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Erin Ridge North
(1) Bylaw 9/2017 Erin Ridge North Area Structure Plan Amendment
(2) Bylaw 18/2017 Land Use Bylaw Text Amendment, Direct Control Mixed Use (DCMU) Land
Use District
(3) Bylaw 19/2017 Land Use Bylaw Amendment, Schedule A
Presented by: Robin Beukens, Planner

RECOMMENDATION(S)

(1) Bylaw 9/2017 Erin Ridge North Area Structure Plan Amendment

D
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1. That Bylaw 9/2017, being amendment 6 to the Erin Ridge North Area Structure Plan Bylaw
33/2009, be read a first time.
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2. That the Public Hearing on Bylaw 9/2017 be closed.
(Note that unanimous consent is required to pass a motion to close the public hearing in the same
meeting as first reading of the bylaw was passed.)
3. That Bylaw 9/2017 be read a second time.

ev

4. That unanimous consent be given for consideration of third reading of Bylaw 9/2017.

Pr

5. That Bylaw 9/2017 be read a third and final time.
If Council does not wish to close the public hearing, or if a motion to close the public hearing does not
pass, consideration of the following Alternative Recommendations would be appropriate:
1. That Bylaw 9/2017, being amendment 6 to Land Use Bylaw 9/2005, be read a first time.
2. That the Public Hearing on Bylaw 9/2017 be adjourned to June 26, 2017.
(2) Bylaw 18/2017 Land Use Bylaw Text Amendment, Direct Control Mixed Use (DCMU) Land
Use District
1. That Bylaw 18/2017, being amendment 146 to Land Use Bylaw 9/2005, be read a first time.
2. That the Public Hearing on Bylaw 18/2017 be closed.
(Note that unanimous consent is required to pass a motion to close the public hearing in the same
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meeting as first reading of the bylaw was passed.)
3. That Bylaw 18/2017 be read a second time.
4. That unanimous consent be given for consideration of third reading of Bylaw 18/2017.
5. That Bylaw 18/2017 be read a third and final time.
If Council does not wish to close the public hearing, or if a motion to close the public hearing does not
pass, consideration of the following Alternative Recommendations would be appropriate:
1. That Bylaw 18/2017, being amendment 146 to Land Use Bylaw 9/2005, be read a first time.
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2. That the Public Hearing on Bylaw 18/2017 be adjourned to June 26, 2017.
(3) Bylaw 19/2017 Land Use Bylaw Amendment, Schedule A

1. That Bylaw 19/2017, being amendment 147 to Land Use Bylaw 9/2005, be read a first time.
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2. That the Public Hearing on Bylaw 19/2017 be closed.
(Note that unanimous consent is required to pass a motion to close the public hearing in the same
meeting as first reading of the bylaw was passed.)
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3. That Bylaw 19/2017 be read a second time.
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4. That unanimous consent be given for consideration of third reading of Bylaw 19/2017.
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5. That Bylaw 19/2017 be read a third and final time.

Pr

If Council does not wish to close the public hearing, or if a motion to close the public hearing does not
pass, consideration of the following Alternative Recommendations would be appropriate:
1. That Bylaw 19/2017, being amendment 147 to Land Use Bylaw 9/2005, be read a first time.
2. That the Public Hearing on Bylaw 19/2017 be adjourned to June 26, 2017.

PURPOSE OF REPORT
This report presents proposed amendments to the Erin Ridge North Area Structure Plan (ASP) Bylaw
33/2009 and the Land Use Bylaw 9/2005 for the former Lutheran church lands at the corner of St.
Albert Trail and Coal Mine Road in Erin Ridge North. These amendments require a public hearing as
per the requirements in the Municipal Government Act (MGA).

COUNCIL DIRECTION
On April 7, 2015 Council passed the following motions amending the Intermunicipal Development
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Plan (IDP) and the Municipal Development Plan (MDP) to redesignate the former Lutheran Church
lands from Institutional to Commercial and Residential. The St. Albert Honda Site was designated as
Commercial as part of the amendments.
(C185-2015)
That Bylaw 10/2015 be read a third and final time.
CARRIED
(C187-2015)
That Bylaw 11/2015 be read a third and final time.
CARRIED
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Policies 17.2, 17.3, and 17.6 in the Municipal Development Plan (MDP) require amendments to the
Land Use Bylaw (LUB) and an Area Structure Plan (ASP) to conform to the MDP. The Erin Ridge
North ASP Bylaw 33/2009 as amended was approved by Council.

BACKGROUND AND DISCUSSION

D
is

The legal descriptions and addresses include Plan 942 3702, Lot C, known municipally as 2, 54211
Range Road 253; and Plan 132 5384, Block 7, Lot 164MR, known municipally as 50 MR Enchanted
Way North.
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(1) Bylaw 9/2017 Erin Ridge North Area Structure Plan Amendment
Bylaw 9/2017 Erin Ridge North Area Structure Plan Amendment (ERN ASP) proposes amendments
to allow for land use changes to the former Lutheran Church lands located at the corner of St. Albert
Trail and Coal Mine Road as shown in attachment entitled “Location Map”. Landrex Inc. has
purchased the land from the Lutheran Church-Canada the Alberta-British Columbia District. As the
site will no longer be used for institutional purposes, ISL Engineering and Land Services Ltd. on
behalf of Landrex Inc. is proposing to redesignate the 9.46 ha± (23.38 ac±) site from Institutional,
Institutional/Medium Density Residential, and Park to Low Density Residential, Mixed-Use
Commercial with Residential, and Park.
These land use changes will allow for single family homes, public park, and a mixed-use commercial
with residential area. The mixed-use commercial with residential area is intended to create a
neighbourhood activity centre that will contain a mix of uses in a compact, walkable built form. The
site is proposed to be predominantly commercial, but will incorporate residential units above lower
level commercial or standalone residential, institutional uses, and a park plaza.
No municipal reserve is owing on the former Lutheran Church lands.
In total, for Erin Ridge North Phases 1 and 2, there are 1,440 dwelling units projected, with a
corresponding population of 3,470. The current CRB densities are met for each phase and the
overall density is 38 dwelling units per net residential hectare. Of the dwelling units, 58% are multiple
family dwelling units. The overall commercial land area is 30% of the gross developable area.
Included in the ERN ASP amendment are updates reflecting development statistics in the area since
the last ASP amendment was approved on October 19, 2015 and updates to maps with the proposed
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land use designations. The proposed changes are included in the attachment entitled “Erin Ridge
North ASP (amendments highlighted).”
These changes include the removal of a portion of St. Albert Trail right-of-way adjacent to St. Albert
Honda from the ERN ASP. An amendment to the Erin Ridge North Area Structure Plan, a Land Use
Bylaw Amendment to Schedule A, and a road closure for a portion of roadway along the east side of
St. Albert Trail (south of Everitt Drive North and adjacent to St. Alberta Honda) was approved by
Council on April 28, 2014. These approvals were recommended to Council in anticipation that this
land would be sold to St. Albert Honda. The land transaction did not proceed. St. Albert Honda is no
longer interested in purchasing the land and upon further review, Administration no longer supports
sale of these lands due to current and future infrastructure needs.
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(2) Bylaw 18/2017 Land Use Bylaw Text Amendment, Direct Control Mixed Use (DCMU) Land
Use District
ISL Engineering and Land Services Ltd., on behalf of Landrex Inc., is proposing a text amendment to
the Direct Control Mixed Use (DCMU) District. This amendment proposes to add ‘hotel’ as a
discretionary use to the DCMU District.

ly
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The applicant has stated that a hotel is a complementary use within the DCMU District. The
applicant has also stated that as this use is allowed as a discretionary use in the Corridor
Commercial (CC) District, it would be fitting for a DCMU District adjacent to a major arterial roadway
as well. The proposed change is shown in the attachment entitled “DCMU District (amendments
highlighted).”
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(3) Bylaw 19/2017 Land Use Bylaw Amendment, Schedule A
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The applicant is proposing to redistrict the 9.46 ha± (23.38 ac±) site from Urban Reserve (UR) and
Public Park (P), to Direct Control Mixed Use (DCMU), Low Density Residential (R1), and Public Park
(P). The proposal is shown in the attachment entitled “Bylaw 19/2017 Land Use Bylaw Amendment,
Schedule A.”

STAKEHOLDER COMMUNICATIONS OR ENGAGEMENT
Summary of Key Dates on Public Consultation:
· October 29, 2014: The applicant held a public consultation meeting at the King of Kings
Lutheran Church with approximately sixty (60) people in attendance. A mail notification was
sent by the applicant to properties within a 100-metre radius of the amendment area.
Notification was placed in the St. Albert Gazette on October 15 and October 22, 2014. A
transcript was prepared from the meeting (Attachment entitled “Transcript - Proposed Erin
Ridge North ASP and LUB amendment Public Open House October 29, 2014”).
· February 13, 2015: The Planning Branch circulated the Erin Ridge North ASP and Land Use
Bylaw amendments together with the Municipal Reserve land exchange and proposed closure
of a portion of Coal Mine Road. The application was circulated to referral agencies, internal
departments, properties within a 100-metre radius of the proposed amendment area, and to
those who attended the October 29, 2014 public meeting held by the applicant.
CITY OF ST. ALBERT
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·
·

·

August 15, 2016: The Planning Branch circulated a revised application that included ERN
ASP and Land Use Bylaw amendments, as well as the Municipal Reserve land exchange, but
not the closure of a portion of Coal Mine Road. The application was circulated to referral
agencies, internal departments, properties within a 100-metre radius of the proposed
amendment area, and to those who attended the October 29, 2014 public meeting held by the
applicant.
January 10, 2017: The Planning Branch circulated a subdivision application for northern half
of the site and notified residents of an upcoming Open House at the Best Western Inn on St.
Albert Trail on January 19, 2017.
January 19, 2017: The applicant hosted an open house on January 19, 2017 at the Best
Western Inn on St. Albert Trail with fourteen (14) people attending. A mail notification was
sent by the applicant to properties within a 100-metre radius of the amendment area and to
those who attended October 29, 2014 public meeting. Notification was placed in the St. Albert
Gazette on January 4 and January 11, 2017. The applicant prepared a report on the meeting
(see attachment “Erin Ridge North ASP and LUB Amendment Public Open House Report
January 19, 2017”).
In accordance with the Municipal Government Act, the public hearing was advertised on April
29 and May 6, 2017, in the St. Albert Gazette, and notification of the public hearing was
mailed to property owners within 100-metre radius of the amendment areas, and to those who
attended the October 29, 2014 Public Meeting and the January 19, 2017 Open House.
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First Version of Application:
The first version of the application was received in February 2015. The proposed land uses included
Corridor Commercial (CC), Medium-High / Density (R4), Low Density Residential (R1), and Public
Park (P). The application also included the closure of a portion of Coal Mine Road, incorporating the
Lutheran Church, and a stormwater pond.
· Public feedback was split on the proposed closure of Coal Mine Road, with some in favor of
closing the road and some against it. Administration did not support the closure of Coal Mine
Road. For details as to why City Administration does not support the closure of a portion of
Coal Mine Road or a portion of Ebony Way, see the attachment entitled “City Administration
Position on Proposed Road Closures.”
· Some local residents did not support the proposed Medium-High Density (R4) District or the
commercial area. Cameron Development Corporation did not support the corridor commercial
in close proximity to their commercial development.
· Internal and External Stakeholders had no concerns with the application other than the closure
of a portion of Coal Mine Road.
Second Version of Application:
The second version of the application was received in August 2016. The proposed land uses
included Corridor Commercial (CC), Medium / High Density (R4), Low Density Residential (R1), and
Public Park (P). The closure of a portion of Coal Mine Road was removed from the application and
the church would no longer be remaining on site. A stormwater pond was included on the Municipal
Reserve parcel.
· A few residents did not support the removal of the closure of Coal Mine Road from the
application and/or would like to see a portion of Ebony Way closed, or the future Ebony Way
not fully connected between Everitt Drive North and Coal Mine Road due to local traffic
concerns.
· Parks, Engineering, and Planning and Development did not support the location of the
CITY OF ST. ALBERT
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stormwater management facility on the Municipal Reserve parcel as stormwater management
is a utility and not a proper use of Municipal Reserve land.
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Third Version of Application:
The third version of the application was received in November 2016. This application is the same as
the August 2016 application, but replaced the Corridor Commercial (CC) and Medium /High Density
Residential (R4) land use districts with the Direct Control Mixed Use (DCMU) District. This was done
to enable the applicant’s vision of an urban village styled development. The stormwater pond was
removed from the Municipal Reserve parcel, with excess stormwater to be stored in the pipes.
· A few residents remain concerned about traffic on St. Albert Trail and in Erin Ridge, and would
like to see portions of Coal Mine Road and/or Ebony Way closed, or the future Ebony Way not
fully connected between Everitt Drive North and Coal Mine Road. Administration has not
changed its position on this issue, as outlined within the attachment entitled “City
Administration Position on Road Closures.”
· Some of the public feedback on the mixed-use commercial with residential urban village area
was favourable, however some had concerns that the development overall would increase
traffic. Feedback also included public input on the proposed design which were received by
the applicant for consideration.
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Administration has no concerns with the latest version of the application, which is before Council.

IMPLICATIONS OF RECOMMENDATION(S)
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Legal / Risk:
None at this time.

ly

Financial:
None at this time.

Pr

Program or Service:
As Erin Ridge North develops, there will be incremental impacts to the City and various departments.
For example:
· Public Works will have more roads, pipes, and parks to maintain.
· Emergency Medical Services will have a new area to service for fire, enforcement, police, and
ambulance.
· Recreation will have to prepare park master plans and provide recreation amenities.
· Engineering will have design plans to review and inspections of infrastructure.
· Planning and Development will have subdivision plans and development permits to review.
· Safety Codes will have building plans to review and buildings to inspect.
· Transit will have to provide service to the neighbourhood.
· Other areas of the City will also be impacted by servicing a new neighbourhood.
Organizational:
· The immediate impact will be to Planning, Engineering, and Legal as subdivision plans,
engineering drawings, and development agreements are submitted for review and approval.
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ALTERNATIVES AND IMPLICATIONS CONSIDERED
Alternative 1. Do not approve the recommended amendment to the Direct Control Mixed Use
(DCMU) District. The implication would be that the DCMU would remain as it currently is, but the
proposed amendments to the ERN ASP and the Land Use Bylaw, Schedule A could proceed.
Alternative 2. Do not approve the recommended amendments to the ERN ASP and the Land Use
Bylaw, Schedule A. The implication would be the developer would need to return with an alternate
proposal and not be able to commence development of the site this building season.

STRATEGIC CONNECTIONS
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City of St. Albert Strategic Plan (Policy C-CG-02) - Pillars of Sustainability
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ECONOMIC - We prosper and excel through a strong and diverse economy that is supported by
forward-thinking commerce, outstanding local businesses, and a dynamic downtown core.
BUILT ENVIRONMENT - We build our community towards the future to sustain balanced
development, with a reverent eye to the past, honouring our unique settlement history and distinct
identity.

ly

Governance Strategy
Council is committed to ensuring that the City of St. Albert is a responsive, accountable government
that delivers value to the community.
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Service Delivery Strategy
Council is committed to ensuring that the City of St. Albert is engaging residents to identify
opportunities to improve delivery of services to the community.
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Long Term Plans
Intermunicipal Development Plan, Municipal Development Plan, Transportation Master Plan, and the
Utility Master Plan.
Corporate Objectives
Ensure our customers are very satisfied
Council Policies, Bylaws or Federal/Provincial statutes
Not applicable.
Other Plans or Initiatives
Not applicable.
Report Date: May 15, 2017
Author(s): Robin Beukens, Planner
Committee/Department: Development Services
General Manager: Gilles Prefontaine
City Manager: Kevin Scoble
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CITY OF ST. ALBERT
BYLAW 9/2017
Being Amendment 6 to Erin Ridge North Area Structure Plan
Bylaw 33/2009

NOW THEREFORE the Municipal Council of the City of St. Albert pursuant to the
provisions of the Municipal Government Act hereby ENACTS AS FOLLOWS:
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1. Bylaw 33/2009, being the Erin Ridge North Area Structure Plan Bylaw, is
amended by deleting Schedule “A” in its entirety and replacing it with the
attached Schedule “A”, Erin Ridge North Area Structure Plan.
2. The Chief Administrative Officer is authorized to consolidate Bylaw 33/2009.

day of

READ a second time this

,2017.
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READ a first time this

day of

day of

,2017.
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READ a third and final time this

,2017.
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SIGNED AND PASSED THIS _________ day of _________________, 2017.

__________________________
MAYOR

___________________________
CHIEF LEGISLATIVE OFFICER

BYLAW 9/2017(Page 1)
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ERIN RIDGE NORTH
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Area Structure Plan
Bylaw 33/2009

As Amended ________- Bylaw 9/2017
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1.0

INTRODUCTION

1.1

Purpose
This plan establishes the conceptual land use, transportation, and
servicing patterns for Erin Ridge North to implement the Municipal
Development Plan (MDP), which designates this sector of the city for
commercial, residential, parks, and school uses. Erin Ridge North has
two phases.

(2)

Servicing standards, population analysis and other details supporting this
Area Structure Plan (ASP) for Phase 1 are referenced in the Erin Ridge
North Area Structure Plan Technical Report (Technical Reports)
Volumes I and II dated July 2009 and input from Al-Terra Engineering.
The lands east of St. Albert Trail and north of Coal Mine Road (former
Lutheran Lands) are referenced in the Lutheran Church Lands Area
Structure Plan Amendment (Technical Reports) dated November 2014
and November 2016. Phase 2, is referenced in the Erin Ridge North
Area Structure Plan Technical Report (Technical Reports) dated July
2013, as assembled by ISL Engineering and Land Services. The
documents were used to prepare this Bylaw.

Authority of the Plan

ev

The Erin Ridge North Area Structure Plan (ASP) has been adopted through a
bylaw passed by Council in accordance with the Municipal Government Act
(MGA).
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(1)

This plan is in keeping with the Proposed Future Land Use Concept (2015),
Map 4 of the Intermunicipal Development Plan Bylaw 7/2001, as amended by
Bylaws 1/2005, 2/2005, 19/2011, 18/2012, and 10/2015 shows the area as
commercial corridor, and urban residential.
The MGA identifies an ASP for the purpose of providing a framework for
subsequent subdivision and development of the area. The ASP is to describe
sequence of development, land use purposes, population density, and general
location of transportation, public utilities, and other matters Council considers
necessary. The approval of the Erin Ridge North Area Structure Plan does not
guarantee development rights. At the time of subdivision, detailed engineering
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drawings and plans of subdivision will be reviewed and the City will then
determine if development can proceed. In order to encourage development
within the City of St. Albert, Council, by approving this Area Structure Plan,
acknowledges the following limitations:

Timeframe of the Plan
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x

That final approval of any servicing agreements remains subject to a
review of plans of subdivision and detailed engineering drawings as per
the City Engineering Standards, Utility Master Plan (UMP),
Transportation Master Plan (TMP), Transportation System Bylaw (TSB),
Municipal Development Plan (MDP), Land Use Bylaw (LUB), and any
other documents, Municipal or otherwise, the City determines relevant to
the development. The approval of this ASP does not mean approval of
any servicing agreement, future districting, subdivision, development
agreement, development permit, or building permit.
That the City reserves the right to apply any additional infrastructure
servicing specification to the lands covered by this ASP in order to
provide quality services to the citizens.
That all development expenses and other costs, of every nature and
kind, are expended at the developer’s sole risk, and that any additional
expenses incurred by the development as a result of any modification
resulting from the aforesaid Engineering Standards are at the
developer’s expense.
The City is not responsible financially or otherwise, to provide
infrastructure to support development of this ASP.
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x

The Area Structure Plan is future-oriented and depicts how Erin Ridge North
Phases 1 and 2 are expected to be developed over a period of time and
through a series of public and private sector initiatives. The completion of
Phases 1 and 2 is a 10-year estimated timeline for full build-out and is
dependant on servicing capacities and the market demand. While the plan
envisions a desired future, changes to the plan may be required to respond to
new circumstances. Thus, to ensure that it remains current and relevant, the
plan may be reviewed, updated, and amended either generally or in regard to a
specific issue as determined necessary by Council or when the Municipal
Development Plan (MDP) is updated.
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1.4.1 Map Interpretation
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Due to the small scale of the ASP maps, the boundaries or locations of
any symbols or areas shown on a map within the ASP are approximate
and not absolute, and are to be verified at the time of subdivision. With
the exception of surveyed delineations, boundaries and symbols on the
maps are not intended to define exact locations except where they
coincide with clearly recognizable physical features or fixed boundaries
such as existing road or utility rights-of-way. Minor deviations on the
boundaries between land uses may be allowed, at the discretion of
Planning and Development Department Administration, as long as the
general location of land uses does not change or create potential
impacts to surrounding land uses (existing or proposed), and the overall
statistics for the neighbourhood are still achieved. While proposed roads
and walkways are shown in order to illustrate possible alignments, the
local road alignments and walkway locations are subject to verification
and possible realignment at the time of subdivision.

1.4.2 Application of the Plan

x
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The Erin Ridge North ASP shall apply to the area shown on Figure 1.
The area is located in the northeast quadrant of St. Albert and is
bounded by:
Erin Ridge neighbourhood to the south;
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x

Neil Ross Road to the north is the boundary for Phase 1;

x

North City limits is the north boundary for Phase 2;

x

St. Albert Trail to the west; and

x

City limits (Range Road 253) to the east.

Phase 1 of the ASP encompasses an area of 93.7 hectares inclusive of
Coal Mine Road and the right-of-way adjacent to St. Albert Trail. Phase
2 encompasses an area of 55.7 hectares. The two phases combined
have an area of 149.4 hectares.
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Objectives
The objectives of this ASP are to:
develop a neighbourhood that connects to the adjacent Erin Ridge
neighbourhood and is connectable to surrounding future development;

x

provide an urban commercial area to serve residents and the region;

x

create a community where the pedestrian circulation routes link residential
areas to schools, parks and open space, commercial/retail areas, and to
future and existing adjacent neighbourhoods;

x

provide a range of housing options to cater to a range of income, age and
social groups, as well as tenure, which includes apartments, townhouses,
semi-detached houses, single family houses, and may include mixed use
developments;

x

create a neighbourhood activity centre, which features a compact, walkable
built form that encourages a mixture of commercial, residential, civic uses,
and includes a central open space; and

x

establish good connectivity for transit and to the future transit station
proposed on the west side of St. Albert Trail.

1.6
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x

Property Ownership Patterns

Pr
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The majority of the land within the ASP boundary is owned by Landrex Hunter
Ridge Inc., Landrex (Alberta) Developments Inc., and Landrex Inc. The City of
St. Albert owns the road rights-of-way for St. Albert Trail, Neil Ross Road, Coal
Mine Road, and parks. Figure 7 provides the legal descriptions of the parcels
of land within the Plan Area.

1.7

Planning Context
The ASP has been prepared within the context of the statutory planning system
in St. Albert, as well as other non-statutory master planning and servicing
initiatives, which provides guidance for the future land use and development
options of Erin Ridge North.

SCHEDULE “A” TO BYLAW 33/2009 (Page 4)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Part 1

Introduction

1.7.1 Intermunicipal Development Plan (IDP)
The Intermunicipal Development Plan for Sturgeon County and the City
of St. Albert applies to these lands. The IDP designates lands with two
proposed future land uses: commercial corridor and urban residential.
With Bylaw 1220/10, Sturgeon County repealed their portion of the IDP,
while the City of St. Albert continues to maintain the IDP as of the writing
of this ASP.
1.7.2 Municipal Development Plan (MDP)
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The City of St. Albert MDP, Bylaw 15/2007, as amended, Future Land
Use Policy, Map 2, designates the Plan Area as commercial and
residential.

D
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The Transportation Network, Map 5, MDP, includes the proposed Neil
Ross Road from St. Albert Trail east to the City’s boundary as adopted
by Council in Bylaw 15/2007 through amendment 11/2012. The naming
of Neil Ross Road was announced March 15, 2013.

ly

1.7.3 Existing Area Structure Plan
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The original version of the Erin Ridge North Area Structure Plan was
adopted on January 11, 2010, with amendments in March 2011, April
2013, February 2015, and October 2015.

1.7.4 Land Use Bylaw (LUB)

Pr

The City’s Land Use Bylaw, Bylaw 9/2005, as amended, controls
development of the lands within the neighbourhood. The Urban Reserve
District is a holding district for orderly transformation to future urban
expansion or intensification development. Changes to the land use
district will be required through an amendment to the Land Use Bylaw
(redistricting), ahead of subdivision and development.
The ASP Future Land Use map demonstrates the base land uses and
descriptions within this document describe the expected uses and
densities. Land uses that are anticipated are: commercial, public and
private services, mixed-use commercial with residential, low density

SCHEDULE “A” TO BYLAW 33/2009 (Page 5)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Part 1

Introduction

residential, medium and medium-high density residential, public park, a
school site and stormwater management facilities (as public utility lots).

1.7.5 Transportation Master Plan (TMP)
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The Transportation Master Plan (2015) prepared by Associated
Engineering for the City of St. Albert guides how the City addresses
current and future transportation needs. This document sets the vision
and actions for the transportation network until 2042. The term
transportation includes the roads, trails, sidewalks, and other
infrastructure needed to move people and goods from one place to
another.
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Neil Ross Road is an arterial road that is identified to eventually connect
with the future 127th Street Alignment. Element Drive North, Everitt Drive
North, Coal Mine Road, and the future extension of Ebony Way are
designated as a collector roads. The future rapid transit corridor is
identified to run along the east side of St. Albert Trail with a rapid transit
station with a park and ride on the west side of St. Albert Trail across
from the Erin Ridge North Neighbourhood.

1.7.6 Utility Master Plan (UMP)
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The Utility Master Plan (UMP) (2014) for the City of St. Albert is a
general framework for providing utility services to future developments
(water, wastewater, and stormwater management). The timeframe for
extending services is based on the pace of development and the ability
of front ending parties to design and construct necessary infrastructure
components.
The current stormwater management release rate is 2.5 litres, per
second, per hectare (L/s/ha) for the Sturgeon River. Should release
rates be altered, additional studies showing the impact on downstream
stormwater facilities must be completed.
Currently, there is very limited servicing capacity within the existing
infrastructure. The existing capacities do not have the ability to support
the complete development of Erin Ridge North. Necessary off-site work
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is outlined within the Utility Master Plan and delineated in the Off-Site
Levy Bylaw, as amended.
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2.0

SITE ANALYSIS

2.1

Natural and Cultural Features
2.1.1 Topography and Drainage
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Erin Ridge North Phase 1 and 2 lands are generally flat with ground
elevations ranging between 690 metres to 684 metres. Phase 1 has a
shallow ridge that runs across the subject lands from southwest to
northeast. The land slopes from west to east towards the Sturgeon River
on the east side of the shallow ridge. On the west side of the shallow
ridge, lands slope from east to west into a localized low lying area
located in Phase 2. In Phase 2, the low point is a wetland that has a
drainage channel and weir used to hold water draining from lands to the
north and as a catchment pond for stormwater from Highway 2
(St. Albert Trail). The management of the stormwater from the north
needs to be addressed so that the stormwater from the north is not
impacting development of Erin Ridge North Phase 2. Full development
of Phase 2 may not be able to proceed until the stormwater issue has
been addressed.

2.1.2 Sturgeon River Designated Flood Line
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The lands are above the Designated Flood Line for the Sturgeon River.

2.1.3 Geotechnical Conditions
Geotechnical investigations within the Plan Area are documented in the
report Geotechnical Investigation-Proposed Bellerose Lands Residential
Subdivision North of Coal Mine Road and East of Highway 2 Sturgeon
County, Alberta, prepared by J.R. Paine & Associates Ltd. in April 2001
with fieldwork completed in May 2000 for Landrex Developers Inc. The
report provides a summary of the general soil and groundwater
conditions and an assessment of conditions for site development, site
grading, residential construction, the construction of roadways, the
installation of sewer and water systems and the construction of
stormwater management facilities. Forty-nine test holes for the whole of
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Landrex’s land were drilled for Erin Ridge Phases 1 and 2. In December
2012, an additional four test holes were drilled for Plan 982 3579, Lots 1
and 2. A geotechnical investigation was completed for the former
Lutheran Lands parcel east of St. Albert Trail and north of Coal Mine
Road in September 2014. A total of ten (10) test holes were drilled and
107 test probes advanced to assess soil and groundwater conditions.
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Generally, the soil profile consists of topsoil, glaciolacustrine clay,
glaciolacustrine silt and some sand. The three reports presented
guidelines and standards for the construction of all components of
commercial and residential development. The identified water tables are
between 0.12 metres to 8.8 metres below the ground surface.

D
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Areas of high ground water levels in the Plan Area may require further
investigation at the time of subdivision or Development Permit and
building construction stage to identify mitigation measures addressing
hydro-geological concerns. If an acceptable strategy cannot be
obtained, then the land may be deemed unsuitable for development.
2.1.4 Vegetation Resources
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In June 2008, Stantec prepared a natural areas report for the City of
St. Albert, St. Albert Natural Areas Review and Inventory, which served
as an addendum to the St. Albert Natural Areas Review and Inventory,
1999 prepared by Spencer Environmental Management Services Ltd.
The Addendum covered the lands annexed into St. Albert in 2007. An
update titled Natural Areas Assessment, Management and Conservation
Plans Recommendations and Implementation Plan was completed by
Spencer Environmental Management Services Ltd. in 2015.

Within Phase 1 of the Plan Area is a woodlot that is shown in the
Addendum as a Locally Significant Natural Area (NE 27). The woodlot is
an area with a diverse plant and animal community. The area has
aspen, balsam and willow wetland. The woodlot is a remnant of a larger
habitat and is on the decline in the region. This is currently a good
habitat for ungulates (deer) and birds.
The wetlands within the woodlot were assessed further on May 5, 2009
with a site reconnaissance by Stantec. The woodlot is approximately
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4.87 ha and contains three wetland zones that comprise of Class I and III
wetlands. The wetlands have been in existence since at least 1950,
which is shown on aerial photos from 1950 to the present. The woodlot
as it matures may draw down the wetlands and with recent drought
conditions have low volumes of water.
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Alberta Sustainable Resources Development (ASRD) must verify if the
bed and shore of the wetland will be claimed by the Provincial
Government under the Public Lands Act. If the wetlands are disturbed,
then Alberta Environment, who administers the Water Act, will likely
require compensation under the Water Act for the disturbed wetlands in
the woodlot.
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The MDP, Policy 10.2 indicates the City of St. Albert shall protect not
only provincially and regionally significant areas, but also locally
significant, sustainable areas, except where the protection compromises
other necessary parks, trails and open space requirements in a
neighbourhood. The City acknowledges that 70%± of the woodlot will be
retained. The woodlot does not qualify as Environmental Reserve under
the Municipal Government Act and the City has elected not to purchase
the remaining woodlot as it cannot be confirmed if the tree stand will be
sustainable once development and urbanization of the surrounding area
occurs.
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Stantec prepared a study in June 2013 for Erin Ridge North Phase 2.
Within Phase 2 of the Plan Area is a wetland that is shown in the
Addendum as a Regionally Significant Natural Area (NE 23). The
wetland has an area of 16.5 hectares± and a wetland classification as
Seasonal Pond (Class III). This wetland links with two smaller wetlands
and a drainage channel to Carrot Creek. There is a woodlot with an area
of 1.85 hectares±, located on the east property boundary that is Locally
Significant (NE 22). The report prepared for Landrex Hunter Ridge Inc.
indicated that Alberta Environment and Sustainable Resource
Development (AESRD) will not claim the bed and shore of the wetland
area and further consultation is required with AESRD. As of July 2015,
AESRD is now called Alberta Environment and Parks (AEP). The
woodlot will not be retained and will be developed.
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2.1.5 Natural Site Assessment
EcoMark Ltd. prepared a Stage 1 Preliminary Natural Area Assessment
for Portion of NW-16-054-25-W4M, St. Albert, Alberta on July 4, 2008,
with a site inspection on June 10, 2008.
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The assessment confirmed a woodlot of 4.87 hectares in size. This
woodlot is a Locally Significant Natural Area. There are several
environmental elements rated high in the woodlot that make it a Locally
Significant Natural Area, which include flora, fauna, site size, ecological
linkages, biological diversity, vegetation, and bird habitat. Should the
site be reduced in size this may have a neutral to negative effect on its
sustainability for flora, fauna, ecological linkages and vegetation. A
neutral to positive effect may occur to bird habitat as naturalized
stormwater ponds are created in other parts of the development. The
biological diversity may increase with the stormwater ponds if their
development includes the planting of wetland vegetation.
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The site inspection determined the area had visits from robin, crow,
black-billed magpie, black-capped chickadee, and Franklin’s gull. At the
time of inspection, there were heavy rains so songbirds were not
present, but the vegetation is considered suitable for songbirds. The
habitat of the area is not suitable for fish. The area would be common to
snakes, frogs, toads, and salamanders.
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At the time of inspection, the woodlot showed signs of moose and red
squirrel. The forested area would also be habitat to chipmunk,
snowshoe hare, shrew, and vole. The woodlot is suitable habitat for
white-tailed deer, mule deer, and moose. The habitat of the woodlot is
also a high quality nesting and feeding habitat for bird species.
The proposed retention of 70%± of the woodlot will provide home to
some forms of wildlife; however, the nature of the area will also change
because of the overall development in the area. The remaining woodlot
will need to be maintained and managed to sustain many of the features
it offers. It is questionable as to whether it will continue to be used by
ungulates once development occurs in the area.
A Biophysical Impact Assessment (BIA) was completed for the area east
of St. Albert Trail and north of Coal Mine Road on October 21, 2014.
The BIA indicated that the site is primarily used for cultivation; however,
islands of habitat and potential temporary wetlands were identified. The
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BIA concludes that a migratory bird nest search should be conducted if
construction activities conflict with migratory bird nesting periods, and
observing a species appropriate buffer of inactivity around any active
migratory bird nests until the young have fledged. Should the wetlands
collect and retain water in the spring, additional planning or mitigation
options may need to be explored to protect potential breeding
amphibians in the area.

2.1.6 Environmental Site Assessment
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A Phase 1 Environmental Site Assessment (ESA), based on the
Canadian Standards Association (CSA) outlined in document Z768-01,
Phase 1 Environmental Site Assessment (reaffirmed 2006), was
completed in June 13, 2008 for the Landrex Hunter Ridge Inc. owned
lands within Erin Ridge North Phase 1. The Phase I ESA indicated a
Phase II ESA be conducted in the area surrounding the above ground
storage tanks, the areas surrounding the storage barrels, and the areas
of stressed vegetation, which were associated with farming activities.
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A Phase II Environmental Site Assessment (ESA), based on the
Canadian Standards Association document Z769-00 was conducted on
May 7, 2009. The analysis determined there is no impact from former
farming activities and no remediation is required. However, the
granaries contain high levels of lead; thus, when they are removed they
must be treated as hazardous material and disposed of in a safe,
environmentally sound manner.
Erin Ridge North Phase 1 contains an abandoned oil well site that
requires physical access. This wellhead must be located on privately
held lands and provide adequate accessibility according to all pertinent
standards and legislation.
A Phase I Environmental Site Assessment (ESA) was conducted for Erin
Ridge North Phase 2 for the SW ¼-21-54-25-W4M and Plan 982 3579,
Lots 1 and 2 with a site visit on January 25, 2013. The findings included
potential soil and water contamination in areas that had equipment laydown operations, historic oil pipeline, oil wells, septic systems, water
wells, and hazardous building materials. Soil sampling is advised with
potential for remediation. In addition, there are two oil wells located just
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southwest of Plan 982 3579, Lot 2, and east of St. Albert Trail that do not
have reclamation certificates, see Figure 9, Constraints. These two oil
wells each require a reclamation certificate and provide a determination if
a 5-metre radius setback is sufficient. Setback requirements are
determined and regulated by Alberta Energy Regulator (AER). The
wellheads should remain as privately held lands with appropriate
physical access according to all pertinent standards and legislation. The
City will not assume ownership or liability for a wellhead.

2.1.7 Heritage Resources
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A Phase 1 ESA was conducted in 2014 for the lands east of St. Albert
Trail and north of Coal Mine Road. No sources of contamination were
found. Recommendations included to decommission septic tanks in
accordance with the applicable acts, regulations and guidelines; and to
take the former dugout area in the southern portion of the site into
consideration during development to ensure any potential organic matter
is removed.

2.2
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ISL Engineering and Land Services, on behalf of Landrex Hunter Ridge
Inc., was given Historical Resources Act clearance to proceed with
development within Section 16, Township 54, Range 25, W4M and
Section 21, Township 54, Range 25, W4M. A letter was provided from
Alberta Tourism, Parks, Recreation and Culture that indicated the site
has been cultivated for many years and has low potential for
archaeological or palaeontological resources. Any existing structures
are on file or are too new to be of historical value.
Current Development Patterns
The Plan Area is bordered to the north by cultivated fields that are within
Sturgeon County, to the east are farmland and a treed homestead, to the south
are residential dwelling units within the Erin Ridge neighbourhood, and to the
west is St. Albert Trail.
The Plan Area was predominantly in agricultural use with some tree cover as
discussed in Section 2.1.4 and 2.1.5.
A portion of Gibson oil pipeline in the northwest portion of the site was been
removed and remediated (Klohn Crippen Berger, February 2011, File
A05035A04). Two Telus fibre optic cables exist in north-south alignments and
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will be realigned as development occurs, in cooperation with Telus.
FortisAlberta has overhead power transmission lines to the southeast of the
Plan Area and at time of development FortisAlberta will determine how to
integrate the lines into the Plan Area, including burial or relocation.
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3.0

LAND USE CONCEPT

3.1

Future Land Use Map
The Future Land Use Map for Erin Ridge North is shown on Figure 2. This map
consists of a series of areas and symbols that define expected future land use
and roadway patterns for the subject lands.

Land Use Concept: Major Development Patterns
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Two land use types will dominate the future Erin Ridge North – commercial and
residential.
Erin Ridge North is situated adjacent to St. Albert Trail, which is a commercial
corridor. Commercial uses will service both local and regional shopping
interests.
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Phase 1
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The residential components within Phase 1 of the Plan Area include medium
density residential, with medium to high density residential primarily adjacent to
the commercial uses. A large stormwater management facility separates the
medium to high density residential from the low density residential. The
medium to high density residential area would consist of densities of 94 to 141
dwelling units per hectare. The medium density residential area could have a
density of approximately 35 units per hectare and up to 94 units per hectare
and would feature uses such as low rise apartments and townhouses. The low
density residential areas would have a density of 12 to 20 units per hectare with
development of single family, duplex, and semi-detached dwelling units. The
total number of dwelling units proposed is 1,122 units. The proposed
developable residential area is 32 hectares±, which is 34% of the gross
developable area for the Plan Area.
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3.2

Within the Plan Area, there is land shown as mixed-use commercial with
residential. This area is intended to be a neighbourhood activity centre and
could include a range of uses from mixed-use with lower-level commercial and
residential above, separate commercial and residential uses, a park space, and
institutional uses in a walkable, compact form.
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Phase 2
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The residential components within Phase 2 of the Plan Area include
medium/high density residential adjacent to the commercial with a road
separating the low density residential area. The low density residential area
has some walkways connecting cul-de-sacs to the trail system that is adjacent
to large stormwater management facility. The overall area for Phase 2 is 55.8
hectares; however, only 20.3 hectares is being designed with land uses. The
remaining 35.5 hectares will be designated as future development area. The
proposed number of dwelling units is 318 units.
The proposed net residential density for Phases 1 and 2 is 38 dwelling units per
net residential hectare.

Residential Land Use
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3.3.1 Low Density Residential
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Phase 1, low density residential land use will comprise of 26 hectares± of
land. The number of low density residential units anticipated is 509
dwelling units. Phase 2, low density residential will comprise of 4.6
hectares± of land with approximately 92 dwelling units. The combination
of Phases 1 and 2 will have a total number of 601 low density residential
units, which is approximately 42% of all residential units.

ev

Low density may include single-family detached, single-family detached
with basement suite, semi-detached, and duplex housing forms.

Pr

3.3

3.3.2 Medium Density Residential
In Phase 1, medium density residential development may consist of
townhouses and apartment buildings. No medium density residential
units are proposed in Phase 2.
3.3.3 Medium to High Density Residential
In Phase 1, medium to high density residential units will be located on
the east side of Element Drive North with the commercial uses on the
west side of the roadway. The number of dwelling units built is 253 with
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another 201 units anticipated, which would comprise approximately 40%
of the total number of residential units in Phase 1.
Phase 2, shows the medium to high density residential units located next
to the commercial without a roadway separation. The number of
dwelling units proposed is 226 units, which would comprise
approximately 71% of dwelling units in Phase 2.
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The combination of Phases 1 and 2 for medium to high density
residential units is expected to have 680 units, which is 47% of the
overall residential units.
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3.3.4 Mixed-Use Commercial with Residential
The mixed-use development provides the opportunity to create a
neighbourhood activity centre. Residential units could be located above
lower level commercial units or in a standalone building. The area of
land that will contain residential units is approximately 0.84 hectares.
Approximately 120 residential dwelling units are proposed in the mixeduse portion of Erin Ridge North, which is 8.3% of the total residential
units, with a density of 143 dwelling units per hectare.
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This area is proposed to be built under the Direct Control Mixed Use
(DCMU) Land Use District of the Land Use Bylaw. This would allow a
flexible range of land uses with the intention to create a human-scale,
mixed-use environment with a walkable commercial component of small
shops, restaurants, offices, or other services for the neighbourhood. The
mixed-use commercial-residential area may also include a central green
space and institutional uses to service the northern region of the City.
Architectural controls could be implemented to give the area character
and to manage the mix of land uses. In the DCMU Land Use District, an
overall conceptual site plan or site development plan in relation to the
portion being developed is required at the time of development permit to
illustrate how the development will be integrated with the area.

3.3.5 Supportive Housing
Supportive housing that includes assisted living is a residential use that
can occur within the medium to high density residential. Supportive
housing provides support services such as meals and laundry within a
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group living arrangement. This means the sleep units do not have a full
kitchen. The number of units is 182 with a mix of longer term care and
assisted living. The anticipated number of residents will vary because
some units can support two people and some units are for singles. The
range in population is 182 to 292. An average of 240 residents has been
used for anticipated population.
Commercial
Phase 1
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The overall developable area for commercial use is approximately 23% of the
gross developable lands, which is approximately 21.7 hectares±. The
commercial lands are adjacent to St. Albert Trail, and are comprised of four
commercial cells. The commercial cell south of Neil Ross Road is developed
with Costco with an area of 5.97 hectares±. The commercial cell north of Everitt
Drive North has a land area of 13.73 hectares± and has an internal north-south
roadway. These two commercial sites can be accessed from Element Drive
North, Neil Ross Road, and Everitt Drive North. The smaller commercial cell
south of Everitt Drive North is approximately 2.12 hectares±. The small
commercial cell can be accessed from the future extension of Ebony Way and
from Everitt Drive North. The fourth commercial development area is the
mixed-use commercial with residential area. Of the mixed-use commercial with
residential area, the majority of the ground level of the 5.18 hectare site is
expected to be used for commercial purposes with an anticipated commercial
floor area of approximately 140,000 square feet. Mitigation measures may be
required to address noise, light, and odour issues created by the commercial
uses, to ensure that the adjacent multiple family dwelling units are not
impacted. This may include building design to create compatible living spaces.
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There may be potential for a right-in and right-out access from St. Albert Trail to
the mixed-use commercial with residential area.

Phase 2
The commercial site north of Neil Ross Road has an area of 8.7 hectares±. The
commercial area borders a medium and high density residential site. There is
no physical separation such as a roadway from the proposed commercial uses.
Mitigation measures may be required to address noise, light, and odour issues
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created by the commercial uses, to ensure that the adjacent multiple family
dwelling units are not impacted.

Parks and Open Space

D
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The parks and open space system in the Plan Area will include trails, the
remaining woodlot, a school, parks, and stormwater management facilities. The
Municipal Government Act and the Municipal Development Plan specify that
10% of the developable lands be dedicated as Municipal Reserve, which can be
used for development of a school, woodlot, parks, and those trails that are not
associated with public utility lots.
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In Phase 1, there have been previous subdivisions within the Plan Area prior to
annexation, some of the Municipal Reserve has already been provided to
Sturgeon County as cash in-lieu of dedication. Therefore, instead of 10%
Municipal Reserve dedication, the Plan Area for Phase 1 will only see
approximately 8% of the land (7.7 hectares) dedicated as Municipal Reserve.
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Phase 2 will see development start in the southwest corner with a trail around a
portion of the stormwater management facility. The remainder of Phase 2,
through an Area Structure Plan amendment, will show where parks are located.
The dedication of Municipal Reserve would represent 10% of the Gross
Developable Area in Phase 2, and what the City can ask as dedication as per
the Municipal Government Act. Most connecting walkways within Phase 2 have
infrastructure services beneath them; hence, the walkways are Public Utility
Lots and do not receive Municipal Reserve credit. Dedication of Municipal
Reserve occurs at time of subdivision.
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Two land use districts, under the Land Use Bylaw, may be suitable for the
development of the commercial cells along St. Albert Trail. The Regional
Commercial (RC) District provides the opportunity for quality design and
landscaping while providing a safe, pleasant and pedestrian-friendly
environment. The other land use district is the Corridor Commercial (CC)
District, which allows for the sale of a wide variety of goods and services to
serve the community and surrounding region.

The proposed Municipal Reserve dedication configuration is shown in Figure 8,
while the parks and open space system is depicted on the Future Land Use
map (Figure 2).
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Should there be addition of road right-of-way to the area structure plan
boundary for development purposes, 10% Municipal Reserve will be owed on
those lands.
3.5.1 Trails
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Trails will provide connections to the following: the adjoining
neighbourhood of Erin Ridge, Erin Ridge North Phases 1 and 2, the
commercial areas, the woodlot, the school site, and the stormwater
management facilities. Some trails may have Public Utility Lot (PUL)
designations where trails are within utility rights-of-way; therefore, no
municipal reserve dedication would be granted in these circumstances.
The trails must be installed at the time of subdivision so that future
residents are aware of trail alignments.

ev

io
us

ly

D
is

Coal Mine Road is closed between Ebony Way and Eastgate Way, the
closed road sections have been developed and enhanced with trails and
trees to create a linear park. The development of Coal Mine Road as a
linear park occurred in two phases with the first phase being developed
between Everitt Drive and Eastgate Way in 2010 through Bylaw 10/2010.
The second phase of the linear park development between Ebony Way
and Everitt Drive occurred in July 2013, through Bylaw 14/2013. A road
closure bylaw was required for each section of Coal Mine Road to be
closed and the timing was agreeable with the City. Coal Mine Road will
not receive Municipal Reserve credit as the land is owned by the City.
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Some trail connections will join to trails in Erin Ridge that link to Oakmont
and further to Red Willow Park.

3.5.2 Woodlot
The 4.87 hectare woodlot is considered a Locally Significant Natural
Area. This woodlot is a remnant tree stand that has been in place since
at least 1950, according to aerial photos. The woodlot provides good
habitat for ungulates (such as deer and moose), birds, ground animals,
reptiles and amphibians. The major tree species present are aspen,
balsam poplar and willow.
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To mitigate potential negative effects of development, the following
measures would have to be taken as recommended by Stantec and
EcoMark.
Maintain a minimum 5-meter vegetated buffer around the exiting
forested area to protect valuable edge habitat.

x

Maintain surface drainage to the forested area.

x

Plant forest vegetation in upland areas throughout the
development and stormwater management facilities to promote
habitat connectivity.

x

Designate naturalized pathways (such as wood chip) along the
forest boundary and through an existing game trail to prevent
excess trampling of the forested area.

x

Place appropriate signs to discourage residents from walking off
designated trails.

x

Prior to construction, fence or flag natural features and review
mitigation measures with the construction contractor(s).

x

Avoid clearing of native vegetation between April 15 and the end
of August as this is nesting time for migratory birds and a breeding
period for wildlife.

x

All disturbed areas should be re-vegetated with native vegetation
and all debris from construction removed.
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The woodlot will be reduced to about 70%± of its existing size from 4.87
hectares± to 3.4 hectares±. The type of habitat the woodlot supports will
change; however, it will still provide a place for birds and small ground
animals. Steps will have to be taken to maintain the remaining woodlot
and create trails that provide access while preventing further degradation
of the area. The site has Municipal Reserve designation.

3.5.3 School/Park Site
In Phase 1, adjacent to Everitt Drive North, is a school site with an area
of 1.45 hectares. In 2013, the Alberta Government announced the
school site in Erin Ridge North is for the St. Albert Public School Board
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and Lois E. Hole School, a public elementary school, will be on the site.
Adjacent to the school site is Everitt Park with an area of 1.05 hectares.

Table 3-1: Student Population Projection

Grades

5-9
10-14
15-19
Total

K-4
5-9
10-12

Student
Generation
Erin Ridge
North
Population
3,4708
229
236
236
701
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Age

% of 2016 City
of St. Albert
Census age
composition
population
60,052
6.6%
6.8%
6.8%
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The anticipated number of students in the Erin Ridge North
neighbourhood at full build-out is around 701 students between the ages
of 5 to 19 years. This is based on the City of St. Albert 2016 Census
Age Composition population of 60,052, the anticipated population of
3,470 for Erin Ridge North, and the percentage of each age/grade
category. At the time of development, the most current Census for St.
Albert and consultation with school boards will occur to better anticipate
student population.
3.5.4 Stormwater Management Facilities (SWMFs)
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Phase 1

Two stormwater management facilities are proposed within Phase 1,
both as wet ponds. These facilities are connected through a combination
of overland flows and buried pipes. The stormwater management
facilities will be dedicated as Public Utility Lots (PULs); therefore, no
Municipal Reserve credit will be given for PUL uses. Municipal Reserve
credit may be provided to trail areas, based upon City policies, to be
determined at the time of subdivision.
The design of the SWMFs will maximize the opportunity to complement
or enhance the fragmented habitat in the Plan Area. This can be
accomplished through plantings that are supportive of wildlife and bird
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life that access wetlands and marshes. The SWMFs will also be
designed to provide visual amenities for passive recreational uses.
Phase 2
One stormwater management facility is proposed within Phase 2 to
support 20.4 hectares± of development.
Development Statistics
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The titled area for the boundary of the Erin Ridge North Area Structure Plan is
149.4 hectares. A portion of Phase 2 is shown as “possible development area”
on Figure 2, the Future Land Use Map, with an area of 35.3 hectares± and has
no land use designations. The wetland/drainage in the central-north portion of
Phase 2 must be dealt with before land uses can be considered. The portion of
Phase 2 that is developable is 20.4 hectares±. Between Phase 1 and Phase 2,
114.1 hectares± is developable. There is no Environmental Reserve to be
dedicated in the Plan Area. All roads are included within the developable area.
The residential area is 38.0 hectares±, which is 33%± of the developable area.
The commercial area is 34.84 hectares±, which is 31%± of the developable
area. The mixed-use commercial with residential area is 5.2 hectares±, which
is 4.6% of the developable area.
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How the developable lands will be designated is shown in the Table 3-2
Development Statistics.

ev

The population per household fluctuates depending on the type of dwelling unit
as indicated in the City of St. Albert Census 2016. In the low density units, of
which 601 units are projected, 2.93 persons per household are anticipated. In
the medium density residential area, 39 units are projected and the number of
persons per household is 2.17. In the medium/high density residential area,
680 units are projected at 1.73 persons per household. In the mixed-use
commercial with residential area, 120 units are projected with 1.73 persons per
household. The population is estimated at 3,470 residents.
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3.6

Policy 4.11, Neighbourhood Design Principles, of the MDP requires a minimum
of 30 dwelling units per net residential hectare. Phase 1 has 35 dwelling units
per net residential hectare and Phase 2 has 51 dwelling units per net residential
hectare. Overall, there are 38 dwelling units per net residential hectare. The
policy also requires a minimum of 30% medium density and medium/high
density residential units.
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The total number of residential units on the developable area is 1,440, of which
839 are medium density and medium/high density units, which equates to 58%
of the proposed units.
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14.0%
0.03%
36.4%

13.1
0.03
34.2
21.7
4.36
26.1

Commercial
Mixed-Use Commercial
Subtotal Commercial

Residential
Low Density Residential
Medium Density Residential (R3A),
Landrex
Mixed-Use Residential
Medium/High Density Residential (R4)
Subtotal Residential
27.7%
0.8%
0.9%
4.5%
34.0%

0.8
0.84
4.2
31.840

1.6%
1.6%

26.0

1.5
1.5

4.2%

4.00

23.2%
4.6
27.9%

7.0 %

6.5

2.3%
0.7%

8.2%

Supportive Housing (see notes)
Subtotal Supportive Housing

Units

120
454
1,1222

39

509

92
0

Units

0
1.6
6.2

4.6
0

0
0

0
7.9%
30.6%

22.7%
0

0
0

0
226
318

0
391
661

270
0

Pop.

0.84
5.8
38.0

30.6
0.8

1.5
1.5

30.4
4.36
34.8

16.4
0.03
39.5

7.5
4

2.2
1.1
8.3

149.5
35.5
93.7
20.3
114.0

Area
(ha)
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208
785
2,809

85

1,491

240
240

42.8%
0
42.8%

16.3%
0
26.6%

5.0%
0

0
2.4%
2.9%

63.6%
0
36.6%
36.3%

% of
GDA

PHASE 2

Land Use Concept
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8.7
0
8.7

3.3
0
5.4

1.0
0

0
0.5
0.6

55.8
35.5
0
20.3
20.3

Area
(ha)

D
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Pop.
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*182
*182
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100%

7.7

2.2
0.6

93.7
0
93.7
0
93.7

ev

% of GDA

Pr

Area
(ha)

PHASE 1

Trail (Coal Mine Road – PUL)
Walkways (PUL)
Municipal Reserve (includes trails not
over utilities, woodlot, school/park)
Stormwater Management (PUL)
Arterial Road-Neil Ross Road & ROW
adjacent to 875 St. Albert Trail (see
notes)
Internal Circulation (non-arterial)
Interim Road Connection
Subtotal Other Uses

Gross Area
Possible Development Area
Developable Area of Phase 1
Developable Area of Phase 2
Gross Developable Area (GDA)

PHASES

Table 3-2: Development Statistics
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0.7%
5.1%
33.4%

26.8%
0.7%

1.3%
1.3%

26.7%
3.8%
30.5%

14.4%
0.03%
34.8%

6.6%
3.5%

1.9%
1.0%
7.3%

23.7%
62.6%
13.6%
76.3%

% of GDA

120
680
1,440

601
39

*182
*182

Units

OVERALL

208
1,176
3,470

1,761
85

240
240

Pop.
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Table 3-2 Notes:
x May not add up to 100% due to rounding.
x Overall, there will be 38 dwelling units per net residential hectare, MDP Policy 4.11 requires 30 dwelling
units per net residential hectare with a minimum of 30% medium and/or high density residential.
Residential breakdown consists of:
o 20 du/ha for low density residential;
o 35 du/ha for medium density residential;
o 143 du/ha for mixed-use commercial with residential based on an estimated residential area footprint of
0.84 ha.
o 141 du/ha for medium/high density.
x Of the net residential hectare, 7.4 ha± are for medium and/or high density residential; 58% of the units are
medium and/or high density residential.
x Expected population per residential unit based on St. Albert’s 2016 Census is:
o 2.93 persons per low density dwelling unit;
o 2.17 persons per medium density dwelling unit; and
o 1.73 persons per medium/high dwelling unit.
x *Supportive Housing is not included in the dwelling unit count, because the units do not have full kitchens.
x Population statistics include supportive housing.
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TRANSPORTATION
4.1

Arterial Road Network

The Transportation network for Erin Ridge North is shown on Figure 3.
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St. Albert Trail is the west arterial boundary of the Plan Area and Neil Ross
Road is the bi-sectioning arterial for Phases 1 and 2. The roadways with all
directional access onto St. Albert Trail include Neil Ross Road, Everitt Drive
North, and the existing intersection of Coal Mine Road. Located between
Everitt Drive North and Neil Ross Road is one all directional access to the large
commercial area east of St. Albert Trail and two right-in and right-out accesses
to the commercial area.
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Neil Ross Road will be accessed from Element Drive North, a major collector
road that extends north-south through Phase 1 and Phase 2. Element Drive
North has all directional access at the intersection of Neil Ross Road and will
likely need traffic signals as development proceeds. In Phase 2, a major
collector roadway will occur approximately 400 metres north of Neil Ross Road.
Each commercial block may have right-in and right-out access at 200 metres
intervals. Off Neil Ross Road, there is an anticipated left-in access to the
commercial site and a right-in and right-out off Neil Ross Road to the
commercial site. All access points must be approved by the City at the time of
Subdivision or Development Permit.

ev

In 2009, Stantec Consulting conducted a study of the St. Albert Trail corridor
extending from Villeneuve Road to the City’s north boundary. The study
indicated major collector roads would have all-directional intersections with
St. Albert Trail, and properly spaced minor collector roads, may have the
opportunity to have right-in and right-out access only. Direct access from a
business onto St. Albert Trail is not being considered, as access to businesses
would be provided by the major and minor collector roads.

Pr

4.0

Land Use Concept
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Collector and Local Road Network
The City expects development of good road connectivity within the Plan Area,
to the rest of the City, and to areas in Sturgeon County.
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The closure of Coal Mine Road occurred in two stages through road closure
bylaws. The first stage was closed through Bylaw 10/2010, which was located
between Everitt Drive and Eastgate Way. Beneath this section of road is deep
sanitary service. Traffic from the east will have the option to travel south on
Eastgate Way or north through Erin Ridge North; both directions will be on a
local roadway. Coal Mine Road between Everitt Drive and Ebony Way was
closed with Bylaw 14/2013. Each section of closure for Coal Mine Road has
been developed as a linear park.
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Coal Mine Road between Ebony Way and St. Albert Trail will remain open and
at the time of development of the mixed-use commercial with residential Phase
1 site, Coal Mine Road will be upgrade to a minor collector with pedestrian
connections such as sidewalks on both sides of the roadway.
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To provide connections between Erin Ridge and Erin Ridge North, Everitt Drive
has been and Ebony Way will be extended into Erin Ridge North as major
collector roads. The portion of Everitt Drive in the existing Erin Ridge
neighbourhood will have parking removed from one side to allow for transit to
loop between the two neighbourhoods. Ebony Way will extend north to Everitt
Drive North and will be aligned with the internal road access to the commercial
area north of Everitt Drive.
As a portion of Phase 2 will be developed at a later date, all-weather turnaround
on roadways may be required.
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4.2

Transportation
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Transit
Transit routes must be established as part of the first stage of development for
Phase 1 and for Phase 2 as per MDP Policy 12.7, New Area Structure Plan
Technical Reports. Transit routes within the neighbourhood should be within
400 metres to residents; thus, providing the opportunity to use transit. A rapid
transit station is proposed on the west side of St. Albert Trail; therefore, good
pedestrian linkages, road connections, and medium to medium/high density
residential uses are required in this area of the City to support transit services.

4.4
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In Phase 2, when a transit stop is placed near an intersection, pedestrians will
use the intersection to cross the street. However, where intersections are not
near a transit stop, mid-block crossings may be required.
Pedestrian/Bicycle Links

Noise Attenuation
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4.5
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Sidewalks or a multi-use trail will be adjacent to roadways for pedestrian and
bicycle movement. In addition, adjacent to a portion of the stormwater
management facilities and along the closed sections of Coal Mine Road (east of
Ebony Way and west of Eastgate Way, with traffic crossing at Everitt Drive)
there is a multi-use trail. The linkages connect to existing trails in the Erin
Ridge neighbourhood. Trails provide a higher level of comfort for cyclists even
though motor vehicles are to share roadways. Cycling and walking are
sustainable means of transportation and efforts should be made to encourage
these modes of mobility.

Noise attenuation amenities from arterial routes will be required, at the cost of
the developer, at the time of subdivision, Development Agreement, or
Development Permit as per City standards. Additional requirement may be
needed for residential developments adjacent to commercial developments so
that noise, light, and odours from the commercial area to the residential area
are addressed prior to or at the time of Development Permit.
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Transportation

Off-Site Levies
The Erin Ridge North neighbourhood is subject to Off-Site Levies for arterial
roadway networks, water, wastewater, and stormwater management facilities.
Off-Site Levies will be calculated, assessed, and collected at the time of
subdivision or upon execution of a Development Agreement, in accordance with
the rate that is applicable at that time.
Should a subdivision or Development Agreement not be part of the
development process, levies will then be collected at the time of Development
Permit.
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In addition to Off-Site Levies, additional costs may need to be borne by the
developers to facilitate the near term plan of infrastructure capacity
improvements.

4.6.1 Notes
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As upgrades are required to the water supply and distribution, to the
wastewater collection system (sanitary), to the stormwater management
facilities, and arterial road network, infrastructure identified within the Off-Site
Levy Bylaw, required to support a development stage, maybe required to be
front-ended by the developer to enable that development stage. Front-ending
and recovery processes shall be consistent with approved Council Policies.

Pr

Should a developer choose to oversize without a request from the City, the
oversizing will be at the cost of the developer and cost will not be recoverable.
In addition, the City will take ownership of such oversized infrastructure and will
determine how the capacity will be used.
4.7

Capital Recreation Fees
The Erin Ridge North residential areas are subject to the Capital Recreation
Contribution that is charged per residential unit. The Contribution is determined
in the Capital Recreation Contribution agreement prepared as a condition of
subdivision or as a condition of the Development Permit.
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Transportation

Crime Prevention Through Environmental Design (CPTED)
Decisions relating to transportation design, street patterns, access, noise
barriers, public open spaces, parks, the woodlot, multi-use trails, walkways,
stormwater management facilities, and the built environment shall use CPTED
principles to create a safe and secure neighbourhood. The following basic
strategies, respecting existing City standards, will be used during the
development of Erin Ridge North:

x
x
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Timing of Development – Coal Mine Road
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Coal Mine Road east of Ebony Way and west of Eastgate Way has been
closed. The linear trail between Eastgate Way and Ebony Way has been
completed. Ebony Way west to St. Albert Trail will remain open and be
upgraded to a minor collector roadway with pedestrian connections such as
sidewalks on both sides of the roadway, when the mixed-use commercial with
residential Phase 1 site is developed.

ev

Utilities have been installed under Coal Mine Road east of Everitt Drive and
west of Eastgate Way.
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4.9

Use of natural surveillance strategies to increase visibility and awareness
of public and private space;
Use of natural access control techniques to guide/direct person within
the natural and built environments; and
Promotion of territorial reinforcement by increasing definition of space
and local stewardship.
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x
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5.0

UTILITY SERVICES

5.1

Water Supply and Distribution
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Water will be provided to Erin Ridge North through existing lines on Ebony Way,
Everitt Drive and Eastgate Way. Off-site water improvements are required to
support Erin Ridge North and future lands within the north annexation area
once 75% of the lands in the Plan Area are developed. Pipe sizing will be
determined at the time of subdivision to ensure an adequate level of service is
provided. Water mains of the appropriate sizes will be required to be carried
through the development and connections will extend to the edge of the ASP
boundary or acceptable termination points as determined by the City. The
required water servicing for the Plan Area is as per Figure 4.
See Notes under Section 4.6 Off-Site Levies, of this document.
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Wastewater Collection System (Sanitary)
The wastewater collection system proposed is by gravity and will flow south.
Long term servicing schematics must be consistent with the approved Utility
Master Plan (2014).
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The wastewater collection system components of the appropriate size and
depth with adequate capacity will be required to be carried through the
development and extend to the edge of the ASP boundary or acceptable
termination points as determined by the City and as depicted in Figure 5.
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The wastewater collection system required the installation of deep services
under Coal Mine Road east of Everitt Drive and east of Eastgate Way, which is
needed to service lands within this Plan Area.

Pr

5.2

The sanitary lines being extended from Ebony Way and Everitt Drive have
limited wastewater capacity.
Phase 2 requires a pump station because there is a 6-metre grade difference
between the on-site gravity system and the existing 900 mm sanitary trunk that
is located in Phase 1 at Element Drive North and Neil Ross Road. The
proposed pump station location is on the east side of Element Drive North
adjacent to low density residential and parkland. The pump house will also
contain a storm pump station.
See Notes under Section 4.6 Off-Site Levies, of this document.
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Stormwater Management
There are two stormwater management facilities within Erin Ridge North Phase
1 and two stormwater management facilities in Phase 2, at full build-out. The
required release rates at the time of writing this document are 2.5 litres, per
second, per hectare (L/s/ha) and 1.8L/s/ha when draining to Carrot Creek as
per the Big Lake Stormwater Management Plan Report May 2004. The limiting
factor for development in the Plan Area will be the stormwater management
facilities because the finite capacity in the existing system only allows
approximately 50 hectares of land to be developed. Long-term servicing
schematics must be consistent with the approved Utility Master Plan (2014).
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Phase 1, SWMF 1 is located south of Neil Ross Road and has an area of 3.0
hectares. SWMF 2 is located in the low density residential area in the east of
the Plan Area and has an area of 3.5 hectares. Stormwater will move to
SWMFs through pipes and as overland flows.
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Stormwater pond sizes are approximations and may change in size at time of
subdivision or Development Permit. A change in pond size may not require an
amendment to this Area Structure Plan, providing development statistics and
land use areas are not impacted. Stormwater Management for the Plan Area is
as per Figure 6. Consultation with Administration will be required should a
SWMF change in size.
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The collection system components of the appropriate size and depth with
adequate capacity will be required to be carried through the development and
extend to the edge of the ASP boundary or acceptable termination points as
determined by the City.
The lands north of Phase 2 currently flow into Carrot Creek in small storm
events and temporarily pool in Erin Ridge North Phase 2 lands in larger storm
events and during spring runoff before discharging into Carrot Creek. Erin
Ridge North Phase 2 Stormwater Management Plan, prepared by ISL, indicates
that the stormwater flow should be diverted to Carrot Creek for large and small
storm events. In large storm events, the stormwater is anticipated to
temporarily pool on Landrex owned lands north of Erin Ridge North Phase 2
before flowing into Carrot Creek. Ultimately it is recommended that a
watershed study be completed for Carrot Creek to investigate the effects of
development within the Watershed and construct necessary recommendations
to support development.
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5.3

Utility Services
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There is no downstream capacity to support development of Erin Ridge North
Stage 2 or the off-site stormwater that still needs to be managed and directed to
Sturgeon River. Options to manage stormwater include an outfall pipe that
crosses through Sturgeon County on private land or an outfall pipe within City
boundaries that extends to Sturgeon River; neither of which have funding or a
proposed development date.
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Until an outfall pipe is installed, the developer proposes Real Time Control,
which means holding stormwater in ponds and pipes until there is downstream
capacity to release the water. The rate of release is restricted by the
downstream capacity. To support the Real Time Control process, a
downstream stormwater pump station is proposed to control the discharge from
Erin Ridge North Phase 2. The stormwater pump station will be within the
same building structure as the sanitary pump station.
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The implementation of Real Time Control System will require detailed review at
the time of subdivision.
See Notes under Section 4.6 Off-Site Levies, of this document.
Shallow Utilities

ly

5.4

ev

io
us

Power, gas, and communication franchise systems will service the area through
agreements established with the developers by the provider. Shallow utilities
may be located within a public utility lot (PUL) or through a utility right-of-way
agreement.
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Any existing overhead services must be relocated and placed underground at
the time of Development.
Telus Communications Company has advised that there are fibre cables and
copper cables in the Phase 1 that would have to be re-routed at the developer’s
expense. Telus would also require a 5 metre by 5 metre easement for new
facility placement to be located at a mutually agreed upon location at the time of
subdivision.
5.5

Public Utility Lots (PULs)
A Public Utility Lot is where services such as water, wastewater, stormwater
pipes, and shallow services are located. The size of a PUL will vary based on
the number of utility services and pipe sizes accommodated. PULs can
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typically range between 6 metres to 9 metres in width. PULs do not receive
Municipal Reserve credit. Emergency access to a site will be classed as a
public utility lot and width of access will be determined in consultations with City
Engineer and Public Works. Where services are shared or required, provisions
of utility rights-of-way will be required to allow passageway for utilities from
landowner/developer to enable development by other landowner/developer to
proceed.
Timing of Development – Stormwater Management
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All required agreements must be obtained from Sturgeon County and all
impacted landowners for the stormwater outfall connection through Sturgeon
County to the Sturgeon River. Development of Erin Ridge North Phase 2 may
be limited until stormwater issues are addressed.
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Implementation

6.0

IMPLEMENTATION

6.1

Development Staging
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The sequence of development for the commercial and residential components
will be from south to north. Staging must also follow growth management
objectives of the City as specified in the MDP, including avoiding “leap-frogging”
of development in new areas by encouraging orderly, economical, and
contiguous development. Therefore, in addition to the infrastructure
requirements, all development of Erin Ridge North must be contiguous and
sequential in manner as per MDP Policies 3.2 and 4.2 and with Neighbourhood
Design Principles and Medium Density Residential staging as per MDP Policies
4.11 and 4.13. These MDP policies indicate when required medium density
residential is to be developed in relation to the overall residential development.

D
is

As development is market driven and limited by servicing capacities, the order
of development will be reviewed at the subdivision stage. Contiguous and
sequential development is important for efficient city services such as police,
fire, transit, recreation and road maintenance.

Redistricting and Subdivision
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Erin Ridge North Phase 2 as shown in Figure 10 has two (2) proposed stages
of development. The first stage will include development of commercial,
medium/high density residential, and one stormwater management facility.
Stage two will include low density residential, pump house for storm and
sanitary service, and parkland.

Timing of redistricting and subdivision applications are based on response to
servicing capacity, agreements, and market needs. Development will occur
generally from the south to the north by successive stages that avoid leap frog
development that are in accordance with MDP policies.

SCHEDULE “A” TO BYLAW 33/2009 (Page 36)

ERIN RIDGE NORTH AREA STRUCTURE PLAN
Part 6

Building Inspections
The geotechnical investigations within the Plan Area indicated there are soft
and wet soils. The developer, as part of the purchase package to builders,
needs to identify soil issues and indicate that further geotechnical study may be
required at building permit stage.
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At time of subdivision, the developer and the City will consider restrictive
covenants related to wet and soft soils that may impact development.
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Implementation

SCHEDULE “A” TO BYLAW 33/2009 (Page 37)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 38)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 39)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 40)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 41)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 42)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 43)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 44)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 45)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 46)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 47)

ERIN RIDGE NORTH AREA STRUCTURE PLAN

Pr

ev

io
us

ly

D
is

tri
bu
te
d

Figures

SCHEDULE “A” TO BYLAW 33/2009 (Page 48)

CITY OF ST. ALBERT
BYLAW 18/2017
Being Amendment 146 to Land Use Bylaw 9/2005

NOW THEREFORE the Council of the City of St. Albert, duly assembled, hereby
ENACTS AS FOLLOWS:
That Part 10, Section 10.6, Direct Control Mixed Use (DCMU) Land Use District be
amended as follows:
a)

That subsection (5) Discretionary Lands Uses is amended by adding “hotel”
following “home occupation”;
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1.

2.

All sections are renumbered accordingly.

3.

The Chief Administrative Officer is authorized to consolidate Bylaw 9/2005.
day of

READ a second time this

day of

READ a third time this

day of

, 2017.

, 2017.

D
is

READ a first time this

__________, 2017.
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ly

SIGNED AND PASSED this ________ day of

, 2017.

MAYOR

CHIEF LEGISLATIVE OFFICER
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Part 10
DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

(1)

Application
This section applies to the areas designated as Direct Control Mixed Use (DCMU) on the
Land Use District Map, Schedule A of this Bylaw.

(2)

Purpose

(3)

Land Uses – Council Approval
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The purpose of the Direct Control Mixed Use (DCMU) District is to provide an area for a
mixture of commercial, institutional and medium to high density residential land uses.
Such areas should be relatively compact, attractive, pedestrian-friendly and reasonably
compatible with surrounding areas. Developments within this land use district should
provide a variety of housing options, the provision of commercial and residential uses
within the same structure, an appropriate ratio of non-residential uses to create a
community where residents have the opportunity to live and work.

For uses that are not listed under subsection (4) or subsection (5), Council:

ly

Permitted Land Uses

io
us

Council delegates the following permitted uses for approval by the Development Officer:

ev

(a) apartment building;
(b) art gallery;
(c) business support service;
(d) catering service with up to 3 vehicles;
(e) communal amenity area;
(f) convenience store;
(g) dwelling units above a ground floor commercial use;
(h) financial institution;
(i) general retail store; (BL6/2016)
(j) general service;
(k) government service;
(l) grocery store; (BL6/2016)
(m) health service;
(n) indoor recreation service;
(o) liquor store; (BL6/2016)
(p) live/work unit; (BL6/2016)
(q) parking structure;
(r) professional office;
(s) residential sales centre;
(t) restaurant up to 100 seats;
(u) specialty store;
(v) take-out restaurant;
(w) shopping centre;
(x) supportive housing;
(y) townhousing; and

Pr

(4)

D
is

(a) shall determine the land uses that may be allowed in a DCMU district; and
(b) may impose such standards and conditions it considers appropriate to
regulate that use. In determining the development regulations that may be
applied, Council may refer to the DCMU or any other land use district or any
part of the Land Use Bylaw.
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Part 10
DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)
(z) video outlet

(5)

Discretionary Land Uses
Council delegates the following discretionary uses that may be approved by the
Development Officer:

(o)
(p)
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Pre-Application Requirements
In addition to the application requirements of Section 3.3 of this Bylaw, an applicant for
development permit within a DCMU Land Use District must submit to the satisfaction of
the Development Officer:

Pr

(6)
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(k)
(l)
(m)
(m)
(n)

ly

(l)

amusement arcade;
artist studio; (BL14/2008)
broadcasting studio;
deleted (BL6/2016)
cinema;
commercial school;
community hall with a gross floor area up to 745 sq. m;
drinking establishment;
family day home;
deleted; (BL6/2016)
deleted; (BL6/2016)
home occupation;
hotel;
household repair service;
deleted; (BL6/2016)
deleted; (BL6/2016)
pool hall;
religious assembly;
deleted; (BL6/2016)
theatre;
veterinary clinics without outdoor kennels, pens, runs or similar
enclosures;
wall mural; and
accessory developments to any use listed in (3), (4) or (5).

io
us

(a)
(b)
(c)
(d)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(i)
(j)
(j)
(k)

(a)

(b)

(c)
(d)

an overall conceptual site development plan for the area designated as
DCMU or, if the applicant is only developing a portion of the subject area,
a site development plan in relation to the portion to be developed in which
plan the applicant has also illustrated how the development will be
integrated with the area designated as DCMU;
a traffic impact analysis that demonstrates that traffic impacts are
compatible with the purpose of the DCMU District and do not prejudice
safety and traffic movements with the area designated as DCMU or on
adjacent public roadways;
details regarding the architectural guidelines for a development, including
design drawings illustrating the colour scheme and building materials
and the architectural guidelines proposed for the development; and
a building height impact assessment for any building that is proposed to
exceed 15 m in building height, demonstrating to the satisfaction of the
Development Officer that the impact on either adjacent buildings or
adjacent property has been minimized.
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Part 10
DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

Urban Design Review

(BL6/2016)

There are two types of review:
(a)

External Urban Design Review
An External Urban Design Review is required for any development that:
(i)
has a total building footprint greater than 2,500 sq. m;
(ii)
is located on a Landmark Site identified in Schedule F;
(iii)
is greater than ten (10) storeys in height; or,
(iv)
in the opinion of the Development Officer is deemed to have
significant impact on the subject Character Area’s urban design.
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This review will result in an Urban Design Review Recommendations
Report from a City-designated reviewer. This Urban Design Review
Recommendations Report is a requirement of the development permit
application and will include recommendations from the reviewer that may
range from acknowledgement of positive design qualities of the proposal
to suggestions for a design that better complies with the City’s policies
and plans related to Downtown.

Internal Urban Design Review

ly

(b)

D
is

Applicants are expected to consider and implement, wherever possible,
any recommendations of the Urban Design Review Recommendations
Report into the final application.

ev
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If a development does not require an External Urban Design Review, but
an applicant wishes to receive recommendations related to urban design,
they may request an Internal Urban Design Review by Planning and
Development staff prior to submission of an application. This review will
result in an Urban Design Review Recommendations Report from staff
designated by the Development Authority and will include
recommendations that may range from acknowledgement of positive
design qualities of the proposal, to suggestions for design that better
comply with the City’s policies and plans related to Downtown.

Pr

(7)

Applicants are expected to consider and implement, wherever possible,
any recommendations of the Urban Design Review Recommendations
Report into the final application.

(c)

Performance Standards
In addition to the Urban Design Review Recommendations Report, all
applications shall be considered with regard to the following Performance
Standards:
(i)
(ii)
(iii)
(iv)
(v)

site design contributes to streetscape and the character area;
appropriate location of uses to support active streetscapes and fit
within the character areas;
high quality building design integrated with streetscape and
surrounding buildings;
pedestrian orientation; and
well-designed amenity areas.”
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DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

Floor Area (BL6/2016)
(a)

(b)

(c)

The maximum gross floor area for any building is 3.21 times the site
area. In determining this calculation, the Development Officer may
consider the total site area for multiple sites that comprise an integrated,
mixed use development inclusive of public roadways conveyed to the
City; and
a minimum of 25% of the total gross floor area shall be used for
commercial (non-residential) purposes. In determining this calculation,
the Development Officer may consider the total commercial gross floor
area for all buildings on multiple sites that comprise an integrated, mixed
use development.
Not withstanding clause (b), a minimum of 11.6% of the total gross floor
area shall be used for commercial (non-residential) purposes for the
following properties:
Lot 67, Block 1, Plan 152 4029 (5 St. Louis Street);
Lot 68, Block 1, Plan 152 4029 (4 St, Louis Street); and
Lot 69, Block 1, Plan 152 4029 (22 Sir Winston Churchill
Avenue).

D
is

i)
(ii)
(iii)
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(8)

Building Height (BL6/2016)

The maximum building height is 25 m.
Notwithstanding clause (a), the building heights for parcels located within
the Downtown Area Redevelopment Plan area are subject to the
minimum and maximum building heights defined in the Downtown Area
Redevelopment Plan Bylaw 5/2010 as amended.
Notwithstanding clause (b), the maximum building heights shown in
Schedule F of this Bylaw shall apply to the following properties:

ev

(a)
(b)

io
us

(9)

ly

including any future revisions to these legal descriptions based on a
subdivision or condominium plan.

Pr

(c)

(i)
(ii)
(iii)

Lot 67, Block 1, Plan 152 4029 (5 St. Louis Street);
Lot 68, Block 1, Plan 152 4029 (4 St, Louis Street); and
Lot 69, Block 1, Plan 152 4029 (22 Sir Winston Churchill
Avenue).

including any future revisions to these legal descriptions based on a
subdivision or condominium plan.

(10)

Location of Buildings (BL6/2016)
The minimum separation distances for buildings are:
(a)

10 m between the exterior wall of an apartment building and any other
residential building; and
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Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)
(b)

(11)

where greater separation distances are required in accordance with the
Alberta Building Code or the Alberta Fire Code, the distances required by
the Alberta Building Code or the Alberta Fire Code prevail.

Building Setbacks
The minimum building setbacks shall be provided as follows:

(b)
(c)
(d)

(12)

the front and rear yard building setback shall be determined by the
Development Officer with regard to adjacent uses, urban design
considerations and on-site constraints;
the minimum side yard building setback is 5 m, unless otherwise
determined by the Development Officer taking into account adjacent
uses, urban design considerations and on-site constraints;
the minimum setback for an accessory building is 3 m; and
where a larger setback is required in accordance with the Alberta Building
Code or the Alberta Fire Code, the distances required by the Alberta
Building Code or the Alberta Fire Code prevail.
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(a)

Design, Character and Appearance of Buildings

ev

(c)

ly

(b)

design techniques including but not limited to, the use of variations in
building setbacks, and articulation of building facades in order to create
architectural interest, to provide a unified building exterior, and to
minimize the perceived mass and linearity of buildings;
the establishment of a common architectural theme for a development
including principal design elements, finishing materials, colours and roof
style;
the use of high quality materials on the exterior including brick, brick
veneer or other high quality finish of a colour acceptable to the
Development Officer;
the use of a stepback for the second or higher storey along a façade
facing a public roadway; and
the use of clear glazing on the ground floor to facilitate pedestrian
interaction and safety.

io
us

(a)

D
is

In addition to the requirements of Section 6.7 of this Bylaw, the Development Officer may
require that a building or buildings be designed and finished with one or more of the
following:

Pr

(d)

(e)

(13)

Residential Development
Residential development:
(a)
(b)
(c)
(d)

must provide a private amenity area in the form of a balcony or patio for
dwelling units within an apartment building;
within a mixed use building must not be located below any storey used for
commercial purposes;
within a mixed use building must have an entrance separate from the
entrance to any commercial component of the building; and
all townhousing developments in a DCMU district must comply with the
following requirements for development in the R3A District: (BL16/2016)
(i) lot area;
(ii) lot frontage;
(iii) lot depth;
(iv) landscaping;
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Part 10
DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

(e)

Overhead Weather Protection (BL6/2016)

Landscaping and Communal Amenity Areas
Developments shall be subject to the following requirements:
a development that adjoins a public roadway shall provide perimeter
landscaping in accordance with Section 6.13(7). For residential buildings
located adjacent to a public roadway, the perimeter landscaping shall be
increased to a minimum width of 6 m;
(i) Notwithstanding 10.6.(15)(a) properties built to the property line are
exempt from the perimeter landscaping requirement, however will be
required to provide planters, hanging baskets and other landscaping
items in consultation with Engineering Services. (BL6/2016)
parking lots with more than 10 parking stalls shall be landscaped in
accordance with Section 6.13(6);
a building that includes 40 or more dwelling units must provide an indoor
or outdoor communal amenity area for the benefit of the residents of the
building, to the satisfaction of the Development Officer; and
for developments containing 3 or more buildings, an outdoor communal
amenity area of not less than 100 square metres must be provided for
residents and patrons of the development, to the satisfaction of the
Development Officer in accordance with following:
(i)
the amenity area may include seating areas, raised gardens,
courtyards and recreational areas;
(ii)
the amenity area may include a plaza or focal point;
(iii)
the amenity area may include such elements as street
furnishings, hard surfacing, plantings, amenities, art and
sculpture and architectural features to create a strong sense of
communal gathering space. The amenity area must also provide
for an area of overhead weather protection as a portion of the
amenity area; (BL6/2016)
(iv)
the amenity area must have convenient pedestrian connections
and provide for barrier free access; and
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(a)

(b)

Pr

(15)
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(b)

Continuous weather protection is encouraged along building frontages
with retail uses at grade, and at residential lobbies or unit entrances at
grade where practical.
Commercial and mixed-use buildings will provide overhead weather
protection in a method suitable to the architectural style and function of
the building to the satisfaction of the Development Officer, having regard
for the following:
(i)
provision of weather protection at pedestrian entrances;
(ii)
weather protection provided at a height and depth to provide
sufficient protection; and
(iii)
location of weather protection to allow for signage and
wayfinding.
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(a)
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(14)

(v) lot coverage;
(vi) building height; and
(vii) private amenity area and setbacks.
building height for townhousing developments within the Downtown Area
Redevelopment Plan (DARP), must comply with Section 10.6(9).
(BL16/2016)

(c)

(d)
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Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)
(v)

Vehicular and Pedestrian Circulation

ev
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D
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In addition to the requirements of Sections 6.9 and 6.23 of this Bylaw, the following
applies:
(a)
in making a determination about the design of on-site motor vehicle and
pedestrian circulation within the DCMU District, the Development Officer
must ensure that motor vehicle and pedestrian routes are located and
designed in a manner that provides a clearly defined, safe, efficient and
convenient circulation pattern for both vehicles and pedestrians, including
barrier-free routes. Loading bays must be located in such a manner as
not to impede the safe and efficient flow of traffic and pedestrian
movement and minimize impacts on adjacent land uses.
(b)
In addition to Section 9.9 of this Bylaw, the Development Officer may
impose whatever conditions the Development Officer considers
necessary in order to require that the applicant:
(i)
provide connections to parking areas, and to public rights-of way
adjoining a development for access to transit, services and
amenities;
(ii)
provide pedestrian access to ensure a development is integrated
with a surrounding area;
(iii)
provide pedestrian walkways along storefronts which have doors
or similar openings;
(iv)
separate pedestrian movements and motor vehicle traffic by
delineating crosswalks with special paving or, where possible,
raising crosswalks; and
(v)
construct and maintain the pedestrian walkways for use by the
public.

Pr

(16)

the amenity area must be located within 50 metres of the
development it is required for. (BL6/2016)
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Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

Summary Table - DCMU District
Summary tables are provided for reader convenience only and do not form part of this Bylaw.
For any discrepancies between the following table and any other section of this Bylaw the latter
shall govern.
Max. is 3.21 x site area
Min. 25% of total gross floor area must be commercial

Max. Building Height

25 m

Min. Front Yard

Development Officer discretion

Min. Side Yard

5 m unless otherwise determined by the Development Officer

Min. Rear Yard

Development Officer discretion

Building Location

10 m

Parking

business support service, catering service,
commercial school, convenience store,
financial institution, general retail store,
general service, health service, household
repair service, liquor store, professional
service, specialty store, take-out restaurant,
veterinary clinic, video outlet

1 stall/45 sq. m

art gallery, amusement arcade, broadcasting
studio, pool hall, residential sales centre

as determined by
Development Officer

cinema, theatre

1 stall/10 seats

community hall

1 stall/5 seats or 1
stall/20 sq. m; whichever
is greater

drinking establishment, restaurant

1 stall/6 seats

family day home

4 stalls or 1 stall/2
employees + 1 stall/10
patrons, whichever is
greater

government service, religious assembly

1 stall/8 seats or 1
stall/45 sq. m, whichever
is greater

grocery store

1 stall/20 sq. m

indoor recreation service

(see text in Section 7.3)

shopping centre

1 stall/30 sq. m

bachelor unit

1 stall/unit
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Floor Area
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Min. separation between the exterior wall of an apartment
building and any other residential building
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(BL42/2005)
1 stall/unit

2 bedroom unit

1.5 stalls/unit

3+ bedroom unit

2 stalls/unit

supportive housing

(see text in Section 7.3)

townhousing

2 stalls/unit

residential use visitor parking

1 stall/5 dwelling units
(for supportive housing
and townhousing, see
text in Section 7.3)
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1 bedroom unit
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CITY OF ST. ALBERT
BYLAW 19/2017
Being Amendment 147 to Land Use Bylaw 9/2005
(Erin Ridge North)

NOW THEREFORE the Council of the City of St. Albert, duly assembled, hereby
ENACTS AS FOLLOWS:
Schedule “A”, being the Land Use District Map to Land Use Bylaw 9/2005, is
amended by this Bylaw.

2.

The lands described and shown on the map below shall be redistricted from
Urban Reserve (UR) and Public Park (P) to Direct Control Mixed Use (DCMU),
Low Density Residential (R1) and Public Park (P).
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1.

Legal Address
Plan 942 3702, Lot C
Plan 132 5384, Block 7, Lot 164MR
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Municipal Address
2, 54211 Range Road 253
50MR Enchanted Way North
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3.

The Chief Administrative Officer is authorized to consolidate Bylaw 9/2005.

READ a first time this

day of

READ a second time this this

READ a third time this

, 2017.

day of

day of

, 2017.

___ day of

, 2017.
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SIGNED AND PASSED this

, 2017.

CHIEF LEGISLATIVE OFFICER
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D
is

MAYOR
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Area Structure Plan
Bylaw 33/2009

As Amended October 19, 2015 - Bylaw 6/2014
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1.0

INTRODUCTION

1.1

Purpose
This plan establishes the conceptual land use, transportation, and
servicing patterns for Erin Ridge North to implement the Municipal
Development Plan (MDP), which designates this sector of the city for
commercial, residential, parks, and school uses. Erin Ridge North has
two phases.

(2)

Servicing standards, population analysis and other details supporting this
Area Structure Plan (ASP) for Phase 1 are referenced in the Erin Ridge
North Area Structure Plan Technical Report (Technical Reports)
Volumes I and II dated July 2009 and input from Al-Terra Engineering.
The lands east of St. Albert Trail and north of Coal Mine Road (former
Lutheran Lands) are referenced in the Lutheran Church Lands Area
Structure Plan Amendment (Technical Reports) dated November 2014
and November 2016. Phase 2, is referenced in the Erin Ridge North
Area Structure Plan Technical Report (Technical Reports) dated July
2013, as assembled by ISL Engineering and Land Services. The
documents were used to prepare this Bylaw.

Authority of the Plan

ev

The Erin Ridge North Area Structure Plan (ASP) has been adopted through a
bylaw passed by Council in accordance with the Municipal Government Act
(MGA).
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(1)

This plan is in keeping with the Proposed Future Land Use Concept (20152),
Map 4 of the Intermunicipal Development Plan Bylaw 7/2001, as amended by
Bylaws 1/2005, 2/2005, 19/2011 and , 18/2012, and 10/2015 and shows the
area as commercial corridor, and urban residential.
The MGA identifies an ASP for the purpose of providing a framework for
subsequent subdivision and development of the area. The ASP is to describe
sequence of development, land use purposes, population density, and general
location of transportation, public utilities, and other matters Council considers
necessary. The approval of the Erin Ridge North Area Structure Plan does not
guarantee development rights. At the time of subdivision, detailed engineering
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drawings and plans of subdivision will be reviewed and the City will then
determine if development can proceed. In order to encourage development
within the City of St. Albert, Council, by approving this Area Structure Plan,
acknowledges the following limitations:

Timeframe of the Plan
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x

That final approval of any servicing agreements remains subject to a
review of plans of subdivision and detailed engineering drawings as per
the City Engineering Standards, Utility Master Plan (UMP),
Transportation Master Plan (TMP), Transportation System Bylaw (TSB),
Municipal Development Plan (MDP), Land Use Bylaw (LUB), and any
other documents, Municipal or otherwise, the City determines relevant to
the development. The approval of this ASP does not mean approval of
any servicing agreement, future districting, subdivision, development
agreement, development permit, or building permit.
That the City reserves the right to apply any additional infrastructure
servicing specification to the lands covered by this ASP in order to
provide quality services to the citizens.
That all development expenses and other costs, of every nature and
kind, are expended at the developer’s sole risk, and that any additional
expenses incurred by the development as a result of any modification
resulting from the aforesaid Engineering Standards are at the
developer’s expense.
The City is not responsible financially or otherwise, to provide
infrastructure to support development of this ASP.
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x

The Area Structure Plan is future-oriented and depicts how Erin Ridge North
Phases 1 and 2 are expected to be developed over a period of time and
through a series of public and private sector initiatives. The completion of
Phases 1 and 2 is a 10-year estimated timeline for full build-out and is
dependant on servicing capacities and the market demand. While the plan
envisions a desired future, changes to the plan may be required to respond to
new circumstances. Thus, to ensure that it remains current and relevant, the
plan may be reviewed, updated, and amended either generally or in regard to a
specific issue as determined necessary by Council or when the Municipal
Development Plan (MDP) is updated.
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Due to the small scale of the ASP maps, the boundaries or locations of
any symbols or areas shown on a map within the ASP are approximate
and not absolute, and are to be verified at the time of subdivision. With
the exception of surveyed delineations, boundaries and symbols on the
maps are not intended to define exact locations except where they
coincide with clearly recognizable physical features or fixed boundaries
such as existing road or utility rights-of-way. Minor deviations on the
boundaries between land uses may be allowed, at the discretion of
Planning and Development Department Administration, as long as the
general location of land uses does not change or create potential
impacts to surrounding land uses (existing or proposed), and the overall
statistics for the neighbourhood are still achieved. While proposed roads
and walkways are shown in order to illustrate possible alignments, the
local road alignments and walkway locations are subject to verification
and possible realignment at the time of subdivision. The dry pond
location as shown in the lower southwest corner of the Plan Area will be
determined at the time of subdivision or Development Permit.

ev

1.4.2 Application of the Plan

The Erin Ridge North ASP shall apply to the area shown on Figure 1.
The area is located in the northeast quadrant of St. Albert and is
bounded by:

Pr
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x

Erin Ridge neighbourhood to the south;

x

Neil Ross Road to the north is the boundary for Phase 1;

x

North City limits is the north boundary for Phase 2;

x

St. Albert Trail to the west; and

x

City limits (Range Road 253) to the east.

Phase 1 of the ASP encompasses an area of 93.7 hectares inclusive of
Coal Mine Road and the right-of-way adjacent to St. Albert Trail. Phase
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2 encompasses an area of 55.7 hectares. The two phases combined
have an area of 149.4 hectares.
1.5

Objectives
The objectives of this ASP are to:

x

provide an urban commercial area to serve residents and the region;

x

create a community where the pedestrian circulation routes link residential
areas to schools, parks and open space, commercial/retail areas, and to
future and existing adjacent neighbourhoods;

x

provide a range of housing options to cater to a range of income, age and
social groups, as well as tenure, which includes apartments, townhouses,
semi-detached houses, single family houses, and may include mixed use
developments; and

x

create a neighbourhood activity centre, which features a compact, walkable
built form that encourages a mixture of commercial, residential, civic uses,
and includes a central open space; and

x

establish good connectivity for transit and to the future transit station
proposed on the west side of St. Albert Trail.
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develop a neighbourhood that connects to the adjacent Erin Ridge
neighbourhood and is connectable to surrounding future development;

Property Ownership Patterns

ev

1.6

x

Pr

The majority of the land within the ASP boundary is owned by Landrex Hunter
Ridge Inc., and Landrex (Alberta) Developments Inc., and Landrex Inc. The
other three landowners include the King of Kings Lutheran Church, St. Albert
Honda, and the City of St. Albert. The City of St. Albert owns the road rights-ofway for St. Albert Trail, Neil Ross Road, and Coal Mine Road, and parks.
Figure 7 provides the legal descriptions of the parcels of land within the Plan
Area.

1.7

Planning Context
The ASP has been prepared within the context of the statutory planning system
in St. Albert, as well as other non-statutory master planning and servicing
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initiatives, which provides guidance for the future land use and development
options of Erin Ridge North.

1.7.1 Intermunicipal Development Plan (IDP)
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The Intermunicipal Development Plan for Sturgeon County and the City
of St. Albert applies to these lands. The IDP designates lands with three
two proposed future land uses: commercial corridor, institutional, and
urban residential. With Bylaw 1220/10, Sturgeon County repealed their
portion of the IDP, while the City of St. Albert continues to maintain the
IDP as of the writing of this ASP.
1.7.2 Municipal Development Plan (MDP)
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The City of St. Albert MDP, Bylaw 15/2007, as amended, Future Land
Use Policy, Map 2, designates the Plan Area as commercial, institutional
and residential.
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The Transportation Network, Map 5, MDP, includes the proposed Neil
Ross Road from St. Albert Trail east to the City’s boundary as adopted
by Council in Bylaw 15/2007 through amendment 11/2012. The naming
of Neil Ross Road was announced March 15, 2013.
1.7.3 Existing Area Structure Plan

Pr

ev

The original version of the Erin Ridge North Area Structure Plan was
adopted on January 11, 2010, with amendments in March 2011, April
2013, and February 2015, and October 2015.

1.7.4 Land Use Bylaw (LUB)
The City’s Land Use Bylaw, Bylaw 9/2005, as amended, controls
development of the lands within the neighbourhood. The Urban Reserve
District is a holding district for orderly transformation to future urban
expansion or intensification development. Changes to the land use
district will be required through an amendment to the Land Use Bylaw
(redistricting), ahead of subdivision and development.
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The ASP Future Land Use map demonstrates the base land uses and
descriptions within this document describe the expected uses and
densities. Land uses that are anticipated are: commercial, public and
private services, institutional facilities,mixed-use commercial with
residential, low density residential, medium and medium-high density
residential, public park, a school site and stormwater management
facilities (as public utility lots).

1.7.5 Transportation Master Plan (TMP)

ly

D
is

tri
bu
te
d

The Transportation Master Plan (20082015) prepared by ISL Associated
Engineering for the City of St. Albert applies to these lands as the TMP
was developed with consideration to the annexed lands. The TMP
shows road patterns at various population horizonsguides how the City
addresses current and future transportation needs. This document sets
the vision and actions for the transportation network until 2042. The term
transportation includes the roads, trails, sidewalks, and other
infrastructure needed to move people and goods from one place to
another.

Pr
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Neil Ross Road is an arterial road that is identified to eventually connect
with the future 127th Street Alignment. Element Drive North, Everitt Drive
North, Coal Mine Road, and the future extension of Ebony Way are
designated as a collector roads.In both the 75,000 and 105,000
population horizon proposed roadway network (Exhibit 4.18 and 4.25 of
the TMP), Coal Mine Road is designated as a collector road. By the
105,000 population horizon, an arterial road is shown connecting from
Ray Gibbon Drive east to the City’s boundary and two new parallel
collector roads extending north from Coal Mine Road to the City’s north
boundary. The Transportation Master Plan is scheduled to be updated in
late 2015. The future rapid transit corridor is identified to run along the
east side of St. Albert Trail with a rapid transit station with a park and ride
on the west side of St. Albert Trail across from the Erin Ridge North
Neighbourhood.
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1.7.6 Utility Master Plan (UMP)
The Utility Master Plan (UMP) (2014) for the City of St. Albert is a
general framework for providing utility services to future developments
(water, wastewater, and stormwater management). The timeframe for
extending services is based on the pace of development and the ability
of front ending parties to design and construct necessary infrastructure
components.
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The Oakmont Water Main Phase 2 is extended to support development
in the Erin Ridge North area and surrounding future development. On
the west side of St. Albert Trail, a pump house and reservoir are planned
for the future to provide the adequate level of service for water
distribution for the north part of St. Albert.
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A future northeast lift station for wastewater collection is proposed to be
constructed to service the build-out of Erin Ridge North Phase 2. The
location for the northeast lift station will be determined at the time of
design. The future northeast lift station would be connected with a future
northeast force main.
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The current stormwater management release rate is 2.5 litres, per
second, per hectare (L/s/ha) for the Sturgeon River. Should release
rates be altered, additional studies showing the impact on downstream
stormwater facilities must be completed.
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Currently, there is very limited servicing capacity within the existing
infrastructure. The existing capacities do not have the ability to support
the complete development of Erin Ridge North. Necessary off-site work
is outlined within the Utility Master Plan and delineated in the Off-Site
Levy Bylaw, as amended.
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2.0

SITE ANALYSIS

2.1

Natural and Cultural Features
2.1.1 Topography and Drainage
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Erin Ridge North Phase 1 and 2 lands are generally flat with ground
elevations ranging between 690 metres to 684 metres. Phase 1 has a
shallow ridge that runs across the subject lands from southwest to
northeast. The land slopes from west to east towards the Sturgeon River
on the east side of the shallow ridge. On the west side of the shallow
ridge, lands slope from east to west into a localized low lying area
located in Phase 2. In Phase 2, the low point is a wetland that has a
drainage channel and weir used to hold water draining from lands to the
north and as a catchment pond for stormwater from Highway 2
(St. Albert Trail). The management of the stormwater from the north
needs to be addressed so that the stormwater from the north is not
impacting development of Erin Ridge North Phase 2. Full development
of Phase 2 may not be able to proceed until the stormwater issue has
been addressed.

2.1.2 Sturgeon River Designated Flood Line

Pr

ev

The lands are above the Designated Flood Line for the Sturgeon River.

2.1.3 Geotechnical Conditions
Geotechnical investigations within the Plan Area are documented in the
report Geotechnical Investigation-Proposed Bellerose Lands Residential
Subdivision North of Coal Mine Road and East of Highway 2 Sturgeon
County, Alberta, prepared by J.R. Paine & Associates Ltd. in April 2001
with fieldwork completed in May 2000 for Landrex Developers Inc. The
report provides a summary of the general soil and groundwater
conditions and an assessment of conditions for site development, site
grading, residential construction, the construction of roadways, the
installation of sewer and water systems and the construction of
stormwater management facilities. Forty-nine testholestest holes for the
SCHEDULE “A” TO BYLAW 33/2009 (Page 8)
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whole of Landrex’s land were drilled for Erin Ridge Phases 1 and 2. In
December 2012, an additional four testholestest holes were drilled for
Plan 982 3579, Lots 1 and 2. A geotechnical investigation was
completed for the former Lutheran Lands parcel east of St. Albert Trail
and north of Coal Mine Road in September 2014. A total of ten (10) test
holes were drilled and 107 test probes advanced to assess soil and
groundwater conditions. No test holes were drilled for properties owned
by King of Kings Lutheran Church or St. Albert Honda, which are within
the Plan Area.
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Generally, the soil profile consists of topsoil, glaciolacustrine clay,
glaciolacustrine silt and some sand. The threetwo reports presented
guidelines and standards for the construction of all components of
commercial and residential development. The identified water tables are
between 0.12 metres to 8.8 metres below the ground surface.
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King of Kings Lutheran Church and St. Albert Honda sites, located in the
southwest portion of the Plan Area, require borehole testing and
geotechnical review at the subdivision or Development Permit stage by a
professional engineer to outline any potential mitigation strategies.
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Areas of high ground water levels in the Plan Area may require further
investigation at the time of subdivision or Development Permit and
building construction stage to identify mitigation measures addressing
hydro-geological concerns. If an acceptable strategy cannot be
obtained, then the land may be deemed unsuitable for development.

Pr

2.1.4 Vegetation Resources
In June 2008, Stantec prepared a natural areas report for the City of
St. Albert, St. Albert Natural Areas Review and Inventory, which served
as an addendum to the St. Albert Natural Areas Review and Inventory,
1999 prepared by Spencer Environmental Management Services Ltd.
The Addendum covered the lands annexed into St. Albert in 2007. An
update titled Natural Areas Assessment, Management and Conservation
Plans Recommendations and Implementation Plan was completed by
Spencer Environmental Management Services Ltd. in 2015.
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Within Phase 1 of the Plan Area is a woodlot that is shown in the
Addendum as a Locally Significant Natural Area (NE 27). The woodlot is
an area with a diverse plant and animal community. The area has
aspen, balsam and willow wetland. The woodlot is a remnant of a larger
habitat and is on the decline in the region. This is currently a good
habitat for ungulates (deer) and birds.
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The wetlands within the woodlot were assessed further on May 5, 2009
with a site reconnaissance by Stantec. The woodlot is approximately
4.87 ha and contains three wetland zones that comprise of Class I and III
wetlands. The wetlands have been in existence since at least 1950,
which is shown on aerial photos from 1950 to the present. The woodlot
as it matures may draw down the wetlands and with recent drought
conditions have low volumes of water.

ly
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Alberta Sustainable Resources Development (ASRD) must verify if the
bed and shore of the wetland will be claimed by the Provincial
Government under the Public Lands Act. If the wetlands are disturbed,
then Alberta Environment, who administers the Water Act, will likely
require compensation under the Water Act for the disturbed wetlands in
the woodlot.
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The MDP, Policy 10.2 indicates the City of St. Albert shall protect not
only provincially and regionally significant areas, but also locally
significant, sustainable areas, except where the protection compromises
other necessary parks, trails and open space requirements in a
neighbourhood. The City acknowledges that 70%± of the woodlot will be
retained. The woodlot does not qualify as Environmental Reserve under
the Municipal Government Act and the City has elected not to purchase
the remaining woodlot as it cannot be confirmed if the tree stand will be
sustainable once development and urbanization of the surrounding area
occurs.
Stantec prepared a study in June 2013 for Erin Ridge North Phase 2.
Within Phase 2 of the Plan Area is a wetland that is shown in the
Addendum as a Regionally Significant Natural Area (NE 23). The
wetland has an area of 16.5 hectares± and a wetland classification as
Seasonal Pond (Class III). This wetland links with two smaller wetlands
and a drainage channel to Carrot Creek. There is a woodlot with an area
of 1.85 hectares±, located on the east property boundary that is Locally
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Significant (NE 22). The report prepared for Landrex Hunter Ridge Inc.
indicated that Alberta Environment and Sustainable Resource
Development (AESRD) will not claim the bed and shore of the wetland
area and further consultation is required with AESRD. As of July 2015,
AESRD is now called Alberta Environment and Parks (AEP). The
woodlot will not be retained and will be developed.

2.1.5 Natural Site Assessment
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EcoMark Ltd. prepared a Stage 1 Preliminary Natural Area Assessment
for Portion of NW-16-054-25-W4M, St. Albert, Alberta on July 4, 2008,
with a site inspection on June 10, 2008.
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The assessment confirmed a woodlot of 4.87 hectares in size. This
woodlot is a Locally Significant Natural Area. There are several
environmental elements rated high in the woodlot that make it a Locally
Significant Natural Area, which include flora, fauna, site size, ecological
linkages, biological diversity, vegetation, and bird habitat. Should the
site be reduced in size this may have a neutral to negative effect on its
sustainability for flora, fauna, ecological linkages and vegetation. A
neutral to positive effect may occur to bird habitat as naturalized
stormwater ponds are created in other parts of the development. The
biological diversity may increase with the stormwater ponds if their
development includes the planting of wetland vegetation.

Pr

The site inspection determined the area had visits from robin, crow,
black-billed magpie, black-capped chickadee, and Franklin’s gull. At the
time of inspection, there were heavy rains so songbirds were not
present, but the vegetation is considered suitable for songbirds. The
habitat of the area is not suitable for fish. The area would be common to
snakes, frogs, toads, and salamanders.
At the time of inspection, the woodlot showed signs of moose and red
squirrel. The forested area would also be habitat to chipmunk,
snowshoe hare, shrew, and vole. The woodlot is suitable habitat for
white-tailed deer, mule deer, and moose. The habitat of the woodlot is
also a high quality nesting and feeding habitat for bird species.
The proposed retention of 70%± of the woodlot will provide home to
some forms of wildlife; however, the nature of the area will also change
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because of the overall development in the area. The remaining woodlot
will need to be maintained and managed to sustain many of the features
it offers. It is questionable as to whether it will continue to be used by
ungulates once development occurs in the area.
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A Biophysical Impact Assessment (BIA) was completed for the area east
of St. Albert Trail and north of Coal Mine Road on October 21, 2014.
The BIA indicated that the site is primarily used for cultivation; however,
islands of habitat and potential temporary wetlands were identified. The
BIA concludes that a migratory bird nest search should be conducted if
construction activities conflict with migratory bird nesting periods, and
observing a species appropriate buffer of inactivity around any active
migratory bird nests until the young have fledged. Should the wetlands
collect and retain water in the spring, additional planning or mitigation
options may need to be explored to protect potential breeding
amphibians in the area.

2.1.6 Environmental Site Assessment

Pr
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A Phase 1 Environmental Site Assessment (ESA), based on the
Canadian Standards Association (CSA) outlined in document Z768-01,
Phase 1 Environmental Site Assessment (reaffirmed 2006), was
completed in June 13, 2008 for the Landrex Hunter Ridge Inc. owned
lands within Erin Ridge North Phase 1. The Phase I ESA indicated a
Phase II ESA be conducted in the area surrounding the above ground
storage tanks, the areas surrounding the storage barrels, and the areas
of stressed vegetation, which were associated with farming activities.
A Phase II Environmental Site Assessment (ESA), based on the
Canadian Standards Association document Z769-00 was conducted on
May 7, 2009. The analysis determined there is no impact from former
farming activities and no remediation is required. However, the
granaries contain high levels of lead; thus, when they are removed they
must be treated as hazardous material and disposed of in a safe,
environmentally sound manner.
Erin Ridge North Phase 1 contains an abandoned oil well site that
requires physical access. This wellhead must be located on privately
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held lands and provide adequate accessibility according to all pertinent
standards and legislation.

D
is

tri
bu
te
d

A Phase I Environmental Site Assessment (ESA) was conducted for Erin
Ridge North Phase 2 for the SW ¼-21-54-25-W4M and Plan 982 3579,
Lots 1 and 2 with a site visit on January 25, 2013. The findings included
potential soil and water contamination in areas that had equipment laydown operations, historic oil pipeline, oil wells, septic systems, water
wells, and hazardous building materials. Soil sampling is advised with
potential for remediation. In addition, there are two oil wells located just
southwest of Plan 982 3579, Lot 2, and east of St. Albert Trail that do not
have reclamation certificates, see Figure 9, Constraints. These two oil
wells each require a reclamation certificate and provide a determination if
a 5-metre radius setback is sufficient. Setback requirements are
determined and regulated by Alberta Energy Regulator (AER). The
wellheads should remain as privately held lands with appropriate
physical access according to all pertinent standards and legislation. The
City will not assume ownership or liability for a wellhead.
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A Phase 1 ESA was conducted in 2014 for the lands east of St. Albert
Trail and north of Coal Mine Road. No sources of contamination were
found. Recommendations included to decommission septic tanks in
accordance with the applicable acts, regulations and guidelines; and to
take the former dugout area in the southern portion of the site into
consideration during development to ensure any potential organic matter
is removed.
2.1.7 Heritage Resources
ISL Engineering and Land Services, on behalf of Landrex Hunter Ridge
Inc., was given Historical Resources Act clearance to proceed with
development within Section 16, Township 54, Range 25, W4M and
Section 21, Township 54, Range 25, W4M. A letter was provided from
Alberta Tourism, Parks, Recreation and Culture that indicated the site
has been cultivated for many years and has low potential for
archaeological or palaeontological resources. Any existing structures
are on file or are too new to be of historical value.

2.2

Current Development Patterns
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The Plan Area is bordered to the north by cultivated fields that are within
Sturgeon County, to the east are farmland and a treed homestead, to the south
are residential dwelling units within the Erin Ridge neighbourhood, and to the
west is St. Albert Trail.
The Plan Area was predominantly in agricultural use with some tree cover as
discussed in Section 2.1.4 and 2.1.5. In the lower southwest corner of the Plan
Area is a religious assembly use.

Pr

ev

io
us

ly

D
is

tri
bu
te
d

A portion of Gibson oil pipeline in the northwest portion of the site was been
removed and remediated (Klohn Crippen Berger, February 2011, File
A05035A04). Two Telus fibre optic cables exist in north-south alignments and
will be realigned as development occurs, in cooperation with Telus.
FortisAlberta has overhead power transmission lines to the southeast of the
Plan Area and at time of development FortisAlberta will determine how to
integrate the lines into the Plan Area, including burial or relocation.
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3.0

LAND USE CONCEPT

3.1

Future Land Use Map
The Future Land Use Map for Erin Ridge North is shown on Figure 2. This map
consists of a series of areas and symbols that define expected future land use
and roadway patterns for the subject lands.

Land Use Concept: Major Development Patterns
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Three Two land use types will dominate the future Erin Ridge North –
commercial, and residential., and institutional.
Erin Ridge North is situated adjacent to St. Albert Trail, which is a commercial
corridor. Commercial uses will service both local and regional shopping
interests.

D
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Phase 1
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The residential components within Phase 1 of the Plan Area include medium
density residential, with medium to high density residential primarily adjacent to
the commercial uses. A large stormwater management facility separates the
medium to high density residential from the low density residential. The
medium to high density residential area would consist of densities of 94 to 141
dwelling units per hectare. The medium density residential area could have a
density of approximately 35 units per hectare and up to 94 units per hectare
and would feature uses such as low rise apartments and townhouses. The low
density residential areas would have a density of 12 to 20 units per hectare with
development of single family, duplex, and semi-detached dwelling units. The
total number of dwelling units proposed is 1,122260 units. The proposed
developable residential area is 32 hectares±, which is 34% of the gross
developable area for the Plan Area.

Pr

3.2

Within the Plan Area, there is land shown as institutional usemixed-use
commercial with residential. This accommodates an existing church and would
allow future development of the church site for a private school and accessory
uses. The institutional/medium density residential would allow for a mixed use
development that could include religious assembly with multiple dwelling units
up to a density of 90 dwelling units per hectare.This area is intended to be a
neighbourhood activity centre and could include a range of uses from mixeduse with lower-level commercial and residential above, separate commercial
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and residential uses, a park space, and institutional uses in a walkable,
compact form.

Phase 2
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The residential components within Phase 2 of the Plan Area include
medium/high density residential adjacent to the commercial with a road
separating the low density residential area. The low density residential area
has some walkways connecting cul-de-sacs to the trail system that is adjacent
to large stormwater management facility. The overall area for Phase 2 is 55.87
hectares; however, only 20.34 hectares is being designed with land uses. The
remaining 35.53 hectares will be designated as future development area. The
proposed number of dwelling units is 318 units.

Residential Land Use

ly

3.3.1 Low Density Residential
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Phase 1, low density residential land use will comprise of 263 hectares±
of land. The number of low density residential units anticipated is
509460 dwelling units. Phase 2, low density residential will comprise of
4.6 hectares± of land with approximately 92 dwelling units. The
combination of Phases 1 and 2 will have a total number of 601552 low
density residential units, which is approximately 4235% of all residential
units.

Pr

3.3
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The proposed net residential density for Phases 1 and 2 is 3841.7 dwelling
units per net residential hectare.

These areas could be built under the Land Use Bylaw as Low Density
Residential (R1) and (R2) Districts. Low density may include singlefamily detached, single-family detached with basement suite, semidetached, and duplex housing forms.

3.3.2 Medium Density Residential
In Phase 1, medium density residential development may consist of
townhouses and apartment buildings. The land use districts that meet
this description are Medium Density Residential (R3) and (R3A). The
number of Medium Density Residential (R3) dwelling units proposed is
SCHEDULE “A” TO BYLAW 33/2009 (Page 16)

ERIN RIDGE NORTH AREA STRUCTURE PLAN
Part 3

Land Use Concept

39 dwelling units. No medium density residential units are proposed in
Phase 2.

tri
bu
te
d

3.3.3 Institutional/Medium Density Residential
In Phase 1, a mix of land uses are planned to be located on the
Institutional/Medium Density site. The concept combines religious assembly
with medium density residential land uses. The site will be located on the
northeast side of Ebony Way. The site has the potential for development of up
to 292 dwelling units, which would comprise up to 23% of the dwelling units
within Phase 1. The concept currently proposes low rise apartment buildings
and townhouses on the site.
3.3.34 Medium to High Density Residential

D
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In Phase 1, medium to high density residential units will be located on
the east side of Element Drive North with the commercial uses on the
west side of the roadway. The number of dwelling units built is 2536 with
another 20113 units anticipated, which would comprise approximately
4037% of the total number of residential units in Phase 1.
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Phase 2, shows the medium to high density residential units located next
to the commercial without a roadway separation. The number of
dwelling units proposed is 226 units, which would comprise
approximately 71% of dwelling units in Phase 2.

Pr

ev

The combination of Phases 1 and 2 for medium to high density
residential units is expected to have 6801,026 units, which is 4765% of
the overall residential units.
This area would most likely be built under the Medium/High Density
Residential (R4) Land Use District of Land Use Bylaw 9/2005 as
amended, which permits apartment buildings.

3.3.4 Mixed-Use Commercial with Residential
The mixed-use development provides the opportunity to create a
neighbourhood activity centre. Residential units could be located above
lower level commercial units or in a standalone building. The area of
land that will contain residential units is approximately 0.84 hectares.
Approximately 120 residential dwelling units are proposed in the mixedSCHEDULE “A” TO BYLAW 33/2009 (Page 17)
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use portion of Erin Ridge North, which is 8.3% of the total residential
units, with a density of 143 dwelling units per hectare.
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This area is proposed to be built under the Direct Control Mixed Use
(DCMU) Land Use District of the Land Use Bylaw. This would allow a
flexible range of land uses with the intention to create a human-scale,
mixed-use environment with a walkable commercial component of small
shops, restaurants, offices, or other services for the neighbourhood. The
mixed-use commercial-residential area may also include a central green
space and institutional uses to service the northern region of the City.
Architectural controls could be implemented to give the area character
and to manage the mix of land uses. In the DCMU Land Use District, an
overall conceptual site plan or site development plan in relation to the
portion being developed is required at the time of development permit to
illustrate how the development will be integrated with the area.

3.4
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3.3.5 Supportive Housing
Supportive housing that includes assisted living is a residential use that
can occur within the medium to high density residential. Supportive
housing provides support services such as meals and laundry within a
group living arrangement. This means the sleep units do not have a full
kitchen. The number of units is 182 with a mix of longer term care and
assisted living. The anticipated number of residents will vary because
some units can support two people and some units are for singles. The
range in population is 182 to 292. An average of 240 residents has been
used for anticipated population.
Commercial
Phase 1
The overall developable area for commercial use is approximately 23% of the
gross developable lands, which is approximately 21.79 hectares±. The
commercial lands are adjacent to St. Albert Trail, and are comprised of
fourthree commercial cells. The commercial cell south of Neil Ross Road is
developed with Costco with an area of 5.97 hectares±. The commercial cell
north of Everitt Drive North has a land area of 13.73 hectares± and has an
internal north-south roadway. These two commercial sites can be accessed
from Element Drive North, Neil Ross Road, and Everitt Drive North. The
SCHEDULE “A” TO BYLAW 33/2009 (Page 18)

ERIN RIDGE NORTH AREA STRUCTURE PLAN
Part 3

Land Use Concept

tri
bu
te
d

smaller commercial cell south of Everitt Drive North is approximately 2.12
hectares±. The small commercial cell can be accessed from the future
extension of Ebony Way and from Everitt Drive North. The fourth commercial
development area is the mixed-use commercial with residential area. Of the
mixed-use commercial with residential area, the majority of the ground level of
the 5.18 hectare site is expected to be used for commercial purposes with an
anticipated commercial floor area of approximately 140,000 square feet.
Mitigation measures may be required to address noise, light, and odour issues
created by the commercial uses, to ensure that the adjacent multiple family
dwelling units are not impacted. This may include building design to create
compatible living spaces.

D
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There may be potential for a right-in and right-out access from St. Albert Trail
between the institutional use and the commercial useto the mixed-use
commercial with residential area. All directional access locations from St. Albert
Trail must form a connection to another roadway on the west side of St. Albert
Trail; however, right-in and right-out access may be considered for direct
access to St. Albert Trail with no crossover to the west side of St. Albert Trail.
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Phase 2

Pr

ev

io
us

The commercial site north of Neil Ross Road has an area of 8.7 hectares±. The
commercial area borders a medium and high density residential site. There is
no physical separation such as a roadway from the proposed commercial uses.
Mitigation measures may be required to address noise, light, and odour issues
created by the commercial uses, to ensure that the adjacent multiple family
dwelling units are not impacted.
Two land use districts, under the Land Use Bylaw, may be suitable for the
development of the commercial cells along St. Albert Trail. The Regional
Commercial (RC) District provides the opportunity for quality design and
landscaping while providing a safe, pleasant and pedestrian-friendly
environment. The other land use district is the Corridor Commercial (CC)
District, which allows for the sale of a wide variety of goods and services to
serve the community and surrounding region.

3.5

Institutional
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The southwest portion of the Plan Area is the site of the King of Kings Lutheran
Church. The site is designated as commercial and residential in the Municipal
Development Plan. A church is a discretionary use in several land use districts
in the Land Use Bylaw.

3.65

Parks and Open Space
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The parks and open space system in the Plan Area will include trails, the
remaining woodlot, a school, parks, and stormwater management facilities. The
Municipal Government Act and the Municipal Development Plan specify that
10% of the developable lands be dedicated as Municipal Reserve, which can be
used for development of a school, woodlot, parks, and those trails that are not
associated with public utility lots.
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In Phase 1, there have been previous subdivisions within the Plan Area prior to
annexation, some of the Municipal Reserve has already been provided to
Sturgeon County as cash in-lieu of dedication. Therefore, instead of 10%
Municipal Reserve dedication, the Plan Area for Phase 1 will only see
approximately 8% of the land (7.7 hectares) dedicated as Municipal Reserve.
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Phase 2 will see development start in the southwest corner with a trail around a
portion of the stormwater management facility. The remainder of Phase 2,
through an Area Structure Plan amendment, will show where parks are located.
The dedication of Municipal Reserve would represent 10% of the Gross
Developable Area in Phase 2, and what the City can ask as dedication as per
the Municipal Government Act. Most connecting walkways within Phase 2 have
infrastructure services beneath them; hence, the walkways are Public Utility
Lots and do not receive Municipal Reserve credit. Dedication of Municipal
Reserve occurs at time of subdivision.
The proposed Municipal Reserve dedication configuration is shown in Figure 8,
while the parks and open space system is depicted on the Future Land Use
map (Figure 2).
Should there be addition of road right-of-way to the area structure plan
boundary for development purposes, 10% Municipal Reserve will be owed on
those lands.
3.65.1 Trails
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Trails will provide connections to the following: the adjoining
neighbourhood of Erin Ridge, Erin Ridge North Phases 1 and 2, the
commercial areas, the woodlot, the school site, and the stormwater
management facilities. Some trails may have Public Utility Lot (PUL)
designations where trails are within utility rights-of-way; therefore, no
municipal reserve dedication would be granted in these circumstances.
The trails must be installed at the time of subdivision so that future
residents are aware of trail alignments.
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Coal Mine Road is closed between Ebony Way and Eastgate Way, the
closed road sections will behave been developed and enhanced with
trails and trees to evolve create into a linear park, which will be the
responsibility of the developer. The development of Coal Mine Road as
a linear park occurred in two phases with the first phase being developed
between Everitt Drive and Eastgate Way in 2010 through Bylaw 10/2010.
The second phase of the linear park development between Ebony Way
and Everitt Drive occurred in July 2013, through Bylaw 14/2013. A road
closure bylaw was required for each section of Coal Mine Road to be
closed and the timing was agreeable with the City. Coal Mine Road will
not receive Municipal Reserve credit as the land is owned by the City.
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Some trail connections will join to trails in Erin Ridge that link to Oakmont
and further to Red Willow Park.

ev

3.65.2 Woodlot

Pr

The 4.87 hectare woodlot is considered a Locally Significant Natural
Area. This woodlot is a remnant tree stand that has been in place since
at least 1950, according to aerial photos. The woodlot provides good
habitat for ungulates (such as deer and moose), birds, ground animals,
reptiles and amphibians. The major tree species present are aspen,
balsam poplar and willow.
To mitigate potential negative effects of development, the following
measures would have to be taken as recommended by Stantec and
EcoMark.
x

Maintain a minimum 5-meter vegetated buffer around the exiting
forested area to protect valuable edge habitat.

x

Maintain surface drainage to the forested area.
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Plant forest vegetation in upland areas throughout the
development and stormwater management facilities to promote
habitat connectivity.

x

Designate naturalized pathways (such as wood chip) along the
forest boundary and through an existing game trail to prevent
excess trampling of the forested area.

x

Place appropriate signs to discourage residents from walking off
designated trails.

x

Prior to construction, fence or flag natural features and review
mitigation measures with the construction contractor(s).

x

Avoid clearing of native vegetation between April 15 and the end
of August as this is nesting time for migratory birds and a breeding
period for wildlife.

x

All disturbed areas should be re-vegetated with native vegetation
and all debris from construction removed.
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The woodlot will be reduced to about 70%± of its existing size from 4.87
hectares± to 3.4 hectares±. The type of habitat the woodlot supports will
change; however, it will still provide a place for birds and small ground
animals. Steps will have to be taken to maintain the remaining woodlot
and create trails that provide access while preventing further degradation
of the area. The site has Municipal Reserve designation.

Pr

3.65.3 School/Park Site
In Phase 1, adjacent to Everitt Drive Nnorth, is a school site with an area
of 1.452.5 hectares. In 2013, the Alberta Government announced the
school site in Erin Ridge North is for the St. Albert Public School Board.
and Lois E. Hole School, a public elementary school, will be on the site.
Adjacent to the school site is Everitt Park with an area of 1.05 hectares.
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Table 3-1: Student Population Projection

Age

Grades

K-4
5-9
10-12

Student
Generation
Erin Ridge
North
Population
3,4708811
229244
236252
236271
701767
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5-9
10-14
15-19
Total

% of 20164 City
of St. Albert
Census age
composition
population
60,05237
6.64%
6.86%
6.87.1%
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The anticipated number of students in the Erin Ridge North
neighbourhood at full build-out is around 701770 students between the
ages of 5 to 19 years. This is based on the City of St. Albert 20164
Census Age Composition population of 60,05237, the anticipated
population of 3,470811 for Erin Ridge North, and the percentage of each
age/grade category. At the time of development, the most current
Census for St. Albert and consultation with school boards will occur to
better anticipate student population.
3.65.4 Stormwater Management Facilities (SWMFs)

ev

Phase 1

Pr

Three Two stormwater management facilities are proposed within Phase
1, with twoboth as wet ponds and one as a dry pond. These facilities
may beare connected through a combination of overland flows and
buried pipes. The stormwater management facilities will be dedicated as
Public Utility Lots (PULs); therefore, no Municipal Reserve credit will be
given for PUL uses. Municipal Reserve credit may be provided to trail
areas, based upon City policies, to be determined at the time of
subdivision.
The design of the SWMFs will maximize the opportunity to complement
or enhance the fragmented habitat in the Plan Area. This can be
accomplished through plantings that are supportive of wildlife and bird
life that access wetlands and marshes. The SWMFs will also be
designed to provide visual amenities for passive recreational uses. The
SCHEDULE “A” TO BYLAW 33/2009 (Page 23)

ERIN RIDGE NORTH AREA STRUCTURE PLAN
Part 3

Land Use Concept

exact location and appropriate uses of the dry pond that is shown in the
southwest corner of Plan 942 3702, Lot C (Lutheran Church site), will be
determined at time of Development Permit or subdivision in consultation
with Engineering Services and Recreation. The dry pond is to serve the
church’s land.
Phase 2
One stormwater management facility is proposed within Phase 2 to
support 20.4 hectares± of development.
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Development Statistics
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The titled area for the boundary of the Erin Ridge North Area Structure Plan is
149.4 hectares. A portion of Phase 2 is shown as “possible development area”
on Figure 2, the Future Land Use Map, with an area of 35.3 hectares± and has
no land use designations. The wetland/drainage in the central-north portion of
Phase 2 must be dealt with before land uses can be considered. The portion of
Phase 2 that is developable is 20.4 hectares±. Between Phase 1 and Phase 2,
114.1 hectares± is developable. There is no Environmental Reserve to be
dedicated in the Plan Area. All roads are included within the developable area.
The residential area is 38.07.8 hectares±, which is 33%± of the developable
area. The commercial area is 34.80.46 hectares±, which is 3127%± of the
developable area. The mixed-use commercial with residential area is 5.2
hectares±, which is 4.6% of the developable area.

ev

How the developable lands will be designated is shown in the Table 3-2
Development Statistics.
The population per household fluctuates depending on the type of dwelling unit
as indicated in the City of St. Albert Census 20164. In the low density units, of
which 601552 units are projected, 2.936 persons per household are anticipated.
In the medium density residential area, 39 units are projected and the number
of persons per household is 2.174. In the medium/high density residential area,
68095 units are projected at 1.737 persons per household. In the
institutional/medium density mixed-use commercial with residential area, 292
120 units are projected with 1.732.14 persons per household. The population
is estimated at 3,470811 residents.

Pr

3.76

Policy 4.11, Neighbourhood Design Principles, of the MDP requires a minimum
of 30 dwelling units per net residential hectare. Phase 1 has 3540 dwelling
units per net residential hectare and Phase 2 has 51 dwelling units per net
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residential hectare. Overall, there are 3842 dwelling units per net residential
hectare. The policy also requires a minimum of 30% medium density and
medium/high density residential units.
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The total number of residential units on the developable area is 1,440578, of
which 8391,026 are medium density and medium/high density units, which
equates to 5865% of the proposed units.
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14.03.1%
0.03%
36.4%

12.313.1
0.03
34.2
21.79 23.223.4%
4.364.5
4.64.8%
26.1 6.4 27.928.2%

Commercial
Institutional Mixed-Use Commercial
Subtotal Commercial/Institutional

Residential
Low Density Residential
Medium Density Residential (R3A),
Landrex
Mixed-Use Residential
Institutional/Medium Density
Residential, Lutheran Church
Medium/High Density Residential (R4)
Subtotal Residential
0.8%

0.93.4%

0.8

0.84
4.2
4.5%
31.8460 34.033.7%

27.75.0%

26.03.4

1.6%
1.6%

4.2%

4.00

1.5
1.5

7.07 %

6.57.2

Supportive Housing (see notes)
Subtotal Supportive Housing

8.2%

2.3%
0.79%

100%

240
240

208624

853

92
0

Units

Pop.

0

226 391400
318 66172

0

5.8
38.07.8

0.843.2

2702 30.628.0
0
0.8

1.5
1.5

30.4.6
4.364.5
34.85.1

16.415.7
0.03
39.57

7.58.2
4

2.2
1.13
8.3

149.54
35.53
93.7
20.34
114.01

Area
(ha)
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7.98%
30.63%

0

0

1.6
6.2

22.75%
0

0
0

4.6
0

0
0

8.7 42.82.6%
0
0
8.7 42.82.6%
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5.04.9%
0

0
2.45%
2.9%

63.64%
0
36.6%
36.36%

% of
GDA

PHASE 2

Land Use Concept

3.34
16.37%
0
0
5.45 26.67.0%

1.0
0

0
0.5
0.6

55.87
35.53
0
20.34
20.34

Area
(ha)

D
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1,491,362

ly

Pop.

45469
785830
1,1222260 3,1392,809

120292

39

509460

*182
*182
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7.7

2.2
0.68

Trail (Coal Mine Road – PUL)
Walkways (PUL)
Municipal Reserve (includes trails not
over utilities, woodlot, school/park)
Stormwater Management (PUL)
Arterial Road-Neil Ross Road & ROW
adjacent to 875 St. Albert Trail (see
notes)
Internal Circulation (non-arterial)
Interim Road Connection
Subtotal Other Uses

93.7
0
93.7
0
93.7

Units

PHASE 1
% of GDA

Pr

Area
(ha)

Gross Area
Possible Development Area
Developable Area of Phase 1
Developable Area of Phase 2
Gross Developable Area (GDA)

PHASES

Table 3-2: Development Statistics
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120292

601552
39

*182
*182

Units

5.1%
68095
33.41% 1,440578

0.72.8%

26.84.5%
0.7%

1.3%
1.3%

26.78%
3.89%
30.57%

14.43.8%
0.03%
34.87%

6.67.2%
3.5%

1.9%
1.01%
7.32%

23.76%
62.67%
13.67%
76.3%

% of
GDA

OVERALL

1,176230
3,470811

208624

1,761634
853

240
240

Pop.
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Table 3-2 Notes:
x May not add up to 100% due to rounding.
x Overall, there will be 41.738 dwelling units per net residential hectare, MDP Policy 4.11 requires 30
dwelling units per net residential hectare with a minimum of 30% medium and/or high density residential.
x Residential breakdown consists of:
o 20 du/ha for low density residential;
o 35 du/ha for medium density residential;
o 14390 du/ha for institution/medium densitymixed-use commercial with residential based on an
estimated residential area footprint of 0.84 ha.
o 141 du/ha for medium/high density.
x Of the net residential hectare, 7.49.8 ha± are for medium and/or high density residential; 5865% of the
units are medium and/or high density residential.
x Expected population per residential unit based on St. Albert’s 20146 Census is:
o 2.936 persons per low density dwelling unit;
o 2.174 persons per medium density dwelling unit; and
o 1.737 persons per medium/high dwelling unit.
x *Supportive Housing is not included in the dwelling unit count, because the units do not have full kitchens.
x Population statistics include supportive housing.
x The Road Right-of-Way (ROW) adjacent to 875 St. Albert Trail through Bylaw 10/2014 was designated as
Commercial; however, has remained as ROW
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TRANSPORTATION
4.1

Arterial Road Network

The Transportation network for Erin Ridge North is shown on Figure 3.
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St. Albert Trail is the west arterial boundary of the Plan Area and Neil Ross
Road is the bi-sectioning arterial for Phases 1 and 2. The roadways with all
directional access onto St. Albert Trail include Neil Ross Road, Everitt Drive
North, and the existing intersection of Coal Mine Road. Located between
Everitt Drive North and Neil Ross Road is one all directional access to the large
commercial area east of St. Albert Trail and two right-in and right-out accesses
to the commercial area. Additional access is at the mid-point of the large
commercial parcel just north of Everitt Drive North. Between each of the major
collector roads is the potential for commercial access, which may have right-in
and right-out access to St. Albert Trail, with possible future upgrade to alldirectional access.
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Neil Ross Road will be accessed from Element Drive North, a major collector
road that extends north-south through Phase 1 and Phase 2. Element Drive
North has all directional access at the intersection of Neil Ross Road and will
likely need traffic signals as development proceeds. In Phase 2, a major
collector roadway will occur approximately 400 metres north of Neil Ross Road.
Each commercial block may have right-in and right-out access at 200 metres
intervals. Off Neil Ross Road, there is an anticipated left-in access to the
commercial site and a right-in and right-out off Neil Ross Road to the
commercial site. All access points must be approved by the City at the time of
Subdivision or Development Permit.
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4.0

Land Use Concept

In 2009, Stantec Consulting conducted a study of the St. Albert Trail corridor
extending from Villeneuve Road to the City’s north boundary. The study
indicated major collector roads would have all-directional intersections with
St. Albert Trail, and properly spaced minor collector roads, may have the
opportunity to have right-in and right-out access only. Direct access from a
business onto St. Albert Trail is not being considered, as access to businesses
would be provided by the major and minor collector roads.
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Collector and Local Road Network
The City expects development of good road connectivity within the Plan Area,
to the rest of the City, and to areas in Sturgeon County.
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The closure of Coal Mine Road occurred in two stages through road closure
bylaws. The first stage was closed through Bylaw 10/2010, which was located
between Everitt Drive and Eastgate Way. Beneath this section of road is deep
sanitary service. An interim road will be provided at the junction of Range Road
253, Eastgate Way and Coal Mine Road. The design of this intersection will be
developed to City engineering standards and traffic calming measure may be
required at time of development or at some time after development. Traffic
from the east will have the option to travel south on Eastgate Way or north
through Erin Ridge North; both directions will be on a local roadway. Coal Mine
Road between Everitt Drive and Ebony Way was closed with Bylaw 14/2013.
Each section of closure for Coal Mine Road will behas been developed as a
linear park, which will be the responsibility of the developer.
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Coal Mine Road between Ebony Way and St. Albert Trail will remain open and
at the time of development of the mixed-use commercial with residential Phase
1 King of Kings church site, Coal Mine Road will be upgrade to a minor collector
with pedestrian connections such as sidewalks on both sides of the roadway.

ev

To provide connections between Erin Ridge and Erin Ridge North, both Everitt
Drive has been and Ebony Way will be extended into Erin Ridge North as major
collector roads. The portion of Everitt Drive in the existing Erin Ridge
neighbourhood will have parking removed from one side to allow for transit to
loop between the two neighbourhoods. Ebony Way will extend north to Everitt
Drive North and will be aligned with the internal road access to the commercial
area north of Everitt Drive. When Everitt Drive North is extended to St. Albert
Trail, realignment of the service road on the west side of St. Albert Trail will be
at the expense of the developer(s) who develops Everitt Drive North. This is to
ensure that the collector roads line up with each other.
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Transportation

As a portion of Phase 2 will be developed at a later date, all-weather turnaround
on roadways may be required.
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Transit
Transit routes must be established as part of the first stage of development for
Phase 1 and for Phase 2 as per MDP Policy 12.7, New Area Structure Plan
Technical Reports. Transit routes within the neighbourhood should be within
400 metres to residents; thus, providing the opportunity to use transit. A rapid
transit station is proposed on the west side of St. Albert Trail; therefore, good
pedestrian linkages, road connections, and medium to medium/high density
residential uses are required in this area of the City to support transit services.

4.4
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In Phase 2, when a transit stop is placed near an intersection, pedestrians will
use the intersection to cross the street. However, where intersections are not
near a transit stop, mid-block crossings may be required.
Pedestrian/Bicycle Links

Noise Attenuation
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Sidewalks or a multi-use trail will be adjacent to roadways for pedestrian and
bicycle movement. In addition, adjacent to a portion of the stormwater
management facilities and along the closed sections of Coal Mine Road (east of
Ebony Way and west of Eastgate Way, with traffic crossing at Everitt Drive) will
be there is a multi-use trail. The proposed linkages will connect to existing trails
in the Erin Ridge neighbourhood. Trails provide a higher level of comfort for
cyclists even though motor vehicles are to share roadways. Cycling and
walking are sustainable means of transportation and efforts should be made to
encourage these modes of mobility.

Noise attenuation amenities from arterial routes will be required, at the cost of
the developer, at the time of subdivision, Development Agreement, or
Development Permit as per City standards. Additional requirement may be
needed for residential developments adjacent to commercial developments so
that noise, light, and odours from the commercial area to the residential area
are addressed prior to or at the time of Development Permit.
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Off-Site Levies
The Erin Ridge North neighbourhood is subject to Off-Site Levies for arterial
roadway networks, water, wastewater, and stormwater management facilities.
Off-Site Levies will be calculated, assessed, and collected at the time of
subdivision or upon execution of a Development Agreement, in accordance with
the rate that is applicable at that time.
Should a subdivision or Development Agreement not be part of the
development process, levies will then be collected at the time of Development
Permit.
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In addition to Off-Site Levies, additional costs may need to be borne by the
developers to facilitate the near term plan of infrastructure capacity
improvements.

4.6.1 Notes
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As upgrades are required to the water supply and distribution, to the
wastewater collection system (sanitary), to the stormwater management
facilities, and arterial road network, infrastructure identified within the Off-Site
Levy Bylaw, required to support a development stage, maybe required to be
front-ended by the developer to enable that development stage. Front-ending
and recovery processes shall be consistent with approved Council Policies.
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ev

the City may enter into an agreement with the developer on frontending
identified infrastructure required to support the development. The City’s
responsibility to the developer for any frontend reimbursement shall be in
accordance with the related Off-Site Levy City policies.

Should a developer choose to oversize without a request from the City, the
oversizing will be at the cost of the developer and cost will not be recoverable.
In addition, the City will take ownership of such oversized infrastructure and will
determine how the capacity will be used.
4.7

Capital Recreation Fees
The Erin Ridge North residential areas are subject to the Capital Recreation
Contribution that is charged per residential unit. The Contribution is determined
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in the Capital Recreation Contribution agreement prepared as a condition of
subdivision or as a condition of the Development Permit.
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Crime Prevention Through Environmental Design (CPTED)
Decisions relating to transportation design, street patterns, access, noise
barriers, public open spaces, parks, the woodlot, multi-use trails, walkways,
stormwater management facilities, and the built environment shall use CPTED
principles to create a safe and secure neighbourhood. The following basic
strategies, respecting existing City standards, will be used during the
development of Erin Ridge North:

x
x
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Timing of Development – Coal Mine Road
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Coal Mine Road east of Ebony Way and west of Eastgate Way has been
closed. The linear trail between Eastgate Way and Ebony Way have has been
completed. Ebony Way west to St. Albert Trail will remain open and be
upgraded to a minor collector roadway with pedestrian connections such as
sidewalks on both sides of the roadway, when the mixed-use commercial with
residential Phase 1 site is developed.
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Utilities have been installed under Coal Mine Road east of Everitt Drive and
west of Eastgate Way.
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Use of natural surveillance strategies to increase visibility and awareness
of public and private space;
Use of natural access control techniques to guide/direct person within
the natural and built environments; and
Promotion of territorial reinforcement by increasing definition of space
and local stewardship.
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x
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5.0

UTILITY SERVICES

5.1

Water Supply and Distribution
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Water will be provided to Erin Ridge North through existing lines on Ebony Way,
Everitt Drive and Eastgate Way. Off-site water improvements are required to
support Erin Ridge North and future lands within the north annexation area
once 75% of the lands in the Plan Area are developed. Pipe sizing will be
determined at the time of subdivision to ensure an adequate level of service is
provided. Currently, Phase 2 of the Oakmont water transmission line will
require funding through developer contributions. Water mains of the
appropriate sizes will be required to be carried through the development and
connections will extend to the edge of the ASP boundary or acceptable
termination points as determined by the City. The required water servicing for
the Plan Area is as per Figure 4.
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Wastewater Collection System (Sanitary)
The wastewater collection system proposed is by gravity and will flow south.
Long term servicing schematics must be consistent with the approved Utility
Master Plan (2014).
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The wastewater collection system components of the appropriate size and
depth with adequate capacity will be required to be carried through the
development and extend to the edge of the ASP boundary or acceptable
termination points as determined by the City and as depicted in Figure 5.
The wastewater collection system required the installation of deep services
under Coal Mine Road east of Everitt Drive and east of Eastgate Way, which is
needed to service lands within this Plan Area.
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See Notes under Section 4.6 Off-Site Levies, of this document.

The sanitary lines being extended from Ebony Way and Everitt Drive have
limited wastewater capacity. The existing wastewater collection system may
support development for approximately one to two stages of development, in
Phase 2, depending on the densities. Before any additional development can
proceed beyond this capacity, upgrades to the existing system (Oakmont lift
station pumping) and an additional trunk line as outlined in the Off-Site Levy
program will be required to provide essential services to the development area.
Phase 2 requires a pump station because there is a 6-metre grade difference
between the on-site gravity system and the existing 900 mm sanitary trunk that
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is located in Phase 1 at Element Drive North and Neil Ross Road. The
proposed pump station location is on the east side of Element Drive North
adjacent to low density residential and parkland. The pump house will also
contain a storm pump station.
See Notes under Section 4.6 Off-Site Levies, of this document.

Stormwater Management

D
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There are three two stormwater management facilities within Erin Ridge North
Phase 1 and two stormwater management facilities in Phase 2, at full build-out.
The required release rates at the time of writing this document are 2.5 litres, per
second, per hectare (L/s/ha) and 1.8L/s/ha when draining to Carrot Creek as
per the Big Lake Stormwater Management Plan Report May 2004. The limiting
factor for development in the Plan Area will be the stormwater management
facilities because the finite capacity in the existing system only allows
approximately 50 hectares of land to be developed. Long-term servicing
schematics must be consistent with the approved Utility Master Plan (2014).
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Phase 1, SWMF 1 is located south of Neil Ross Road and has an area of 3.0
hectares. SWMF 2 is located on the King of Kings Lutheran Church land, and
is a dry pond with an area of 0.7 hectares. SWMF 32 is located in the low
density residential area in the east of the Plan Area and has an area of 3.5
hectares. Stormwater will move to SWMFs through pipes and as overland
flows.
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Stormwater pond sizes are approximations and may change in size at time of
subdivision or Development Permit. A change in pond size may not require an
amendment to this Area Structure Plan, providing development statistics and
land use areas are not impacted. Stormwater Management for the Plan Area is
as per Figure 6. Consultation with Administration will be required should a
SWMF change in size.
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5.3

Phase 1, SWMF 2 is a dry pond, which can be landscaped with plants that do
not overtake the catch basin. SWMF 2 is to serve the Church site. The location
and type of pond (dry or wet) of SWMF 2 is subject to change, as further
analysis is required. The location can be determined at the time of subdivision
or Development Permit.
The outfall trunk main for SWMFs will be located at Coal Mine Road and
Eastgate Way. Prior to any subdivision being finalized, agreements must be in
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place with Sturgeon County and impacted landowners to allow the outfall of
stormwater to extend to the Sturgeon River, which passes through Sturgeon
County lands and private property. Without these agreements in place,
development cannot proceed.
If no agreements can be signed with Sturgeon County and private landowners,
then an alternate route for stormwater must be found within the City limits.
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The collection system components of the appropriate size and depth with
adequate capacity will be required to be carried through the development and
extend to the edge of the ASP boundary or acceptable termination points as
determined by the City.
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The lands north of Phase 2 currently flow into Carrot Creek in small storm
events and temporarily pool in Erin Ridge North Phase 2 lands in larger storm
events and during spring runoff before discharging into Carrot Creek. Erin
Ridge North Phase 2 Stormwater Management Plan, prepared by ISL, indicates
that the stormwater flow should be diverted to Carrot Creek for large and small
storm events. In large storm events, the stormwater is anticipated to
temporarily pool on Landrex owned lands north of Erin Ridge North Phase 2
before flowing into Carrot Creek. Ultimately it is recommended that a
watershed study be completed for Carrot Creek to investigate the effects of
development within the Watershed and construct necessary recommendations
to support development.
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There is no downstream capacity to support development of Erin Ridge North
Stage 2 or the off-site stormwater that still needs to be managed and directed to
Sturgeon River. Options to manage stormwater include an outfall pipe that
crosses through Sturgeon County on private land or an outfall pipe within City
boundaries that extends to Sturgeon River; neither of which have funding or a
proposed development date.
Until an outfall pipe is installed, the developer proposes Real Time Control,
which means holding stormwater in ponds and pipes until there is downstream
capacity to release the water. The rate of release is restricted by the
downstream capacity. To support the Real Time Control process, a
downstream stormwater pump station is proposed to control the discharge from
Erin Ridge North Phase 2. The stormwater pump station will be within the
same building structure as the sanitary pump station.
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The implementation of Real Time Control System is a new Stormwater
Management system to the City and will require detailed review at the time of
subdivision.
See Notes under Section 4.6 Off-Site Levies, of this document.
5.4

Shallow Utilities
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Power, gas, and communication franchise systems will service the area through
agreements established with the developers by the provider. Shallow utilities
may be located within a public utility lot (PUL) or through a utility right-of-way
agreement.
Any existing overhead services must be relocated and placed underground at
the time of Development.

Public Utility Lots (PULs)
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Telus Communications Company has advised that there are fibre cables and
copper cables in the Phase 1 that would have to be re-routed at the developer’s
expense. Telus would also require a 5 metre by 5 metre easement for new
facility placement to be located at a mutually agreed upon location at the time of
subdivision.
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A Public Utility Lot is where services such as water, wastewater, stormwater
pipes, and shallow services are located. The size of a PUL will vary based on
the number of utility services and pipe sizes accommodated. PULs can
typically range between 6 metres to 9 metres in width. PULs do not receive
Municipal Reserve credit. Emergency access to a site will be classed as a
public utility lot and width of access will be determined in consultations with City
Engineer and Public Works. Where services are shared or required, provisions
of utility rights-of-way will be required to allow passageway for utilities from
landowner/developer to enable development by other landowner/developer to
proceed.
5.6

Timing of Development – Stormwater Management
All required agreements must be obtained from Sturgeon County and all
impacted landowners for the stormwater outfall connection through Sturgeon
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County to the Sturgeon River. Development of Erin Ridge North Phase 2 may
be limited until stormwater issues are addressed.
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6.0

IMPLEMENTATION

6.1

Development Staging
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The sequence of development for the commercial and residential components
will be from south to north. Staging must also follow growth management
objectives of the City as specified in the MDP, including avoiding “leap-frogging”
of development in new areas by encouraging orderly, economical, and
contiguous development. Therefore, in addition to the infrastructure
requirements, all development of Erin Ridge North must be contiguous and
sequential in manner as per MDP Policies 3.2 and 4.2 and with Neighbourhood
Design Principles and Medium Density Residential staging as per MDP Policies
4.11 and 4.13. These MDP policies indicate when required medium density
residential is to be developed in relation to the overall residential development.

D
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As development is market driven and limited by servicing capacities, the order
of development will be reviewed at the subdivision stage. Contiguous and
sequential development is important for efficient city services such as police,
fire, transit, recreation and road maintenance.

Redistricting and Subdivision
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Erin Ridge North Phase 2 as shown in Figure 10 has two (2) proposed stages
of development. The first stage will include development of commercial,
medium/high density residential, and one stormwater management facility.
Stage two will include low density residential, pump house for storm and
sanitary service, and parkland.

Timing of redistricting and subdivision applications are based on response to
servicing capacity, agreements, and market needs. Development will occur
generally from the south to the north by successive stages that avoid leap frog
development that are in accordance with MDP policies.
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The geotechnical investigations within the Plan Area indicated there are soft
and wet soils. The developer, as part of the purchase package to builders,
needs to identify soil issues and indicate that further geotechnical study may be
required at building permit stage.
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At time of subdivision, the developer and the City will consider restrictive
covenants related to wet and soft soils that may impact development.
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Implementation
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Disclaimer: Maps below are from the Erin Ridge North ASP approved in 2015 through Bylaw 6/2014.
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Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

(1)

Application
This section applies to the areas designated as Direct Control Mixed Use (DCMU) on the
Land Use District Map, Schedule A of this Bylaw.

(2)

Purpose

(3)

Land Uses – Council Approval
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The purpose of the Direct Control Mixed Use (DCMU) District is to provide an area for a
mixture of commercial, institutional and medium to high density residential land uses.
Such areas should be relatively compact, attractive, pedestrian-friendly and reasonably
compatible with surrounding areas. Developments within this land use district should
provide a variety of housing options, the provision of commercial and residential uses
within the same structure, an appropriate ratio of non-residential uses to create a
community where residents have the opportunity to live and work.

For uses that are not listed under subsection (4) or subsection (5), Council:

ly

Permitted Land Uses
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Council delegates the following permitted uses for approval by the Development Officer:
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(a) apartment building;
(b) art gallery;
(c) business support service;
(d) catering service with up to 3 vehicles;
(e) communal amenity area;
(f) convenience store;
(g) dwelling units above a ground floor commercial use;
(h) financial institution;
(i) general retail store; (BL6/2016)
(j) general service;
(k) government service;
(l) grocery store; (BL6/2016)
(m) health service;
(n) indoor recreation service;
(o) liquor store; (BL6/2016)
(p) live/work unit; (BL6/2016)
(q) parking structure;
(r) professional office;
(s) residential sales centre;
(t) restaurant up to 100 seats;
(u) specialty store;
(v) take-out restaurant;
(w) shopping centre;
(x) supportive housing;
(y) townhousing; and
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(4)
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(a) shall determine the land uses that may be allowed in a DCMU district; and
(b) may impose such standards and conditions it considers appropriate to
regulate that use. In determining the development regulations that may be
applied, Council may refer to the DCMU or any other land use district or any
part of the Land Use Bylaw.
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(BL42/2005)
(z) video outlet

(5)

Discretionary Land Uses
Council delegates the following discretionary uses that may be approved by the
Development Officer:

(o)
(p)
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Pre-Application Requirements
In addition to the application requirements of Section 3.3 of this Bylaw, an applicant for
development permit within a DCMU Land Use District must submit to the satisfaction of
the Development Officer:
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(k)
(l)
(m)
(m)
(n)

ly

(l)

amusement arcade;
artist studio; (BL14/2008)
broadcasting studio;
deleted (BL6/2016)
cinema;
commercial school;
community hall with a gross floor area up to 745 sq. m;
drinking establishment;
family day home;
deleted; (BL6/2016)
deleted; (BL6/2016)
home occupation;
hotel;
household repair service;
deleted; (BL6/2016)
deleted; (BL6/2016)
pool hall;
religious assembly;
deleted; (BL6/2016)
theatre;
veterinary clinics without outdoor kennels, pens, runs or similar
enclosures;
wall mural; and
accessory developments to any use listed in (3), (4) or (5).
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(a)
(b)
(c)
(d)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(i)
(i)(j)
(j)
(k)

(a)

(b)

(c)
(d)

an overall conceptual site development plan for the area designated as
DCMU or, if the applicant is only developing a portion of the subject area,
a site development plan in relation to the portion to be developed in which
plan the applicant has also illustrated how the development will be
integrated with the area designated as DCMU;
a traffic impact analysis that demonstrates that traffic impacts are
compatible with the purpose of the DCMU District and do not prejudice
safety and traffic movements with the area designated as DCMU or on
adjacent public roadways;
details regarding the architectural guidelines for a development, including
design drawings illustrating the colour scheme and building materials
and the architectural guidelines proposed for the development; and
a building height impact assessment for any building that is proposed to
exceed 15 m in building height, demonstrating to the satisfaction of the
Development Officer that the impact on either adjacent buildings or
adjacent property has been minimized.

BYLAW 9/2005 (Page 238)

Part 10
DCMU District

Section 10.6

Direct Control Mixed Use (DCMU) Land Use District

(BL42/2005)

Urban Design Review

(BL6/2016)

There are two types of review:
(a)

External Urban Design Review
An External Urban Design Review is required for any development that:
(i)
has a total building footprint greater than 2,500 sq. m;
(ii)
is located on a Landmark Site identified in Schedule F;
(iii)
is greater than ten (10) storeys in height; or,
(iv)
in the opinion of the Development Officer is deemed to have
significant impact on the subject Character Area’s urban design.
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This review will result in an Urban Design Review Recommendations
Report from a City-designated reviewer. This Urban Design Review
Recommendations Report is a requirement of the development permit
application and will include recommendations from the reviewer that may
range from acknowledgement of positive design qualities of the proposal
to suggestions for a design that better complies with the City’s policies
and plans related to Downtown.

Internal Urban Design Review

ly

(b)
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Applicants are expected to consider and implement, wherever possible,
any recommendations of the Urban Design Review Recommendations
Report into the final application.
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If a development does not require an External Urban Design Review, but
an applicant wishes to receive recommendations related to urban design,
they may request an Internal Urban Design Review by Planning and
Development staff prior to submission of an application. This review will
result in an Urban Design Review Recommendations Report from staff
designated by the Development Authority and will include
recommendations that may range from acknowledgement of positive
design qualities of the proposal, to suggestions for design that better
comply with the City’s policies and plans related to Downtown.
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(7)

Applicants are expected to consider and implement, wherever possible,
any recommendations of the Urban Design Review Recommendations
Report into the final application.

(c)

Performance Standards
In addition to the Urban Design Review Recommendations Report, all
applications shall be considered with regard to the following Performance
Standards:
(i)
(ii)
(iii)
(iv)
(v)

site design contributes to streetscape and the character area;
appropriate location of uses to support active streetscapes and fit
within the character areas;
high quality building design integrated with streetscape and
surrounding buildings;
pedestrian orientation; and
well-designed amenity areas.”
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Floor Area (BL6/2016)
(a)

(b)

(c)

The maximum gross floor area for any building is 3.21 times the site
area. In determining this calculation, the Development Officer may
consider the total site area for multiple sites that comprise an integrated,
mixed use development inclusive of public roadways conveyed to the
City; and
a minimum of 25% of the total gross floor area shall be used for
commercial (non-residential) purposes. In determining this calculation,
the Development Officer may consider the total commercial gross floor
area for all buildings on multiple sites that comprise an integrated, mixed
use development.
Not withstanding clause (b), a minimum of 11.6% of the total gross floor
area shall be used for commercial (non-residential) purposes for the
following properties:
Lot 67, Block 1, Plan 152 4029 (5 St. Louis Street);
Lot 68, Block 1, Plan 152 4029 (4 St, Louis Street); and
Lot 69, Block 1, Plan 152 4029 (22 Sir Winston Churchill
Avenue).
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i)
(ii)
(iii)
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(8)

Building Height (BL6/2016)

The maximum building height is 25 m.
Notwithstanding clause (a), the building heights for parcels located within
the Downtown Area Redevelopment Plan area are subject to the
minimum and maximum building heights defined in the Downtown Area
Redevelopment Plan Bylaw 5/2010 as amended.
Notwithstanding clause (b), the maximum building heights shown in
Schedule F of this Bylaw shall apply to the following properties:

ev

(a)
(b)
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(9)
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including any future revisions to these legal descriptions based on a
subdivision or condominium plan.

Pr

(c)

(i)
(ii)
(iii)

Lot 67, Block 1, Plan 152 4029 (5 St. Louis Street);
Lot 68, Block 1, Plan 152 4029 (4 St, Louis Street); and
Lot 69, Block 1, Plan 152 4029 (22 Sir Winston Churchill
Avenue).

including any future revisions to these legal descriptions based on a
subdivision or condominium plan.

(10)

Location of Buildings (BL6/2016)
The minimum separation distances for buildings are:
(a)

10 m between the exterior wall of an apartment building and any other
residential building; and
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(b)

(11)

where greater separation distances are required in accordance with the
Alberta Building Code or the Alberta Fire Code, the distances required by
the Alberta Building Code or the Alberta Fire Code prevail.

Building Setbacks
The minimum building setbacks shall be provided as follows:

(b)
(c)
(d)

(12)

the front and rear yard building setback shall be determined by the
Development Officer with regard to adjacent uses, urban design
considerations and on-site constraints;
the minimum side yard building setback is 5 m, unless otherwise
determined by the Development Officer taking into account adjacent
uses, urban design considerations and on-site constraints;
the minimum setback for an accessory building is 3 m; and
where a larger setback is required in accordance with the Alberta Building
Code or the Alberta Fire Code, the distances required by the Alberta
Building Code or the Alberta Fire Code prevail.
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(a)

Design, Character and Appearance of Buildings

ev

(c)

ly

(b)

design techniques including but not limited to, the use of variations in
building setbacks, and articulation of building facades in order to create
architectural interest, to provide a unified building exterior, and to
minimize the perceived mass and linearity of buildings;
the establishment of a common architectural theme for a development
including principal design elements, finishing materials, colours and roof
style;
the use of high quality materials on the exterior including brick, brick
veneer or other high quality finish of a colour acceptable to the
Development Officer;
the use of a stepback for the second or higher storey along a façade
facing a public roadway; and
the use of clear glazing on the ground floor to facilitate pedestrian
interaction and safety.

io
us

(a)

D
is

In addition to the requirements of Section 6.7 of this Bylaw, the Development Officer may
require that a building or buildings be designed and finished with one or more of the
following:

Pr

(d)

(e)

(13)

Residential Development
Residential development:
(a)
(b)
(c)
(d)

must provide a private amenity area in the form of a balcony or patio for
dwelling units within an apartment building;
within a mixed use building must not be located below any storey used for
commercial purposes;
within a mixed use building must have an entrance separate from the
entrance to any commercial component of the building; and
all townhousing developments in a DCMU district must comply with the
following requirements for development in the R3A District: (BL16/2016)
(i) lot area;
(ii) lot frontage;
(iii) lot depth;
(iv) landscaping;
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(e)

Overhead Weather Protection (BL6/2016)

Landscaping and Communal Amenity Areas
Developments shall be subject to the following requirements:
a development that adjoins a public roadway shall provide perimeter
landscaping in accordance with Section 6.13(7). For residential buildings
located adjacent to a public roadway, the perimeter landscaping shall be
increased to a minimum width of 6 m;
(i) Notwithstanding 10.6.(15)(a) properties built to the property line are
exempt from the perimeter landscaping requirement, however will be
required to provide planters, hanging baskets and other landscaping
items in consultation with Engineering Services. (BL6/2016)
parking lots with more than 10 parking stalls shall be landscaped in
accordance with Section 6.13(6);
a building that includes 40 or more dwelling units must provide an indoor
or outdoor communal amenity area for the benefit of the residents of the
building, to the satisfaction of the Development Officer; and
for developments containing 3 or more buildings, an outdoor communal
amenity area of not less than 100 square metres must be provided for
residents and patrons of the development, to the satisfaction of the
Development Officer in accordance with following:
(i)
the amenity area may include seating areas, raised gardens,
courtyards and recreational areas;
(ii)
the amenity area may include a plaza or focal point;
(iii)
the amenity area may include such elements as street
furnishings, hard surfacing, plantings, amenities, art and
sculpture and architectural features to create a strong sense of
communal gathering space. The amenity area must also provide
for an area of overhead weather protection as a portion of the
amenity area; (BL6/2016)
(iv)
the amenity area must have convenient pedestrian connections
and provide for barrier free access; and

ev

io
us

(a)

(b)

Pr

(15)

D
is

(b)

Continuous weather protection is encouraged along building frontages
with retail uses at grade, and at residential lobbies or unit entrances at
grade where practical.
Commercial and mixed-use buildings will provide overhead weather
protection in a method suitable to the architectural style and function of
the building to the satisfaction of the Development Officer, having regard
for the following:
(i)
provision of weather protection at pedestrian entrances;
(ii)
weather protection provided at a height and depth to provide
sufficient protection; and
(iii)
location of weather protection to allow for signage and
wayfinding.
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(a)

ly

(14)

(v) lot coverage;
(vi) building height; and
(vii) private amenity area and setbacks.
building height for townhousing developments within the Downtown Area
Redevelopment Plan (DARP), must comply with Section 10.6(9).
(BL16/2016)

(c)

(d)
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(v)

Vehicular and Pedestrian Circulation

ev

io
us

ly

D
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In addition to the requirements of Sections 6.9 and 6.23 of this Bylaw, the following
applies:
(a)
in making a determination about the design of on-site motor vehicle and
pedestrian circulation within the DCMU District, the Development Officer
must ensure that motor vehicle and pedestrian routes are located and
designed in a manner that provides a clearly defined, safe, efficient and
convenient circulation pattern for both vehicles and pedestrians, including
barrier-free routes. Loading bays must be located in such a manner as
not to impede the safe and efficient flow of traffic and pedestrian
movement and minimize impacts on adjacent land uses.
(b)
In addition to Section 9.9 of this Bylaw, the Development Officer may
impose whatever conditions the Development Officer considers
necessary in order to require that the applicant:
(i)
provide connections to parking areas, and to public rights-of way
adjoining a development for access to transit, services and
amenities;
(ii)
provide pedestrian access to ensure a development is integrated
with a surrounding area;
(iii)
provide pedestrian walkways along storefronts which have doors
or similar openings;
(iv)
separate pedestrian movements and motor vehicle traffic by
delineating crosswalks with special paving or, where possible,
raising crosswalks; and
(v)
construct and maintain the pedestrian walkways for use by the
public.

Pr

(16)

the amenity area must be located within 50 metres of the
development it is required for. (BL6/2016)
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Summary Table - DCMU District
Summary tables are provided for reader convenience only and do not form part of this Bylaw.
For any discrepancies between the following table and any other section of this Bylaw the latter
shall govern.
Max. is 3.21 x site area
Min. 25% of total gross floor area must be commercial

Max. Building Height

25 m

Min. Front Yard

Development Officer discretion

Min. Side Yard

5 m unless otherwise determined by the Development Officer

Min. Rear Yard

Development Officer discretion

Building Location

10 m

Parking

business support service, catering service,
commercial school, convenience store,
financial institution, general retail store,
general service, health service, household
repair service, liquor store, professional
service, specialty store, take-out restaurant,
veterinary clinic, video outlet

1 stall/45 sq. m

art gallery, amusement arcade, broadcasting
studio, pool hall, residential sales centre

as determined by
Development Officer

cinema, theatre

1 stall/10 seats

community hall

1 stall/5 seats or 1
stall/20 sq. m; whichever
is greater

drinking establishment, restaurant

1 stall/6 seats

family day home

4 stalls or 1 stall/2
employees + 1 stall/10
patrons, whichever is
greater

government service, religious assembly

1 stall/8 seats or 1
stall/45 sq. m, whichever
is greater

grocery store

1 stall/20 sq. m

indoor recreation service

(see text in Section 7.3)

shopping centre

1 stall/30 sq. m

bachelor unit

1 stall/unit
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Floor Area

Pr
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is

Min. separation between the exterior wall of an apartment
building and any other residential building
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1 stall/unit

2 bedroom unit

1.5 stalls/unit

3+ bedroom unit

2 stalls/unit

supportive housing

(see text in Section 7.3)

townhousing

2 stalls/unit

residential use visitor parking

1 stall/5 dwelling units
(for supportive housing
and townhousing, see
text in Section 7.3)

Pr

ev

io
us

ly

D
is

tri
bu
te
d

1 bedroom unit
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City Administration is not supporting the closure of portions of Coal Mine Road or Ebony
Way, and is requiring the connection of Ebony Way between Coal Mine Road and
Everitt Drive North for the following reasons:
1) Maintaining the access reduces the impact that would occur for access to the
commercial / residential sites that will be developed within the new proposed
areas.
a. Closure of Coalmine Road would push these users of the commercial site
and residents to utilize Erin Ridge Drive to Ebony Way or Everitt Drive
North / Everitt Drive North to Ebony Way.
b. Closure of Ebony Way would eliminate a north / south connection point
that results in traffic being pushed to Erin Ridge Drive and Everitt Drive /
Everitt Drive North.
2) The benefit is to a small group immediately adjacent to the area, no benefit and
negative impact to alternative roadways and residents.
3) In the long term, there are improvements to the overall road network that will
greatly mitigate the use of the local roads:
a. Widening and improvements to St. Albert Trail
b. Construction of Neil Ross Road and connectivity to the east (Sturgeon
County)
c. Construction of Fowler Way and connectivity to the west (reduces current
volumes traveling eastbound on Villeneuve Road and potentially entering
the Erin Ridge community.
d. Widening of Bellerose Drive
e. Construction of 127 Street
4) There is no doubt that limited north / south and east / west arterial connectivity is
greatly impacting the use of the Erin Ridge community roadways to gain access
to commercial sites and beyond the current boundaries of the City; however, a
closure or elimination of an access / exit point based upon these existing
scenarios is short sighted and would have a more detrimental effect on the other
alternative options available; which in the long term would continue to be the only
connection points when the Coalmine access / exit could have been maintained.
a. Sensitivity around the timelines of completion can be understood and
emphasized with; however it does not negate the effects of further
reducing the access to the Erin Ridge community by then pushing
vehicular traffic to the north (to go south) or vice versa.
5) Emergency access is a consideration for the immediate time frame, as this is an
area of concern that can then be addressed in the future with the construction
and operation of an additional “north” fire hall / EMS station.
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WƌŽƉŽƐĞĚƌŝŶZŝĚŐĞEŽƌƚŚ
ƌĞĂ^ƚƌƵĐƚƵƌĞWůĂŶĂŶĚ
>ĂŶĚhƐĞǇůĂǁŵĞŶĚŵĞŶƚ
WƵďůŝĐKƉĞŶ,ŽƵƐĞʹKĐƚŽďĞƌϮϵ͕ϮϬϭϰ
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dŚĞĂƌĞĂĂĨĨĞĐƚĞĚďǇƚŚĞƉƌŽƉŽƐĞĚĂŵĞŶĚŵĞŶƚƐŝƐůŽĐĂƚĞĚ
ǁŝƚŚŝŶƚŚĞƐŽƵƚŚǁĞƐƚƉŽƌƚŝŽŶŽĨƚŚĞƌŝŶZŝĚŐĞEŽƌƚŚ
ŶĞŝŐŚďŽƵƌŚŽŽĚĂŶĚĐŽŶƐŝƐƚƐŽĨĂƉƉƌŽǆŝŵĂƚĞůǇϵ͘ϴŚĂ͘
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hŶĚĞƌƚŚĞĐƵƌƌĞŶƚƌŝŶZŝĚŐĞEŽƌƚŚ^W͕ƚŚĞĨƵƚƵƌĞůĂŶĚƵƐĞĚĞƐŝŐŶĂƚŝŽŶ
ŽĨƚŚĞƐŝƚĞŝƐ^ƚŽƌŵǁĂƚĞƌDĂŶĂŐĞŵĞŶƚ͕/ŶƐƚŝƚƵƚŝŽŶĂů͕
/ŶƐƚŝƚƵƚŝŽŶĂůͬDĞĚŝƵŵĞŶƐŝƚǇZĞƐŝĚĞŶƚŝĂů͕ĂŶĚWĂƌŬ͘
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dŚĞĂŵĞŶĚŵĞŶƚƉƌŽƉŽƐĞƐƚŽƌĞĚĞƐŝŐŶĂƚĞƚŚĞƐŝƚĞƚŽ
ŽŵŵĞƌĐŝĂů͕/ŶƐƚŝƚƵƚŝŽŶĂů͕^ƚŽƌŵǁĂƚĞƌDĂŶĂŐĞŵĞŶƚ͕
DĞĚŝƵŵͬ,ŝŐŚĞŶƐŝƚǇZĞƐŝĚĞŶƚŝĂů͕>ŽǁĞŶƐŝƚǇZĞƐŝĚĞŶƚŝĂůĂŶĚ
WĂƌŬ͕ĂƐƐŚŽǁŶďĞůŽǁ͘
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dŚĞ>hĐƵƌƌĞŶƚůǇĚĞƐŝŐŶĂƚĞƐƚŚĞƐŝƚĞĨŽƌhƌďĂŶZĞƐĞƌǀĞ;hZͿ
>ĂŶĚhƐĞŝƐƚƌŝĐƚĂŶĚWƵďůŝĐWĂƌŬ;WͿŝƐƚƌŝĐƚ͘
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dŚĞĂŵĞŶĚŵĞŶƚƉƌŽƉŽƐĞƐƚŽƌĞĚĞƐŝŐŶĂƚĞƚŚĞƐŝƚĞƚŽŽƌƌŝĚŽƌ
ŽŵŵĞƌĐŝĂů;ͿŝƐƚƌŝĐƚ͕/ŶƐƚŝƚƵƚŝŽŶĂů&ĂĐŝůŝƚŝĞƐ;/&ͿŝƐƚƌŝĐƚ͕
DĞĚŝƵŵͬ,ŝŐŚĞŶƐŝƚǇZĞƐŝĚĞŶƚŝĂů;ZϰͿŝƐƚƌŝĐƚ͕>ŽǁĞŶƐŝƚǇ
ZĞƐŝĚĞŶƚŝĂů;ZϭͿŝƐƚƌŝĐƚĂŶĚWƵďůŝĐWĂƌŬ;WͿŝƐƚƌŝĐƚ͘
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/ŶƐƚŝƚƵƚŝŽŶĂůƵƐĞƐ͘dŚĞĂŵĞŶĚŵĞŶƚƉƌŽƉŽƐĞƐƚŽƌĞĚĞƐŝŐŶĂƚĞƚŚĞƐŝƚĞĨŽƌ
ZĞƐŝĚĞŶƚŝĂů͕ŽŵŵĞƌĐŝĂů͕ĂŶĚ/ŶƐƚŝƚƵƚŝŽŶĂůƵƐĞƐ͕ĂƐƐŚŽǁŶďĞůŽǁ͘
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dŚĞDWĐƵƌƌĞŶƚůǇĚĞƐŝŐŶĂƚĞƐƚŚĞƐŝƚĞĨŽƌ/ŶƐƚŝƚƵƚŝŽŶĂůƵƐĞƐ͘dŚĞ
ĂŵĞŶĚŵĞŶƚƉƌŽƉŽƐĞƐƚŽƌĞĚĞƐŝŐŶĂƚĞƚŚĞƐŝƚĞĨŽƌZĞƐŝĚĞŶƚŝĂů͕
ŽŵŵĞƌĐŝĂů͕ĂŶĚ/ŶƐƚŝƚƵƚŝŽŶĂůƵƐĞƐ͕ĂƐƐŚŽǁŶďĞůŽǁ͘
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ϭ͘ŶĂďůĞƚŚĞĞǆŝƐƚŝŶŐĐŚƵƌĐŚƚŽĐŽŶƚŝŶƵĞŝƚƐŽƉĞƌĂƚŝŽŶƐ͖
Ϯ͘ĐĐŽŵŵŽĚĂƚĞƚŚĞĚĞǀĞůŽƉŵĞŶƚŽĨŶĞǁĐŽŵŵĞƌĐŝĂůƵƐĞƐ
ƚŽƐĞƌǀĞƚŚĞŶĞŝŐŚďŽƵƌŚŽŽĚ͖
ϯ͘ZĞĚƵĐĞƚŚĞĂŵŽƵŶƚŵĞĚŝƵŵĚĞŶƐŝƚǇŚŽƵƐŝŶŐ͕ǁŚŝůĞ
ĂůůŽǁŝŶŐƚŚĞĚĞǀĞůŽƉŵĞŶƚŽĨƐŝŶŐůĞĨĂŵŝůǇŚŽŵĞƐĂŶĚĂ
ůŝŵŝƚĞĚĂŵŽƵŶƚŽĨĂƉĂƌƚŵĞŶƚŚŽƵƐŝŶŐƚŽŵĞĞƚĐŽŶƐƵŵĞƌ
ĚĞŵĂŶĚ͖
ϰ͘/ŶĐƌĞĂƐĞƚŚĞĂŵŽƵŶƚŽĨƉĂƌŬĂƌĞĂƐĂŶĚǁĂůŬŝŶŐƚƌĂŝůƐ͖
ϱ͘ĞĐƌĞĂƐĞƚŚĞŶƵŵďĞƌŽĨƌĞƐŝĚĞŶƚŝĂůƵŶŝƚƐ͖ĂŶĚ
ϲ͘ZĞĚƵĐĞƚŚĞƚŽƚĂůƉŽƉƵůĂƚŝŽŶŝŶƚŚĞŶĞŝŐŚďŽƵƌŚŽŽĚ͘

dŚĂŶŬǇŽƵĨŽƌĂƚƚĞŶĚŝŶŐƚŽŶŝŐŚƚ͛ƐŽƉĞŶŚŽƵƐĞ͘

WůĞĂƐĞůĞƚƵƐŬŶŽǁŝĨǇŽƵŚĂǀĞĂŶǇƋƵĞƐƚŝŽŶƐŽƌ
ĐŽŶĐĞƌŶƐ͘
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ƚŽƚŚĞŝƚǇŽĨ^ƚ͘ůďĞƌƚ͘ŝƚǇĂĚŵŝŶŝƐƚƌĂƚŝŽŶǁŝůů
ƌĞǀŝĞǁƚŚĞĂƉƉůŝĐĂƚŝŽŶ͕ĐŽŶĚƵĐƚĂƌĞǀŝĞǁĂŶĚ
ƉƌĞƉĂƌĞĂƌĞƉŽƌƚ͕ĂŶĚƚŚĞĂƉƉůŝĐĂƚŝŽŶǁŝůůĞǀĞŶƚƵĂůůǇ
ďĞƉƌĞƐĞŶƚĞĚƚŽ ^ƚ͘ůďĞƌƚŽƵŶĐŝůĨŽƌĂĚĞĐŝƐŝŽŶ͘
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Taken at the King of Kings Lutheran Church, corner of
St. Albert Trail and Coal Mine Road, St. Albert, on the
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________________________________________________________
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1

(PROCEEDING COMMENCED AT 7:35 P.M.)

2

MR. SCHOOR:

3

how this works and we're required to follow

4

that process, and I realize that you can't see

5

that, but the intent here is that it's a long

6

process and it gives you opportunity to have

7

input throughout that time.
Now, these steps represent about eight

8

to ten lots, and we're at the yellow arrow. And

tri
bu
te
d

9

There's a City process for

10

this is called a public meeting where we

11

consider your comments.

12

we update our submission documents.

13

submission documents will be submitted to the

14

City.

15

next week.

16

goes through its process from there down, and

17

the City will send you notification that we've

18

made an application.

19

technical review, looking at land use,

D
is

Those

Our intent is to submit the application

ev

io
us

ly

After we've submitted, the City

They'll conduct a

Pr

20

We take your comments,

planning, transportation and servicing, and

21

they will consider your comments as well.

22

then the application from the Board will go to

23

City Council for a decision.

24

And

At any point throughout that process,

25

you have an opportunity for input, either to us

26

as the application team or to the City or to

27

council.
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3
So more specifically, this is the site

1
2

that we're talking about.

3

northeast corner of St. Albert Trail and Coal

4

Mine Road.

5

It's developed with this church and includes a

6

portion of Coal Mine Road which you can see

7

right here.

It's about 10 hectares in size.

And as you know, the land surrounding

8

the site is developed with the Erin Ridge North

tri
bu
te
d

9

It's at the

10

neighbourhood to the south and existing linear

11

trail.

12

east, the tree lot here.

13

site here.

14

north and then multifamily housing just to the

15

east of the Costco site.

16

surroundings.

17

Ridge North Area Structure Plan.

18

approved in 2011, and this describes how the

19

neighbourhood will develop out.

Developing single-family housing to the
This is the Honda

ly

D
is

And the Costco site further to the

So that's our

It was

It's shown on

20

Pr

ev

io
us

And this is the original Erin

21

types.

The red is commercial along St. Albert

22

Trail.

The blue is institutional which

23

represents the church.

24

right here is originally intended to be a

25

church campus and there would be residential

26

development there.

27

structure plan is organized today and we're

this map, it describes a range of land use

The blue to the east

So that's the way the area
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1

proposing a change to that.

So this is the

2

area in more detail.

3

the area structure plan by re-designating the

4

site to commercial along St. Albert Trail, a

5

small portion of institutional to recognize the

6

current church, some medium-density residential

7

in this location, and beside it a stormwater

8

pond.

9

proposing a trail in this location which would

And we propose to amend

tri
bu
te
d

Low density residential here, and we're

10

mean a partial closure in that location of Coal

11

Mine Road.

12

intended to carry out the existing linear

13

trail.

14

think that it's an amenity.

15

setback between existing development and future

16

development.

It provides a

ly

D
is

So to carry it all the way through, we

io
us

17

And we've done that because we've

Now, we've also conducted a

transportation impact assessment.

19

considering options about either keeping that

Pr

20

ev

18

site open or closed.

We're

So, again, we're looking

21

for your feedback at this meeting on your

22

thoughts about opening or closing that Coal

23

Mine Road.

24

sheets or let us know.

25

So please fill out your feedback

This map is the City's land use bylaw

26

map and the map shows the site right here and

27

it's currently designated for urban reserve and
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1

park.

Urban reserve means those lands are

2

intended for future urban development.

3

proposed a change to that designation and we

4

propose to reconfigure the shape of the park.

5

Right now the park right there is more or less

6

a triangle shape and we're proposing to square

7

it off and make it a more useable space.

We've

So this is a proposed land use map for

9

the site and showing how the site will change

tri
bu
te
d

8

10

its land use bylaw designations.

11

CC as commercial corridor along St. Alberta

12

Trail.

13

the existing church.

14

medium/high density residential, apartment

15

building.

16

housing.

The IF is institutional facilities and

D
is

The R4 represents

ly

The R1 represents single-family

io
us

17

We would have

This slide is intended to show the

location and size of the stormwater management

19

facility or the water feature right here, the

21

Pr

20

ev

18

reconfigured park and the trail.
As I mentioned earlier, the trail is

22

intended to serve -- what the other thing it's

23

intended to do is serve as an entry point into

24

the church lands and the commercial area so it

25

can be accessed through walking or bikes.

26

mentioned, we're again looking for your

27

preference or your opinion on closing that
SNOW'S COURT REPORTING
Edmonton, Alberta

As I

6
1

portion of Coal Mine Road.
This slide shows the traffic network

2
3

around the site.

4

collection road, allowing north/south traffic

5

out to Everitt Drive and then off to St. Albert

6

Trail where an all-directional, signalized

7

intersection will be constructed.
Coal Mine Road would service the

8

commercial site right here, so that portion

tri
bu
te
d

9

Here Ebony Way is a major

would remain open.

11

have seen on the boards around the room, in

12

addition to the ASP and LUB amendments, we're

13

proposing amendments to the Intermunicipal

14

Development Plan or IDP and the Municipal

15

Development Plan, the MDP, are also required to

16

facilitate this.

17

with Sturgeon County and it shows how lands

18

will develop and it develops on St. Albert's

19

fringe.

ly

io
us

So this is the regional plan

ev

Pr

20

As you saw -- as you might

D
is

10

The IDP currently designates this site

21

for institutional uses, and in order to reflect

22

what we're proposing to do, we have to

23

re-designate the site to residential,

24

commercial, and institutional uses combined.

25

And I know it's hard to see, but that's the

26

scale of the map and that's what we're

27

proposing to do.
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1

And if anybody after the presentation

2

would like me to show how these small pieces

3

fit together, I can certainly show you.
This is the MDP map showing the site

4

with the blue arrow.

6

designates this site again for institutional

7

uses to recognize where it is today, and our

8

amendment proposes to re-designate the site

9

again for residential, commercial and

10

institutional uses.

The MDP currently

tri
bu
te
d

5

So if these amendments are approved,

11

they will add walking trails to the

13

neighbourhood, open space, and a stormwater

14

management facility which we believe will

15

increase the amount of amenities in the

16

neighbourhood.

17

development to serve the neighbourhood.

18

will add new single-family homes which is

19

consistent with development to the east and to

ly

It

ev

io
us

It will add new commercial

Pr

20

D
is

12

the south. It will reduce the amount of

21

medium-density housing which was proposed

22

around the church currently.

23

still allow some medium density on that one

24

site that I had shown on the previous slide.

25

So making all of those changes results in a

26

reduction in the total number of units in the

27

neighbourhood from 1,600 to 1,500 and it also

However, it will
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1

reduces the total population in the

2

neighbourhood from 3,400 to 3,100.

3

of these changes, we're actually seeing less

4

population and less residential units.

5

I mentioned before, we're looking for your

6

feedback on Coal Mine Road and Ebony Way.

So because

And as

So that's the formal part of the

7

presentation.

We look forward to your

9

questions, and Jacqueline will moderate the

tri
bu
te
d

8

10

session, Mark will take notes of your

11

questions, and I'll turn the floor over to

12

Jackie.

13

MS. TESSIER:

14

He's given you a great deal of information, and

15

I imagine there are some questions that you

16

have for the team and they are here and ready

17

and willing to answer your questions this

18

evening, so what we'll do is -- we don't have a

19

microphone to bring to you unfortunately, so if

D
is

ev

io
us

ly

Thank you, David.

Pr

20

Okay.

I call on you and you have a question, please

21

use your loud voice so others in the room can

22

hear it, but I'll try to repeat it back as

23

well.
We will take five questions from the

24
25

floor.

Mark's going to capture them, make sure

26

we have them accurately.

27

and we will come do another five and another

The team will respond
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1

five and so on.

Sound good?

2

Anyone want to start off?

3

every question, David.

4

gentleman in blue.

5

SPEAKER 1:

6

designation?

7

MS. TESSIER:

8

Exactly.

9

SPEAKER 1:

All right.

You've answered

All right.

The

What do you mean by R4

What does R4 mean.

tri
bu
te
d

Is it going to be

10

townhouses, duplexes, row houses or is it going

11

to be a five-storey apartment building?

12

MS. TESSIER:

13

do we mean by R4.

14

further today in terms of what that might look

15

like in the future?

16

Anyone else?

Very good question.

What

io
us

ly

D
is

Can you define it any

Good question.
Yes, sir, go ahead.

SPEAKER 2:

18

slide, you mentioned about closing a portion of

19

Ebony Way.

Pr

20

ev

17

The last line on the last

Can you tell us what that looks

like and what you mean by that?

21

MS. TESSIER:

22

Ebony Way.

23

decide what you feel about that.

24

Thank you.

25

What do we mean by closing
And that information will help you
Okay.

Great.

Anyone else looking for some clarity,

26

need some information on the presentation?

27

SPEAKER 3:

The one issue we're
SNOW'S COURT REPORTING
Edmonton, Alberta

10
1

having --

2

MS. TESSIER:

Just a little louder.

3

SPEAKER 3:

The one issue we're having

4

is where you're going to close Coal Mine Road.

5

Not happy with that.

6

and then take some of the designated -- some

7

more road and make your walkway or your bicycle

8

path beside that?

9

MS. TESSIER:

Can you not keep it open

tri
bu
te
d

Good question.

Could you

keep Coal Mine Road open and then take some of

11

the area beside it, perhaps some of the

12

right-of-way beside it and use that for trail.

13

Is that the question?

14

SPEAKER 3:

15

MS. TESSIER:

16

back.

17

SPEAKER 4:

18

10 percent set aside for park space under

19

subdivision rules?

ly

Yeah.
I'm going to go to the

io
us

Go ahead, sir.
Is there any change in the

ev

Pr

20

D
is

10

MS. TESSIER:

Okay.

Any change to the 10

21

percent set aside for park, correct?

We'll

22

take this gentleman at the front and then we'll

23

have our team respond, and we'll come back to

24

see if there are any other questions at the

25

time.

26

SPEAKER 5:

27

the presentation about this water supply thing.

Go ahead, sir.
It was mentioned earlier in
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1

You're talking about a lake?

2

MS. TESSIER:

3

management facility?

4

SPEAKER 5:

Is it a lake or --

5

MS. TESSIER:

Is it a lake or what is

6

that.

7

Excellent.

8

team up to take these questions and respond to

9

them one by one.

What is the stormwater

Help us understand what that means.

tri
bu
te
d

Good question and I'll invite the

David, the R4 designation.

10

MR. SCHOOR:

12

looking for the type of development that would

13

occur on that site?

14

SPEAKER 1:

15

is if you're going to develop, it won't be

16

multifamily and rather it be townhouses or row

17

houses and a five-storey condo building.

18

all, but that's not an option.

19

MR. SCHOOR:

My personal opinion

ly

Yeah.

io
us

ev

Pr

20

And you're specifically

D
is

11

Not

The R4 district allows a

range of housing types.

It's primarily

21

intended for apartment housing, but it can

22

allow other types of housing on the site.

23

this stage in the development process, the site

24

hasn't been sold and there isn't a purchaser to

25

construct there, so it would be speculation for

26

me to say what could be developed on the site.

27

SPEAKER 1:

At

Within R4 designation, it
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1

would allow up to how big a building?

2

MR. SCHOOR:

3

metres.

4

SPEAKER 6:

What is that?

5

MR. SCHOOR:

Four storey.

6

MR. SHEASGREEN:

Can I just add something?

7

MR. SCHOOR:

Yeah, absolutely.

8

MR. SHEASGREEN:

Thanks for your question.

9

One of our main purposes for showing it

Maximum height is 25

tri
bu
te
d

Four?

10

currently as R4 is as development goes, that's

11

one of the most flexible districts.

12

for all the other uses.

13

within the R4, and then you kind of fall back

14

to those requirements in the land use bylaw, so

15

it allows itself to be most flexible without

16

knowing who the end purchaser is going to be

17

today.

18

nothing going on with it, but being flexible --

19

now, if you wanted to do townhouses, if I

io
us

ly

D
is

R3, R3A are to be

There is

ev

So there is no set purchaser.

Pr

20

R4 allows

showed this as a different land use and

21

somebody wanted to do an apartment style, it's

22

a longer process to redo all the plans, redo

23

amendments.

24

flexible by far that we've seen with any of the

25

districts just for that as well.

26

of the main purposes for showing that.

27

MS. TESSIER:

This R4 district is the most

So that's one

So the next question is
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what do we mean by closing Ebony Way.

2

going to take that?

3

MR. HUCULAK:

4

Huculak with ISL.

5

study right now.

6

SPEAKER 7:

I can't hear you.

7

MR. HUCULAK:

Sure.

8

Huculak; I'm a traffic engineer with ISL.

We

9

are conducting a traffic study right now.

It's

I'll take that.

Who's

I'm Mark

We're conducting a traffic
This is a draft stage.

tri
bu
te
d

My name is Mark

10

in draft stages.

11

We're looking for alternatives.

12

purposes tonight that David mentioned is we

13

want your feedback for these kinds of

14

questions.

15

road closed or open or whatever, so what we're

16

looking at for Ebony Way -- we've talked to the

17

City.

18

get through.

19

that is the north end, put some sort of device

D
is

So one of the

io
us

ly

Tell us, you know, do you want this

They want to leave it open for busses to

ev

So the closure, what we mean by

Pr

20

We're not quite done yet.

that would allow buses to get through but no

21

other traffic.

That's one of the alternatives

22

we're looking at.

23

question?

24

SPEAKER 2:

25

saying.

26

SPEAKER 5:

What are the other options?

27

MS. TESSIER:

Go ahead.

Does that answer the

I understand what you're

Thank you.
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1

MR. HUCULAK:

The options are variations

2

of the closure of Ebony Way or not.

3

open or closed and the variation of closing

4

Coal Mine Road or not.

5

Coal Mine closure, it's total closure.

6

wouldn't be allowed.

7

there.

8

through but no automobiles.

9

do the combinations and permutations of that as

Leave it

And the case of the
Busses

Just a trail would be

So pedestrians, cyclists can get

tri
bu
te
d

So if you kind of

opposed to current Coal Mine, close Ebony,

11

close Coal Mine, leave Ebony open and then --

12

let's see -- then flip it around, leave both of

13

them open, and I must be missing one in there.

14

There's a fourth one that's a combination.

15

you do that, that's four combinations.

16

SPEAKER 7:

17

traffic study, are you considering the road

18

from Erin Ridge or is that one road?

19

MR. HUCULAK:

ly

io
us

ev

Pr

20

D
is

10

If

When you're doing your

Oh, no, it's actually --

the City's done -- we've talked to the City.

21

They've done a good job of trying to tell us

22

what we need to look at.

23

area we're looking at.

24

Albert Trail from Boudreau Road all the way up

25

to -- I believe it's up to Everitt and also

26

within the internal Erin Ridge Drive, a few

27

intersections along there to keep intersections

It's a fairly big
We're looking at St.
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1

all the way down Erin Ridge Road because with

2

these closures, you could flip more traffic

3

into Erin Ridge and the existing Erin Ridge and

4

that causes problems in there, right?

5

that's why -- the closures are important for

6

that and that's why the City has asked us to

7

look at that.

8

traffic study for a change of this type.

9

think the City was appropriate in asking for

10

that because of the potential impacts to the

11

existing residents.

12

SPEAKER 8:

13

traffic coming from Sturgeon County and trying

14

to get over to St. Albert Trail?

15

that's a lot of traffic that goes through there

16

now because Coal Mine Road is all coming

17

through Everitt Drive now.

18

SPEAKER 9:

19

and they cross over the trail, they go up to

It's quite a fairly large

tri
bu
te
d

I

I hope that's --

Because

ev

io
us

ly

D
is

So does it consider the

Some come from Erin Ridge,

Pr

20

So

Erin Ridge Road and then they hang a right onto

21

Erin Ridge Drive at that T-intersection.

22

SPEAKER 8:

23

[indiscernible]

24

MR. HUCULAK:

25

example, at Ebony and Erin Ridge Drive, so we

26

know how many cars are coming in in each --

27

like, at that intersection, so if there's

I was talking about --

We've done counts, for

SNOW'S COURT REPORTING
Edmonton, Alberta

16
1

people coming from the county, we've captured

2

them and when we look at the closures,

3

scenarios and we reassign them to another place

4

to network knowing that they could have some

5

impacts somewhere else, so they're included.

6

SPEAKER 9:

7

start?

8

MR. HUCULAK:

9

were done in September, late September, about

So when do your studies

tri
bu
te
d

The study -- the counts

10

-- around the 20th that -- a couple --

11

SPEAKER 9:

12

MR. HUCULAK:

13

The City has some pretty current data.

14

they still asked us to go out and collect more

15

data.

16

reasons why, you know, there's been a lot of

17

changes.

18

MS. TESSIER:

19

mean, it's your community, you know where the

Again --

D
is

Yes, this year.

But

ev

io
us

ly

And again, I think it's just some of the

Maybe specific things.

I

Pr

20

So this year?

traffic patterns are and feel free to capture

21

that in the comment form and provide it to the

22

team for additional information.

23

leads into the question about Coal Mine Road

24

and could you keep it open and then use an

25

adjacent piece of land for a trail.

26

MR. HUCULAK:

27

is one of the options we're looking at.

And that

In terms of keeping it open
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1

terms of the right-of-way, I guess that's up to

2

some of the guys around the table here in terms

3

of, do we have space that affects the

4

stormwater pond and those kinds of questions I

5

don't know the answer to that.

6

definitely looking at it.

7

MS. TESSIER:

8

You were very vocal about not wanting to close,

9

so that's why we have you here tonight, so

We're

tri
bu
te
d

Again, leave your comments.

10

we'll leave that for the team.

11

much, Marcel.

I think the next question will

12

be for David.

It's about parks, the 10 percent

13

set aside for parks.

14

that you could address?

15

MR. SCHOOR:

Yes, sure.

16

MS. TESSIER:

Thank you.

17

MR. SCHOOR:

The park requirement is

18

something based on the Municipal Government Act

19

of Alberta.

Would that be something

D
is

ly

io
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ev

Pr

20

Thank you very

It describes the time of

subdivision that all lands -- 10 percent of

21

lands must be dedicated for park purposes.

22

when Erin Ridge North neighbourhood was first

23

planned out in 2011, it immediately dedicated

24

10 percent of these lands for park purposes, so

25

that's already been accounted for.

26

lands have been dedicated already and we need

27

the 10 percent requirement.

All the

Does that clarify?
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1

MS. TESSIER:

Good.

Excellent.

2

think the next one is about the stormwater

3

management facility.

4

it look like?

5

MR. NOVAK:

6

stormwater management facility basically is

7

collecting this area here.

8

is going to be serviced by that stormwater

9

management facility and then the stormwater

What is that?

Sean, I

What will

Sean from ISL.

So the

tri
bu
te
d

The developed area

10

management facility is going to discharge to

11

the north to existing infrastructure on Everitt

12

Drive.

13

MS. TESSIER:

14

think people quite understand.

15

MR. NOVAK:

16

management facility is basically collecting all

17

the storm flow from the development that's

18

outlined in orange.

19

management facility or storm pond is going to

D
is

ly

io
us

ev

Yes.

I don't

The stormwater

And that stormwater

Pr

20

Is it a lake?

discharge the storm to Everitt Drive in the

21

North through existing infrastructure.

22

MS. TESSIER:

Okay.

23

SPEAKER 10:

How about at the church

24

because it looks like it's going right up

25

against the church.

26

MR. NOVAK:

27

on that figure there in terms of the proposed

Good.

Well, the church is shown
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1

proper lines and the boundary of the church, so

2

it's adjacent to the church.

3

SPEAKER 10:

4

water in the basement.

5

MR. NOVAK:

6

designed so it doesn't have an effect on the

7

church.

8

management facility is made up of clay, so it

9

will be clay lined, so you won't have a

I know, but we don't want

No.

It's going to be

tri
bu
te
d

It will be -- basically the stormwater

10

situation where you have flooding in the

11

church.

12

SPEAKER 11:

13

it be?

14

MR. NOVAK:

15

SPEAKER 11:

Yeah.

16

MR. NOVAK:

From -- are you talking

17

standing water or are you talking --

18

SPEAKER:

19

elevation and take the grade elevation that you

D
is

ev

io
us

ly

The stormwater facility?

Well, take standing water

Pr

20

How deep below grade would

intend to grade for development.

21

MR. NOVAK:

We haven't gotten that far,

22

unfortunately, as of yet in terms of dictating

23

what exactly the detailed grading plan is at

24

the area structure plan level.

25

figured out in detail at a later date.

26

SPEAKER 10:

27

line so it doesn't --

That will be

Make a road and make a clay
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MR. NOVAK:

The existing ground

2

actually underneath the top soil is clay, so

3

it's actually a type of material that would

4

contain water.

5

MS. TESSIER:

6

team before we let you go to the back and look

7

at the displays?

8

SPEAKER 12:

9

regards to the traffic when they're looking at

Any other questions for the

Go ahead, sir.
In

tri
bu
te
d

I have one question.

the traffic when we're coming out of Home

11

Depot, maybe five cars can turn left through

12

the one signal to the trail of Morinville, and

13

on Saturdays it's a zoo.

14

to go out there?

15

you have no option of coming straight to get

16

into our own residences without going the other

17

way.

18

MS. TESSIER:

19

question.

Like, who even wants

ly

If you close Coal Mine Road,

io
us

ev

Pr

20

D
is

10

So a comment but probably a

So is that something you can catch

on the form if you'd like them to know that's

21

something that can be considered?

Does someone

22

want to respond to that or should we just

23

capture that as -- go ahead.

24

MR. HUCULAK:

25

intersection.

26

asked us to look at.

27

the draft work we've done already -- like I

We are looking at the
It's one of the ones the City
And we know already from
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1

said, we're not done, but we've already done

2

some analysis of existing ponds, and we see

3

problems there.

4

City to try to find ways to improve, especially

5

Coal Mine Road.

6

we've talked about it.

7

but it's looking promising.

8

short-term improvements we can do to help out

9

and longer term, again, to help it out and it

And we're working with the

We have a couple of ideas and
It's still preliminary,

tri
bu
te
d

We think there's

10

has to do with -- well, you know how it

11

operates.

12

waiting for a long time and waiting to make

13

turns and stuff and it's just sort of the way

14

the whole thing is set up, because it makes it

15

complicated and awkward to operate.

16

trying to simplify it.

17

MS. TESSIER:

18

or -- go ahead.

19

chart.

D
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Pr

20

It's a very -- you're sitting there

SPEAKER 12:

We're

Are we getting to the end
We'll capture these on the

I have a question with the

21

church and commercial.

How are you allocating

22

parking?

23

MS. TESSIER:

24

allocated.

25

commercial needs parking, what is the solution

26

for that.

27

other questions you want to capture?

How is parking going to be
The church needs parking,

So we can get that answered. Any
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SPEAKER 13:

What's the time frame on

2

this decision on Coal Mine Road?

3

MS. TESSIER:

4

if Coal Mine Road is going to be closed?

5

SPEAKER 13:

Yes.

6

MS. TESSIER:

Okay.

7

SPEAKER 14:

What kind of commercial on

8

Ebony Way would be allowed to be built?

9

MS. TESSIER:

When are we going to know

Anything else?

tri
bu
te
d

What kind of commercial are

10

we looking at along Ebony Way.

11

catch up, Mark.

12

Yes, at the back.

13

SPEAKER 15:

14

what the logic Landrex is going to use to

15

justify reducing the density given the

16

municipal development plan and intermunicipal

17

plans were all higher density.

18

MS. TESSIER:

19

very often, that we're reducing density in the

Any other ones?

Go ahead.

io
us

ly

D
is

I'm just curious to know

ev

It's not something we hear

Pr

20

All right.

I'll let you

neighbourhood, so let's get a response to that.

21

All right.

We'll have the team respond to

22

those and we'll end.

23

other more questions, we'll allow you an

24

opportunity to chat with the team one on one

25

after this. Who is going to take our parking

26

question from our team?

27

MR. SCHOOR:

Unless there are any

Is that you, David?

Yes.
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MS. TESSIER:

So the question is, how

2

will parking be allocated regards to the church

3

and commercial.

4

MR. SCHOOR:

5

not considered at this stage of the area

6

structure plan planning process.

7

requirement is to submit the land use bylaw.

8

So any development on the site will have to

9

meet land use bylaw requirements for parking.

That level of detail is

tri
bu
te
d

However, our

Jim, did you want to add something to

10
11

that?

12

MR. SHEASGREEN:

13

to add to that, David, is that we are working

14

quite closely with the church even right now.

15

It's definitely a neighbourhood process how the

16

site's going to be created for not only the

17

church but for ourselves, and I think we've had

18

a great partnership thus far and we have

19

members of the church here today too and I hope

D
is

ly
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Pr

20

I think one important thing

that they would [indiscernible] the same thing

21

and trust that they would -- that we're working

22

closely together with the church.

23

to meet the land use bylaw requirements no

24

matter what parcel we create for any

25

development, so definitely, but land use bylaw

26

takes care most of that.

27

MS. TESSIER:

Thank you.

And the next
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question was about when will we know if Coal

2

Mine Road will be closed.

3

that one?

4

MR. HUCULAK:

5

process.

6

expect it to be the end of that graph you

7

showed of the timelines.

8

MR. SHEASGREEN:

9

have to go through all the scenarios that you

Who wants to take

It would be a road closure

It will be at the end -- I would

That's where I --

tri
bu
te
d

I think first, Marcel, you

10

[indiscernible], number one.

11

MR. HUCULAK:

12

MR. SHEASGREEN:

13

City, another round of meetings with the City

14

for sure.

15

MR. HUCULAK:

Right.

16

MR. SHEASGREEN:

But in terms of the

17

statutory planning, we kind of come forward

18

with the -- you know, at the same time as this

19

rezoning, before subdivision, there'd be public

ev

io
us

ly

D
is

Again, iteration with the

Pr

20

That's right.

hearings no different for this part of the area

21

structure plan process.

A lot of our statutory

22

documents are all going to come forward at the

23

same time, but no question there's going to be

24

a number of -- probably at least one public

25

hearing, local advertising, if that's the route

26

we decide to go after.

27

MR. HUCULAK:

Yeah, after all the studies
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and hearing your feedback.

2

MS. TESSIER:

Jim, would that be within

3

the next year then?

Do we have an answer?

4

Within 10 months or --

5

MR. SHEASGREEN:

6

answer definitely within the next six to eight

7

months.

8

MS. TESSIER:

What kind of commercial?

9

MR. SCHOOR:

I can start on that and

tri
bu
te
d

I think we'll have an

10

maybe Jim can finish off.

11

similar kind of response to the residential

12

concept.

13

those sites, so we can't say for sure what it

14

will be, but the corridor commercial district

15

that we're proposing allows the largest range

16

of commercial uses in the land use bylaw.

17

you know, we can -- without being specific, we

18

can suggest that the same type of development

19

that you see along St. Albert Trail today could

So

ev

io
us

ly

D
is

Again, no purchasers have bought

Pr

20

Again, that's a

go onto that site.

Of course, you're affected

21

by the depth of the parcel and the width of the

22

parcel, so right now we already know that a

23

portion of the development is condos to the

24

north, but the depth that could fit there, it

25

could be a grocery store, it could be some pad

26

retail sites given the parcel sizes.

27

MS. TESSIER:

Does that answer your
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question?

Okay.

Perhaps this is -- we'll just

2

go to the last question here and then we can

3

ask.

4

We're reducing density as proposed by this

5

development and what is the logic behind that.

6

How do you respond to that?

7

MR. SCHOOR:

8

we're -- I wouldn't say specifically we're

9

reducing density.

The last question was about density.

Well, I wouldn't say

tri
bu
te
d

We're reducing the amount of

10

apartment developments that could go on the

11

site.

12

original area structure plan, and everything

13

that you see in that teal area would have been

14

a campus that would have been devoted to the

15

church.

16

housing.

17

per hectare.

18

is a development that looks like this, where

19

we've got single-family housing east of Ebony

D
is

ly

That would have been residential

io
us

That would have been about 90 units
What we're proposing in its place

ev

Pr

20

When we were showing -- this is the

Way.

So immediately instead of apartment

21

housing that you could have had around the

22

campus, you're going to have single-family

23

housing, so it immediately drops down the

24

number of housing units that you have there.

25

On that site, we can have medium-density

26

housing that we're proposing there.

27

seeing a reduction in the overall number of
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units, you're seeing a reduction in the overall

2

number of population that could be on site.

3

There is still an opportunity for

4

medium-density housing or apartment housing on

5

that site.

6

MS. TESSIER:

7

question?

8

SPEAKER 16:

9

answer it.

Does that answer your

It explains it.

It doesn't

tri
bu
te
d

It may not be fair, but I

understand Landrex before the last election

11

sought a bylaw changing the density of their

12

development to have a lower density, and we

13

continue to hear from the City that in a

14

regional area, they're trying to actually

15

increase the density of these urban areas

16

rather than trying to get lower density.

17

I'm just wondering how St. Albert is going to

18

explain this part because it's not meeting the

19

objective.

ly

io
us

ev

Pr

20

D
is

10

So

Just a comment.

MR. SCHOOR:

Area structure plans are

21

documents that different municipalities review

22

and consider.

23

will meet the targets of the Capital Region

24

Board, so they don't look on a specific

25

site-by-site basis.

26

neighbourhood.

27

we're still meeting targets.

So overall, our housing density

They look at the overall

On the overall neighbourhood
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MS. TESSIER:

Thank you.

2

a gentleman here with another question.

3

ahead.

4

SPEAKER 17:

5

amendment, I noticed that Ebony Way was going

6

to be expanded up to Everitt Drive, and I think

7

that's fantastic because we need as many

8

outlets as possible.

9

for 23 years and like this gentleman said, some

Yes.

I think we have
Go

When I received this

tri
bu
te
d

I've lived in the area

10

years there are real congested areas at times,

11

so I'd be strongly in favor of the Ebony Way up

12

to Everitt Drive.

13

MS. TESSIER:

14

Maybe that's a great way to close tonight.

15

thank you very much for that.

16

around until 9 o'clock, so if you want to ask

17

any question one on one, they're here until

18

that time.

19

attention, have a great evening.

D
is

ly

io
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ev

Thank you for your time and

21
22

(PROCEEDINGS CONCLUDED AT 8:10 P.M.)

23
24
25
26
27
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Thank you for that comment.
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I, Jamee L. Cherniwchan, Court Reporter,

1
2

hereby certify that the foregoing pages are a complete

3

and accurate transcript of the proceedings taken down by

4

me in shorthand and transcribed to the best of my skill

5

and ability.
Dated at the City of Edmonton, in the

6
7

Province of Alberta, this 2nd day of November, A.D.

8

2014.
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ƚŚĞEŽƌƚŚƚŚĞƌĞďǇĂǀŽŝĚŝŶŐ^ƚ͘ůďĞƌƚdƌĂŝůƐĐŽŶŐĞƐƚŝŽŶ͘dŽƐƵƉƉŽƌƚƚŚŝƐ͕/ƉĞƌƐŽŶĂůůǇŬŶŽǁŽĨƌŝŶZŝĚŐĞƌĞƐŝĚĞŶƚƐƚŚĂƚ
ůŝǀĞŽŶĂƐƚŐĂƚĞ͕ǁŚŽǁŝůůĚƌŝǀĞĂŶĚďǇƉĂƐƐǀĞƌŝƚƚƚŽƚĂŬĞďŽŶǇtĂǇĂƐƚŚĞǇĨŝŶĚǀĞƌŝƚƚƚŽŽŝŶĐŽŶǀĞŶŝĞŶƚ͘&ƵƌƚŚĞƌ͕
ƐƚƌĞĞƚƉĂƌŬŝŶŐŽŶďŽŶǇƚŽĚĂǇŝƐĂůƌĞĂĚǇĂƉƌŽďůĞŵĂŶĚƚŚĂƚǁŝůůŽŶůǇĚĞƚĞƌŝŽƌĂƚĞǁŝƚŚŚŝŐŚĞƌĚĞŶƐŝƚǇ͘

/ƵŶĚĞƌƐƚĂŶĚƚŚĞƌĞĂƐŽŶŝŶŐĨŽƌ>ĂŶĚƌĞǆǁĂŶƚŝŶŐƚŽŚĂǀĞĂŚŝŐŚĞƌĚĞŶƐŝƚǇǌŽŶŝŶŐŝƐƐƚƌŝĐƚůǇĨŽƌďƵƐŝŶĞƐƐƉƵƌƉŽƐĞĂŶĚ
ĨŝŶĂŶĐŝĂůŐĂŝŶ͘hŶĨŽƌƚƵŶĂƚĞůǇƚŚŝƐǁŽƵůĚŶŽƚďĞŝŶƚŚĞůŽĐĂůƌĞƐŝĚĞŶƚƐĨĂǀŽƵƌĂŶĚ/ĚŽŶŽƚƐƵƉƉŽƌƚƚŚŝƐĚĞĐŝƐŝŽŶ͘/ŶƚŚĞ
ŚŝŐŚĞƐƚŽĨĚĞĨŝŶŝƚŝŽŶƐ͕ĂΗtĂǇΗŝƐƐƵƉƉŽƐĞƚŽďĞĂƐŚŽƌƚƚƌĂǀĞůĂƐĂĐŽŶŶĞĐƚŽƌŝŶĂƐƵďĚŝǀŝƐŝŽŶ͘dŚŝƐŝƐŚŽǁ/ŝŶƚĞƌƉƌĞƚĞĚ
ďŽŶǇtĂǇΖƐĞǀŽůƵƚŝŽŶǁŚĞŶǁĞŵŽǀĞĚŝŶƚŽŽƵƌŚŽŵĞŝŶϭϵϵϰ͘ĚƌŝǀĞ;ĂƐŝŶǀĞƌŝƚƚ
ƌͿŝƐŵĞĂŶƚƚŽĐĂƌƌǇĂŚŝŐŚĞƌǀŽůƵŵĞŽĨƚƌĂĨĨŝĐĂŶĚƚŚŝƐŝƐǁŚĞƌĞƚŚĞŚŝŐŚĞƌĚĞŶƐŝƚǇĐŽŶƐƚƌƵĐƚŝŽŶŝƐŽĐĐƵƌƌŝŶŐĂŶĚƐŚŽƵůĚ
ƌĞŵĂŝŶƚŚĞƌĞ͘WĞƌŚĂƉƐƚŚĞĨƵƚƵƌĞ>Žͬ,ŝŐŚZŝƐĞZϰĐŽŶƐƚƌƵĐƚŝŽŶƐŚŽƵůĚďĞƐĐŚĞĚƵůĞĚĨŽƌƚŚĞ:ĞŶƐĞŶ>ĂŬĞĂƌĞĂ͘

tŚĂƚ/ĂŵĂůƐŽŝŶĨĂǀŽƵƌŽĨŝƐƚŚĞŽƉƚŝŽŶƚŽĐůŽƐĞĂƉŽƌƚŝŽŶŽĨďŽŶǇtĂǇĂƐĚŝƐĐƵƐƐĞĚůĂƐƚŶŝŐŚƚŝŶŽŶĞŽĨǇŽƵƌƐůŝĚĞƐ͘/
ƐƵƉƉŽƌƚƚŚĞŝĚĞĂŽĨƚŚĞZĞĚtŝůůŽǁdƌĂŝůƚŽĞǆƚĞŶĚĂĐƌŽƐƐďŽŶǇtĂǇƚŽƚŚĞWĂƌŬ;^tt&ͿĂŶĚŽŵŵĞƌĐŝĂůŽƌƌŝĚŽƌĂƌĞĂ͘
/ƚǁŽƵůĚŝŶĞƐƐĞŶĐĞďĞƚŚĞŽůĚŽĂůDŝŶĞZĚƚƵƌŶŝŶƚŽĂƉĞĚĞƐƚƌŝĂŶƚƌĂŝůǁŚŝĐŚŝƐŝŶůŝŶĞǁŝƚŚ^ƚ͘ůďĞƌƚΖƐƌĞƉƵƚĂƚŝŽŶŽĨ
ĐŽŶŶĞĐƚŝŶŐƚƌĂŝůƐĂŶĚƉĂƌŬƐ͘

ZĞŐĂƌĚƐ͘
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ĞĂŶ:ƵŶŬŝŶ
ϯďŽŶǇtĂǇ͕
^ƚ͘ůďĞƌƚ͕ůďĞƌƚĂdϴEϱyϰ
;ϳϴϬͿϰϲϬͲϮϲϰϬ
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-LP6KDHVJUHHQ MLP#ODQGUH[FRP
6HDQ1RYDN VWHSKDQLH#ODQGUH[FRP 0DUN.QLEEV0DUFHO+XFXODN
&RPPXQLW\5HVSRQVHV/XWKHUDQ/DQGV2SHQ+RXVH2FW
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&RPPXQLW\5HVSRQVHV/XWKHUDQ/DQGV2SHQ+RXVH2FW

VWRI5HVSRQVHV



'DYLG6FKRRU0&35330&,3_6HQLRU3ODQQHU
,6/(QJLQHHULQJDQG/DQG6HUYLFHV/WG

&ƌŽŵ͗ƚŝŵŬĞůϭΛƚĞůƵƐ͘ŶĞƚŵĂŝůƚŽ͗ƚŝŵŬĞůϭΛƚĞůƵƐ͘ŶĞƚ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϭͲϭϰϯ͗ϬϱWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗ƌŝŶZŝĚŐĞEŽƌƚŚƌĞĂ^ƚƌƵĐƚƵƌĞWůĂŶĂŶĚ>ĂŶĚhƐĞǇůĂǁĂŵĞŶĚŵĞŶƚ



D
is

0\ZLIHDQG,UHFHQWO\DWWHQGHGWKHSXEOLFRSHQKRXVHVHVVLRQIRUWKHDPSURSRVHGGHYHORSPHQWKHOGDWWKH/XWKHUDQ
&KXUFKRQ2FWREHUWK:HOLVWHQHGWRWKHSURVSRVDODQGUHYLHZHGWKHSURYLGHGFKDUWV%DVHGRQZKDWZHVDZ
DQGKHDUGZHKDYHIRUPHGDQRSLQLRQRQKRZZHWKLQNWKHGHYHORSPHQWVKRXOGSURFHHG,ZLOOEUHDNGRZQRXURSLQLRQV
LQWRVHYHUDOSRLQWV
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 :HZRXOGOLNHWRVHH(ERQ\:D\FORVHGWRWKURXJKWUDIILFFRPSOHWHO\DW&RDO0LQH5RDGPDNLQJLWDGHDGHQGVWUHHW
:HKDYHOLYHGRQ(ERQ\ZD\IRU\HDUVDQGLQWKHVKRUWWLPHZHKDYHOLYHGWKHUHZHKDYHQRWLFHGDVLJQLILFDQWLQFUHDVH
LQERWKWKHYROXPHRIWUDIILFXVLQJRXUVWUHHWDVZHOODVLWVXVHE\ODUJHFRPPHUFLDODQGFRQVWUXFWLRQYHKLFOHV:KHQZH
SXUFKDVHGRXUKRPHRQ(ERQ\:D\ZHZHUHXQDZDUHRIWKHSODQWRFORVH&RDO0LQH5RDGHDVWRI(ERQ\:D\6LQFH
WKDWSRUWLRQRIWKHURDGZDVFORVHGWKHUHKDVEHHQDVLJQLILFDQWLQFUHDVHLQWKHWKURXJKWUDIILFXVLQJ(ERQ\:D\1RWRQO\
KDVWKHWUDIILFLQFUHDVHGWKHVSHHGDWZKLFKLWWUDYHOVKDVDOVRLQFUHDVHG%RWKSHUVRQDODQGFRPPHUFLDOYHKLFOHVDUHQRZ
XVLQJ&RDO0LQHURDGWRDFFHVV(ERQ\:D\WRDYRLGWKHWUDIILFRQ6W$OEHUW7UDLO7KHUHDUHPDQ\WLPHVGXULQJERWKWKH
GD\DQGHYHQLQJZKHQLWLVGLIIFXLOWLIQRWGDQJHURXVIRUXVWREDFNRXWRIRXUGULYHZD\ZLWKRXWULVNLQJDSRVVLEOHFROOLVLRQ
ZLWKWKHWUDIILFFRPLQJIURP&RDO0LQH5RDGRQWR(ERQ\:D\,QDGGLWLRQWKHXVHRIRXUVWUHHWE\KHDY\HTXLSPHQWDQG
GHOLYHU\YHKLFOHVOLWHUDOO\VKDNHVRXUKRXVH:HKDYHDOUHDG\EHHQWROGE\DORFDOUHDOHVWDWHDJHQWWKDWWKHYROXPHRI
WUDIILFRQ(ERQ\:D\KDVDGYHUVHO\HIIHFWHGRXUSURSHUW\YDOXHDQGZLOOPDNHWKHKRPHPRUHFKDOOHQJLQJWRVHOOLQWKH
IXWXUH,QFUHDVLQJWKHYROXPHRIWUDIILFRQ(ERQ\:D\ZLOORQO\IXUWKHUUHGXFHWKHYDOXHRIRXUKRPH
,QDGGLWLRQLI(ERQ\ZD\LVPDGHDFRQQHFWRUURDGRYHUWR(YHULWW'ULYH1RUWKLWRQO\VWDQGVWRUHDVRQWKDWWKHYROXPH
DQGVSHHGRIWKHWUDIILFRQ(ERQ\:D\ZLOOLQFUHDVH7KHSURSRVDOWRH[WHQGWKHZDONLQJWUDLOWRZDUG6W$OEHUW7UDLOLVD
JRRGLGHDDQGZHVXSSRUWLWKRZHYHUH[WHQGLQJWKHWUDLODQGWKHQKDYLQJLWFURVVDPDMRUURDGZLOOXQQHFHVVDULO\SODFHWKH
SHRSOHZKRXVHWKLVWUDLODWULVN$GGWRWKLVWKHFRQVWUXFWLRQRIWKHQHZHOHPHQWDU\VFKRRODQG\RXZLOOEHFUHDWLQJD
GDQJHURXVPL[RILQFUHDVHGVSHHGLQFUHDVHGYROXPHDQGVPDOOFKLOGUHQSRWHQWLDOO\ZDONLQJWRVFKRROWKDWFRXOGUHVXOWLQ
WKHLQMXU\RUGHDWKRIDFKLOGRURWKHUSHGHVWULDQ



7KHSURSRVHGRSWLRQWRUHVWULFW(ERQ\:D\WREXVWKURXJKIDUHRQO\LVLQRXURSLQLRQLPSUDFWLFDO:HKDYHOLYHGDQG
ZRUNHGLQYDULRXVFLWLHVIRURXUHQWLUHOLYHVDQGEDVHGRQWKDWH[SHULHQFH,ZRXOGGHVFULEHWUDIILFOLNHZDWHULWZLOOORRNIRU
WKHHDVLVWDQGTXLFNHVWZD\WRPRYH,I(ERQ\:D\RIIHUVDQ\W\SHRIWKURXJKDFFHVVGULYHUVZLOOWDNHDGYDQWDJHRILW
ZKHWKHULWLVSHUPLWWHGRUQRW(QIRUFHPHQWDIWHUWKHIDFWZLOOQRWVROYHWKHSUREOHP,QRXURSLQLRQLWLVPXFKEHWWHUWR
SUHYHQWWKHSUREOHPLQWKHILUVWSODFH





)RUWKRVHUHDVRQVZHZRXOGOLNHWRVHHERWK(ERQ\:D\DQG&RDO0LQH5RDGFORVHGWRWUDIILF2XUSUHIHUHQFHGRHVQRW
LQFOXGHWKHSRUWLRQRI&RDO0LQH5RDGFRPLQJIURP6W$OEHUW7UDLOWKDWDOORZVDFFHVVWRWKHFKXUFKRUWKHFRPPHUFLDO
GHYHORSPHQWDORQJ6WDOEHUW7UDLO



 :HZRXOGOLNHWKHSRUWLRQRIODQGRQWKHFRUQHURI(ERQ\:D\DQG&RDO0LQHURDGWKDWKDVEHHQSURSRVHGWREHUH
]RQHGWR5FKDQJHGWR57KLVDUHDLVSUHGRPLQDQWO\DVLQJOHIDPLO\UHVLGHQFHDUHDZLWKWKHH[FHSWLRQRIWKHORZULVH
FRQGRPLQLXPGHYHORSPHQWORFDWHGEORFNVHDVWRI(ERQ\:D\RQ(ULQ5LGJH'ULYH:HGRQRWZDQWRUQHHGWRKDYHD
ODUJHFRPPHUFLDODSDUWPHQWVW\OHEXLOGLQJWRZHULQJDERYHRXUQHLJKERXUKRRG$FFRUGLQJWRWKHHQJLQHHULQJ
ILUPUHSUHVHQWDWLYHVZKRVSRNHDWWKHPHHWLQJRQ2FWREHUWKDQ5]RQLQJFRXOGDOORZDEXLOGLQJRIXSWRPHWUHVLQ
KHLJKWWREHEXLOWRQWKHVLWH,QRXURSLQLRQDEXLOGLQJRIWKLVVL]HDQGVFDOHZRXOGQRWRQO\EHRXWRISODFHZLWKWKHRYHUDOO
FKDUDFWHURIWKHDUHDLWZRXOGDOVRDGYHUVHO\HIIHFWWKHYDOXHRIWKHKRPHVORFDWHGQHDULW,FDQQRWLPDJLQHDQ\RQHZKR
OLYHVLQDGHWDFKHGUHVLGHQFHQHLJKERXUKRRGZRXOGZHOFRPHDVWRUH\EXLOGLQJORRPLQJRYHUWKHLUSURSHUW\



:HUHFRJQL]HWKHIDFWWKDWDFFRUGLQJWRWKHHQJLQHHULQJILUPWKHUHDUHFXUUHQWO\QRSODQVRWEXLOGVXFKDEXLOGLQJRQWKH
VLWHEXWZHIHHOLWLVEHWWHUWRGHDOZLWKWKLVQRZDVRSSRVHGWRILJKWLQJWKH]RQLQJUHTXHVWDWDODWHUGDWHZKHQD
GHYHORSHUPD\KDYHLQYHVWHGPRUHWLPHDQGPRQH\LQWKHLUGHYHORSPHQWSODQV:HDOVRIHHOWKDWLWLVHDVLHUWRJHWD
IDYRUDEOHGHFLVLRQQRZWKDQWRDVNRXUFLW\FRXQFLOWRFKDQJHLWVPLQGLQWKHIXWXUH
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)RUWKRVHUHDVRQVZHZRXOGOLNHWRVHHWKHSRUWLRQRIODQGORFDWHGRQWKHZHVWVLGHRI&RDO0LQHURDGDW(ERQ\:D\WKDW
LVEHLQJSURSRVHGWREH]RQHG5FKDQJHGWR5



D
is

)LQDOO\ZHZRXOGOLNHWRH[SUHVVRXURSLQLRQDERXWVRPHRIWKHFRPPHQWVPDGHE\SHRSOHZKRGRQRWOLYHLQWKHGLUHFWO\
HIIHFWHGDUHD7KHVHSHRSOHKDYHIDLOHGWRUHFRJQL]HWKDWDQ\LQFUHDVHGWUDIILFRQ(ERQ\:D\ZLOOIORZRQWR(ULQ5LGJH
'ULYHDVGULYHUVZLOOFRQWLQXHWRXVH(ULQ5LGJH'ULYHDVDQDOWHUQDWLYHWR6W$OEHUWWUDLO.HHSLQJ(ERQ\:D\RSHQWR
WUDIILFZLOORQO\LQFUHDVHWKHYROXPHDQGVSHHGRIWUDIILFLQ(ULQ5LGJHPDNLQJDQDOUHDG\GDQJUHURXVWUDIILFVLWXDWLRQZRUVH
LQVWHDGRIEHWWHU7KHPDLQLVVXHUHJDUGLQJWUDIILFLQWKLVDUHDLV6W$OEHUW7UDLO7KHUHDUHYDULRXVZD\VVXFKDVFRPSXWHU
FRQWUROOHGWUDIILFOLJKWVRUVPDUWLQWHUVHFWLRQVHWFWKDWFDQEHXVHGWRDOOHYLDWHWUDIILFRQ6W$OEHUW7UDLO,JQRULQJRUIDLOLQJ
WRDGGUHVVWKHLVVXHVRQ6W$OEHUW7UDLOVLPSO\IRUFHVWUDIILFRIIRI6W$OEHUW7UDLODQGLQWRUHVLGHQWLDODUHDVWKDWZHUHQHYHU
GHVLJQHGIRUQRULQWHQGHGWRKDQGOHWKLVLQFUHDVHGWUDIILFYROXPH



ly

:HZRXOGDSSUHFLDWHDZULWWHQDFNQRZOHGJHPHQWRIRXUFRPPHQWVVRWKDWZHDUHVXUHRXURSLQLRQVKDYHEHHQ
FRQVLGHUHG
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7KDQN\RX
7LPDQG.HOO\0DF,QW\UH
(ERQ\:D\6W$OEHUW
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ŽŵŵƵŶŝƚǇZĞƐƉŽŶƐĞƐ͗>ƵƚŚĞƌĂŶ>ĂŶĚƐKƉĞŶ,ŽƵƐĞKĐƚϮϵ͕ϮϬϭϰϯƌĚŽĨϱZĞƐƉŽŶƐĞƐ

ĂǀŝĚ^ĐŚŽŽƌͮ^ĞŶŝŽƌWůĂŶŶĞƌ
/^>ŶŐŝŶĞĞƌŝŶŐĂŶĚ>ĂŶĚ^ĞƌǀŝĐĞƐ>ƚĚ͘
ͲͲͲͲͲKƌŝŐŝŶĂůDĞƐƐĂŐĞͲͲͲͲͲ
&ƌŽŵ͗ZĂŶĚǇŶŽŵĂƐŝƌŝŵĂŝůƚŽ͗ĂŶŽŵĂƐŝƌŝƌΛĂŐŝ͘ĐĂ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϮͲϭϰϰ͗ϱϵWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗ƌŝŶZŝĚŐĞͲƌĞĂ^ƚƌƵĐƚƵƌĞWůĂŶ

WĂƌƚϭ

/ĂŐƌĞĞǁŝƚŚƚŚĞ^WǁŝƚŚŽŶĚŝƚŝŽŶƐ

Ͳ&ƵůůĐůŽƐƵƌĞŽĨďŽŶǇtĂǇĂƚŽĂůŵŝŶĞZŽĂĚĂŶĚĞǆƚĞŶĚǁĂůŬŝŶŐƚƌĂŝůƚŽƉƌŽƉŽƐĞĚůŽĐĂƚŝŽŶŽĨƉŽŶĚ͘dŚŝƐǁŽƵůĚŵĂŬĞ
ďŽŶǇtĂǇŽŶůǇĂĐĐĞƐƐŝďůĞǀŝĂƌŝŶZŝĚŐĞƌŝǀĞ͘/ĂŵĐŽŶĐĞƌŶĞĚƚŚĂƚŽĂůŵŝŶĞƌŽĂĚƐŝŐŶŝĨŝĐĂŶƚůǇŝŶĐƌĞĂƐĞƐƚŚĞƚƌĂĨĨŝĐĨůŽǁ
ďǇŶŽŶƌĞƐŝĚĞŶƚƐŽŶƌŝŶZŝĚŐĞƌĂƐŝƚďĞĐŽŵĞƐĂƐŚŽƌƚĐƵƚ͘dŚĞϵϬĚĞŐƌĞĞĐŽƌŶĞƌĂƚŽĂůŵŝŶĞĂŶĚďŽŶǇŝƐǀĞƌǇƵŶƐĂĨĞ
ĞƐƉĞĐŝĂůůǇŝŶǁŝŶƚĞƌĐŽŶĚŝƚŝŽŶƐĂŶĚƚŚĞƉĞĚĞƐƚƌŝĂŶƚƌĂĨĨŝĐĨƌŽŵƚŚĞŶĞǁǁĂůŬǁĂǇ͘

/ĚŽƌĞƐŝĚĞŽŶďŽŶǇtĂǇĂŶĚĨĞĞůƚŚĞƚƌĂĨĨŝĐĨůŽǁŝƐĂůƌĞĂĚǇƚŽŽďƵƐǇ͕ĂŶĚĨĞĞůĂƐŚŽŵĞŽǁŶĞƌƐĂŶĚƚĂǆƉĂǇĞƌƐŽƵƌƌŽĂĚŝƐ
ŝŵƉĂĐƚĞĚŐƌĞĂƚůǇďǇƚŚŝƐ^W͘

dŚĂŶŬǇŽƵ
ZĂŶĚǇŶŽŵĂƐŝƌŝ

^ĞŶƚĨƌŽŵŵǇŝWĂĚ
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7XHVGD\1RYHPEHU$0
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VWHSKDQLH#ODQGUH[FRP 6HDQ1RYDN0DUFHO+XFXODN0DUN.QLEEV
):$63(ULQ5LGJH1RUWK6WUXFWXUH3ODQ

&ƌŽŵ͗ZĂŶĚǇΘƌǇƐƚĂůŶŽŵĂƐŝƌŝŵĂŝůƚŽ͗ĂŶŽŵĂƐΛƚĞůƵƐ͘ŶĞƚ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϮͲϭϰϱ͗ϮϯWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗^WƌŝŶZŝĚŐĞEŽƌƚŚ^ƚƌƵĐƚƵƌĞWůĂŶ


tri
bu
te
d

ŽŵŵƵŶŝƚǇZĞƐƉŽŶƐĞƐ͗>ƵƚŚĞƌĂŶ>ĂŶĚƐKƉĞŶ,ŽƵƐĞKĐƚϮϵ͕ϮϬϭϰ
^ŽƌƌǇ͕ŚĞƌĞ͛ƐƚŚĞϰƚŚŽĨϱZĞƐƉŽŶƐĞƐ


'DYLG6FKRRU0&35330&,3_6HQLRU3ODQQHU
,6/(QJLQHHULQJDQG/DQG6HUYLFHV/WG






ev

&U\VWDO$QRPDVLUL

Pr
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is

,DJUHHZLWKFRQGLWLRQV,ZRXOGOLNHWRSURSRVH(ERQ\:D\FORVHGDWWKHFXUUHQWGHJUHH
EOLQGFRUQHUDW&RDO0LQH5RDG FXUUHQWO\XQVDIH 7KLVZRXOGFKDQJH(ERQ\:D\WR(ERQ\
&ORVHZKLFKZRXOGGHFUHDVHWKHFXUUHQWDQGSURSRVHGLQFUHDVHRIWUDIILFWKDWZRXOGDQGGRHV
RFFXUGXHWR&RDO0LQH5RDG
,DPLQDJUHHPHQWRIWKHFORVXUHRI&RDO0LQH5RDG
,ZRXOGDOVROLNHWRSURSRVHDUHD5RU&&EH]RQHGDVD3DUNDUHDZKLFKZRXOGEHXVHGIRU
VRFFHUILHOGVHWFDV6W$OEHUWZLOOEHORVLQJWKHFXUUHQW(ULQ5LGJHVRFFHUVLWHGXHWRQHZ
IXWXUH)UHQFK,PPHUVLRQ6FKRRO
,OLYHLQ(ULQ5LGJHDQG,DPDKRPHRZQHUZKRZRXOGEHDIIHFWHGE\WKH$63
7KDQN\RXIRU\RXUWLPHUHJDUGLQJORFDOUHVLGHQWV
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7XHVGD\1RYHPEHU$0
-LP6KDHVJUHHQ MLP#ODQGUH[FRP
VWHSKDQLH#ODQGUH[FRP 6HDQ1RYDN0DUFHO+XFXODN0DUN.QLEEV
):(ERQ\:D\DQG&RDO0LQH5RDG
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&RPPXQLW\5HVSRQVHV/XWKHUDQ/DQGV2SHQ+RXVH2FW
+HUH¶VWKHWKRI5HVSRQVHV


'DYLG6FKRRU0&35330&,3_6HQLRU3ODQQHU
,6/(QJLQHHULQJDQG/DQG6HUYLFHV/WG
&ƌŽŵ͗ƌŝĂŶŶŽŵĂƐŝƌŝŵĂŝůƚŽ͗ďĂŶŽŵĂƐŝƌŝΛŐŵĂŝů͘ĐŽŵ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϰͲϭϰϭϬ͗ϮϳD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗ďŽŶǇtĂǇĂŶĚŽĂůDŝŶĞZŽĂĚ

Pr
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,DJUHHZLWKWKHFRQGLWLRQVIRUWKH(ULQ5LGJH1RUWK$UHD6WUXFWXUH3ODQ
,OLYHLQ(ULQ5LGJHDQGZRXOGVXSSRUW&RDO0LQH5RDGDQG(ERQ\:D\FORVHG




0DUN.QLEEV
)URP
6HQW
7R
&F
6XEMHFW

'DYLG6FKRRU
:HGQHVGD\1RYHPEHU30
-LP6KDHVJUHHQ MLP#ODQGUH[FRP
VWHSKDQLH#ODQGUH[FRP 6HDQ1RYDN0DUFHO+XFXODN0DUN.QLEEV
0RUHIHHGEDFNIURPUHVLGHQWVUHWKH/XWKHUDQ&KXUFKODQGVKHUH·VWKHILUVWRIWKUHH

tri
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0RUHIHHGEDFNIURPUHVLGHQWVUHWKH/XWKHUDQ&KXUFKODQGVKHUH¶VWKHILUVWRIWKUHH

'DYLG6FKRRU0&35330&,3_6HQLRU3ODQQHU
,6/(QJLQHHULQJDQG/DQG6HUYLFHV/WG
&ƌŽŵ͗'ůĞŶ<ŝƌŬǁŽŽĚŵĂŝůƚŽ͗ŬŝƌŬǁŽŽĚĂŐΛŐŵĂŝů͘ĐŽŵ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϰͲϭϰϱ͗ϱϳWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗ZĞ͗ƌŝŶZŝĚŐĞEŽƌƚŚƌĞĂ^ƚƌƵĐƚƵƌĞWůĂŶ

ly

&RPPHQWVUHJDUGLQJWKHDERYH

D
is


6RUU\VHQWLQHUURUEHIRUHFRPSOHWHODVWVHQWHQFHVKRXOGUHDG

&RQFHUQVRYHULQFUHDVHGYRORIWUDIILFRQ6W$OEHUWWUDLODUHQRWFRPSDUDEOH6W$OEHUW7UDLOGRHVQRWFXWWKURXJK
DUHVLGHQWLDODUHDDVGRHV(ERQ\:D\DQGDVVXFKGRHVQRWKDYHQHDUO\WKHVDPHLPSDFWWKDWWKHWUDIILFLQFUHDVH
LVKDYLQJDQGZLOOKDYHRQWKLV5(6,'(17,$/QHLJKERUKRRG

2Q7XH1RYDW30*OHQ.LUNZRRGNLUNZRRGDJ#JPDLOFRP!ZURWH

io
us

, PFRQFHUHQGZLWKWKHSRVVLELOLW\RIRSHQLQJXS(ERQ\:D\WKURXJKWR(YHULWW'ULYH1RUWK,VWURQJO\
GLVDJUHHZLWKWKLVSRVVLELOLW\

ev

2YHUWKHODVW\HDUDQGHVSHFLDOO\WKHODVWPRQWKVWKHWUDIILFRQ(ULQ5LGJH'UDQGHVSHFLDOO\(ERQ\:D\KDV
DOUHDG\LQFUHDVHGVLJQLILFDQWO\2SHQLQJXSWKURXJKWR(YHULWWZLOOWXUQ(ERQ\:D\LQWRDURXWHRIFKRLFH
VKRUWFXWLI\RXZLOO 

Pr

7KHWUDIILFRQ(ERQ\:D\ DQG(ULQ5LGJH'ULYH KDVLQFUHDVHGWRWKHOHYHOWKDWLWLVFDXVLQJSHRSOHWR
FRQVLGHUVHOOLQJWKHLUSURSHUW\GXHWRWKHQRLVHOHYHODQGVDIHW\FRQFHUQV,DPRQHRIWKHPDQGILQGWKLVD
VKDPHDVZHKDYHOLYHGRQ(ERQ\:D\VLQFHEXWWKHDUHDVHHPVWREHWXUQLQJLQWRDPDMRUVKRUWFXWWRJHW
WR6W$OEHUW7UDLO:DO0DUW&RVWFRHWFDQGLIRSHQHGXSWKLVZLOORQO\LLQFUHDVHZLWKWKHSODQQHGLQFUHDVHG
FRPPHUFLDODQGUHVLGHQWLDOGHYHORSPHQWWRZKDW,SHUVRQDOO\EHOLHYHZLOOEHXQDFFHSWDEOHOHYHOV
&RQFHUQVRYHULQFUHDVHGYRORIWUDIILFRQ6W$OEHUWWUDLODUHQRWFRPSDUDEOH6W$OEHUW7UDLOGRHVQRWFXW
WKURXJKDUHVLGHQWLDODUHDDVGRHV(ERQ\:D\DQGDVVXFKGRHVQRWKDYHQHDUO\WKUVPDHLPSDFWWKDWWKHWUDIILF
LQFUHDVHLVKDYLQJDQGZLOOKDYHRQWKLV

7KDQN\RX
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'DYLG6FKRRU
:HGQHVGD\1RYHPEHU30
-LP6KDHVJUHHQ MLP#ODQGUH[FRP
VWHSKDQLH#ODQGUH[FRP 6HDQ1RYDN0DUFHO+XFXODN0DUN.QLEEV
0RUHIHHGEDFNIURPUHVLGHQWVUHWKH/XWKHUDQ&KXUFKODQGVKHUH·VWKHVHFRQGRIWKUHH

DŽƌĞĨĞĞĚďĂĐŬĨƌŽŵƌĞƐŝĚĞŶƚƐƌĞ͗ƚŚĞ>ƵƚŚĞƌĂŶŚƵƌĐŚůĂŶĚƐ͕ŚĞƌĞ͛ƐƚŚĞƐĞĐŽŶĚŽĨƚŚƌĞĞ͘


'DYLG6FKRRU0&35330&,3_6HQLRU3ODQQHU
,6/(QJLQHHULQJDQG/DQG6HUYLFHV/WG
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&ƌŽŵ͗W^ƉĞĞƌƐŵĂŝůƚŽ͗ƉƐƉĞĞƌƐΛƐŚĂǁ͘ĐĂ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϰͲϭϰϭϬ͗ϬϱWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗ƌŝŶZŝĚŐĞEŽƌƚŚƌĞĂƐƚƌƵĐƚƵƌĞƉůĂŶĂŶĚ>ĂŶĚhƐĞǇůĂǁĂŵĞŶĚŵĞŶƚ

&ŽůůŽǁƵƉƚŽŵĞĞƚŝŶŐ
/ĚŽŶŽƚĂŐƌĞĞǁŝƚŚƚŚĞƉƌŽƉŽƐĞĚĂŵĞŶĚŵĞŶƚ
DǇŝƐƐƵĞƐ
• dŚĞZϰǌŽŶŝŶŐĚĞƐŝŐŶĂƚŝŽŶĨŽƌƚŚĞĐŽƌŶĞƌŽĨďŽŶǇĂŶĚŽĂůDŝŶĞZĚǁŝůůƌĞƐƵůƚŝŶŝŶĐƌĞĂƐĞĚƐƚƌĞĞƚƉĂƌŬŝŶŐ͕ƚŚŝƐŝƐ
ĂƐĂĨĞƚǇŝƐƐƵĞǁŝƚŚĂůƌĞĂĚǇŽǀĞƌĐƌŽǁĚĞĚƌŽĂĚƐǇƐƚĞŵŝŶƌŝŶZŝĚŐĞĚƵĞƚŽŚŽƐƉŝƚĂůĂŶĚƐƉŽƌƚĨŝĞůĚƉĂƌŬŝŶŐ
ƌĞƋƵŝƌĞŵĞŶƚƐ
• ŽĂůDŝŶĞZĚƐŚŽǁŶŽƚďĞĐůŽƐĞĚ
o ǆƚĞŶĚŝŶŐƚŚĞƚƌĂŝůƉƌŽǀŝĚĞƐĂƚƌĂŝůƚŚĂƚůĞĂĚƐƚŽŶŽǁŚĞƌĞ͘dŚĞƚƌĂŝůĞǆƚĞŶƐŝŽŶĚŽĞƐŶŽƚĐŽŶŶĞĐƚƵƉǁŝƚŚ
ĂŶǇŽƚŚĞƌƚƌĂŝůŽƌĐƵƚƚŚƌŽƵŐŚƚŽĂĚũŽŝŶŝŶŐŶĞŝŐŚďŽƵƌŚŽŽĚƐ͘
o ůŽƐŝŶŐŽĂůDŝŶĞZŽĂĚǁŝůůĨŽƌĐĞƚƌĂĨĨŝĐŽƵƚƚŽƌŝŶZŝĚŐĞƌŝǀĞ͕ǁŚŝĐŚŝƐĂĐŽůůĞĐƚŽƌĂŶĚŶŽƚĂŶĂƌƚĞƌŝĂů
ƌŽĂĚ͘/ŶĐƌĞĂƐŝŶŐƚŚĞƚƌĂĨĨŝĐŽŶůǇĂĚĚƐƚŽƚŚĞƚƌĂĨĨŝĐĂůŽŶŐƚŚĞůĞŶŐƚŚŽĨƌŝŶZŝĚŐĞ͕ǁŚŝĐŚŝƐĂůƌĞĂĚǇ
ĚŝĨĨŝĐƵůƚƚŽĞŶƚĞƌŽŶƚŽĨƌŽŵƐŝĚĞƐƚƌĞĞƚƐ
o <ĞĞƉŽĂůDŝŶĞZŽĂĚŽƉĞŶƚŽŵĂŝŶƚĂŝŶƚƌĂĨĨŝĐĨůŽǁŽƵƚŽĨƌŝŶZŝĚŐĞĂŶĚĞŶĐŽƵƌĂŐĞƚƌĂĨĨŝĐĨƌŽŵƚŚĞ
ƌĞƐŝĚĞŶĐĞŽŶďŽŶǇĞǆƚĞŶƐŝŽŶƚŽĞǆŝƚŽƵƚƚŚƌŽƵŐŚƚŚĞŶĞǁƐƵďĚŝǀŝƐŝŽŶ
• ďŽŶǇZŽĂĚŚĂƐƚŽďĞŬĞƉƚŽƉĞŶƚŽĨƵŶŶĞůƚƌĂĨĨŝĐĨƌŽŵƚŚĞZϰĂŶĚZϭǌŽŶĞƐŽƵƚƚŽ^ƚůďĞƌƚdƌĂŝůĂǁĂǇĨƌŽŵƌŝŶ
ZŝĚŐĞƌŝǀĞ
• ƌŝŶZŝĚŐĞƌŝǀĞǁŝůůĞǆƉĞƌŝĞŶĐĞƚƌĂĨĨŝĐĨůŽǁŝŶĐƌĞĂƐĞƐǁŝƚŚƚŚĞŶĞǁƐĐŚŽŽů͕ĂŶǇŶĞǁŚŽƵƐŝŶŐŵƵƐƚĞŶƐƵƌĞƚŚĂƚ
ƚŚĞƚƌĂĨĨŝĐŝƚŐĞŶĞƌĂƚĞƐǁŝůůŶŽƚĐŽŵƉŽƵŶĚƚŚĞŝƐƐƵĞďǇƉƵƐŚŝŶŐŵŽƌĞƚƌĂĨĨŝĐŽŶƚŽƌŝŶZŝĚŐĞƌŝǀĞ
• ƌŝŶZŝĚŐĞƐƵďĚŝǀŝƐŝŽŶŚĂƐĂŶŽǀĞƌͲƌĞƉƌĞƐĞŶƚĂƚŝŽŶŽĨŚŝŐŚĚĞŶƐŝƚǇŚŽƵƐŝŶŐ
o KĂŬDŽƵŶƚĂŶĚŽƚŚĞƌ^ƚůďĞƌƚĐŽŵŵƵŶŝƚŝĞƐĚŽŶŽƚŚĂǀĞƚŚĞƐĂŵĞŶƵŵďĞƌŽĨŵĞĚŝƵŵƚŽŚŝŐŚĚĞŶƐŝƚǇ
ĚĞǀĞůŽƉŵĞŶƚƐǁŝƚŚŝŶƚŚĞŝƌďŽƌĚĞƌƐ
o ZϰĚĞƐŝŐŶĂƚŝŽŶƐĂƌĞĂƉƉĞĂƌŝŶŐǁŝƚŚŝŶƌŝŶZŝĚŐĞŝŶŶĞǁĂƌĞĂƐǁŝƚŚŽƵƚŶĞǁĂƌƚĞƌŝĂůƌŽĂĚƚŽŚĂŶĚůĞƚƌĂĨĨŝĐ
ĨůŽǁƐŝŶĂŶĚŽƵƚŽĨƚŚĞƐĞĂƌĞĂƐ
• WĞŽƉůĞŝŶƌŝŶZŝĚŐĞĂƌĞĂůƌĞĂĚǇƵƐŝŶŐĨŽĂŵŵĂƌŬĞƌƐƉůĂĐĞĚŽŶƚŚĞƌŽĂĚƚŽƐůŽǁĚŽǁŶƚƌĂĨĨŝĐƚŽƌĞĚƵĐĞƚŚĞƌŝƐŬƚŽ
ƚŚĞŝƌĐŚŝůĚƌĞŶ͕ŝŶĐƌĞĂƐŝŶŐƚƌĂĨĨŝĐĨůŽǁĂůŽŶŐƌŝŶZŝĚŐĞƌŝǀĞǁŝůůŽŶůǇƌĞƐƵůƚŝŶƚŚĞƌŝƐŬĐŚŝůĚƌĞŶĂƌĞƉůĂĐĞĚŝŶǁŚĞŶ
ƚŚĞǇƉůĂǇŽƵƚƐŝĚĞ

/ĨĞůƚƚŚĂƚǁŚŝůĞǁĞǁĞƌĞďĞŝŶŐƚŽůĚƚŚĞŝŶĨŽƌŵĂƚŝŽŶ͕ƚŚĞƌĞǁĂƐĂĚĞĨŝŶŝƚĞůĂĐŬŽĨŵĂƚĞƌŝĂůƚŽƚĂŬĞǁŝƚŚǇŽƵƚŽƌĞǀŝĞǁĂŶĚ
ŐŽŽĚůƵĐŬĨŝŶĚŝŶŐĂŶǇŝŶĨŽƌŵĂƚŝŽŶƌĞŐĂƌĚŝŶŐƚŚŝƐƉƌŽƉŽƐĂůŽŶƚŚĞŝƚǇ͛ƐǁĞďƐŝƚĞ͘dŚĞůŽĐĂƚŝŽŶǁĂƐŐŽŽĚĂŶĚƚŚĞŵĞĞƚŝŶŐ
ƚŝŵĞǁĂƐŐŽŽĚĂƐ/ůŝǀĞŝŶƌŝŶZŝĚŐĞZĂǀŝŶĞƐ͘

dŚĂŶŬǇŽƵĨŽƌƚŚĞŽƉƉŽƌƚƵŶŝƚǇƚŽĞǆƉƌĞƐƐŵǇŽƉŝŶŝŽŶƐ
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DŽƌĞĨĞĞĚďĂĐŬĨƌŽŵƌĞƐŝĚĞŶƚƐƌĞ͗ƚŚĞ>ƵƚŚĞƌĂŶŚƵƌĐŚůĂŶĚƐ͕ŚĞƌĞ͛ƐƚŚĞůĂƐƚŽĨƚŚĞƚŚƌĞĞ͘

ĂǀŝĚ^ĐŚŽŽƌͮ^ĞŶŝŽƌWůĂŶŶĞƌ
/^>ŶŐŝŶĞĞƌŝŶŐĂŶĚ>ĂŶĚ^ĞƌǀŝĐĞƐ>ƚĚ͘
ͲͲͲͲͲKƌŝŐŝŶĂůDĞƐƐĂŐĞͲͲͲͲͲ
&ƌŽŵ͗^ƵƌƵŵĂŝůƚŽ͗ƐƵƌƵϲϳϱΛŐŵĂŝů͘ĐŽŵ
^ĞŶƚ͗EŽǀĞŵďĞƌͲϬϱͲϭϰϭϮ͗ϯϰWD
dŽ͗ĂǀŝĚ^ĐŚŽŽƌ
^ƵďũĞĐƚ͗WƌŽƉŽƐĞĚƌŝŶZŝĚŐĞEŽƌƚŚƌĞĂ^ƚƌƵĐƚƵƌĞWůĂŶ

ĞĂƌ^ŝƌ͕

/ƵŶĨŽƌƚƵŶĂƚĞůǇŵŝƐƐĞĚƚŚĞŽƉĞŶŚŽƵƐĞďƵƚĨƌŽŵǀŝĞǁŝŶŐƚŚĞƉƌŽƉŽƐĂů/ĂŵŝŶƐƚƌŽŶŐŽďũĞĐƚŝŽŶƚŽĐůŽƐŝŶŐƚŚĞƉŽƌƚŝŽŶŽĨ
ŽĂůDŝŶĞƌZŽĂĚŝŶĨĂǀŽƵƌĨŽƌƚŚĞƉĂƌŬĂŶĚƚƌĂŝůƐǇƐƚĞŵ͘

/ƵƐĞŽĂůDŝŶĞƌZŽĂĚĞǀĞƌǇƐŝŶŐůĞĚĂǇĂƐŝƚŝƐƚŚĞĞĂƐŝĞƐƚǁĂǇŽĨĐŽŵŵƵƚŝŶŐŽƵƚŽĨƚŚĞŵƉŝƌĞŽƵƌƚŽŶƚŽƚŚĞŵĂũŽƌƌŽĂĚ
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7909 – 51 Avenue Edmonton, AB T6E 5L9 T: 780.438.9000 F: 780.438.3700

February 3, 2017
Our Reference: 14189

City of St. Albert
Planning and Development
Second Floor, 5 St. Anne Street
St. Albert, AB T8N 3Z9
Click here to enter text.
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Attention:

Dear Sir or Madam:
Reference:

Erin Ridge North ASP and LUB Amendment Public Open House Report
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The Public Open House for the Erin Ridge North ASP and LUB Amendment was held on January 19,
2017 from 7:00 to 9:00 pm at the Best Western Inn (460 St. Albert Trail), St. Albert. Representatives
from Landrex and ISL Engineering and Land Services staffed the event.
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Included in this public open house report are copies of the following open house materials:
Appendix A – Landowner Notification Package
Appendix B – Open House Advertisement
Appendix C – Open House Display Boards
Appendix D – Comment Forms and Sign-ins

ev

14 people attended and 3 comment forms were completed and returned at the open house.

Pr

2 phone calls and 2 emails were also received. The feedback received from the respondents is included
in this report. One of the phone call respondents provided a letter documenting their support for the Erin
Ridge North ASP and LUB Amendment.

islengineering.com

ISL Engineering and Land Services Ltd.

I S L i s p r o u d t o b e B u l l f r o g P o we r e d

|

A Green 30 Employer

|

One of Canada’s Best Small and Medium Employers

Feedback Summary
Open House Notification Feedback
The feedback below was submitted to the project team after the notification package was distributed to
adjacent landowners. The notification package included details on the ASP and LUB amendments and
invited landowners to attend the Open House to learn more about the project.
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Supportive of the project.
I enjoyed our phone conversation regarding the above noted subject. Sorry I won’t be able to
attend this meeting, following are my comments.
o I like the idea of keeping Coal Mind Road open as well as extending Ebony Way.
o The area around the new school on Erin Ridge Drive and the Citadel [Village] is
becoming very congested and by having these roads open it should alleviate some of
the congestion for existing Erin Ridge North.
o Also, by relocating the church this should increase the property tax revenue for this
property.
o I’ve lived at [addressed removed], since Nov 1991 (25 years); so I have good knowledge
of the area. I am also a member of the “Traffic Calming” Committee for Erin Ridge.
I love the Urban District proposal! I believe an area like this would make our neighbourhood
incredibly desirable and truly unique. We need somewhere that is actually walkable, not just
more big box stores with giant parking lots that look identical to every other city...but instead a
place where families can walk from their homes to have a meal, where they can run into
neighbors and window shop on the way home. This encourages not only more customers for
businesses but also a healthier life style and more of a community feel. Walkability is a priority
for many people now when looking for a house and so many studies have been done showing
the benefits of a walkable community. To be able to provide a neighbourhood with an area that
is not only pleasant to walk through and pedestrian focused but also creates a 'vibe' (for lack of
a better word) will bring a new energy to Erin Ridge and our neighbourhood will be a unique mix
that offers all the comforts of the suburbs while still offering a vibrant meeting place residents
can enjoy it together. This is exactly what our neighbourhood needs. I very much hope the
project goes forward as proposed!!
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Public Open House Feedback
The feedback below was submitted to the project team in response to the information presented at the
Open House and includes Project Team responses where appropriate.
Comments Received
Comments Received
I like the commercial development. This is progress and
progress is good.
Will the existing portion of Coal Mind Road that is open
house remain open?
What is the timing of development?
Close Ebony Way at Coal Mind Road to prevent shortcutting.

Project Team Response, if appropriate

Yes
2017 for the single family lots and park,
and 2018 for the mixed-use development.
Ebony Way is designated a collector
roadway and was always intended to
extend/connect to Everitt Drive, which is
Page 2 of 5

illustrated in the ASP. There is no change
to the transportation network from the
previously approved ASP. Ebony Way
provides Erin Ridge resident’s access to
Erin Ridge North similar to Everitt Drive.
To mitigate the impacts of potential
shortcutting traffic the City of St Albert
takes a proactive approach to traffic
calming and will be continuously
monitoring the area. The City’s Traffic
Calming methods are well defined in their
“Neighbourhood Traffic Calming Process
and Guidelines”. The Guidelines are
available on the City’s website.
As part of the Transportation Master Plan
Implementation Plan, the City will be
improving operational efficiencies on St.
Albert Trail by applying new signalization
technology. This will improve the efficiency
of the current signal timing through better
coordination and real time signal
adaptation to changing traffic conditions
and will encourage vehicles to utilize St.
Albert Trail rather than short cutting
through neighbourhoods.
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Connection of Ebony Way to Everitt Drive North – I do
not support a direct connection of Ebony Way to Everitt
Drive North for the following reasons:
a. Ebony Way and Coal Mine Road can continue to
provide almost exclusive access to Erin Ridge
Residents to access St. Albert Trail and thereby
diminish the likely increase in vehicle use attributed
to short-cuts by non-Erin Ridge Residents.
b. St. Albert Transit and Fire have alternative routes
to access the North Erin Ridge Commercial /
Residential Development without compromising
service standards.
c. A direct connection will become more attractive to
non-Erin Ridge Residents wishing to access either
the commercial district associated with this
development and/or Boudreau Road. This will be
particularly true for residents of the newly
established Jensen’s Lake development who will
lack any connection except for St. Albert Trail to
any points south for a significant period of time. St.
Albert as a commuter community has seen the
perils of commuter users seeking alternative-less
stressful-faster links with their destinations; it is a
common heard complaint in St. Albert. The
challenge of commuting via St. Albert Trail will only
worsen with the development and settlement of the
communities associated with Erin Ridge North and
Jensen’s Lake. Erin Ridge and particularly those on
Ebony Way and Erin Ridge Drive should not be
sacrificed for the convenience of others that do not
necessarily require the access.
d. Access to the proposed mixed commercial/multiresidential development district can be
accommodated with an access off Coal Mine Road
at the south west corner. Similarly the commercial
area could be accessed at the north east corner
adjacent to the Honda dealership and at the same
point where access to the residential development
on the east edge is built without a direct link to the
intersection of Ebony Way and Coal Mine Road.
Right in – Right out access to the “King of Kings” area of
this development is not acceptable. The
panels/sketches presented at the Open House provided
a scale that implied conflicts with north bound traffic
turning right onto Everitt Drive North would be minimal,
yet a first examination of the site suggests otherwise.
My contention is that traffic leaving the commercial
district and turning right onto St. Albert Trail will escalate
the risk of collision with north bound traffic wanting to
access Everitt Drive North. My recommendation is to
remove the Right in-right out access.

The right in right out access spacing is
200m and the all direction access spacing
is minimum 400m. This is consistent with
the Transportation Association of Canada
standards

Page 3 of 5

The urban design concepts for the mixed
use development that were provided at
that open house were presented to
illustrate the development potential of the
site, as per the regulations of the Direct
Control Land Use District.
A final mixed use development concept will
be presented to the City at the time of
development permit, which may be one to
two years from now.
In advance of the development permit
submission these concerns/comments will
be forwarded to the architect for
consideration.
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Mixed Development lacks friendliness to use by
pedestrians/community – much was made by Landrex
and other developers when the ASP for this site was
first brought forward to Council. Tales of woe were
described about the changing market place for
commercial development. Much was made of the need
to reframe the thinking about commercial development
and better accommodating pedestrian traffic. From my
perusal of the two scenarios presented at the open
house I find both scenarios fall short of making the
proposed development attractive to
pedestrian/community use as it still leans heavily on a
vehicle centric user community. This is evident in the
placement of walkways and buildings. Rather than
exploiting the use of sun exposure that would enhance
pedestrian use, I see wind tunnels, north facing
entrances and potential patio locations that are likely to
have minimal sun and much wind. Further, use of multilevel vegetative landscaping would enhance the sites
attractiveness. I find the landscaping associated with the
commercial development along the east side of St.
Albert Trail from Boudreau Road to Erin Ridge Road is a
good example of multi-level landscaping, but not
necessarily attractive to pedestrian use of the adjacent
commercial facilities.
Comment Form Summary
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Part 1: About the proposed Area Structure Plan and Land Use Bylaw Amendment
1. My response to the proposed Area Structure Plan and Land Use Bylaw Amendment is:
Agree – x1
x No comments received.
Agree with Conditions – x2
x Would like to see Coal Mine Road kept open and upgraded from St. Albert Trail to
Ebony Way.
x Don’t connect Ebony Way across Coal Mind Road. This will cause more traffic through
Erin Ridge as a short cut.
Do Not Agree – x0
x No comments received.
Don’t Know / Doesn’t Affect Me – x0
x No comments received.
2. Do you have any additional comments?
x Would really like to see Neil M. Ross Road connected from St. Albert Trail to the
existing Coal Mind Road.
x Please repair Coal Mind Road Park quickly.

Page 4 of 5

Part 2: About the Open House
To help us prepare for future events please answer a few questions about your experience today.
Yes
No
N/A
Do you feel that you were given ample opportunity to provide your
3
feedback and ideas during the meeting?
Was the location of this meeting convenient? If not, comment
2
1
below.
Was the time of this meeting acceptable? If not, comment below.
3
Moving the meeting out of the neighbourhood may have affected attendance. More people
attended at Kings Church.
o Project Team Response: The venues within Erin Ridge North were either closed or
unavailable to book on numerous evenings within the time frame needed to meet project
deliverables. Given the limited venue availability opportunities, the Best Western was
the most appropriate location.
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In which neighbourhood do you reside?
x Braeside – work in The County – access to St. Albert Trail is critical!
x Erin Ridge
x Erin Ridge – Ebony Way

Page 5 of 5

Public Open House Feedback Results
Landrex – Report
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Landowner Notification Package

islengineering.com

January 2017

|

APPENDIX

December 23, 2016
Dear Landowner:
RE:

Proposed Erin Ridge North Area Structure Plan and Land Use Bylaw Amendments
Public Open House – January 19, 2017

Landrex Inc. and ISL Engineering and Land Services Ltd. (ISL) invite you to attend a Public Open House
to discuss a proposed amendment to the Erin Ridge North Area Structure Plan (ASP) and the City of St.
Albert’s Land Use Bylaw (LUB).
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The ASP applies to the lands located east of St. Albert Trail and north of Coal Mine Road. The ASP
amendment proposes to redesignate a site from its current Institutional and Institutional/Medium Density
Residential, Stormwater Management and Public Park future land use to Mixed – Use Residential and
Commercial, Low Density Residential and Public Park.
The LUB amendment proposes to redistrict the same site from the current Urban Reserve (UR) Land Use
District and Public Park (P) Land Use District to Direct Control Mixed Use (DCMU) Land Use District,
Low Density Residential (R1) Land Use District and Public Park (P) Land Use District.
These amendments do not propose the closure of Coal Mine Road.
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The attached maps illustrate the proposed amendment to the ASP and the LUB.
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The purpose of the Open House is to present residents with information about the ASP and LUB
amendments, and provide you with an opportunity to give input to the proposed changes. Project
representatives will be in attendance to answer your questions and provide further information about the
proposed ASP and LUB amendments.
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Your feedback will be recorded and shared with the City of St. Albert to determine if any adjustments
should be made to the proposed amendments.
The Open House will be held on Thursday, January 19, 2017 from 7:00pm – 9:00pm at:
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Best Western Inn
460 St. Albert Trail, St. Albert

Pr

The Open House is a drop-in format and no RSVP is required.
For your reference, on October 29, 2014 we hosted a Public Meeting at the King of Kings Lutheran Church
and presented our previous proposal. That proposal identified the subject site for commercial, residential,
public park and stormwater management uses, and recommended the closure of Coal Mine Road.
If you require further information, please contact David Schoor of ISL Engineering and Land Services by
phone at (780) 438-9000 or email at dschoor@islengineering.com
Regards,
David Schoor, RPP, MCIP, Senior Planner
ISL Engineering and Land Services Ltd.
On behalf of Landrex Inc.

Public Open House Feedback Results
Landrex – Report

tri
bu
te
d

FINAL

Pr

ev

io
us

ly

D
is

Open House Advertisement

islengineering.com
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Public Open House Feedback Results
Landrex – Report
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Open House Display Boards

islengineering.com
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Public Open House Feedback Results
Landrex – Report

tri
bu
te
d

FINAL

Pr

ev

io
us

ly

D
is

Comment Forms and Sign-ins
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From:
Sent:
To:
Subject:

Angela Miller
Friday, January 13, 2017 9:52 PM
David Schoor
Re: Erin Ridge North
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Hi David,
Thanks for the quick reply! I love the Urban District proposal! I believe an area like this would make our
neighbourhood incredibly disirable and truly unique. We need somewhere that is actually walkable, not
just more big box stores with giant parking lots that look identical to every other city...but instead a place where
families can walk from their homes to have a meal, where they can run into neighbors and window shop on the
way home. This encourages not only more customers for businesses but also a healthier life style and more of a
community feel. Walkability is a priority for many people now when looking for a house and so many studies
have been done showing the benefits of a walkable community. To be able to provide a neighbourhood with an
area that is not only pleasant to walk through and pedestrian focused but also creates a 'vibe'(for lack of a better
word) will bring a new energy to Erin Ridge and our neighbourhood will be a unique mix that offers all the
comforts of the suburbs while still offering a vibrant meeting place residents can enjoy it together. This is
exactly what our neighbourhood needs.I very much hope the project goes forward as proposed!!
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Please let me know if there is anything else I can do to support the proposal.

ly

Thank you so much,
Angela
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On Fri, Jan 13, 2017 at 2:21 PM, David Schoor <dschoor@islengineering.com> wrote:
Hi Angela, thank you for the email and your interest in this project.
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The proposed amendments we are making would allow the Urban District, as shown in the article, to go
forward. The information we will provide at the open house is based on “The Urban District – Marketing
Flyer” link.
Do you like the Urban District proposal?

David Schoor, MCP, RPP, MCIP | Senior Planner
ISL Engineering and Land Services Ltd.
From: Angela Miller
Sent: Friday, January 13, 2017 1:21 PM
To: David Schoor <dschoor@islengineering.com>
Subject: Erin Ridge North

Hello Mr. Schoor,
1

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

I live in Erin Ridge and saw the notice for a Public Open House about the Erin Ridge North Structure Plan in
the paper. I am unable to attend the Open House but I am curious if the proposed amendments will affect the
plan for the Urban District ( https://www.linkedin.com/pulse/newshopping-centredevelopment-lease-urbandistrict-st-rick-botelho?trk=hp-feed-article-title-share ). And if it would, what the changes would like like. Any
information you can provide would be very appreciated!

Thank you,
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Angela Miller

2

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)
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ď͘ ^ƚ͘ůďĞƌƚdƌĂŶƐŝƚĂŶĚ&ŝƌĞŚĂǀĞĂůƚĞƌŶĂƚŝǀĞƌŽƵƚĞƐƚŽĂĐĐĞƐƐƚŚĞEŽƌƚŚƌŝŶZŝĚŐĞŽŵŵĞƌĐŝĂůͬ
ZĞƐŝĚĞŶƚŝĂůĞǀĞůŽƉŵĞŶƚǁŝƚŚŽƵƚĐŽŵƉƌŽŵŝƐŝŶŐƐĞƌǀŝĐĞƐƚĂŶĚĂƌĚƐ͘
Đ͘ ĂĚŝƌĞĐƚĐŽŶŶĞĐƚŝŽŶǁŝůůďĞĐŽŵĞŵŽƌĞĂƚƚƌĂĐƚŝǀĞƚŽŶŽŶͲƌŝŶZŝĚŐĞZĞƐŝĚĞŶƚƐǁŝƐŚŝŶŐƚŽĂĐĐĞƐƐĞŝƚŚĞƌ
ƚŚĞĐŽŵŵĞƌĐŝĂůĚŝƐƚƌŝĐƚĂƐƐŽĐŝĂƚĞĚǁŝƚŚƚŚŝƐĚĞǀĞůŽƉŵĞŶƚĂŶĚͬŽƌŽƵĚƌĞĂƵZŽĂĚ͘dŚŝƐǁŝůůďĞ
ƉĂƌƚŝĐƵůĂƌůǇƚƌƵĞĨŽƌƌĞƐŝĚĞŶƚƐŽĨƚŚĞŶĞǁůǇĞƐƚĂďůŝƐŚĞĚ:ĞŶƐĞŶ͛Ɛ>ĂŬĞĚĞǀĞůŽƉŵĞŶƚǁŚŽǁŝůůůĂĐŬĂŶǇ
ĐŽŶŶĞĐƚŝŽŶĞǆĐĞƉƚĨŽƌ^ƚ͘ůďĞƌƚdƌĂŝůƚŽĂŶǇƉŽŝŶƚƐƐŽƵƚŚĨŽƌĂƐŝŐŶŝĨŝĐĂŶƚƉĞƌŝŽĚŽĨƚŝŵĞ͘^ƚ͘ůďĞƌƚĂƐĂ
ĐŽŵŵƵƚĞƌĐŽŵŵƵŶŝƚǇŚĂƐƐĞĞŶƚŚĞƉĞƌŝůƐŽĨĐŽŵŵƵƚĞƌƵƐĞƌƐƐĞĞŬŝŶŐĂůƚĞƌŶĂƚŝǀĞͲůĞƐƐƐƚƌĞƐƐĨƵůͲĨĂƐƚĞƌ
ůŝŶŬƐǁŝƚŚƚŚĞŝƌĚĞƐƚŝŶĂƚŝŽŶƐ͖ŝƚŝƐĂĐŽŵŵŽŶŚĞĂƌĚĐŽŵƉůĂŝŶƚŝŶ^ƚ͘ůďĞƌƚ͘dŚĞĐŚĂůůĞŶŐĞŽĨĐŽŵŵƵƚŝŶŐ
ǀŝĂ^ƚ͘ůďĞƌƚdƌĂŝůǁŝůůŽŶůǇǁŽƌƐĞŶǁŝƚŚƚŚĞĚĞǀĞůŽƉŵĞŶƚĂŶĚƐĞƚƚůĞŵĞŶƚŽĨƚŚĞĐŽŵŵƵŶŝƚŝĞƐĂƐƐŽĐŝĂƚĞĚ
ǁŝƚŚƌŝŶZŝĚŐĞEŽƌƚŚĂŶĚ:ĞŶƐĞŶ͛Ɛ>ĂŬĞ͘ƌŝŶZŝĚŐĞĂŶĚƉĂƌƚŝĐƵůĂƌůǇƚŚŽƐĞŽŶďŽŶǇtĂǇĂŶĚƌŝŶZŝĚŐĞ
ƌŝǀĞƐŚŽƵůĚŶŽƚďĞƐĂĐƌŝĨŝĐĞĚĨŽƌƚŚĞĐŽŶǀĞŶŝĞŶĐĞŽĨŽƚŚĞƌƐƚŚĂƚĚŽŶŽƚŶĞĐĞƐƐĂƌŝůǇƌĞƋƵŝƌĞƚŚĞĂĐĐĞƐƐ͘
Ě͘ ĐĐĞƐƐƚŽƚŚĞƉƌŽƉŽƐĞĚŵŝǆĞĚĐŽŵŵĞƌĐŝĂůͬŵƵůƚŝͲƌĞƐŝĚĞŶƚŝĂůĚĞǀĞůŽƉŵĞŶƚĚŝƐƚƌŝĐƚĐĂŶďĞĂĐĐŽŵŵŽĚĂƚĞĚ
ǁŝƚŚĂŶĂĐĐĞƐƐŽĨĨŽĂůDŝŶĞZŽĂĚĂƚƚŚĞƐŽƵƚŚǁĞƐƚĐŽƌŶĞƌ͘^ŝŵŝůĂƌůǇƚŚĞĐŽŵŵĞƌĐŝĂůĂƌĞĂĐŽƵůĚďĞ
ĂĐĐĞƐƐĞĚĂƚƚŚĞŶŽƌƚŚĞĂƐƚĐŽƌŶĞƌĂĚũĂĐĞŶƚƚŽƚŚĞ,ŽŶĚĂĚĞĂůĞƌƐŚŝƉĂŶĚĂƚƚŚĞƐĂŵĞƉŽŝŶƚǁŚĞƌĞĂĐĐĞƐƐ
ƚŽƚŚĞƌĞƐŝĚĞŶƚŝĂůĚĞǀĞůŽƉŵĞŶƚŽŶƚŚĞĞĂƐƚĞĚŐĞŝƐďƵŝůƚǁŝƚŚŽƵƚĂĚŝƌĞĐƚůŝŶŬƚŽƚŚĞŝŶƚĞƌƐĞĐƚŝŽŶŽĨďŽŶǇ
tĂǇĂŶĚŽĂůDŝŶĞZŽĂĚ͘
Ϯ͘ ZŝŐŚƚŝŶʹZŝŐŚƚŽƵƚĂĐĐĞƐƐƚŽƚŚĞ͞<ŝŶŐŽĨ<ŝŶŐƐ͟ĂƌĞĂŽĨƚŚŝƐĚĞǀĞůŽƉŵĞŶƚŝƐŶŽƚĂĐĐĞƉƚĂďůĞ͘dŚĞ
ƉĂŶĞůƐͬƐŬĞƚĐŚĞƐƉƌĞƐĞŶƚĞĚĂƚƚŚĞKƉĞŶ,ŽƵƐĞƉƌŽǀŝĚĞĚĂƐĐĂůĞƚŚĂƚŝŵƉůŝĞĚĐŽŶĨůŝĐƚƐǁŝƚŚŶŽƌƚŚďŽƵŶĚƚƌĂĨĨŝĐ
ƚƵƌŶŝŶŐƌŝŐŚƚŽŶƚŽǀĞƌŝƚƚƌŝǀĞEŽƌƚŚǁŽƵůĚďĞŵŝŶŝŵĂů͕ǇĞƚĂĨŝƌƐƚĞǆĂŵŝŶĂƚŝŽŶŽĨƚŚĞƐŝƚĞƐƵŐŐĞƐƚƐŽƚŚĞƌǁŝƐĞ͘
DǇĐŽŶƚĞŶƚŝŽŶŝƐƚŚĂƚƚƌĂĨĨŝĐůĞĂǀŝŶŐƚŚĞĐŽŵŵĞƌĐŝĂůĚŝƐƚƌŝĐƚĂŶĚƚƵƌŶŝŶŐƌŝŐŚƚŽŶƚŽ^ƚ͘ůďĞƌƚdƌĂŝůǁŝůůĞƐĐĂůĂƚĞ
ƚŚĞƌŝƐŬŽĨĐŽůůŝƐŝŽŶǁŝƚŚŶŽƌƚŚďŽƵŶĚƚƌĂĨĨŝĐǁĂŶƚŝŶŐƚŽĂĐĐĞƐƐǀĞƌŝƚƚƌŝǀĞEŽƌƚŚ͘DǇƌĞĐŽŵŵĞŶĚĂƚŝŽŶŝƐƚŽ
ƌĞŵŽǀĞƚŚĞZŝŐŚƚŝŶͲƌŝŐŚƚŽƵƚĂĐĐĞƐƐ͘
ϯ͘ DŝǆĞĚĞǀĞůŽƉŵĞŶƚůĂĐŬƐĨƌŝĞŶĚůŝŶĞƐƐƚŽƵƐĞďǇƉĞĚĞƐƚƌŝĂŶƐͬĐŽŵŵƵŶŝƚǇʹŵƵĐŚǁĂƐŵĂĚĞďǇ>ĂŶĚƌĞǆĂŶĚ
ŽƚŚĞƌĚĞǀĞůŽƉĞƌƐǁŚĞŶƚŚĞ^WĨŽƌƚŚŝƐƐŝƚĞǁĂƐĨŝƌƐƚďƌŽƵŐŚƚĨŽƌǁĂƌĚƚŽŽƵŶĐŝů͘dĂůĞƐŽĨǁŽĞǁĞƌĞ


ĚĞƐĐƌŝďĞĚĂďŽƵƚƚŚĞĐŚĂŶŐŝŶŐŵĂƌŬĞƚƉůĂĐĞĨŽƌĐŽŵŵĞƌĐŝĂůĚĞǀĞůŽƉŵĞŶƚ͘DƵĐŚǁĂƐŵĂĚĞŽĨƚŚĞŶĞĞĚƚŽ
ƌĞĨƌĂŵĞƚŚĞƚŚŝŶŬŝŶŐĂďŽƵƚĐŽŵŵĞƌĐŝĂůĚĞǀĞůŽƉŵĞŶƚĂŶĚďĞƚƚĞƌĂĐĐŽŵŵŽĚĂƚŝŶŐƉĞĚĞƐƚƌŝĂŶƚƌĂĨĨŝĐ͘&ƌŽŵŵǇ
ƉĞƌƵƐĂůŽĨƚŚĞƚǁŽƐĐĞŶĂƌŝŽƐƉƌĞƐĞŶƚĞĚĂƚƚŚĞŽƉĞŶŚŽƵƐĞ/ĨŝŶĚďŽƚŚƐĐĞŶĂƌŝŽƐĨĂůůƐŚŽƌƚŽĨŵĂŬŝŶŐƚŚĞƉƌŽƉŽƐĞĚ
ĚĞǀĞůŽƉŵĞŶƚĂƚƚƌĂĐƚŝǀĞƚŽƉĞĚĞƐƚƌŝĂŶͬĐŽŵŵƵŶŝƚǇƵƐĞĂƐŝƚƐƚŝůůůĞĂŶƐŚĞĂǀŝůǇŽŶĂǀĞŚŝĐůĞĐĞŶƚƌŝĐƵƐĞƌ
ĐŽŵŵƵŶŝƚǇ͘dŚŝƐŝƐĞǀŝĚĞŶƚŝŶƚŚĞƉůĂĐĞŵĞŶƚŽĨǁĂůŬǁĂǇƐĂŶĚďƵŝůĚŝŶŐƐ͘ZĂƚŚĞƌƚŚĂŶĞǆƉůŽŝƚŝŶŐƚŚĞƵƐĞŽĨƐƵŶ
ĞǆƉŽƐƵƌĞƚŚĂƚǁŽƵůĚĞŶŚĂŶĐĞƉĞĚĞƐƚƌŝĂŶƵƐĞ͕/ƐĞĞǁŝŶĚƚƵŶŶĞůƐ͕ŶŽƌƚŚĨĂĐŝŶŐĞŶƚƌĂŶĐĞƐĂŶĚƉŽƚĞŶƚŝĂůƉĂƚŝŽ
ůŽĐĂƚŝŽŶƐƚŚĂƚĂƌĞůŝŬĞůǇƚŽŚĂǀĞŵŝŶŝŵĂůƐƵŶĂŶĚŵƵĐŚǁŝŶĚ͘&ƵƌƚŚĞƌ͕ƵƐĞŽĨŵƵůƚŝůĞǀĞůǀĞŐĞƚĂƚŝǀĞůĂŶĚƐĐĂƉŝŶŐ
ǁŽƵůĚĞŶŚĂŶĐĞƚŚĞƐŝƚĞƐĂƚƚƌĂĐƚŝǀĞŶĞƐƐ͘/ĨŝŶĚƚŚĞůĂŶĚƐĐĂƉŝŶŐĂƐƐŽĐŝĂƚĞĚǁŝƚŚƚŚĞĐŽŵŵĞƌĐŝĂůĚĞǀĞůŽƉŵĞŶƚ
ĂůŽŶŐƚŚĞĞĂƐƚƐŝĚĞŽĨ^ƚ͘ůďĞƌƚdƌĂŝůĨƌŽŵŽƵĚƌĞĂƵZŽĂĚƚŽƌŝŶZŝĚŐĞZŽĂĚŝƐĂŐŽŽĚĞǆĂŵƉůĞŽĨŵƵůƚŝͲůĞǀĞů
ůĂŶĚƐĐĂƉŝŶŐ͕ďƵƚŶŽƚŶĞĐĞƐƐĂƌŝůǇĂƚƚƌĂĐƚŝǀĞƚŽƉĞĚĞƐƚƌŝĂŶƵƐĞŽĨƚŚĞĂĚũĂĐĞŶƚĐŽŵŵĞƌĐŝĂůĨĂĐŝůŝƚŝĞƐ͘
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<ĞŶƌƵƚĐŚĨŝĞůĚ
ϭtĂŬĞĨŝĞůĚWůĂĐĞ
^ƚ͘ůďĞƌƚ͕dϴEϯ<ϳ

ΗtŚĞŶŶŽƚŚŝŶŐŐŽĞƐƌŝŐŚƚ͘͘͘͘͘͘ƚƵƌŶůĞĨƚΗͲhŶŬŶŽǁŶ
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