgy over
the banks.

The above suggested setbacks and other recomnmamsiatill be
reviewed as additional field information is gatteerePrior to
redistricting and subdivision of the first stagetuf neighbourhood,
a geo-technical and slope stability report will bedertaken to
refine recommendations as to the appropriate detlfaom the top-
of-bank.

CIRCULATION SYSTEM
Roadways Network

The circulation system proposed to serve the |@sdpattern of the
plan area is shown on Figure 8.0 - Circulation &ystlt consists of:

» The peripheral arterial roadways including 111 &tte the west,
and Ellerslie Road (9 Avenue SW) to the north;

= A central collector roadway accessing Ellerslie tR¢@& Avenue
SW) from the north, and 111 Street from the wetptovide a
well defined internal connection with local roadwain the
Neighbourhood;

= A second collector loop off the main collector reay around
the central stormwater management facility to enbaaccess
for both private vehicles and public transit;

» Local residential roads, consisting of loops, cedsacs, or local
roads which create relatively small enclaves ofidesgtial
development which will not be exposed to througfffit.

Pedestrian and Bicycle Circulation

Pedestrian circulation in thBlackmud CreekNeighbourhood wil
be accommodated primarily on a sidewalk system Idped in
conjunction with the internal roadway network. Ceating
walkways will be provided in various locations #xilitate access to
public transit and pedestrian movement within treegRbourhood,
and adjacent to the Blackmud Creek Ravine.
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FIGURE 8.0 — Circulation System*(Bylaw 11705, May 11, 1998)
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4.5

4.6

4.7

SOCIAL AND DEMOGRAPHIC PROFILE

The estimated number of housing units, future pagpah and
school generation population within the Neighbowdho is
summarized in Appendix 1. The estimated future patn of the
Neighbourhood i2,656 persons, and the overall density of plan Bylaw 13199
development i83.0persons/gross hectare. November 6, 200

SCHOOL & PARK FACILITIES

A 4.45 hectare public K-8 school site has beentedean the
western area of the Neighbourhood adjacent to thet-west
collector road. The school site is designed to rpocmte an
adjacent 2.63 hectare neighbourhood park and coitynigague
building envelope. These facilities would primardgrve residents
who reside in the neighbourhood, in addition to earaighbouring
residents.

A student drop-off zone will be developed as péthe school/park
site  on road right-of-way. A tentative design of eth
school/park/community league site will be developby the

Community Services Department in consultation witimonton

Public Schools and the developer.

The school location on 111 Street is more centoalatlarger
catchment area beyond the neighbourhood boundaniegking
convenient access for students from several neighloods over the
long term.

The Public and Separate school student generatiombers from
within the plan area are summarized in Appendix 1.

A small viewpoint park site is identified in the Bd@opment
Concept plan and will be provided through municigalerves. The
viewpoint parks will be linked with the top-of-bankadway or
walkway to provide a series of vistas along thépat

INTEGRATION OF EXISTING LAND USES

The preparation of a NASP foBlackmud Creekrequired  Amended by
consideration of the integration of existing largksi into the plar Editor
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4.7.1

4.7.2

As noted, these two existing uses are tvate Institution
(Religious Assemblyand the City of Edmonton Klondike Valley
Campground and associated sewage lagoon.

Private | nstitution (Religious Assembly)

Future residential land uses can be developedervitinity of the

Church site without creating any conflicts with pest to through
traffic, noise or visual intrusion. No direct i@t access is
envisioned between the Church and residential dpwetnt to the
west since all access will be off of Ellerslie Ro&#sidential lots
are planned to back onto the Church site and well fbrther

buffered by fencing and various forms of landscge determined
at the subdivision stage. Furthermore, since thercth already
exists, residents purchasing homeBlackmud Creelwill aware of

what they are building next to.

The Church obtained the park property directly oot the church
site (formerly the Klondike Valley Sewage Lagooni)he
construction of the Ellerslie Road/Calgary Trail ténchange
necessitated a land expropriation of a 0.56 hafsdgatage from the
Church site. The City also required a 7.5 metrea@dp-bank public
walkway along the eastern property line boundafe church was
compensated for the expropriated land by obtairting 0.63 ha
parcel of land south of their original site. Thenthuse designation
for the entire site is Urban Services. An urbanvesr designation
typically includes uses such as churches, daycatesymunity
recreation services and cultural exhibits.

Klondike Valley Campground & Sewage Lagoon

The existence of a Campground (at least in the meman) will

require special attention to be given to creatingmatually
compatible environment with future residential depenent.
Appropriate setbacks and landscaping/buffering balrequired to
integrate the campground use in a compatible manitierthe future
adjacent residential uses.

All buffering requirements, including matters opaeation distance,
screening, landscaping, and other requirements #&ntain an

Blackmud Creek NAS®ffice Consolidation October 2008 33

Amended by
Editor

Amended by
Editor

Bylaw 12497
May 30, 2001

Bylaw 12497
May 30, 2001

Bylaw 12497
May 30, 2001



effective transition between the campground and acadtjt
development, will be designed to the satisfactidnboth the
Community Services and Planning and DevelopmenaBRents.

The sewage lagoon was abandoned and remediateah tortzan Bylaw 12497
services site (Religious Assembly) and park byCihe of Edmonton May 30, 2001
at the time that the adjacent residential area waseloped. At the

time that the sewage lagoon was abandoned, anduagnissioned

the site was remediated in accordance with appliedbgislation

and policies.

The design of sanitary and water services to the ptea will ensure
the capacity and opportunity to connect the Campgio to

municipal services. The Campground site will bevised with

sanitary sewer and water services at the time #rgices are
constructed for the adjacent residential develogmAny future

reclamation of the sewage lagoon and Campgroumtsey will be

the responsibility of the City of Edmonton.

When residential development is proposed adjacenmt the
Campground, suitable setbacks and buffering willreguired. A
buffer will be provided adjacent to the Campgrowodhprised of a
berm, fence and landscaping. Vehicular access hillprohibited
from the west area tthe Campground site. Pedestrian multi use
access will be provided in the future to accessrédwne system.
These issues and buffering mechanisms will be adddeat the time
of redistricting and subdivision of the adjacemtds.
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5.0 Plan Implementation

5.0 PLAN IMPLEMENTATION
5.1 Provision Of Municipal Utility Services
5.1.1 Water Supply and Distribution
5.1.2 Sanitary Drainage System
5.1.3 Stormwater Drainage
5.1.4 Shallow Utilities

5.2  Transportation
5.3 Development Staging
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5.0 Plan Implementation

5.1

5.1.1

5.1.2

PROVISION OF MUNICIPAL UTILITY SERVICES

A preliminary Water Network Analysis and prelimigar
Neighbourhood Designs Report for storm and sanitaeyver
systems were submitted in support of tiackmud Creek
Neighbourhood Area Structure Plan in September 1988 City of
Edmonton responded to those documents in Octob@3 ®éth nc
further action taken on either the reports or th@ments.

The following is intended to outline the design cepts that will be
retained from those original documents and the desvgn concepts
for the storm and sanitary sewer systems.

Water Supply and Distribution

In September 1993, a draft Water Network Analysés \gubmitted
to the City of Edmonton. The report recommende@rnection to
the existing 200 mm watermain on Ellerslie Roadalhivould be
reinforced with a new 450 mm watermain at a futlate.

After having discussed the information with Aqualiagineering, it
was agreed that the new 450 mm watermain on HéeRsbad will
be constructed with the first stage of developmemt the
neighbourhood. The new main will connect to they'€iexisting
transmission main at Highway 2 as shown on Figu@e-9Water
Supply & Distribution.

In addition, a new 300 mm line will be constructaa 111 Street
south of Ellerslie Road with an internal network1®0 mm to 250
mm watermains.

Sanitary Drainage System

The Blackmud CreelNASP is within the S.E.S.S. basin. Sew
collected within the neighbourhood will be dischedgas outlined i
S.E.S.S. to the South East Regional Trunk sanisgstem. The
connection point located at S.E.R.T. is proposdaktabout the
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FIGURE 9.0 — Water Supply & Distribution (Bylaw 11705, May 11, 1998)
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5.1.3

5.1.4

5.2

south boundary of the RDA at 97 Street. The speaifethodology
of the connection is being examined and will beailied in the
Neighbourhood Designs Report foBlackmud Creek The
Neighbourhood Designs Report will be submitted upompletior
of the analysis with the intention that approvall vile in place
before districting of the first stage of subdivisio

Figure 10.0 - Proposed Sanitary Sewer DrainagePatshows the
drainage pattern within the neighbourhood. Undengdopiping will
follow the street pattern once it is established.

Stormwater Drainage

As shown on Figure 11.0 - Proposed Storm Waterrdage Pattern,
the stormwater servicing concept in the plan asehased on the
creation of two dry ponds, one in the northwestneorof the
neighbourhood and one larger facility in the cdnpart of the
neighbourhood. The northwest pond will outfall be tcentral storm
water management facility which will outfall to Bkemud Creek at
a controlled rate. The necessary environmentalieguavill be
submitted under separate cover.

All of the above information will be described inore detail in the
NDR which will be submitted as outlined under samjtdrainage.
Again, the intent is that the storm drainage systalinbe approved
prior to districting of the first stage of developnt.

Shallow Utilities

Natural gas, telephone, electric power and caldéviggon systems
are within reasonable proximity of the plan aredhi north so that
existing facilities can be extended to serve dgwelent within the
neighbourhood.

TRANSPORTATION

The requirements of arterial access staging adsdciwith the
development oBlackmud Creekvill be approached on the basis
a public / private partnership between the Citfedmonton and tF
developers of the NASP area. An acceptable corgirustandaru
and staging for adjacent arterial roads has bedarrdmed as
follows:
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FIGURE 10.0 — Proposed Sanitary Sewer Drainage Pa&tn*
(Bylaw 11705, May 11, 1998)
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FIGURE 11.0 — Proposed Storm Water Drainage Pattern
(Bylaw 11705, May 11, 1998)
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Stage A - 111 Street (Blackburne Drive - Ellerslie Road)

Two lane rural cross section with a ten year deBfgnsimilar to the
upgrading of 111 Street north of Blackburne DriVkis road would
remain on its current alignment because propertyr yet been
dedicated or acquired for construction of a permaraignment.
This section of road is to be built with the fisthge of development.

Stage 1B - Ellerslie Road (111 Street - 107 Street)

First two lanes to be constructed with the firsigst of development
on the permanent alignment. This will likely be gwuth two lanes.
as right-of-way for same has been identified as githeBlackmuc ~ Amended by
Creekplan. Editor

Stage 2 - 111 Street (Ellerslie Road - Main Heritagm Valley
Entrance)

First two lanes to be constructed with the secomabes of
development on the permanent alignment. This Ww#ly be the east
two lanes, as right-of-way for same has been ifledtas part of the ~ Amended by
Blackmud Creekplan. Editor

Stage 3 - 111 Street (Main Entrance to South Entrare)

Two lanes on the permanent alignment provided tihatright-of-
way is available. A temporary connection to thesemg 111 Street
may be required.

Stage 4 - Ellerslie Road (107 Street to Calgary Tix

The Urban Development Institute (UDI) and the QifyfEdmonton
are currently negotiating an arterial roadway assest for the
purpose of providing a funding mechanism for thestauction of
arterial roadways within neighbourhoods.

In addition, some of the above roadway construchas "funded
project” status within the City of Edmonton CapiBiorities Plan
(CPP). It is anticipated that any arterial roadvesgessment that
may apply and funding that may be available willdpplied to the
unsubdivided lands within this neighbourhood.
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5.3 DEVELOPMENT STAGING

As shown on Figure 12.0 - Staging Concept, devetogmwithin the

Blackmud CreeNASP will begin in the northeast portion of = Amended by
neighbourhood and then continue west along Elkerdlioad Editor
Following these initial stages, development wilbgged south in an

east to west direction.

The pace of development will depend on many fadgtanisiding
market conditions and availability of infrastruatur
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FIGURE 12.0 — Development Staging tBylaw 11705, May 11, 1998)
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*Amended by Editor
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BLACKMUD CREEK NEIGHBOURHOOD AREA STRUCTURE PLAN
LAND USE AND DEMOGRAPHIC PROFILE

Amended by Bylaw 13199, November 6, 2002
Amended by Editor

AREA (ha)
GROSS AREA 100.80
Environmental Reserve
Blackmud Creek Ravine Environmental Reserve 17.82
Arterial Roadway Widening
Ellerslie Road & 111 Street 2.62
GROSS DEVELOPABLE AREA 80.36
Stormwater Management Facilities 2.96
Circulation
Collector Roadways 11.69
Local Roadways 4.35
Walkways 1.92
17.96
Municipal Reserve
Public K-8 School & Neighbourhood Park 7.08
Viewpoint Park 0.16
7.24
Non-Residential Land Uses
Commercial 4.25
Klondike Valley Campground 10.76
Private Institution (Religious Assembly) 5.91
20.92
NET RESIDENTIAL AREA 31.28
RESIDENTIAL LAND USE ANALYSIS
Land Use Area (ha) Units/ha Units  Pop/Unit Population Single/Multi-Family Unit Ratio
80.0% / 20.0%
Low Density Res. 27.62 23 635 3.46 2,198
Medium Density Res. 3.66 42 154 2.98 458 Persons per Gross Dev Hectare
33.0
TOTAL 31.28 798 2,656

STUDENT GENERATION STATISTICS

LEVEL Public Separate Total
Grades K-8 36€ 122 488
Grades 9-12 142 47 189
TOTAL 50¢ 16¢ 677
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