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THE PALISADES AREA STRUCTURE PLAN
LAND USE AND POPULATION STATISTICS
BYLAW 15447 (Approved June 7, 2010)

LAND USE

Gross Area

Natural Area (NW 7024)

A Private Corporation’s Utility Right of Way

A Private Corporation’s Pipeline Right of Way
167 Avenue

153 Avenue

Gross Developable Area

Municipal Reserves - Parks and Schools
Net Developable Area

Business Commercial

Business Industrial

Neighbourhood Commercial
Residential*

Institutional

Total

Area (ha)

590.00

10.87
6.28
4.81
3.52
6.56

557.96
48.67
509.67
44.72
5.47
4.05
444.79
10.26

509.29

Density: 41.1 persons per gross developable hectare

*Includes stormwater management facilities, cotieeind local roads
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% of GDA

100.00 Units

8.72

8.01

0.98

0.73
79.71
1.83

6,641

100.00

Fibgtion

22,048
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I INTRODUCTION

1. GENERAL

As a result of the annexation by the City of Ednoonon 1982-01-01, large tracts of
land, particularly on the fringes of existing dey@hent, have the potential for urban
development. The recommendation of the Urban Gr@ttategy Report to allow Area
Structure Plan preparation to commence in early2 88 certain areas recognized this
development potential, and identified the Edmoridonthwest as one such area.

2. PURPOSE

The purpose of this Area Structure Plan is to glexa comprehensive, rational land use
plan which will be used to guide the orderly aniicefnt development of approximately
583 hectares (1440.5 acres) of land within the INeest sector of the City of
Edmonton. Based on an examination of the majoofaathich have, and will continue
to influence development of the Plan area, the gse@ land use pattern and
concomitant infrastructural linkages and implemBatastrategy which have evolved,
are intended to ensure the Plan's full integrafimio the urban mosaic of north
Edmonton.

3. LOCATION

The Plan area is geographically located west anith od the developed communities of

Castle Downs and Wellington, respectively, invotyiall of Section 25-53-25-W4M,

Section 36-53-25-W4M and portion of Section 1-54Y¥28M. More specifically, the

Plan area encompasses the lands west of 127 Stoz#t, of 137 Avenue, east of the

railway right-of-way and south of the rationalized boundas the Edmonton Amended by Editor
Transportation and UtilityCorridor within the Restricted Development ArealjRA.)

(see Figure 1).
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Figure 1: General Location Map(Bylaw 7464, April 24, 1984)
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4. PLANNING HISTORY AND PLAN AUTHORIZATION

Prior to the annexation of the Plan Area to they @h 1982-01-01, planning and
development activity, which resulted in the exigtiland use pattern, fell under the
jurisdiction of the M.D. of Sturgeon.

Following annexation and the approval by City Cauatthe Urban Growth Strategy
Report Phase | on 1982-02-23, Mackenzie Spenceycides on 1982-03-17 submitted
an Area Structure Plan for the Edmonton NorthwestaA as defined in the Urban
Growth Strategy report, for the City's considematiolhe initial plan had made
provisions for a substantial portion of the Plagaato be developed as industrial uses
and included as well, a regional shopping centrthagprimary focus for the Edmonton
Northwest-Castle Downs community. In response & ghbmission, two other major
landowners submitted alternative proposals whigitegent major deviations from the
Mackenzie Spencer proposal with respect to commidiend uses.

While these submissions were being evaluated byttyeand other affected agencies,
property owners east of 127 Street requested aafoseparation from the Edmonton
Northwest planning area and proceeded to haveiderggl area structure plan (Castle
Downs Extension) approved by City Council on 198315.

On 1982 08 05 the Regional Planning Commissionagal a regional amendment for
Edmonton Northwest which designated those landsoappately west of theail line
from Low Density Agricultural to General Industriahd those lands east from Low
Density Agricultural to General Urban specificdity residential development.

On 1982 11 24, City Council approved Bylaw #690gbnporating the Northwest Area,
among other planning areas into the policy framévedithe General Municipal Plan.

As a consequence of Council's deliberation, theaABtructure Plan proposal by
Mackenzie Spencer and Associates was rejectedh@ndccompanying bylaw (#7213)
was struck from Council's agenda of 1983-04-13.r€duhowever, directed that a new
plan be prepared by the Planning Department elitinigahe regional town centre and
providing for business industrial uses east aldwegdil tracks and along major arterial
roadways, including truck routes.

On 1983-12-13, City Council further directed thaparate Area Structure Plans be

Palisades ASPffice Consolidation December 2010
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prepared for the residential and industrial seofathe Northwest Area having as their
common boundary, theilway tracks. In addition to the above, Council stateat the
plan east of theailway tracks must incorporate business industrial usasgaherail
line in Neighbourhood 5, business commercial usage gal@87 Avenue and
neighbourhood commercial uses distributed appriglyighroughout the plan area.

Given the above mandate and directives, this Argactire Plan is prepared in
accordance with the Revised Area Structure Plam3esf Reference, and conforms
with the policies set out in the General Municip&n.

As a prerequisite to developing an understandinthefbasis of the plan, Chapter II
reviews the planning context for the Plan Areaudoig its regional/urban context in
which the plan is structured. Chapter Ill examinbg major site development
constraints and influences, including the natumadl @&uilt environment and land
ownership pattern. Chapter IV outlines the develepmobjectives and underlying
principles which will serve to guide the variousrgmnents of the Plan to attain a high
quality urban mixed use development. Chapter V rilese the development concept
which has evolved; examining its various elementserms of clarifying the planning
principles employed and formulating the plan in teah with the required utility and
transportation linkages of the urban system. Thealfi Chapter contains an
implementation strategy for the Plan, including skeging of development. A statistical
summary identifying the breakdown of land uses,uteon, reserve allocation, etc. is
also provided.

On 1984-02-28 this Area Structure Plan (now offigimamed "The Palisades") was

presented to City Council as Bylaw #7464 and wasrgFirst and Second Readings. It

was also concurred by Council on 1984-02-28 thatlthsiness Commercial Areas in

Neighbourhood 7 would be expanded to include aszest along 127 Street to 145

Avenue and west along theail line, among other amendments, as illustrated in
amended Figure 7, The Development Proposal.
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THE URBAN SETTING AND PLANNING CONTEXT

1.

GENERAL

This Chapter seeks to highlight the plan area é utban setting and review the

administrative policy plans which will affect theajor elements of the development

concept. The intent is to identify those featuréshe surrounding communities which

will serve to successfully integrate the plan dn¢a the urban structure and provide the

basis upon which the concept will evolve into depetent reality.

2.

URBAN CONTEXT

a. Regional Perspective

With the Edmonton Utilities and Transportation Gaor (including the proposed
outer ring road) forming an effective barrier, theer urban linkages to St. Albert
and other small communities in the Region will obéyattained via 142 and 127
Streets and other east-west arterials to St. Albesil and 149 Street. The
construction of the proposéhthony Henday Drivand the continued use of the
railway tracks will strengthen this transportation linkagpeit should not
significantly increase the impact on this area.

The Region will also influence the servicing of thea. Storm and sanitary
services may be handled by the regional system umoer construction within
the R.D.A.

Major regional recreational opportunities exist hiit several lakes of the
Sturgeon River Basin and to a lesser extent, withénR.D.A.

In general, the Plan area will likely be the northémit of urban expansion for
guite some time, thereby providing a stable arelfnning.
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Figure 2: Urban Context (Bylaw 7464, April 24, 1984)
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b. North Edmonton Context

As noted earlier, and illustrated in Figure 2, Blan Area is located between
the existing residential developments of Castle Bovand Castle Downs
Extension and Wellington on the east and soutipeciely, and the proposed
industrial area and the Edmonton Utilities and $partation Corridor to the
west and north, respectively.

The most significant effects on the land use plahhe the adjacent existing
and designated uses of the surrounding commurdiiesto a lesser extent,
Council's direction of 1983-12-13.

In late 1977, the Castle Downs Outline Plan wasraled such that the area
(Baranow) originally intended for the proposed Norest Freeway was
designated largely for light industrial uses. Theposed industrial portion
extends from theitilities right-of-way, south of 153 Avenue to approximately =~ Amended by Editor
140 Avenue. Since then, planning and developmen€astle Downs have
designated or produced commercial development adjato the northeast
corner of 127 Street and 137 Avenue, the soutloeaser of 127 Street and 153
Avenue and residential uses north of 153 Avenunal 27 Street. In addition,
the Castle Downs Town Square, a community shoppamgre was constructed
in the Beaumaris Neighbourhood at its intersecabi53 Avenue and 113 A
Street. The presence of these commercial develagnjexisting and proposed)
will influence the planning for commercial and tel facilities in the Plan area.
The transportation linkages afforded by 137 and A#8nues and the creation
of other collector roads will provide the inter ammmity link with Castle
Downs and enable the future residents within then Rirea to benefit from
major commercial, social and recreational oppotiesi

North of 167 Avenue, the area which was formerlyt paf the original
Northwest Area was approved by City Council on 138315 for residential
development. However, with no roadway access ofib Street except at 167
Avenue for the Castle Downs Extension Area, th&uarfce on the Plan area
appears minimal.

The established residential neighbourhood of Wgtin south of 137 Avenue
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will also have minimal impact on the land use af #lan area, particularly in
view of Council's directive to provide businessusttial uses on 137 Avenue.

The significance of the proposed industrial develept east of theail line lies
largely in its potential to provide employment amdreational opportunities and
to impose the creation of a complementary landwiseh can be designed to
act as a noise buffer against thd line activity.

The R.D.A,, to the north of the plan area is cutyetevoted to agriculture or is
vacant, but ultimately the development of the amri will affect the
developments of both Neighbourhoods 1 and 2.

3. REGIONAL PLAN - METROPOLITAN PART (PRP - Metro Part

Under the current Regional Plan, the greater poricthe Plan Area is designated GU -
General Urban. The only exception being an areatwits designated as Gl (General
Industrial) in the southwest portion of the PlaraarUnder this plan, any extension of
industrial uses within the Plan would necessitataraendment to the Regional Plan.

4. THE GENERAL MUNICIPAL PLAN

Subsequent to the approval of the Urban Growtht&jya Council approved an

amendment incorporating the Plan area under thei@eklunicipal Plan. The General

Municipal Plan designates this area for suburbameatial development. Approval and

implementation of this Area Structure Plan will ther the General Municipal Plan

objectives and policies relating to the enhancenm@nemployment and business
opportunities, strengthening and diversifying tlteremic base, ensuring the orderly,
phased and economic development of the annexed tangrban uses and the creation
of a high quality environment.

5. LAND USE BYLAW

At this time, the City's Land Use Bylaw has notrmaenended to include this portion of
the annexed area, although efforts are being madealize this. In the interim, the
M.D. of Sturgeon Land Use Bylaw 388/81 is in effeatil the amendment from AG
(Sturgeon Land Use Bylaw) to AGU (City of Edmontcend Use Bylaw) is approved.
As a result of utilizing this policy approach, sealedevelopment permits have been
issued which will serve to influence the plan pragian in the recognition and location

Palisades ASPffice Consolidation December 2010
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of such uses, specifically light industrial and ecoencial uses.
6. CONCLUSION

Given the objectives of the Urban Growth Strategythis area as incorporated under
the General Municipal Plan and the factors conswien the preceding sections it is
apparent that the development concept for the Rleea should provide for a
predominance of residential development with a doatibpn of industrial and
commercial uses structured to meet the developroppbrtunities and locational
requirements of the area. This residential devetypgnwould complete the urban
structure of north Edmonton as it relates to Cd3tlens, Castle Downs Extension Area
and Wellington Neighbourhood and provide a labarcé located conveniently with
respect to employment opportunities.

Palisades ASPffice Consolidation December 2010
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I EXISTING SITE DEVELOPMENT CONSTRAINTS AND
OPPORTUNITIES

Sound physical planning involves an understandfrajl@xisting site conditions and factors
with a view to determining the natural potential a@wnstraints of an area for future
development. The following sections outline theunat and built environment of the plan
area and their implications. These features arstithted in Figure 3.

1. NATURAL FEATURES

a. Topography and Drainage

The topography of the plan area is relatively tiatgently undulating with no
significant aesthetic views. The maximum topogreplariation across the area is
approximately 6 metres (20 feet). There are a nurobelepressions or 'sloughs'
dispersed throughout the area, some of which dyg&uto seasonal flooding. The
largest of these with permanent surface pondingthadnatural drainage pattern
may present opportunities for the construction ehnmade lakes to complement
the storm water management system and exploit ettufes for secondary
recreation.

b. Soils

According to the Alberta Soils survey classificati@ll soils within the Plan area
can be described as Malmo Silty Clay Loam, Wetaski@ilty Clay Loam and

Prestville Silty Clay Loam of the Chernozemic anoloBetzic Soil Orders. The
Prestville Silty Clay Loam is characterized by gper layer of 7.6 cm to 30.5 cm
of peat with low permeability. With regard to pradivity, the Canada Land
Inventory has classified these soils into two bad@sses; class 1 having no
significant limitations for crop useage and claswifich are subject to moderate
limitations.

Except for the special engineering attention whigh be required for the slough
areas, the soils do not present any serious camtstoaurban development. It is
recommended, however, that schools, commerciallolewveent and such related
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Figure 3: Natural Features & Site Development Consaints

(Bylaw 7464, April 24, 1984)
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large scale structures be located away from suedsar

C. Vegetation and Climate

Past agricultural practices have practically elat@éd most of the mature
vegetation within the area. Significant stands afodlots still occur in the
northeast and northwest within the Imperial Gardeswmintry acreage
subdivision, and as wind-breaks. Given the adverg®nal climate, including
the prevailing winds and the exposed nature ofsttee every effort should be
made to retain and incorporate healthy trees in diecessive design and
development of the area.

d. Environmentally Sensitive Natural Area Bylaw 12000
April 26, 1999

There are seven natural area sites and two enviemtally sensitive sites in the
plan area. As described in the “Inventory of Enwinoentally Sensitive and
Significant Natural Area” 1993, the two environmalht sensitive sites are:

» Site NW 7024 natural area is approximately 10.8Ctdes in size and is Bylaw 15290

located at 167th Avenue within the south-centradaarof the Albany October 28, 2009
Neighbourhood. This area is composed of a relatierge wetland
complex including a fresh water marsh, wet meadow apland forest

area.

+ Site NW 7060B, located east of the railway tradke@the proposed 153
Avenue alignment, a 1.3 ha site. It is non-suitdf@leause it is cut off from
the main wetland complex west of the tracks.

The Public Lands Act (Section 3) gives the Crowrtheé right of the Province,
the title to any and all permanent, naturally oatog water bodies or water
courses in the Province. The ASP assumes the Rewill take ownership of
NW7024 site. The site is excluded from the GroseDpable Area (GDA).

The Water Act (Section 38) gives the Province itlji@ to approve or refuse the
commencement or continuation of an activity whias tan impact on a
permanent naturally occurring water body or wateucse.

Stage 1 and 2 Natural Site Assessments and a Wetlaaa Management Plan Bylaw 15290
October 28, 2009
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have been prepared in support of retaining the N¥¥47natural area in the
Albany Neighbourhood. The incorporation of the emd area into the
neighbourhood as a naturalized stormwater influehosetland provides
opportunities for habitat preservation and incredd@odiversity as well as a
natural amenity for the community.

The seven natural area site are distributed in INbmurhoods 1 (3 sites),
Neighbourhood 2 (3 sites) and Neighbourhood 3 t@).sThey will be assessed
in the NSP process for reach Neighbourhood.

2. BUILT ENVIRONMENT AND LAND OWNERSHIP PATTERN

a. Existing Land Use

The majority of the land within the Plan area isve®ped for a variety of
residential, commercial and ancillary uses with ti@thern portion remaining
undeveloped. Existing residences and commercial and industriaésu are
situated within the western portion of the undepetb Plan area. An aerial
view of the area is provided by Figure 4, while Wiy 5 illustrates the
generalized land use pattern.

Adjacent to therailway tracks, in the southwest portion of the Plan asea
large furniture warehouse. Other commercial faegiexist on 167 Avenue/127
Street and on 133 Street/137 Avenue. The majofithese uses do not pose a
serious constraint to development as they can lberporated into larger
commercial areas designed to maximize their lonatidloreover, the recent
consideration of an amendment to construct a lgrgeery outlet (Bylaw 7417)
on 137 Avenue and 133 Street further influencesldleation of commercial
development on 137 Avenue.

As shown on Figure 5, existing industrial useslacated north of 137 Avenue
and east of the railway within an area north ofutildies right-of-way; and to a
lesser extent in the Imperial Gardens Subdivislanminimize the area devoted
to industrial uses and taking advantage of thetionoof therailway tracks,
industrial uses, to an acceptable depth may beopgpte in this location. This
form of land use will, however, depend on apprdpriaccess and circulation
requirements. If light industrial uses do not fithin the development scheme,
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Figure 4: Aerial Photograph (Bylaw 7464, April 24, 1984)
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Figure 5: Existing Land Use
(Bylaw 7464, April 24, 1984)
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the implication is that these industrial developteemould have to be relocated.

Every attempt should be made at the NeighbourhowdctBre Plan and
subdivision stages to incorporate the Residentevebpments dispersed
throughout the area into the plan if the situatiearrants it. The intent is to
relocate as few of these developments as pos3ibieis particularly applicable
to the Imperial Gardens acreage subdivision as well

Alberta Culture advised that, based on prelimiramgheological investigation
of adjacent areas, there appears to be historgsalurces in the area which
could affect urban development. However, this casion will have to be

verified by an archeological survey at the subdivistage.

b. Land Ownership

Approximately 80% of the Plan area is owned by f@uoperty owners,

including Her Majesty the Queen ahwlo private corporationsthe latter two Amended by Editor
are major land developers/realtors. The balancéhefarea, particularly the

acreage subdivision - the Imperial Gardens - ardatieas north of 137 Avenue

are fragmented and owned by numerous owners (geecrs).

The implications of this imbalanced pattern are, aiber development
experience in Edmonton indicates, that areas ginfemted ownership can be
expected to be brought on for development quite lat the development
process unless a land consolidation occurs or ffectead owners reach a
consensus as to how best to develop the areanidyisnvolve a private or City
initiated replot.

C. The Restricted Development Area (R.D.A.)

As noted earlier, the plan area includes some leegtved by the Province for

the establishment of the Edmonton Utility and Tpamgation Corridor

(including the construction oAnthony Henday Drivaround the City). Since Amended by Editor
the specific utility corridors oAnthony Henday Drivevere not fully defined at

the time land assembly for the R.D.A. was occutraxgpuisition of properties

followed section lines or property boundaries. BgQ, however, the rights-of-

way of the proposed uses had been determined batkhte south boundary of
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the Corridor could be tentatively plotted, simuéansly revealing the lands that
can be classified as surplus to the R.D.A''s pwpdgtual release of the
R.D.A. lands for urban development requires an Oid€ouncil signed by the

Minister of Environment. In the interim, the condits described in a "blanket"
ministerial consent for Area Structure Plans widgard to plan review and
clarification of plan boundaries must be adheredTtwe effect of this means
that the north boundary of the plan will be moregwsely defined at the

Neighbourhood Structure Plan stage.

d. Pipelines and Utility Corridors

A major power transmission corridaa, private corporations36.6 metre (120 Amended by Editor
feet) utility right-of-way, traverses the Plan area from eastdst to connect to

a major switching station at 156 Street/St. Alde#il. Given the location in the

centre of the Plan area, and to minimize the enwmental impact of the

transmission tower and powerlines, the concept plaould be designed such

that the corridor aligns with transportation rightswvay to form neighbourhood

boundaries or act as part of the open space syptsaibly in the separation of

incompatible uses.
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Figure 6: Ownership* (Bylaw 7464, April 24, 1984)
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Other rights-of-way, mainly gas, also exist in #@rea.A private corporation Amended by Editor
has a 323 mm, high pressure gas line in a 12.22migfnt-of-way running from

southwest to northeast, just south of the Edmohittlity and Transportation

Corridor. A second 6 metre right-of-way connects thajor line to serve the

developments east of thailway tracks, in addition to minor service lines. The

impact of the major 12.2 metre right-of-way appdarbe quite significant as it

relates to the planning of neighbourhoods and sigidns.
3. TRANSPORTATION

In the previous Chapter, the external transporatiokages to the plan area were
highlighted to set the plan within its urban comteXhis Section reviews the
implications of the existing transportation intdrtwathe Plan.

a. Roads

Extension of the major roadways within the areal ancess to the adjacent
arterials, must recognize City and Provincial radesign standards where

applicable. The alignment of 153 Avenue with thidéity right-of-way to form a Amended by Editor
transportation corridor separating the area intoagaable communities can be

achieved.

b. RailwayTracks Private Corporation Amended by Editor

The implications of theailway tracks for influencing the adjacent land use has
been stated previously. However, tralway tracks will also influence the
location and alignment of industrial collector redaly restricting the number
and location of rail crossings.

C. Light Rail Transit (L.R.T.)

Although the General Municipal Plan has identified Plan area as suitable for

future expansion of the Light Rail Transit Systaecent evaluations by the

Transportation Management Department has indictitat the alignment on

127 Street to 153 Avenue may not be required. (ttiey/153 Avenue corridor Amended by Editor
has the right of way to accommodate any future T.RRxtension from Castle

Downs when and if the L.R.T. is built to servicethdedmonton.
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4.

Overall the existing or proposed transportatiortesysshould not present major
problems for the Plan area. The expansion of thesportation system in the
Northwest can accommodate the expected developméydth industrial and
residential areas.

SERVICING CONSTRAINTS

An understanding of the location and capacity ofsteng and future engineering

services for the Plan is required in order to immeat development phasing and to

accommodate the specific utilities within the néighrhoods. Since gas, telephone,

power, and cable service, extensions can be pravideiccordance with the type of

development, only water, storm and sanitary seswaé be reviewed.

a. Water Distribution

With the construction of water mains on 127 Stnedt983, and the existence of
transmission mains south of 137 Avenue, the pdggilexists that for the
abutting areas, water distribution can be effeétedsmall subdivisions in the
future. On a long term basis, water supply wilgorate from the Castle Downs
Reservoir upon completion of the 1050 mm Transmis$ilain along the 167
Avenue alignment from the Akinsdale Meter chamber.

b. Sanitary Sewage

The Plan area, will be serviced through an exteneiathe existing interceptor
sewer along 123 Street at 132 Avenue. Howeverait be possible, depending
on negotiations by the City, that this area magd&wiced the Regional System
which will parallel St. Albert Trunk sewers in tReD.A.

Effective implementation of any proposed servickeheme requires upgrading
of the existing down stream sewer within the neye&rs. Water and Sanitation
advises that the cost for upgrading the system beilreceived through an off
site development levy charged against all new dgveénts.

C. Storm Water

Servicing schemes for most of the annexation aneas been finalized through
water shed plan studies. This area is no exception.
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A system often interconnected storm water lakes will be developedor Bylaw 13351
adjacent to the slough areas identified in Figute Bandle storm water flow. May 5, 2003
Controlled run off from these ponds will be disded to existing trunks in
Castle Downs and Wellington. Thus, it is anticiplatBat the site constraints
will have the potential to benefit the neighbourti®dy providing secondary

active and passive recreational opportunities ds we

Based on engineering studies of the Northwest d@r@auld appear that there
are no major physical servicing constraints thdt affect the development of
this area for urban use.
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IV DEVELOPMENT OBJECTIVES

Based on the preceding review and analysis of thpmfactors influencing the Plan
area, it has been determined that the Plan shoeldidsigned as a mixed use, but
predominantly residential area structure plan.dswlso recognized that the plan should
contain business industrial, commercial and astatigecreational and institutional uses
typical of communities of this size.

To achieve the high quality, comprehensive urbareld@ment required of the area, this
Chapter outlines appropriate development objectivieish will be used to formulate the
development concept proposed.

1. GENERAL OBJECTIVES

a. To develop a rational integrated high quality urlsémcture to fit within
the communities of northwest Edmonton through thevigion of
appropriate land uses, and integrated transpamtadiod open space
systems.

b. To provide a mix of different land use which wikpand and diversify
the City's economic base.

C. To provide energy efficient, orderly and economév&lopment of lands
within the plan area.

d. To evolve a conceptual plan, which, while remainiihgxible with
respect to detailed planning and design, optimides functional
relationships of the existing and proposed lands ws®d integrates the
infrastructural features of the plan.

e. To maintain a continuous and adequate supply eicgat land in close
proximity to living and working areas.

Palisades ASPffice Consolidation December 2010

23



2. RESIDENTIAL

a. To utilize the neighbourhood planning concept t@ate several,
aesthetically pleasing residential neighbourhoduiked to form an
accessible community.

b. To provide a broad range of housing types and faratsring to a wide
socioeconomic cross section of people, and to eageuthe use of
innovative techniques in lotting and housing depeient.

C. To locate higher density residential subneighboodso in close
proximity to major access routes and amenity aréhgs implies an
increase in residential density from peripherabar® activity centres
such that travel times and distances are minimized.

3. COMMERCIAL

a. To provide neighbourhood shopping centres apprigyidocated to
serve the daily needs of the neighbourhoods (Césindirective of
1983-12-13).

b. To accommodate business commercial uses along ¥8iuk and 127
Street west to 145 Avenue (Council's directives1683-12-13 and
1984-02-28).

C. To ensure that negative impacts of commercial agreént on
adjacent residential neighbourhoods are minimized.

d. To exercise strict control over the expansion ofmeercial uses in
industrial areas so as to preserve the supplyraf far industrial use
(Objective 6.1 of the General Municipal Plan).

4. INDUSTRIAL/BUSINESS

a. To allow for the continued use of light industrisdes adjacent to the
railway tracks (Council's directive of 1983-12-13) so@adt as a noise
buffer and simultaneously providing a transitiomnfr the medium
industrial areas to the west.
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b. To ensure that the light industrial uses proposedidequately buffered
from the adjacent residential areas.

5. TRANSPORTATION

a. To develop a clear, efficient and safe, hierardhatiulation system
which reinforces and integrates the functional elet® within and
external to the Plan area.

b. To provide the development of a pedestrian, cyeléh gystem which
will serve to connect areas of relative importance.

C. To use the collector roads to integrate severajhmiurhoods into a
predominantly residential community.

6. RECREATIONAL AND OPEN SPACE

a. To ensure the adequate provision of land in swetidaiations for active
and passive recreation, according to a hierarcbmatept ranging from
neighbourhood parks to view point parks adjacestdaom water lakes.

b. To promote the development of a cycle path/walkwggtem at the
Neighbourhood Structure Plan stage using the stretity corridors
and public utility lots adjacent to the storm wdasdes proposed.

C. To provide access to the R.D.A. lands for potemg&ateation use of the
utility and transportation corridor.

d. To integrate the neighbourhood parks with the stkgstem to form
the primary open space focus for each neighbourhood

7. INSTITUTIONAL

a. To establish locations for the various types ofosth which meet the
requirements of the School Boards within the cantex each
neighbourhood.

b. To identify other institutional uses which may leguired to serve the
population projected for this area.
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8. ENGINEERING SERVICES

a. To provide an economical and efficient servicingsteyn which
optimizes on site conditions and possible extengibrihe adjacent
servicing systems.

b. To provide a logical phasing programme related ctlyeto the
economical and progressive extension of utilityvieess to the site,
simultaneously discouraging "leapfrogging" develepim

C. to utilize the concept of storm water managemekédanot only to
provide an economical method of accommodating steater flow but
to use them for secondary and tertiary recreati@mgortunities to
improve the aesthetic, recreational and environaieigiatures of the

Plan area.
9. NATURAL ENVIRONMENT
a. To plan and design the neighbourhoods and subsedeeelopment in

harmony with the unique natural features of thenRleea, particularly
with respect to the alignment of roadways, locatdrschools, storm
water lakes and utilities services.

b. To retain and incorporate where feasible, healtlatune stands of
vegetation or windbreaks as natural amenities timodevelopment of
the neighbourhood.

C. Bearing in mind the development constraints andbdppities for the
area, the next section translates the above objsctinto the
development concept.
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Vv THE DEVELOPMENT CONCEPT

1. INTRODUCTION

The generalized land use development concept mégdar this area and illustrated on
Figure 7, responds to the development constramdsogportunities inherent in the site;
the physical and functional relationship of theaat® the surrounding communities and
the desire to provide additional living and workiigvironments to accommodate future
growth in north Edmonton.

The following sections present the development ephand then proceed to discuss the
specific components of the plan which will serveggtode development in the Plan area.
A summary of the land use is providedtite Palisades ASP Land Use and Population
Statistics.

2. THE GENERAL CONCEPT

To achieve the objectives set out in the previohapfer, and ultimately a rational,
comprehensive urban structure for this area, theradv concept calls for the
development of seven neighbourhoods linked by iaftexnd collector roads and
designed to accommodate approximayp48 people. The proposed land use, then is
primarily residential, not unlike other suburbaras in Edmonton. However, due to the
influences of therailway tracks, the Rampart Industrial Area Structure Rldrich
received First and Second Readings at Council 84-02-28 and the need to provide a
buffer and transition between incompatible landsydeusiness industrial uses are
proposed east of the tracks, the southern most portion of the plan area. heas
where residential parcels abut the railway trackaase attenuation buffer will be put
in place. This measure will provide visual scregnamd noise abatement for adjacent
residential development. It will be defined in ge¥adetail in the Neighbourhood
Structure Plan for Neighbourhood 2 (Carlton).

On the southern edge of the Plan area, mixed msimed commercial uses, reflecting
existing or approved developments are proposediéBinses are proposed for an 8.5
hectare triangle betweea private corporations’right-of-way and 153 Avenue to

resolve the design constraints of the site andmza the impact of both 153 Avenue
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and the proposed Community Shopping Centre propeastlof 127 Street, opposite the
site. These business industrial and mixed use bssioommercial areas will provide
employment (approximately 5,300 jobs) and will gete integrate the working and
living environment through appropriate circulatitimkages and thereby realize some
measure of energy efficiency. As shown on the plagse areas will be buffered from
the residential areas, through the determinatioappiropriate landscape and screening
methods at the Neighbourhood Structure Plan stBigis. buffering technique, though
not of a noise attenuation variety, will be empldydong truck routes and further help
to segregate the area as a distinct local plarumitg

Due to the segregating influence of the 153 AverArgerial and the private
corporations’ Utility Corridor, two sub-communities of three and fourghéiourhoods
have evolved, with transportation linkages. Theghkeourhood collector, central to the
Plan area, provides the integrative linkage betwilemorth and south neighbourhoods.

The development concept also proposes a hieratatircallation system to serve the
area, identifies engineering and social servicesfadailities which are necessary for an
area of this size and outlines development stratebich will implement the uses

proposed for the Area Structure Plan.

The following sections identify in greater detdiketprincipal land uses, transportation
and servicing components of the plan.

3. RESIDENTIAL LAND USE

The residential portion of the Plan area, includi3$ hectares within the R.D.A.,
encompasses approximatd4 hectares distributed over five neighbourhoodse¢hof
which are located south of 153 Avenuelhe residential areas are served by a
hierarchical system of transportation designed gtinoze energy savings by linking
residential and employment areas quite directly nogiding access to other amenities
and areas safely, quickly and efficiently. Coupleith a community pedestrian
circulation system which is to be more refined fe¢ Neighbourhood Structure Plan
level, the transportation system also plays an néisgerole in the successful
implementation of the recreational aspect of teenstwater lakes and consequently the
neighbourhoods.

Residential land uses would be buffered from tnaekes and the business industrial
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Figure 7: Development ConceptBylaw 15447 and 15453, June 7, 2010)
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and the mixed use business commercial areas wesioarh in the plan area.
Neighbourhoods 2 andwuill require a more effective form of noise anduas buffer
against theailway tracks. The design details of the buffers willds¢ablished at the
Neighbourhood Structure Plan approval stage.

Each neighbourhood is defined according to itstglid support a standard sized public
elementary school and the alignment of the arteri@bollector roads. Collectively these
neighbourhoods will accommodate a mean populatioapproximately22,048 at a
gross density ofapproximately 37 persons per gross hectare. Individually, these
neighbourhoods range in size fr@2 to 134hectares with population ranging from
approximately2,877 to 6,62Qpeople and densities from approximat&$.3 to 50.5
persons per gross hectare. A statistical summamgaoh neighbourhood land use and
population profile is provided ithe Neighbourhood Structure Plans keeping with
objective 5.C. of the General Municipal Plan andoading to the stated objective in
this Plan the residential design has projecteddrigiensity figures than traditionally
proposed in the late 1970's.

There are five school sites located within fourtte# five neighbourhoods. The school
site within Neighbourhood 1 (Albany) has been rezdogiue to the small size of the
neighbourhood, low enrolment projections and a lathk suitable site. Neighbourhood

parks are located within each of the 5 neighboudsooMoreover, the neighbourhood

is to be adequately served by transit, convenieetzl outlets and social amenities to
serve the residents daily/weekly needs. Separataegitary, separate elementary/junior
high and public junior high schools have been s#tiaentral to their specific service

area. These facilities reinforce the distinct, satintained nature specific to each
neighbourhood.

A mixture of housing types is proposed, includingneentional single and semi-

detached, planned lot residential, row housingckstd row housing and low rise

apartment units. The approximate split in area®tbel/to aggregate forms of residential
development for the plan area is anticipated t®&®% low density (RF1, RF4, RPL)

25% multiple family (RF5, RF6) and 10% low rise dp®ents, depending on market
demands at the subdivision stage.

While the final distribution of multiple dwelling nits will be determined at the
Neighbourhood Structure Plan stage and shall contorthe City's guidelines for the
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Design and Distribution of neighbourhood densitiess expected that higher density
residential development would be located to takeaathge of transit routes, access to
neighbourhood facilities and amenities such astmemercial areas, lakes, public open
space or adjacent to the non residential landwsssand south in the Plan area.

In appropriate areas within the neighbourhoodslaangd unit development approach
may be employed to provide successful mixing ofedént but related forms of land

use. Neighbourhoods should also be designed witht@mpt to incorporate energy

saving concepts, defensible space techniques taiceectrime, and residential

subdivision innovations and ideas to reduce sargicosts, among other concepts, to
create unique residential environments.

To maintain the flexibility of the Area StructuréaR, the various components indicated
on the Plan are schematic and are subject to eetaiésign at the neighbourhood
planning stage.

4. BUSINESS/INDUSTRIAL

The industrial component of the Plan is comprist@mproximately5.47 hectares of Bylaw 15290
October 28, 20C
land located on the western edge of the planniag,amommencing 202 metres north of

137 Avenue to theouth end of Neighbourhood 4 (Cumberland)

The location and extent of the proposed industisal reflects several factors outlined in

earlier Chapters: the existing business industievelopment of Leon's Furniture

Warehouse, and those located north of Leon's atigeimmperial Gardens subdivision;

the proposed medium industrial development propasexh Area Structure Plan now

under preparation by the Planning Department ofGhg of Edmonton; the presence

and activity of theailway tracks and the need to provide an appropriatsitian to the Amended by Editor
adjacent proposed residential development. Paraniodime analysis and in recognition

of the noted factors, is Council's directive of 39®-13 to include Business Industrial

uses east of thailway tracks.

By placing the business industrial uses betweerrateay tracks and the residential Amended by Editor
area, an effective transition from the proposedioredndustrial in the industrial Area

Structure Plan now under preparation is realizde: Use of a landscaped berm east of

the industrial access road ardway tracks will further buffer the residential areas.
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It is recommended that in order not to impair tlffeative provision of services and

amenities in the residential areas, further exmensif the business industrial areas
eastward should not be entertained. Expansion ramth adjacent to the tracks in
neighbourhood 2 would depend on appropriate aciesse site from the industrial

collector road.

The existing industrial uses not falling within ghBusiness/Industrial area should be
relocated or phased out over time.

The combination of excellent access from the fuitiregy Road, the expectation of high
quality light industrial uses and a substantiallpgdgotential labour force make future
development viable. Based on approximately 78 eya@s per net hectare, this area has
the potential when fully developed to provide emgplent for approximately 2,194
persons.

5. COMMERCIAL LAND USE

Approximately48.8 hectares or 8.7%f the Plan area is proposed for commercial uses. Bylaw 15290
Basically, these retail uses fall into two categsti the mixed business commercial October 28, 2009
oriented to the traveling public and larger retaikde area and the neighbourhood

convenience shopping centre which provides for ttleily needs of the

neighbourhood(s) residents.

a. Mixed Use Business Commercial

This type of commercial land use is specificallycentrated ira singlearea of Bylaw 12000
the Plan: along 137 Avenue and 127 Street, atdhtheest corner of the Plan. April 26, 1999
The Plan also recognizes the approval of a Siteifp®evelopment Control

District for the establishment of general retaksigast of 133 Street and north

of 137 Avenue involving 3.84 ha of land.

Since it is the objective of Council that no Regib8hopping Centre shall be
developed on any of these areas, it is the intérih@ Area Structure Plan,

without restricting the generality of the foregoitigt:

Bylaw 11936
i — iii. Deleted January 11, 1999

iv. The business commercial areas shall not be expaniledut an Area
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Structure Plan amendment.

The 137 Avenue strip developmentincluding the area west of the industrial

collector road (140 Street) is approximat8§.33 hectares ranging in parcel Bylaw 14850
depth from approximately 152.4 m (500 feet) to 80#etres (1000 feet) facing January 19, 2009
onto 137 Avenue and 127 Street, and separated ftloen residential

development to the north by at least a 2.5 metrdseaped berm and fence. An

east/west road connecting 133 Street and locataith &6 the berm would also

add to this buffer. This area provides a uniqueooimity to establish and

manage a strip commercial development to ensuredfgative connotations of

traffic congestion and aesthetic blight are elirfedaor minimized and to reduce

the impact, through landscaping, on the existimglsi family residential south

of 137 Avenue.

The 127 Street/153 Avenue business commercial sit&ection Deleted Bylaw 12000
April 26, 1999
b. Neighbourhood Convenience Shopping Centres
Bylaw 15453
(Deleted) June 7, 2010

6. INSTITUTIONAL LAND USE

The institutional uses proposed in the Plan arengmily the education-al facilities
required to serve this Area, together with theagwe location of churches.

a. Schools

In the planning and design of neighbourhoods in &uton, schools are
generally found to be one of the most dominantofacin establishing the size
and configuration of residential neighbourhoods.sd&®h on the projected
residential land use mix, population and studeneggtion, the Area Structure

Plan proposeg schools for thé& neighbourhoodsas shown in Figure 7. Bylaw 15290
October 28, 20C

Five public elementary school sites are shown on tlaa Bksociated with the
neighbourhood park or a separate elementary sdi@olThese schools are to
be located on a bus route, and central to the heigihood(s) school service

area.
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A pubilic junior high school site is provided ceht@athe Plan area on the major
neighbourhoods collector iNeighbourhood 5It is anticipated that parts of the

Bylaw 12000
southeast portion of the plan will be served by Wellington Junior High Ag:ﬂv;(s 1999

School south of 137 Avenue.

As separate elementary and separate junior highossites serve a larger area

or population than the public system, centralitg accessibility for designated

sites may become a primary concern in the deSigeseparate elementary and Bylaw 12000
one separate elementary/junior school sites have besiymhted as shown on April 26, 1999
the Plan.

The combination of elementary and junior high st¢hetes reflect the small
size of the neighbourhoods in question. The aatoafiguration and specific
location of the school sites will be determinedhast Neighbourhood Structure
Plan stage.

b. Other Institutional Uses

The provision of other institutional uses will depeto a large degree on the
respective policies and programmes of the CitytAedProvince.

Uses such as a fire hall, police station, libraggial or health service centres
are best located at or adjacent to the 153 Aveue/3treet Business
Commercial area or other areas with a high degreeaessibility, and will be
determined at the Neighbourhood Plan stage.

In addition two institutional sites have been idiged to provide for the Bylaw 13351
development of religious assemblies in the plamafée first site is 4.8 ha in December 5, 2002
' Bylaw 13599

size and is located in Neighbourhood 5 (Hudsor)4fiAvenue and 140 Street. February 11, 2004
The second site is 5.5 ha in size and is locatecharthwest corner of
Neighbourhood 2 (Carlton).

7. PARKS AND OPEN SPACE SYSTEM

a. External Recreational Use

Recreational opportunities for the future residemithin the Plan area will be
provided by existing and proposed facilities in thdustrial area west of the
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railway tracks, the R.D.A. and Castle Downs and the systiemter connected :
Amended by Editor
parks, schools, storm water lakes and utility cloms existing or proposed for

the area.

"City-level athletic fields and open space are psmul to be developed east of
the Holy Cross Cemetery in the Industrial Area &tite Plan. In association
with the passive district park in Dunluce and theoppsed pool-arena
complex/athletic fields on Castle Downs Campuss tBity-level park will
provide recreation opportunities for the resideit&dmonton Northwest".

b. Parks and the Open Space System

The major open space system of the Plan areatratas on Figure 8, includes
neighbourhood parks schools, storm water lakebtyutiorridors, buffers and
roadways, integrated to form a network of recremtiospace with access to
other amenities of the community.

Based on the Neighbourhood Planning Concept emglayrethe design of the

Area, each neighbourhood contains a neighbourhaokl panging from 2.3 to

3.13 hectares, as part of the centralized neiglomal park/school system used

by the School Boards and tB®mmunity Services Department Amended by Editor

In accordance with the City's Stormwater Managenpefity, small viewpoint
park (.5 ha) are provided adjacent to the retenfionds, connected to the
pedestrian system by 'public access areas' andvagdk It is expected that the
locations of these parks and the extent of theipalokcess area will vary to suit
the particular neighbourhood design.
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Figure 8: Open Space Systenmylaw 7464, April 24, 1984)
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8. THE CIRCULATION SYSTEM
a. General

The circulation system is comprised of the vehicidad pedestrian activity
modes as illustrated in Figures 7 and 8. The systeses out of a consideration
to develop an efficient, clear heirarchical cir¢cida pattern which effectively
integrates and supports the derived land uses anditias within the
neighbourhoods; integrates the neighbourhoods nvithe Plan area and on a
broader level "completes"” the urban structure aftiNEdmonton west.

b. Vehicular Mode

On the vehicular level, efficient movement is pdmd from the abutting
properties via the local and subcollector streetthe neighbourhood collector
roads. The local and subcollector streets will bsighed at the Neighbourhood
Structure Plan level according to the specificatadnthe Servicing Standards
Manual. The neighbourhood collectors provide tcaffonnections between the
local and subcollector streets to the major neighfbmod collector roads and
Bylaw 12000
adjacent arterials167 Avenuel53 Avenue, 137 Avenue and 127 Street). Sub April 26, 1999
connectors to the industrial and commercial aratesgrate the work and living
environments. At the recommendation of Council &84t02-28, an east/west
collector road has been introduced in the northtigorof the 137 Avenue
commercial strip, between 133 Street and 127 Stteefurther separate the
residential and the large block of commercially igested areas. The exact
location of this road will be determined at the dfddsourhood Structure Plan
stage to meet intersection spacing requirements mnchote the policy of
excluding the emergence of a regional town centtae south east portion of the

plan.

While it is desirable to provide discontinuous emiicross neighbourhoods to Bylaw 12000

reduce the number of four way intersection, locatdd community facilities or April 26, 1999
Bylaw 11518

intersection spacing standards may preclude thisentain neighbourhoods (1 June 17, 1997
Bylaw 9822

and 3 and 5 and 6). Noise attenuation deviceseayeired along arterial roads Jne 25. 1991
such as 153 Avenue and 127 Street, adjacent teesidential areas, and will be

designed to the specifications of the City Engirsgghe subdivision stage.

As a final link in the Vehicular system, the arénoadways are designed to
move high volumes of traffic City wide. According & Transportation Impact
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Study carried out by Delcan, De Leuw Cather Carlada for the Northwest,

the following arterials improvements are recommehndE7 Street to 4 lane

divided; 137 Avenue to 6 lane divided, with an updeas at theailway tracks; Amended by Editor
and, 153 Avenue to 4 lane divided.

With regard to the proposed Outer Ring Road ikjgeeted that ultimately it will
be a 4 lane divided freeway with controlled crogsimnd interchanges being
grade separated.

As an alternative to the private transportation ejothe Plan area will be
serviced by a bus network using the collector amerial streets and originating
initially from the Transit Centre on 153 Avenue aht3 A Street; and later as
capacity increases, from a Centre at 153 Avenueldidstreet.

C. Pedestrian Activity Mode

The pedestrian activity system is designed to sépavehicular and people
oriented traffic as far as practical, using in &iddito the local road pattern, the
public open space system identified in Figure 8. tlme design of
Neighbourhoods, special attention should be madieet@onnection of facilities,
bus stops, recreation areas and other open spaae &r achieve an optimum
separation of circulation modes. Due to the fumcaod location of the various
types of schools every effort should be made toenthkem more accessible to
students and the public.

9. ENGINEERING SERVICES AND UTILITIES
a. Introduction

Despite the uncertainties surrounding the formolatand operation of the
Regional Services Commission, which under the Regidlunicipal Services

Act of 1981 would allow the Commission to contrater, sewer, storm drainage
and waste disposal on a regional basis, the Edmowater and Sanitation
Department concludes that this Plan area can hedea with the basic services
required for urban development. Specific enginepestudies with regard to the
provision of these services will be undertakenhat Weighbourhood Structure
Plan stage.

Palisades ASPffice Consolidation December 2010 38



b. Sanitary Drainage System

Based on a recently completed study by the Edmokitater and Sanitation
Department, it is envisaged that sanitary sewage tlfi@ Northwest area
(including Castle Downs Extension) will be draif®dgravity east to a 750 mm
trunk sewer flowing south through an extensionhef ¢éxisting sewer along 123
Street and 132 Avenue to interceptor trunks onrther City (see Figure 9).

Effective implementation of the proposed sanitagyvieing scheme requires
upgrading of the existing sewer systems downstrafaims area.

C. Storm Drainage System

It has been determined by Edmonton Water and $mmtdnat the existing storm
trunk sewer systems do not have adequate spareitb@pdo conventionally
serve this area. Therefore, to accommodate posela@went runoff peak
volumes to an acceptable level, a system of fieenstwater retention ponds
connected to the existing storm trunks will be jled, as the approximate size
and location of these storm water retention arsaseeommended in the North
West Annexation Water Shed Plan are shown on Fi§ur€ontrolled runoff
from these retention ponds will be discharged dt Agenue and Dunluce Road,
137 Avenue and 127 Street via new storm trunkbéaekisting trunk system.

At the Neighbourhood Structure Plan Stage, detaledm water management
plans, including sediment control and computer &on of the storm water
systems for each neighbourhood containing a lakeb&required for Water and
Sanitation's approval.

The effect of the storm water management technigjie allow development to
proceed on a phased basis earlier than the e$talglig of a conventional system
and to provide recreational and aesthetic valubd@ommunity.

d. Water Distribution

Full development of the Plan area is contingentnuggansion of the E.L. Smith
Water Treatment Plan and the construction of arveseat about 170 Street and
137 Avenue and a booster station on the existirig) 1#@m main line on 184
Street at 124 Avenue.
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Figure 9: Servicing ConceptBylaw 7464, April 24, 1984)
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With the completion of the 1050 mm main to suppletrtbe existing 450 mm
line that transmits water from the Akinsdale metkeamber in St. Albert to the
Castle Downs Reservoir at 167 Avenue and 123 Streelporary servicing to
areas in the eastern portion of the plan may bsildlea Development in the
industrial sector may still continue to use thestng 250 mm (10 inch) line
along the existing alignment of 142 Street. Theppsed internal servicing
concept is as shown on Figure 9.

e. Franchise Utilities

Gas, power, telephone and cable services will k@lable through extensions
into the plan area. The detailed requirementsdeements alignments and public
utility lots other than the existing gas amtlity corridor will be identified at the Amended by Editor

Neighbourhood Structure Plan and subdivision stages
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VI PLAN IMPLEMENTATION

1. INTRODUCTION

The preceding sections set out the general obgectand "blue print" upon which

further planning, design and subsequently developmd@l be based. Implementation

of the Plan to realize actual development and cocsbn depends on several major
factors, the most significant areas being the amisoat different stages of the Planning
process and the development aspirations of theepnopwners in effecting the staging
of development. It is expected that the Plan ameddctake between 15 to 20 years to
fully develop.

2. STAGING

The rate of development in the Plan will be infloeth by many factors, particularly real
estate conditions, ownership and the status ofetomomy. Regardless, development
will commence at the point where services can reoshomically be extended. Given
the servicing scheme outlined for the area in tiexipus section, and indications from
the major developers, development (staging) wikely begin from 127 Street,
extending westward and south, as illustrated inuféigl0. This assumes that the
reservoir and the booster station is constructethénR.D.A., or that there is spare
capacity to provide water services from the CaBtmvns Reservoir. Stage Il will
proceed east from thailway tracks as part of the industrial consolidation xiseng Amended by Editor
uses. Stage 3, involves several owners, but dues tocation and servicing potential
may be developed concurrently with Phase | on @dafrbasis. Stage IV involves lands
owned by the Crown (including the R.D.A.) landsttaee scheduled for servicing at a
later date.

3. PLAN APPROVAL PROCESS

As noted earlier, the implementation of the Plan cmly be accomplished if the
relevant planning approaches are secured. Thinbegih the premise that the Area
Structure Plan will be approved by Council as aaBylensuring the implementation of
the General Municipal Plan policies regarding dsdeefficient development of land.
There is also the requirement to convert the pte&€n(Agricultural District) zoning to

Palisades ASPffice Consolidation December 2010 42



AGU (Urban Reserve District) to enable the EdmorzoningBylaw to take effect. Amended by Editor

Subsequent to the approval of the Area Structuesn,Pthe City may undertake or

require the preparation of Neighbourhood Struc®l@n's for Council's approval, as

amendments to the Area Structure Plan Bylaw, asasasbfor approving detailed

subdivision andezoning These plans will provide more detailed informatan the Amended by Editor
land use, housing use, detailed staging, inteinallation pattern and the like.

Prior to the approval of the Neighbourhood StruetRtan, storm water management
studies for each lake, conforming to the Masteriiage Plan must be approved by
Water and Sanitation Department. At this stageistotical/archeological impact study
will also have to be finalized for Alberta Cultgelpproval.

Once the Neighbourhood Structure Plan is approtedsubdivision and development
process will be accelerated, at which time releddands within the R.D.A. through an
Order in Council for affected neighbourhoods mustus and Development and
Servicing agreements must be executed before develat can proceed.

Palisades ASPffice Consolidation December 2010 43



Figure 10: General Staging Sequena@ylaw 7464, April 24, 1984)

el N
( _RDA
—— e o e, s
‘ s I = THE PALISADES
o¥ " | ":"
o % I AREA STRUCTURE PLAN
\) c
o w3 c
o°* =]
“Q“ o 'g
o o5
o =2
‘ —
“‘ v x
N 5
0“’ =
W)
|
167 AVE
-_:2-
Fig. 10
—_— pr General Staging Sequence
g esidential Development
8 @ Business Commercial
i Business Industrial
s ®
% m
(&}
—_
'I_.. .
i — - 1
i .
—— ; 137 AVE
L 1 &

K Wellington y

Palisades ASPffice Consolidation December 2010 44




