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Dear Mr. Saeed:

Re:
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It is acknowledged that following the submission of the Draft TIA (dated November 25, 2020), further
discussions were held between the applicant and the City of Edmonton with respect to site access.
Notwithstanding the findings of this report, the City has identified non-support for an all-directional
access to the site, specifically opposing the left-out movement. An alternative right-in/right-out/left-in
access was subsequently discussed (as sketched in Figure1) with the City and the City’s comments and
correspondence have been included as Appendix A.

Figure 1: RIRO/LI Access Concept

It is understood that there is the potential for a left-in movement to be considered; however, further study
is required at the development permit stage with respect to both location and operation and in
consideration of existing/future corridor and adjacent site access geometry.
It is recommended that further study include the completion of current turning movement counts. (It is of
note that no current traffic count data was collected as part of this study due to atypical traffic patterns as
a result of the Covid-19 pandemic).
It is acknowledged that overall access to the site will be further reviewed and determined at the
development permit stage.
Yours truly,
Bunt & Associates

Nicole Farn, P.Eng.
Senior Engineer
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1.

INTRODUCTION
Eins Development Consulting, on behalf of Regan Ostermayer, is currently seeking rezoning approval for
the parcel located at 741 107 Street. The proposed rezoning would district the site from Rural Residential
(RR) to Low Intensity Business Zone (CB1). Approval will allow for the construction of a low-intensity
commercial development, which will require the demolition of the existing residential dwelling. As part of
the rezoning process, Bunt & Associates was retained to confirm the access management strategy and
review the potential transportation impacts of the proposed rezoning and future commercial development
on key roadways and intersections to ensure that the roadway network is able to appropriately
accommodate the proposed commercial development.

1.1

Study Purpose and Objectives
The traffic generated by the proposed development has the potential to impact adjacent roadway facilities.
To provide safe and efficient access capabilities to existing and future land uses, consideration must be
given to the access management strategy and the increase in traffic anticipated to be generated by the
development of the commercial site. The primary purpose for completing the study was to ensure that the
roadway network and key intersections can appropriately accommodate all roadway users at safe and
satisfactory levels of service.
The primary objectives of the assignment were to:


Identify an appropriate access management strategy taking into account existing conditions, adjacent
development, and access management guidelines; and



Assess the traffic impacts of the proposed development on the adjacent roadway network and identify
roadway and intersection improvements required, if any, to accommodate site generated traffic.

1.2

Study Methodology
The assessment presented in the following sections reflects an understanding of the development site’s
locational attributes, site access requirements, and adjacent traffic accommodation issues and concerns.
The assessment was completed using the following methodology:


An examination of the development area with respect to existing conditions: land use, roadways,
traffic conditions, and traffic operations;



Identification of the proposed access management strategy;



Identification of future vehicular trip patterns anticipated to be generated to and from the
development site;
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Distribution and assignment of the projected vehicular demands on the adjacent corridor based on the
access strategy, and the relative location of trip origins and destinations; and



Completion of an analysis and assessment of the estimated roadway volumes to assess the overall
traffic impacts associated with the development site.
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2.

SITE CONTEXT

2.1

Site Location and Adjacent Land Uses
The subject site is located within a rural residential cul-de-sac with access to/from 107 Street. The site is
bounded by Ellerslie Road on its south boundary, 107 Street (cul-de-sac) on its west boundary, an access
easement and residential development to the west, and an existing rural residential lot on its north
boundary. The site is located within the Heritage Valley Servicing Concept Design Brief and the Richford
Neighbourhood Structure Plan (NSP) area and is currently identified as low-density residential in both of
these planning documents. Exhibit 2.1 identifies the subject site within the NSP area and its location along
the Ellerslie Road corridor.
The subject site currently accommodates a single-family residence with driveway access to 107 Street SW.
The rural residential lot is one of twenty-four rural residential lots located along the 5 Avenue SW/107
Street SW cul-de-sac, currently accessed via a single access point to 111 Street SW.

2.2

Transportation Network
5 Avenue SW/107 Street SW Cul-de-sac is a local roadway built to a rural residential roadway standard
with ditch drainage on either side of the corridor. No sidewalks have been developed. The corridor is in
the order of 7.5m wide. Each of the twenty-four lots located along the cul-de-sac have direct driveway
access to the rural roadway.
Ellerslie Road is an east-west arterial roadway spanning the City from the east boundary to 182 Street.
Adjacent to the subject site, Ellerslie Road is a five-lane divided roadway (two westbound lanes, three
eastbound lanes) with a boulevard walk on both sides of the corridor and a posted speed limit of 60
km/hr. The sidewalk on the south side of Ellerslie Road is classified as a shared-use path. Right and left
turn bays are developed at intersecting roadways along the corridor. The right of way is in the order of
40m and the wide median is planned to accommodate future widening to a full six-lane section in the long
term as required. Based on a review of the City of Edmonton’s ultimate alignment concept plans for
Ellerslie Road, it is understood that a third westbound lane could be developed on the south side of the
existing westbound lanes, with the north curbline generally being maintained.
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The nearest intersection to the west is the traffic signal-controlled intersection of Ellerslie Road/109 Street
(Blackmud Creek Dr), located in the order of 315m west of the subject site’s west property line.
The nearest intersection to the east is the residential access to the Ravines of Richford subdivision located
in the order of 50m east of the subject site’s east property line. The south approach of this unsignalized
upstream intersection provides all-directional access to the Ellerslie Road Baptist Church. An eastbound
left turn bay (approx. 70m bay, 60m taper) and a westbound slot left turn bay (approx. 60m bay, 35m
taper) have been developed at this intersection. No right turn bays have been developed. A secondary
access to the Ellerslie Road Baptist Church site is located along the west boundary of the Church site,
about 20m east of the subject site’s west property line. The Church’s secondary access only
accommodates right turn inbound, right turn outbound, and left turn outbound movements.

2.3

Existing Traffic Volumes
Adjacent to the site, Ellerslie Road has historically carried in the order of 23,000-28,000 vehicles per day.
Based on City of Edmonton count data, Table 2.1 summarizes the most current historical Ellerslie Road
Average Annual Daily Traffic volumes at two locations in the vicinity of the development site.
Table 2.1: Historical Ellerslie Road AADT Volume
LOCATION
Ellerslie Road East of
Blackmud Creek Drive SW
Ellerslie Road West of
103A Street

2014

2015

2016

2017

2018

25,200

25,200

23,900

23,900

22,700

26,900

26,900

25,600

27,300

27,700

Based on the most current turning movement count data available from the City of Edmonton database for
the intersection of Ellerslie Road/103A Street (2018), AM and PM peak hour volumes on the Ellerslie Road
corridor adjacent to the site are in the order of 1,750 vph (1,300 EB, 450 WB) and 2,700 vph (760 EB,
1,940 WB), respectively.
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3.

PROPOSED SITE ACCESS REVIEW

3.1

Site Access
The existing rural residential parcel is accessed from 107 Street. Vehicular access for the commercial site
is planned from Ellerslie Road only, and the existing 107 Street access is proposed to be closed upon
redevelopment of the site. Existing conditions, adjacent roadway characteristics, upstream and
downstream intersection locations, future roadway upgrades, and the City of Edmonton’s Access
Management Guidelines (Guidelines) were reviewed in combination to determine an appropriate access
strategy for the site. Exhibit 3.1 illustrates the existing intersection and access spacing along Ellerslie
Road in the vicinity of the site.
Given that Ellerslie Road is planned to be upgraded to a six-lane facility in the fullness of time, site access
has been considered from both a short-term and a long-term perspective. The existing left-out from the
Church site need also be considered when reviewing site access potential.
3.1.1

Right and Left turn bay Development

The Guidelines identify the need for left turn bay development at intersections on divided arterial
roadways. Right turn lane development should be reviewed with consideration given to adjacent accesses,
existing and future arterial roadway volumes, and anticipated access volumes. If a turn lane is justified,
the Guidelines identify a 50m bay and a 60m taper for roadways with a posted speed limit of 60kph.
3.1.2

Access Spacing

Table 3.1 summarizes the Guidelines as they pertain to unsignalized access to an arterial roadway relative
to existing non-signalized and signalized all-turns access.
Table 3.1: City of Edmonton Spacing Requirements
RELATIONSHIP

MINIMUM SEPARATION*
Downstream of intersection with an
auxiliary lane

50m

Downstream of intersection without an
auxiliary lane

110m

NEW All-Turns access relative to Existing NonSignalized All-turns access

Divided Arterial

250m up to 4 lanes
400m more than 4 lanes

NEW All-Turns access relative to Existing
Signalized Access

Divided Arterial

250m up to 4 lanes
400m more than 4 lanes

NEW Right-in/Right-out access relative to
Existing Non-Signalized All-turns access

*Distance measured inside curb to inside curb

6
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Based on a review of the Guidelines, a right-in/right-out access could be developed along the site frontage
while strictly adhering to the intersection/access spacing guidelines. Given that the distance between the
west site property line and the west curb face of the upstream all-directional access (Ravines of Richford
Access) is less than 200m, the all-turns access separation cannot meet the Guidelines.
Notwithstanding, when considering a retrofit situation where the existing access control along the corridor
does not definitively align with the guidelines (as opposed to new roadway construction), strict application
of the guidelines is not necessarily considered the most appropriate access strategy, and access is
typically considered on a case-by-case basis.
The proposed land use change from residential to commercial is appropriate based on the site’s location
adjacent to an arterial roadway: however, securing support for all-directional site access is required for the
site to be viable. The following proposed access strategy promotes an all-directional access to the
proposed commercial site, while appropriately acknowledging constraints and opportunities along the
corridor.

3.2

Proposed Access Strategy
In consideration of the existing context and constraints, the site access strategy illustrated in Exhibit 3.2
is proposed. As illustrated, the strategy includes the following:


A single all-directional commercial site access at a location which aligns across Ellerslie Road with
the existing right-in/right-out/left-out secondary Church access;



An eastbound to northbound left turn bay on Ellerslie Road at the site access intersection; and



The continued operation of the secondary Church access (south leg of the intersection) as a rightin/right-out/left-out only access, with implementation of a “No Left Turn” sign and the
introduction of a porkchop island on the south approach to prevent westbound left turns into the
Church site.

The above noted access strategy does not impact the future expansion of the Ellerslie Road cross-section
to a six-lane facility.
Although the proposed access location does not maximize separation distance from the upstream alldirectional unsignalized access, sliding the access to the west property line, offset from the secondary
Church access would result in two closely-spaced offset intersections with the continued operation of the
Church site right-in/right-out/left-out access. Under this scenario, closure of the left turn outbound
movement from the Church site would be recommended given the alternate left turn out opportunity
provided at the site’s all-directional access to the east.

8

741 107 Street TIA | Final Report | April 19, 2021
P:\03200094 - 741 107 Street\Bunt Report\210419 Final report.docx

3.3

Additional Considerations
3.3.1

Median Section

No modifications are proposed that would impact the upstream Ravines of Richford/Church access alldirectional intersection with Ellerslie Road. It is however noted that the length of the eastbound to
northbound left turn bay into the Ravines of Richford site exceeds the anticipated bay length required to
accommodate traffic demands anticipated to be generated by the 50-unit residential subdivision.
Should the Church site wish to consider left-in access at the secondary access given the median break
proposed to provide all-directional access to the proposed commercial site, it is noted that a westbound to
southbound left turn bay could be accommodated within the median section. Some modification to the
Ravines of Richford eastbound to northbound left turn bay length would likely be required in order to
continue to maintain a 60m taper for both the eastbound left turn bay and a new westbound left turn bay.
In the long term, however, left turn bay length within the median will be reduced upon expansion of
Ellerslie Road to a six-lane cross-section. It is anticipated that accommodating back-to-back left turn bays
within the median section would result in 25-30m left turn bays for the eastbound and westbound left
turns while maintaining a 60m taper.
Notwithstanding the above provided for informational purposes, the currently proposed commercial site
access and associated improvements do not consider the addition of westbound left turn accommodation
at the secondary Church access.
3.3.2

Potential Land Acquisition

It is understood that the owners of the site are currently considering acquiring the 107 Street road right of
way adjacent to the west boundary of the subject site, which would result in a larger developable parcel.
Should this acquisition occur, the 107 Street cul-de-sac would be relocated north of the commercial parcel.
The proposed access strategy (Exhibit 3.2) continues to be considered appropriate with expansion of the
site to the west. It is of note that consideration could be given to sliding the proposed access further to
the west to increase separation from the upstream all-directional intersection; however, this would result
in two closely spaced offset intersections with the continued operation of the Church site right-in/rightout/left out access. Under this scenario, closure of the left turn outbound movement from the Church site
would be recommended.

10
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4.

TRAFFIC ASSESSMENT

4.1

Proposed Land Use Schedule
The proposed CB1 site could accommodate a range of land uses including general retail, professional
office, and restaurant land uses. Specific land uses for the site have yet to be identified; however,
preliminary site plans prepared for the site have identified in the order of 25,000 SF of commercial space
upon buildout, which represents an FAR of 0.26.
Notwithstanding the preliminary site plan prepared with single-story development and surface parking
(approximate FAR 0.26), it is acknowledged that the allowable FAR in the CB1 zone is 2.0. Given the size
and shape of the parcel, achieving an FAR of 2.0 would include a multi-story development with
underground parking. This level of development intensity is not being considered by the client group. It is
the intent of the client group to develop single-story buildings with surface parking. Should a more intense
development be proposed at the Development Permit application stage, it is recommended that further
traffic review be completed at that time to contemplate the potential impacts of a higher-generating
development.

4.2

Trip Generation
For the purpose of estimating the trip generating potential of the site, City of Edmonton approved trip
generation rates for various sizes of commercial developments have been reviewed. Based on this review,
the City of Edmonton recommended CNC commercial site fitted curve equations have been applied.
Table 4.1 summarizes the peak hour and daily trip generation characteristics estimated based on the City
of Edmonton recommended rates.
As presented, the proposed CB1 site is anticipated to generate in the order of 140 AM peak hour trips and
230 PM peak hour trips.
Table 4.1:

CB1 Site Trip Generation Estimate
AM PEAK HOUR

LAND USE

INTENSITY

Commercial

25,000 sf

PM PEAK HOUR

Rate
(trips/
1,000sf

In

Out

Rate
(trips/
1,000sf

In

Out

5.62

77

64

9.18

109

120

TOTAL
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141

229
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4.3

Pass-By Trips
The site generated traffic is anticipated to be comprised of primary trips (new trips on the network) and
pass-by trips. Pass-by trips are not new trips on the network, but are instead trips that are already on the
adjacent corridor(s). Pass-by trips visit the site on their way to a primary destination. Although it is
anticipated that the site could generate a significant pass-by trip percentage (depending on the ultimate
land uses developed), for the purpose of this assessment, a conservative pass-by rate of 25% has been
assumed.
Table 4.2 summarizes the primary and pass-by trips assumed for the proposed commercial site.
Table 4.2:

CB1 Site Trip Generation Estimate – Primary vs Pass-by Trips
AM PEAK HOUR

LAND USE

INTENSITY

PM PEAK HOUR

Total

In

Out

In

Out

Primary
Trips

105

59

46

171

80

91

Pass-By
Trips (25%)

36

18

18

58

29

29

141

77

64

229

109

120

Commercial

TOTAL

4.4

Trip Distribution and Assignment
It has been estimated that 80% of commercial-generated primary trips will be generated from the west on
Ellerslie Road, while 20% will be generated from the east given the relative location of residential activity
east and west of the subject site and the location of other competing commercial sites in this area of the
City.
Pass-by trips were distributed based on the distribution of eastbound and westbound traffic passing the
site during the respective peak hours.
Exhibit 4.1 presents the assignment of the AM and PM peak hour commercial site generated traffic at the
all-directional site access proposed.
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4.5

Horizon Year and Background Traffic
The proposed development is anticipated to be operational in 2021; therefore, a short-term horizon has
been included in the assessment.
As identified previously, the proposed site access intersection will also continue to accommodate rightin/right-out/left-out trips generated by the Church site to the south. Existing turning movement count
data is not available for these movements and given atypical travel patterns as a result of COVID-19, it is
not anticipated that the collection of current data would yield typical traffic volumes. Therefore, in order to
estimate turning movements at the intersection, the Institute of Transportation Engineers Trip Generation
Manual, 10th Edition was consulted.
The Church site includes the Church land use (anticipated to generate peak demands on Sundays), its
associated weekday programming (anticipated to generate peak demands after 9am and during evenings),
and an out of school childcare program (anticipated to generate weekday peak hour trips).
For the purpose of estimating peak hour trip-making activity, the area of the Church has been assumed at
20,000sf (based on a review of aerial photography) and the number of out-of-school care children has
been estimated to be 75 children. Table 4.3 summarizes the Church site peak hour trip generation
estimate for the purpose of estimating background traffic activity.
Table 4.3:

Ellerslie Road Baptist Church Trip Generation Estimate
AM PEAK HOUR

LAND USE

INTENSITY

Church
20,000 sf
(ITE Land Use 560)
DayCare
75 students
(ITE Land use 565)
TOTAL

Rate
0.33
tri;s/1,000sf
0.78
trips/student

PM PEAK HOUR

In

Out

4

3

32

27

36

30

Rate

0.49
trips/1,000sf
0.79
trips/student

In

Out

4

5

28

31

32

36

The estimated Church site trips were assigned to both site accesses along Ellerslie Road. In combination
with Ellerslie Road through movements, the background traffic assumed for assessment purposes at the
key study intersection is presented in Exhibit 4.2. It is acknowledged that the background traffic on
Ellerslie Road is reflective of 2018 data; however, traffic volume along the corridor has remained relatively
consistent since 2014.

4.6

Total Traffic
Exhibit 4.3 presents the total AM and PM peak hour traffic anticipated at the proposed site access
intersection, reflecting the site generated traffic superimposed on background traffic.
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4.7

Alternative Modes
It is acknowledged that the site could also generate non-vehicular trips including pedestrian activity and
bicycle trips. Based on the Institute of Transportation Engineers trip generation rates for alternative modes
(walk, cycle, transit) for a suburban shopping centre (Land Use code 820), the site could be anticipated to
generate fewer than 5 PM peak hour trips by alternative modes.
Bicycle and pedestrian traffic are not anticipated to represent a significant mode share; therefore, no mode
split was applied to the site generated traffic estimate, resulting in a somewhat conservative estimate of
vehicular traffic.
Sidewalks and shared use paths on Ellerslie Road provide pedestrian and bicycle accommodation to/from
the site. Nearby residential development areas are well-connected to Ellerslie Road through internal
sidewalk development.
Pedestrian crossings of Ellerslie Road at the proposed all-directional access location is not recommended
given the high-volume arterial nature of Ellerslie Road combined with the significant crossing distance
(35m) and number of lanes to be crossed. The nearest signalized crossing location is 109 Street,
approximately 310m west of the subject site’s west boundary and pedestrian crossing should be
promoted at this location.
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5.
5.1

TRAFFIC ASSESSMENT
Methodology
The intersection capacity assessment was completed using Synchro 9 analysis software. Intersection
operations are typically rated by two measures. The volume-to-capacity (v/c) ratio describes the extent to
which the traffic volumes can be accommodated by the physical capacity of the road configuration and
traffic control. A value (measured during the peak hour) less than 0.90 indicates that generally there is
sufficient capacity and the projected traffic volumes can be accommodated at the intersection. A value
between 0.90 and 1.0 suggests unstable operations may occur and volumes are nearing capacity
conditions. The second measure of performance, Level of Service (LOS), is based on the estimated average
delay per vehicle among all traffic passing through the intersection. A low average delay merits a LOS A
rating. At unsignalized intersections, a LOS F is reached when vehicles experience an average delay greater
than 50 seconds.
Unsignalized intersection capacity assessments were completed using the HCM2010 methodology within
Synchro 9 analysis software. As per the HCM2010 methodology, assessment results are reported for
critical movements only. As well, the HCM2010 95th percentile queue is reported as vehicles; therefore, a
distance in metres was calculated assuming an average of 7.5m per vehicle.

5.2

Ellerslie Road/Site Access Intersection
The proposed all-directional site access intersection has been assessed under two-way stop-control (north
and south approach). The assessment considers two-stage left turn movements with the opportunity for
the median to store one turning vehicle. Given the width of the Ellerslie Road median at this location, left
turning vehicles from the side streets have the opportunity to negotiate a left turn in two stages – first
yielding to near-side traffic to enter the median refuge space, and then yielding to far-side lanes before
completing the left turn movement. White it is recognized that a reduced median is anticipated with the
ultimate cross-section of Ellerslie Road, it is anticipated that two-stage left turns could still be
accommodated during gaps in eastbound left turning traffic.
Table 5.1 summarizes the intersection capacity assessment results upon build-out and operation of the
commercial site during the AM and PM peak hour.
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Table 5.1:

Ellerslie Road/Proposed Commercial Access

SDIRECTION
MOVEMENT

EASTBOUND
L

WESTBOUND

T

R

L

T

R

NORTHBOUND
L

T

SOUTHBOUND
R

L

4

22

T

R

AM Peak Hour – Unsignalized (N/S Stop)
Geometry
Volume (vph)
v/c
Delay (s)

L/T/T/T/R
60

T/TR

1271

16

445

L/TR
17

11

L/TR

0

0

42

0.06

0.12

0.01

0.08

0.05

8.5

49.4

15.1

18.8

9.9

LOS

A

E

C

C

A

95th Queue (m)

2

3

0

3

2

Intersection Delay:

1.0

Intersection LOS:

A

PM Peak Hour – Unsignalized (N/S Stop)
Geometry
Volume (vph)

L/T/T/T/R
72

T/TR

738

14

1919

L/TR
37

13

L/TR

0

5

26

0

94

v/c

0.25

0.19

0.01

0.58

0.38

Delay (s)

27.8

21.2

67.8

11.8

>100

LOS

C

F

B

F

D

95th Queue (m)

7

5

0

17

13

Intersection Delay:

3.2

Intersection LOS:

A

As presented, the stop-controlled northbound and southbound left turn movements are anticipated to
experience delays resulting in LOS F in the PM peak hour; however, the v/c ratios for all movements are
anticipated to be well below 1.0 with overall intersection operations at LOS A. Delays resulting in LOS F
during peak periods are not uncommon for low-volume left turn movements from stop-controlled side
street approaches onto arterial roadways. During peak Ellerslie Road traffic periods, it is anticipated that
predictable delays for exiting traffic will encourage patrons to use alternate routes and turn right onto
Ellerslie Road to avoid delays. The left turn movements are anticipated to operate at acceptable levels of
service during off-peak times.
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6.

CONCLUSIONS
Based on the assessment completed, an appropriate all-directional access strategy to facilitate the
movement of traffic anticipated to be generated by the rezoning and redevelopment of the subject site can
be implemented without unduly interfering with or impacting the adjacent roadway infrastructure (as
conceptually illustrated in Exhibit 3.2). To support the site access, the following measures have been
identified:


A three-lane site access cross-section on the north approach including construction of one
inbound lane and two outbound lanes (left turn lane and a shared through/right lane);



Conversion of the right turn lane on the south approach to a shared through/right turn lane;



Construction of an eastbound to northbound left turn bay on Ellerslie Road at the site access
location;



Installation of a “No-left-turn” sign on the east approach in advance of the intersection; and



Construction of a concrete island on the south approach (Church site access) to prevent left turn
inbound movements.

It is anticipated that the information and assessment contained herein appropriately addresses the
potential traffic impacts associated with the rezoning of the subject site from Rural Residential to CB1.
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APPENDIX A
City of Edmonton Correspondence

4/20/2021

City of Edmonton Mail - Fwd: Richford Rezoning - Ellerslie Road access

Emily Sabo <emily.sabo@edmonton.ca>

Fwd: Richford Rezoning - Ellerslie Road access
Emily Sabo <emily.sabo@edmonton.ca>
Mon, Feb 22, 2021 at 2:09 PM
To: Nicole Farn <nfarn@bunteng.com>, ryan@eins.ca, swillis@bunteng.com
Cc: Shafayat Hossain <shafayat.hossain@edmonton.ca>, Vivian Gamache <vivian.gamache@edmonton.ca>, Rod Heinricks
<Rod.Heinricks@edmonton.ca>, Mark Pivovar <mark.pivovar@edmonton.ca>, Faisal Saeed <faisal.saeed@edmonton.ca>,
Kelly Sizer <kelly.sizer@edmonton.ca>
Hi Nicole and Ryan,
Thanks for your email. We met internally with our Engineering Drawing group to look at the feasibility of a left-in for the
proposed commercial site. They are in agreement that a left-in could work provided that the left out from the Church's
west access be removed. From a corridor perspective, the left out at that location is not needed.
To move forward with this, we will require the following:
Written documentation following your communication with the Church, that they understand and accept that left out
movements from their west access will no longer be permitted once this site is developed.
An update to the concept plan drawing of Ellerslie Road 6 lane cross-section from 109 Street to Blackmud Creek
bridge that shows the right-in/right-out/left-in for the commercial site and the right-in/right-out only for the Church's
west access. This drawing will require approvals from the applicable groups at the City (Engineering Drawing
Review, IIS, Traffic Safety). This update must be done prior to or concurrently with the subdivision/development
permit application.
Update to the concept plan and closure of left-out access from the Church will be included in the LDA response
and discussed in the Council report for the Public Hearing / future reference at the development permit stage.
Thanks,
Emily

On Mon, Feb 22, 2021 at 10:56 AM Faisal Saeed <faisal.saeed@edmonton.ca> wrote:

Faisal Saeed P.Eng.
GENERAL SUPERVISOR
PLANNING COORDINATION
URBAN FORM AND CORPORATE STRATEGIC DEVELOPMENT | DEVELOPMENT SERVICES

780-496-3035 OFFICE
City of Edmonton
8th Floor Edmonton Tower
10111-104 Avenue NW
Edmonton AB T5J 0J4
Please note, staff are working remotely in response to the City of Edmonton’s recent COVID-19 protocols. Our
high standard for customer service remains the same. Please continue to reach out to us via telephone or
email and we will respond. Thank you.

---------- Forwarded message --------From: Nicole Farn <nfarn@bunteng.com>
Date: Thu, Feb 18, 2021 at 12:46 PM
Subject: Richford Rezoning - Ellerslie Road access
To: Shafayat Hossain <shafayat.hossain@edmonton.ca>, Faisal Saeed <faisal.saeed@edmonton.ca>
Cc: Ryan Eidick <ryan@eins.ca>, Sean Willis <swillis@bunteng.com>
https://mail.google.com/mail/u/0?ik=83dfae207c&view=pt&search=all&permmsgid=msg-a%3Ar-9055652807253965735&dsqt=1&simpl=msg-a%3Ar-9…
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City of Edmonton Mail - Fwd: Richford Rezoning - Ellerslie Road access

Hello Shafayat and Faisal,

As a follow-up to the discussion at our meeting yesterday with respect to left-in access to the proposed 741 107 Street
commercial parcel, I have attached two sketches. The first shows a potential intersection configuration in the short
term, and the second shows the intersection in the long term. The sketches are informal, but show the concept of how
the intersection might be configured while continuing to disallow the southbound through/left turn movement and the
westbound left turn movement.

Westbound left turn violations would be unlikely given the upstream all-directional access to the church site, and the
development of an appropriately-sized island on the north approach would prevent southbound left turn violations. It is
anticipated that the northbound left turn movement does not represent a significant volume outside of infrequent peaks,
and we have reached out to the church site to seek additional clarity on the use of this access.

Such an option continues to provide appropriate left turn bay and taper for the eastbound left turn movement while
maintaining appropriate intersection separation distance from the upstream intersection. In combination with signage
and well-designed geometry, I believe this represents a viable option.

Additional options could include a)providing an eastbound left turn inbound in advance of the northbound left turn
median break and b)providing an eastbound left turn inbound east of the northbound left turn median break. I am happy
to prepare additional options for consideration at the appropriate time.

I look forward to further discussion with you.

Regards,
Nicole

Nicole Farn, P.Eng. | Transportation Engineer

Bunt & Associates Engineering Ltd.
Suite 500 – 10339 124 Street, Edmonton, AB, Canada T5N 3W1
p 780 732 5373 Ext 222 f 780 732 7806 | www.bunteng.com

ü Please consider the environment before printing this email.
We’ve Moved to Suite 500 – 10339 124 Street!

In response to the COVID-19 outbreak and as per company policy, I will be working from home until further
notice. During this time, I will be reachable via email during regular work hours.

https://mail.google.com/mail/u/0?ik=83dfae207c&view=pt&search=all&permmsgid=msg-a%3Ar-9055652807253965735&dsqt=1&simpl=msg-a%3Ar-9…
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Emily Sabo P.ENG.
SENIOR ENGINEER
PLANNING COORDINATION
URBAN FORM AND CORPORATE STRATEGIC DEVELOPMENT

780-495-0990 OFFICE
City of Edmonton
8TH FLOOR - EDMONTON TOWER
10111 – 104 AVENUE NW
Edmonton AB T5J 0J4

https://mail.google.com/mail/u/0?ik=83dfae207c&view=pt&search=all&permmsgid=msg-a%3Ar-9055652807253965735&dsqt=1&simpl=msg-a%3Ar-9…
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City of Edmonton Mail - 741 107 Street SW - next steps

Emily Sabo <emily.sabo@edmonton.ca>

741 107 Street SW - next steps
Emily Sabo <emily.sabo@edmonton.ca>
Fri, Apr 16, 2021 at 2:25 PM
To: Ryan Eidick <ryan@eins.ca>
Cc: Shafayat Hossain <shafayat.hossain@edmonton.ca>, Sean Novak <SNovak@islengineering.com>, Bijan Mannani
<bijan.m@epicred.ca>, John McMaster <dailyplanetdesign@gmail.com>, Faisal Saeed <faisal.saeed@edmonton.ca>, Rod
Heinricks <Rod.Heinricks@edmonton.ca>, Vivian Gamache <vivian.gamache@edmonton.ca>
Hi Ryan,
Thanks for your email. We work collaboratively with our Development Permit Transportation group; they have been
apprised of the history of this file and they will be able to continue the conversation and the review of the accesses
accordingly.
However, on that note, I will be emailing Nicole at Bunt to finalize the draft Transportation Impact Assessment associated
with the rezoning. We will be asking for it to reflect the discussions we've had and the agreed upon access strategy/plan
for the parcel. I will cc you on that email.
Thanks and have a nice weekend,
Emily
On Thu, Apr 15, 2021 at 5:28 PM Ryan Eidick <ryan@eins.ca> wrote:
Hey Emily/Shafayat,

We have been working with Epic RED on the site should the rezoning get approved on May 4th by Council. They have
prepared a site plan based on their vision for the site (attached), and we have submitted a formal pre-application
meeting request as of yesterday. I’m reaching out because the main items we want to discuss are related to access,
continuing the conversations we’ve already had regarding site access

I was hoping you could review and attend the pre-application meeting to provide comment on proposed access. Since
you already have much of the background information submitted through the rezoning application, it would be beneficial
to the pre-application meeting to have your input. All information attached has been submitted with the pre-application
request.

If unable to attend the pre-application meeting, can you kindly review and provide comment on the access separately?

If you have any questions, please don’t hesitate to ask. Regards,

Ryan Eidick, MCP
Director
780.298.4179
www.eins.ca

https://mail.google.com/mail/u/0?ik=83dfae207c&view=pt&search=all&permmsgid=msg-a%3Ar387001583902826757&dsqt=1&simpl=msg-a%3Ar387…
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Emily Sabo P.ENG.
SENIOR ENGINEER
PLANNING COORDINATION
URBAN FORM AND CORPORATE STRATEGIC DEVELOPMENT

780-495-0990 OFFICE
City of Edmonton
8TH FLOOR - EDMONTON TOWER
10111 – 104 AVENUE NW
Edmonton AB T5J 0J4

https://mail.google.com/mail/u/0?ik=83dfae207c&view=pt&search=all&permmsgid=msg-a%3Ar387001583902826757&dsqt=1&simpl=msg-a%3Ar387…
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Nicole Farn
From:
Sent:
To:
Cc:
Subject:

Emily Sabo <emily.sabo@edmonton.ca>
Friday, April 16, 2021 2:28 PM
Nicole Farn
Shafayat Hossain; Vivian Gamache; Rod Heinricks; Faisal Saeed; Ryan Eidick
Richford TIA update

Hi Nicole,
We have had some Councillor interest in the Richford rezoning and the impact on the transportation network in the
area. That, combined with the rezoning going to Public Hearing soon, we'd like to get the draft TIA you prepared
(November 25, 2020, Bunt file 03‐20‐0094) to be updated and finalized.
The update should include:





Acknowledgement of the discussions held by the City and the applicant on the access to the site.
That all‐directional access from the site will not be permitted.
Access to the site can be right‐in/right‐out, and that there is the potential for a left‐in movement, which is
contingent on the closure of the Church's left‐out movement from their western access.
Access to the site will be reviewed at development permit stage

If you have any questions, please let me know. We'd appreciate the updated TIA as soon as possible.
Thanks and have a nice weekend,
Emily
‐‐
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Emily Sabo P.ENG.
SENIOR ENGINEER
PLANNING COORDINATION
URBAN FORM AND CORPORATE STRATEGIC DEVELOPMENT

780-495-0990 OFFICE
City of Edmonton
8TH FLOOR - EDMONTON TOWER
10111 – 104 AVENUE NW
Edmonton AB T5J 0J4

The contents of this message and any attachment(s) are confidential, proprietary to the City of Edmonton, and are intended only for the
addressed recipient. If you have received this in error, please disregard the contents, inform the sender of the misdirection, and remove
it from your system. The copying, dissemination, or distribution of this message, if misdirected, is strictly prohibited.
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