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COMMITTEE
MEMBERS
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Councillor – Belinda Crowson
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1. Welcome – Chair
2. Approval of Agenda
3. Adoption of Minutes
3.1. Additions
3.2. Deletions
4. Old Business
4.1
5. New Business
5.1. Eco Park North Comprehensive Site Plan Amendment
Senior Subdivision Manager, Jason Price
6. Adjourn meeting

Municipal Planning Commission
ADOPTION OF MINUTES
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MINUTES of a Regular Meeting of the MUNICIPAL PLANNING COMMISSION (MPC) held on Tuesday,
October 9, 2018 at 3:00 p.m. with the following in attendance:
CHAIRMAN:

B. Hyggen

Councillor

MEMBERS:

B. Crowson
R. Miyashiro
K. Hachkowski
M. Kawchuk
B. Thurber

Councillor
Councillor
Member at Large
Member at Large
Member at Large

OTHERS:

M. Gaehring
J. Price
W. Smith

Community Planning Manager
Subdivision Officer/Planner
Recording Secretary

ABSENT:

A. Cornforth
Member at Large
M. Hlady
Member at Large
___________________________________________________________________________________
B. THURBER:
THAT the agenda of the meeting of the Municipal Planning Commission (MPC) held on
October 9, 2018 be approved as presented/amended.
-------------------------CARRIED
____________________________________________________________________________________
M. KAWCHUK:
THAT the minutes of the meeting of the Municipal Planning Commission (MPC) held on
July 17, 2018 be approved.
-------------------------CARRIED
____________________________________________________________________________________
DEVELOPMENT APPLICATIONS:
“2401 WESTSIDE DR OUTLINE PLAN BRIEF”, File No: OLP00009, WSP Canada Inc., on behalf of
New Way Group, has applied for outline plan approval for approximately 2.72 hectares (6.72 acres) of
undeveloped land lying north of Walsh Dr W between Westside Dr and University Dr.
Senior Subdivision Planner’s Presentation:
Jason Price, Senior Subdivision Planner presented the “2401 Westside Dr Outline Plan Brief” for
approximately 2.72 hectares (6.72 acres) of undeveloped land lying north of Walsh Dr W between Westside
Dr and University Dr. Outline Plans are brought to MPC.
Purpose of an outline plan is to expand on the policies established in an Area Structure Plan to provide a
more detailed planning and engineering framework to guide the phased subdivision and development of a
new neighbourhood.
The Outline Plan Brief being considered, is an abbreviated version of an outline plan, as the area of land
covered by the plan is a single site for one development, rather than a large area for a new neighbourhood
with a mix of uses.
The 2401 Westside Plan Brief has been prepared in accordance with the policies and objectives outlined
in the Integrated Community Sustainability Plan/Municipal Development Plan (ICSP/MDP), the West
Lethbridge Employment Centre Area Structure Plan and the South Saskatchewan Regional Plan.
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The report provides detailed information with respect to goals and objectives of the plan, form of
development and underground servicing plans and has been reviewed by administration staff (Planning
Review Team).
This Outline Plan Brief envisions a single large format commercial development that will serve the City and
the broader region. Buildings will be located around the perimeter with parking and loading areas at the
side or rear of buildings. Buildings will be oriented outwards to increase attractiveness and enable
pedestrian connections from the adjacent pathways. Upon approval of the Outline Plan Brief, a Land use
bylaw amendment to rezone the property from Future Urban Development (FUD) to Direct Control (DC) will
be required prior to development.
Notice of MPC meeting was advertised September 29, 2018. Adjacent Property owners were also notified
and invited to attend the MPC meeting. No responses have been received.
Additional notification to the public is required with the future rezoning and subdivision processes.
In conclusion, Mr. Price recommended that application OLP00009, 2401 Westside Dr Outline Plan Brief be
approved with the following condition:
1. That future land use bylaw amendment applications and subdivision applications conform with this
approval with respect to land use and street pattern to the satisfaction of the Approving Authority.
Applicant’s Presentation:
Trent Purvis, WSP Canada Group Ltd, advised as follows:
• Excited for development
• Parcel was conceived back in late 80’s
• Clients interested in business commercial lands
• Process will take approximately one year to complete outline plan
• Traffic counts are included in Brief
• Parcel was serviced when Walsh Drive was created
• Capacity was there
• Can finally move forward
There was no response to the Chairman’s three calls for anyone else wishing to speak.
Questions:
Mr. Price responded to questions regarding:
•
•
•
•
•
•
•

Explain why there is no real information included in the Brief except traffic counts
The Brief provides enough information for the Planning Team to move forward
Process for Outline Plan approval
Westside Drive W will need to be brought up to standards but in meantime will be left as is
Outline Plan will be completed regardless of Westside Drive upgrades
Is there a guarantee the zoning of Direct Control will be applied for
Parcel access across from Argyll Rd to Walsh Dr to be right in/right out
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The following motion was presented:
B. THURBER:
THAT application OLP00009, 2401 Westside Dr Outline Plan Brief be approved with the following condition:
1. That future land use bylaw amendment applications and subdivision applications conform with this
approval with respect to land use and street pattern to the satisfaction of the Approving Authority.
-------------------------CARRIED
____________________________________________________________________________________
K HACHKOWSKI:
THAT this meeting of the Municipal Planning Commission be adjourned.
-------------------------CARRIED
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NEW BUSINESS
Item 5.1

December 4, 2018
New Business

Municipal Planning Commission
LAND USE DISTRICT
UI (Urban Innovation)

LOCATION
1231- 28 Street N

APPLICANT
WSP Canada Inc.

LANDOWNER
Garry Station (2012) Ltd.
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PROPOSAL:
To provide the Municipal Planning Commission the opportunity to review the proposed Broadcast
Business Park (formerly called Eco-Park North) Comprehensive Site Plan (CSP) Amendment and issue
a decision on its approval. Approval of this amendment by the Municipal Planning Commission will allow
applications for subdivision and development within the plan area to begin under the CSP’s guidance.
ADJACENT DEVELOPMENT
North
South
East
West
CONTEXT MAP

Churchill Industrial Park
Churchill Industrial Park
Churchill Industrial Park
28th Street North & Park Meadows Neighbourhood
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REGULATORY SUMMARY
•

Integrated Community Sustainability Plan/Municipal Development Plan

•

Land Use Bylaw #5700 - UI (Urban Innovation) district

•

Land Use Bylaw #5700 – Section 9.23 Mobility & Accessibility

CIRCULATION SUMMARY
WSP Canada Inc. prepared the Comprehensive Plan Amendment with the active participation of the land
owner and City of Lethbridge administration.
NOTIFICATION SUMMARY
-

-

Direct notification mailed to surrounding landowners November 20, 2018
• A phone call was received from a resident on 27A Street N who expressed concerns with
noise from existing and proposed industrial uses.
• An owner of an industrial property on 12 Ave came to the Planning and Development front
counter to voice their opposition to the residential component of the plan because of traffic
and parking concerns and impacts on truck traffic throughout the area.
• A phone call was received from a resident of Greenview Close who wanted to know the
form of proposed residential development and express disappointment that the original
concept (prior to the Eco Park North Comprehensive Plan) was not proceeding.
MPC meeting advertised in the Saturday edition of the Lethbridge Herald on November 24, 2018

EVALUATION
The plan area is currently within the Urban Innovation district of Land Use Bylaw #5700, which defines its
purpose as “to allow the comprehensive development of a site which may or may not feature a mixture of
complementary land uses to create an environment not possible using another land use district in this
bylaw”. Prior to the issuance of any Development Permits, a site within the Urban Innovation district must
have a Comprehensive Site Plan that has been approved by the Municipal Planning Commission.
Within the Integrated Community Sustainability Plan/Municipal Development Plan (ICSP/MDP) the site is
shown as an existing “Predominately Industrial Area” along with the surrounding industrial park.
This site is not contained within existing Outline Plans or Area Structure Plans.
The previously approved Eco Park North Comprehensive Site Plan included retail land uses between
28th and 29th Streets, a mix of retail and office land uses between 29th Street and the eastern boundary of
the plan area, one street connection to 28th Street at 14th Avenue, and public sidewalks on both sides of
the street throughout the development.
CONCLUSION
The proposed CSP amendment is proposing a mix of commercial, industrial and residential development
nodes including a high density residential node adjacent to 28th Street and south of 13 Avenue, a
commercial node adjacent to 28th Street and south of 15A Avenue and a business industrial node for all
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lands east of 29th Street. The nodes will follow the rules of the R-150 (High Density Residential), C-H
(Highway Commercial) and I-B (Business Industrial) rules contained in Land Use Bylaw 5700 to guide
development.
The land uses that are proposed in the CSP amendment are complimentary to both the adjacent
industrial park and residential neighbourhood and will provide an enhanced buffer between the existing
industrial and residential uses.
The street layout has been revised by removing the single connection to 28th Street at 14th Avenue and
including new connections at 13th and 15A Avenues. As well, the north end of 30th Street will now
connect with 29th Street via 15 Avenue rather than end in a cul-de-sac bulb.
The applicant has also requested that they only be required to install public sidewalks as necessary to
connect the commercial and residential nodes to the existing pathway on 28th Street. The Transportation
Department has indicated that sidewalks shall be installed on both sides of all streets as per the City of
Lethbridge Industrial Collector Design Standard and that any “missing links” through the existing
industrial park will be completed by the City to connect with the pathway on 28th Street.
In October of 2016 City Council amended Land Use 5700 by adding Section 9.23 Mobility & Accessibility
to address concerns from citizens regarding accessibility issues throughout the city. Applicants are now
required to provide a barrier-free pedestrian connection between the main entrance of a building and
adjacent street sidewalks or pathways as part of their Development Permit.
While the majority of the existing Churchill Industrial Park does not have sidewalks on either side of the
street, the entire proposed development is within 2 blocks of the existing pathway on 28th Street and
should be required to follow the current standard by providing sidewalks on both sides of the street.
RECOMMENDATION
It is the Recommendation of the Planning Review Team that the Municipal Planning Commission
approve the Broadcast Business Park Comprehensive Site Plan Amendment with the condition that
Section 3 of the Comparison of Development Proposal with Approved Comprehensive Site Plan chart be
amended to state that the City of Lethbridge Industrial Collector Design Standard will be followed with
respect to the provision of sidewalks throughout the entire plan area.
ATTACHMENTS
-City of Lethbridge Industrial Collector Design Standard
-Proposed Broadcast Business Park Comprehensive Site Plan Amendment which consists of a summary
of changes and new map attached to the front of the previously approved Eco Park North
Comprehensive Site Plan.

DESIGN STANDARDS
2016
6.8 INDUSTRIAL COLLECTOR

Design

6.8.1 INDUSTRIAL COLLECTOR
TRAFFIC VOLUME
(vehicles per day)

NUMBER OF
LANES

RIGHT-OF-WAY
REQUIREMENT

MINIMUM INTERSECTION
SPACING (Property Lines)

NA

2 to 4

20.0 m

120 m

FUNCTION



To collect and distribute traffic within industrial areas
To serve as a transit route

CONDITIONS








Direct access shall be permitted to abutting commercial and industrial properties
Industrial Collectors shall intersect with Lanes, other Industrial Collectors, Community Entrance Roads,
Super Collectors or Arterial roadways
Adequate emergency services access shall be provided to all abutting properties
When an Industrial Collector intersects with an Arterial, driveway access from adjacent properties shall not
be allowed within a minimum distance of 60 m from the edge of the Arterial right of way
Intersection spacing on Industrial Collector roadways shall not be less than 120 m unless agreed to in writing
by the Transportation Business Unit
Parking may be restricted to accommodate turning requirements for larger vehicles
Parking may be restricted on higher volume Industrial Collectors

FEATURES
Posted
(kph)

Speed

Parking
Sidewalk
Traffic Signals
Pedestrian
Crossing

NOTES
50
Yes (see Note 4)
Both Sides
As Warranted
At Grade
Ramps required

Bikeway

TBD

Transit Route

Yes

Truck Route

Yes

1.
2.
3.
4.

Undivided roadway
All intersections shall be as near as possible to 90 degrees
Intersection control by yield signs or stop signs as warranted
All Industrial Collector roadways shall have yellow centerline
pavement markings.
5. Parking permitted on both sides of roadway, but may be
restricted under special circumstances
6. Industrial Collector roadways shall not end in a cul-de-sac
7. Industrial Collector roadways shall be configured in loops and/or
intersect with other Industrial Collector or Arterial roadways at
a minimum of two locations
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DESIGN STANDARDS
2016
Sound
Attenuation
Pavement
Markings

No

At signalized
intersections

8. Modification of the Industrial Collector standard shall be
considered by the Transportation Business Unit on a case-bycase basis

SLA_09

Reference Drawings

Geometric

6.8.2 INDUSTRIAL COLLECTOR
CLASSIFICATION

DESIGN SPEED

Urban Collector Undivided (UCU-60)

60

DESIGN VEHICLE
WB-20 or larger dependent on
projected land use
(1.0 m buffer with a minimum of
0.3 m each side of vehicle)

HORIZONTAL ALIGNMENT
Minimum Stopping Sight Distance

Minimum Radius of Curvature

(As per current TAC GDGCR)

(As per current TAC GDGCR)

VERTICAL ALIGNMENT
Maximum & Minimum Grades


Max 6%, Min 0.6%

Grade at Intersections


(As per current TAC GDGCR)

Vertical Curves & Super Elevation



Vertical curve lengths in meters should not be less than speed in kilometers per hour
Use 0.04 or 0.06 superelevation tables

PAVEMENT STRUCTURE

REFERENCE DRAWINGS

STR 18b

City of Lethbridge Engineering Standards;

6-21

November 7, 2018

Jason Price
City of Lethbridge
509 4th Street South
Lethbridge, AB

Subject:

Amendment to Eco Park North Comprehensive Site Plan – Broadcast
Business Park

Dear Sir:
This letter report summarizes changes being requested to the Eco Park North Comprehensive Site
Plan dated May 22, 2014. Changes proposed are being requested in order to simplify the layout,
access plan, staging and the site development process.
WSP Canada Inc. is the applicant for this request on behalf of the landowner. This change will
require approval by the City of Lethbridge Municipal Planning Commission.
The following information is provided as a part of this submission;
1

Revised Table 1 Land Use Statistics - This shows the previous statiscics and those being
requested as a part of this application.

2

Table – Comparison of the Development Proposal with the Approved Comprehensive Site
Plan – this provides a detailed summary of the changes being requested and how they impact
the approved CSP.

3

Drawing 100 – Comprehensive Site Plan – This shows the revised road network layout, Land
use Nodes, buffer tree planting and the interface with the surrounding area.

The previously approved Comprehensive Site Plan is attached, for reference.
Yours truly,

Trent Purvis
Southern Region Manager

cc: Ken Harvie, Garry Station (2012) Ltd.
Encl.

3509, 6 Avenue North
Lethbridge, AB
Canada T1H 5C1

T: +1 403 327-7746
F: +1 403 380-2825
wsp.com
WSP Canada Inc.

Rev: 3
Date: 7-Nov-18

Broadcast Business Park
Table 1 - Land Use Statistics
Gross Developable Area (GDA)
28th Street N. Widening
Net Developable Area

Adopted CSP
Area (ha)
% of GDA
15.8
1.0
14.8
100%

Commercial (Retail and Office)
Retail
Office
Retail & Office
Highway Commercial Node
Residential Node
Business Industrial Node

12.4
4.7
5.6
2

Public Roads
Public utility Lot

2.4
0.1
14.8

Current Proposal
Area (ha) % of GDA
13.10
0.23
12.87
100%

84%
32%
38%
14%

16%
1%
100%

1.22
1.61
7.60

9.5%
12.5%
59.1%

2.44

19.0%

12.87

100%

Scope Item
Category

Project:

Broadcast Business Park

Client:

Garry Station (2012) Ltd.

Comparison of Development Proposal with Approved Comprehensive Site Plan
Rev: 3
Date: 7-Nov-18

Item

Adopted Comprehensive Site Plan

Vision
Land Use Concept

Mix of Retail and Office Land Use

Differences
Current Proposal

Commentary

1. Land Use

Land Use Bylaw

Mix of Residential, Retail, Office and Light Industrial Land Uses
- Addition of a High Density Residential Node at the SW of the Site (See attached
- Retail along 28th Street moving to a mix of Retail and Comprehensive Site Plan Drawing 100)
office development to the east (See Attached Figure 5 An 11m widening along 28th Street is required for the future Sanitary Sewer
from the CSP)
- 26m Widening
Infrastructure
along 28th Street for open space and infrastructure
Contemplated creation of new commercial Zone in the
Adopting the Land Use Regulations from the existing C-H, R-150 and I-B Land Use
LUB, specific for this site.
Districts in Bylaw 5700 inorder to provide development regulations for the sites.

Land Use Statistics
2. Site Development Requirements and Policies
General Site Development
Requirements

Site Stormwater Management

Sec 9 General Rules for all districts shall apply
Sec 10.1 General Rules for commercial districts shall
apply
Sec 10.3 General Commercial (G-C) District
Requirements

Site Discharge to be limited to the 1:2 year predevelopment rate (approximately 6L/s/ha)
Public Road ROW Discharge to be limited to the 1:5
Year Pre-development Rate
Site development to provide on site stromwater
retention to limit discharge rate to the 1:2 Predevelopment rate
Stormwater storage to be provided on the sites to
provide attenuation of post development flows from
the 1:100 year event.
Low Impact Development Design Features are required

-

More specific Land use regulations to be followed for the
sites.
See attached Table 1

Sec 9 General Requirements for all districts shall apply
Sec 10.1 General Rules for commercial districts shall apply to the Commercial
Development Node
Sec 10.4 Highway Commercial District (C-H) Requirements shall Apply to the
Commercial Development Node
Sec 12.1 General Rules for Industrial Districts shall apply to the Business Industrial
Development Node
Sec 12.2 Business Industrial Requirements shall apply to the Business Industrial
Development Node
Sec 14.1 General Rules for Residential Districts shall apply to the Residential
Development Node
Sec 14.16 R150 High Density Residential Requirements shall Apply to the Residential
Development Node
Site Discharge to be limited to the 1:2 year pre-development rate (approximately
No Change
6L/s/ha)
Public Road ROW Discharge to be limited to the 1:5 Year design rate as per Current
Clarification of the rate to be used
City of Lethbridge Standards (70L/s/ha)
Site development to provide on site stromwater retention to limit discharge rate to the No Change
1:2 Pre-development rate
Stormwater storage to be provided on the sites to provide attenuation of post
development flows from the 1:100 year event.

No Change

Low Impact Development Features may be used as appropriate

Clarification

Project:

Broadcast Business Park

Client:

Garry Station (2012) Ltd.

Scope Item
Category

Comparison of Development Proposal with Approved Comprehensive Site Plan
Rev: 3
Date: 7-Nov-18

Item

Adopted Comprehensive Site Plan

On-site Pedestrian Connectivity

Barrier Free Routes on sites to access through parking
areas on the sites
Building Entrance to be Barrier Free
On-site sidewalks to be minimum 1.4m

Differences
Current Proposal

Commentary

Barrier Free Routes on sites to access through parking areas on the sites

No Change

Building Entrance to be Barrier Free
On-site sidewalks to be as approved by the Development Authority at the time of
Development Permit Application

No Change
Clarification

Landscaping

Building Site Design

Best Practices per the Development Authority to be used
as required at the Development Permit Application Stage.
Building elevations, Floor Plans and Site plans to be
submitted for Review as required by the Development
Authority at the Time of Development Permit Application

Sustainability

no change

3. Transportation
Transportation Network
Primary Access off 28th Street
North

Secondary Accesses
Interim Temporary Access

See attached figure 6 from the Comprehensive Site
Plan
- Interim right-in right out accesses and an ultimate all
turns access at 14th Avenue North.
- sidewalks
throughout to service office development

See attached Drawing 100

2 temporary accesses off 28th St N.

Not Required

2 Permanent right-in right-out off 28th Street eliminating the need for the all-turns
intersection at 14th Street
Sidewalks only as required to provide circulation adjacent to the residential and
commercial areas, no need to connect sidewalks to existing industrial roads with no
sidewalks

Minor on-site network changes and improved accesses to
28th Street.
Access location changed to 2 Right in-Right -out accesses,
from a single All Turns Intersection at 14th Avenue that
would have required demolition of the Existing Global TV
Building
No Change
Simplified Approach - No temporary access required

Public Roads

Industrial Collector throughout

Industrial Collector throughout with the exception of 29th street, Which is proposed to
be a super Collector to provide landscaping and space buffer between the
Residential/Retail Area and the Business Industrial Area

4. Servicing Strategy
Sanitary Sewer

Potable Water
Stormwater Management

Private Site Requirements
Shallow Utilities

The Site will be serviced by as ingle connection to the
existing 675mm Sanitary Trunk main in 28th Avenue
2 connections to 12th Avenue water main and one
connection to the 16th Avenue water main
Piped system to convey the 1:2 year pre-development
runoff from private sites and 1:5 year post
development runoff from roads

The Site will be serviced by a single connection to the existing 675mm Sanitary Trunk
main in 28th Avenue

No change in Approach, slightly different tie-in location
on 28th Ave N.

2 connections to 12th Avenue water main and one connection to the 16th Avenue
Same looping and connection points. Slightly different
water main
layout following the new road layout.
Piped system to convey the 1:2 year predevelopment runoff from private sites and 1:5 No change
year post development runoff from roads
No Change
No Change

Project:

Broadcast Business Park

Client:

Garry Station (2012) Ltd.

Scope Item
Category

Item

Comparison of Development Proposal with Approved Comprehensive Site Plan
Rev: 3
Date: 7-Nov-18

Adopted Comprehensive Site Plan

Differences
Current Proposal

Commentary

5. Development Staging

Complex plan that required interim accesses which
would later be throw-away.

Entire development is proposed in a single phase.

Simplified approach

6. Figures

Report Figures reflect the previous layout - no longer
valid

Layout revised as per Comprehensive Site Plan Drawing 100

Clarification
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1 Introduction, Purpose and Background
The vision, objectives, policies, and development concept of the Eco Park North Comprehensive
Site Plan (CSP, the Plan) are to be used as a guide to assist the City of Lethbridge and
developers/builders in the preparation and evaluation of subdivision and development proposals
within the Plan area. The scope of this CSP was determined by the City of Lethbridge.
This Plan establishes the:
-

land uses,
site development requirements and policies,
transportation network,
servicing, and
development staging.

The Plan is intended to provide a vision and framework that incorporates innovation and flexibility.
1.1

Location
The CSP includes 16 ha of predominately undeveloped lands in northeast Lethbridge. A significant
portion of the northeast of the City is developed as industrial. The general east/west boundary
between industrial and residential land uses in north Lethbridge is the arterial roadway of 28th
Street N, which forms the western boundary for this CSP.
The location of the Plan Area is displayed in Figure 1.

1.2

Land Use
The site is designated as Urban Innovation (U-I) District in the City of Lethbridge Land Use Bylaw
#5700 (LUB). The U-I District was created to allow for comprehensive site development consistent
with any associated statutory plans and/or Outline Plans. The requirements of a U-I District
designation are discussed in Section 2.2 of this CSP.
The site is located in a predominantly industrial district of the City. This industrial district is bound
between 28th Street North and 43rd Street North; the west and east boundaries respectively, and
spans north-to-south from Highway #3 to the northern extent of the City.
West of 28th Street North is a predominantly residential District with some commercial and public
uses which stretches west to the River Valley and spans north-to-south from Highway #3 to the
northern extent of the City.
Figure 3 displays the existing land use districts.
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Site Characteristics

1.3
1.3.1

Topography

Regional topography in the east Lethbridge area is generally flat to undulating sloping west toward
the river valley. The surface topography of the site is generally level with a slight slope from west
to east. Site visits during the Phase 1 Environmental Site Assessment in 2012 observed no visual
evidence of ponding of water, washouts and erosion, or areas where fill materials have recently
been introduced. It is possible that fill was used to level the site during previous development
activities.
1.3.2

Legal Parcels

The site consists of two legal parcels; the first legally described as Lot 22, Block 6, Plan 1210907,
and the second parcel described as Lot 2, Block 6, Plan 7710509. Both legal parcels are owned by
Prism Group Inc. Figure 2 displays the land ownership.
1.3.3

Development and Structures

Development on the smaller parcel first occurred prior to 1961 and consisted of buildings and
structures for the purpose of operating a television studio. The original structure has subsequently
had additions during the 1970s and 1990s allowing the site to house multiple uses. Construction
companies and telecommunications studios have recently occupied the developed parcel. In
addition to the building, other on-site developments include the associated access, parking areas,
some storage buildings, and a communications tower. The existing improvements, on the Global
site, will be removed prior to the development of their respective phase.
The balance of the site is currently undeveloped and was last used as agricultural land in 2008.
The existing site development is displayed in Figure 3.
1.3.4

Geotechnical

In 2008, EBA Engineering Consultants Ltd. performed a geotechnical evaluation of the Plan area
and presented the results in a report. The objective of the report was to determine the general
subsurface conditions in the Plan area and provide recommendation with regard to the
geotechnical aspects of design and construction on the site.
The evaluation and report consisted of the installation of thirty one (31) geotechnical boreholes,
classification of subsurface soils using laboratory techniques, and provision of foundation design
and recommendations. General design and construction guidelines are provided for shallow
foundations, construction excavations, backfill materials and compaction, dynamically cast-inplace concrete piles, bored cast-in-place concrete piles, proof-rolling, and pavements.
In 2012, EBA Engineering Consultants Ltd. provided a Reliance Letter, which concluded that the
report prepared in 2008 may be relied on at this time for continued conceptual development of
the subject site. The 2008 geotechnical evaluation and 2012 reliance letter included in Appendix
‘A’ of this CSP.
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1.3.5

Environmental Site Assessment Phase I & II

In 2012, EBA conducted a Phase I Environmental Site Assessment on the subject site. The report
provided comment on whether past or present land use, either off-site or on-site, may have
potential to cause environmental impairment to the site. The scope of the assessment included a
review of current and historical provincial regulatory information and available regional and
municipal information, and a site visit.
It was concluded based on the study that further intrusive environmental investigation would be
required to assess the soil and groundwater quality from potential on-site and off-site sources.
Thus, in 2012, EBA conducted a Phase II Environmental Site Assessment on the subject site to
investigate areas of potential environmental concern identified. The objective of the study was to
assess soil and groundwater chemical quality on the site relative to the current environmental
guidelines and determine whether further work is required to support development of a
remediation plan or to bring any contaminated areas into compliance.
It was found that based on the chemistry of the soils and groundwater at the locations tested, that
no further environmental investigation of the site is necessary at this time. Both the Phase I and II
Environmental Site Assessments are included in Appendix ‘B’ of this CSP.
1.3.6

Historical Resources Impact Assessment

The Plan area has received Historical Resources Act clearance from the Province on March 22,
2013. No further assessments are required. If a historical resource is discovered during
construction the City and Province will be notified. The Historical Resources Act clearance letter is
included in Appendix ‘C’ of this CSP.
1.3.7

Biophysical Impact Assessment

No biophysical impact assessment is required for the Plan area, because the site has been
extensively disturbed with no natural areas remaining. Additionally, the entire site has been
encompassed by urban development.
1.4

Access
The site is located directly east of 28th Street N which is an arterial roadway in the City’s road
network. 28th Street N currently exists as a 15m wide 2 lane undivided roadway and ultimately will
be upgraded to a 4 lane divided section. The City is currently upgrading 28th Street N north of the
site to a 4 lane divided section and will install a median in front of the site with two southbound
lanes and one northbound lane as part of this project. This stage of the upgrade is expected to be
complete in 2014, and the upgrade to 4 lanes divided will occur sometime beyond that.
There are undeveloped road right-of-ways stubbed towards the site on its south at 29th Street N
and 30th Street N and on its north at 29th Street N. These right-of-ways are currently gravelled with
no curbs and are used for access to the adjacent properties.

6

26 AVE. N.

26 AVE. N.

Location Map

23 ST. N.

City of
Lethbridge

PLAN
AREA

28 ST. N.

43 ST. N.

Not to scale

9 AVE N.

9 AVE N.

23 ST. N.

LEGEND
Bridges
Railway
City Boundary
SWMF
Parcel Boundary
5 AVE. N.
250

125

0

250

500

750

1,000

DR
.N
.

Metres

Y3
WA
H
HIG

2 AVE. N.

43 ST. N.

MAYOR MAGRATH

Map: © City of Lethbridge - used with permission

5 AVE. N.

HIGHWAY 3

FIGURE 1

ECO PARK NORTH
LOCATION

PRISM GROUP OF COMPANIES
CITY OF LETHBRIDGE, AB
Scale as shown
April 2014
113501-location.ai

Scale 1:2500
April, 2014

Eco Park North
Comprehensive Site Plan

2 Policy Context
2.1

Integrated Community Sustainability Plan/Municipal Development Plan
The City of Lethbridge Integrated Community Sustainability Plan/Municipal Development Plan
(MDP) was developed to provide Council and the community with a framework to guide future
development within Lethbridge over the next 40 years.
The Plan area is located within a predominantly industrial area designation of the MDP.
The MDP recognizes the U-I District as a district that may allow the City to work closely with
proponents to design and build high quality urban environments where people can live, work,
worship, and play in close proximity without the need for long distance travel as well as allow for
the application of innovative forms of housing, business and mixed traditional land uses to be
developed on a site under a comprehensive plan.

2.2

City of Lethbridge Land Use Bylaw
The Plan area is designated as Urban Innovation (U-I) District in the City of Lethbridge Land Use
Bylaw (LUB). The purpose of the U-I District is to allow for the comprehensive development of a
site which may or may not feature a mixture of complementary land uses to create an
environment not possible using another land use district within the LUB.
Land uses allowed in the U-I District include those that, in the opinion of the Development
Authority, are compatible with any associated Area Structure Plan, Outline Plan or the Municipal
Development Plan and approved Comprehensive Site Plan. The site is not within the boundary of
any adopted Area Structure Plan, Outline Plan or Area Redevelopment Plan.
Rules for development within the U-I District require that a Comprehensive Site Plan must be
approved by the Municipal Planning Commission prior to the issuance of any Development
Permits. A required Comprehensive Site Plan should address the following matters outlined in the
LUB:
•
•
•
•

Sections 9.1 to 9.22 – General Rules for All Districts
Section 10.1 – General Rules for Commercial Districts
Section 13.1 – General Rules for Public Service Districts
Section 14.1 – General Rules for Residential Districts

Following the development of the entire Plan area, it is anticipated that the City will initiate
amendments to the Land Use Bylaw to establish a consistent and uniform commercial district for
the entire Plan area. The intent of the amendment is to provide individual parcel owners guidance
regarding change of use and site requirements after their initial development has occurred.
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3 Land Use Concept
Vision

3.1

Eco Park North will be a unique infill site as it has adjacent developments on all four sides, is
located on an important arterial roadway, and is at the boundary of the industrial/residential
divide in North Lethbridge.
Eco Park North will be a place of significance in North Lethbridge and will provide commercial
opportunities to area residents including a substantial concentration of suburban office and retail
development establishing it as an important employment node within the City.
The development includes a mix of retail and office land uses. To maximize the mixed use
synergies the development will have well planned sites and parking areas to accommodate safe
and efficient pedestrian movements between the parcels and into the surrounding developed
community. Pedestrian routes will consider mobility and accessibility by providing connections
between pedestrian paths and public accesses to buildings, and developing routes to a barrier free
standard.
Due to the development’s infill nature and existing site characteristics innovative and creative
servicing opportunities are utilized. Specifically, a number of development sites in Eco Park North
will employ Low Impact Development strategies to detain and treat stormwater.
Eco Park North will be a significant retail/office node within the City and a recognizable landmark
development in North Lethbridge.

Land Use Concept

3.2

The land use concept features conventional suburban retail adjacent to 28th Street N, with mixed
use (retail and office) and suburban office development in greater intensity moving east into the
site. The established precedent of an open space buffer along the east side of 28th Street N for
landscaping and trails is retained in the concept, which will provide the opportunity for a
continuous open space corridor/amenity and a spatial and visual buffer from the adjacent
residential district.
3.2.1

Retail

To take advantage of the high visibility from the arterial roadway the retail uses are located
adjacent to 28th Street N. It is anticipated that 4.8 ha of retail located between 28th and 29th Streets
will be subdivided into four parcels.
The development form is expected to be single storey commercial retail units with interspersed
pad sites within common comprehensive development parcels. The parking will be surface lots
which will generally be located in the front of the retail units.
The composition of uses will be wide ranging and serve a greater catchment area than the Eco Park
Development. Thus, the retail sites need to be designed considering both the pedestrian and auto
orientated uses that are anticipated.
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3.2.2

Retail and Office Mix

In the centre of the Plan area between 29th and 30th Streets there are 2 ha of mixed use
development that will be comprised of ground floor retail and two to three storeys of office space
above the retail. The ground floor retail will likely have uses which will be supportive and
complementary to the office uses within the same building (i.e. café, print shop, etc.). The
developments may have underground or parking structures, but it is more likely that the parking
will be accommodated by the provision of surface lots.
3.2.3

Office

Forming a horseshoe pattern along the north, east, and south boundaries of the Plan area is 5.6 ha
of office development. The intensity of use is expected to range from two to four storeys of office
uses. The parking will generally be surface and located in front of the office buildings. Several sites
may be developed more intensely and feature underground or parking structures.
3.2.4

28th Street Arterial Road Right-of-Way

The City requires additional right-of-way for 28th Street N. The right-of-way will allow for a future
sanitary trunk, pedestrian/bicycle trail, and landscaping buffer. This land will be in the form of a
26m strip containing approximately 1 ha.
The subject lands have previously dedicated the required Municipal Reserve. As a result the City
will purchase the required lands to expand the 28th Street N right-of-way.
3.2.5

Public Utility Lot

A 9 m wide Public Utility Lot (PUL) between 28th Street N and 29th Street N will accommodate a
public sanitary sewer line. The function of the line is discussed in Section 5.1.
The PUL will be landscaped and feature a trail connection linking 28th Street N and 29th Street N.
The PUL will not be utilized for vehicular access, with the exception of potential private road
crossings over the PUL. Any proposed vehicular crossing of the PUL will require review and
approval by the City.
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3.2.6

Land Use Statistics

The following tables display the estimated land use areas and gross building space.
Table 1 – Land Use Statistics
Area (ha)

% of GDA

Gross Developable Area (GDA)
28th Street N. Widening
Net Developable Area

15.8
1.0
14.8

100%

Commercial
Retail
Office
Mixed Use (retail & office)
Total
Public Roads
Public Utility Lot
Total

4.7
5.6
2.0
12.4
2.4
0.1
14.8

32%
38%
14%
84%
16%
0%
100%

Table 2 – Estimated Sqft Yield

Use

Area
(ha)

Approximate
Floor Area Ratio

Estimated
Gross Building Space
(sqft)

Retail

4.7

0.20 – 0.25

100,000 – 125,000

Office

5.6

0.35 – 0.50

200,000 - 300,000

Mixed Use
(retail & office)

2.0

0.50 – 0.60

100,000 – 125,000

Total

12.4

0.30 - 0.40

400,000 – 550,000

Site Requirements

3.3
3.3.1

General Requirements

Section 9 of the LUB, General Rules for all Districts and Section 10.1 of the LUB, General Rules for
Commercial Districts, shall apply to the site.
Section 10.3 of the LUB, General Commercial (C-G) District, shall provide the permitted and
discretionary uses as well as minimum and maximum site requirements.
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3.3.2

Site and Building Design Requirements

In addition to the above general site requirements, development applications are encouraged to
consider the below Site and Building Design Requirements. If there is a conflict between the below
site requirements and the LUB, the below requirements shall take precedent as they have been
customized for this development.
Stormwater Management
All sites are governed to a site specific release rate of their on-site stormwater to the City storm
system in the street. The release rate is low, and will therefore necessitate that sites detain a
substantial amount of stormwater so that it can be released slowly into the City system.
1) Discharge from private parcels shall:
a. Be limited to 1:2 year predevelopment flow rate, estimated to be approximately 100
l/s for the entire site, and
b. Be required to provide attenuation of flows from the 1:100 year rainfall event.
2) Developments are required to detain their stormwater utilizing progressive Low Impact
Development strategies (i.e. bioswales, rain gardens, permeable surfaces, landscaping, reuse, irrigation, etc.).
3) Wet and dry ponds, if utilized, shall be integrated into site designs to provide visual interest,
breakup dominant site uses (i.e. parking), and to provide amenity spaces. Design of the sites
shall consider the pond location and configuration, and pedestrian access and furniture.
4) Developments may also utilize trapped lows, rooftop storage and underground storage
tanks to accommodate stormwater.
5) Developments shall incorporate pedestrian connections and amenity spaces into the
stormwater management design.
6) Preparation of parcel specific stormwater management plans consistent with this CSP shall
be a requirement of future Development Permit applications.
Pedestrian Connectivity
7) All pedestrian connections shall be barrier free and clearly marked with lighting that defines
the pedestrian route(s) through the site.
8) The main public building entrance shall be connected by at least one pedestrian route to a
public sidewalk and parking areas on the site.
9) On-site sidewalks shall be a minimum width of 1.4 m.
10) Visitor parking, barrier-free parking, bicycle racks and/or secure bicycle storage areas are
required and shall be located near the building entrance. The bicycle facilities shall meet the
requirements of the Land Use Bylaw.
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Landscaping
11) The design for the interface between adjoining parcels shall consider landscaping that
provides a gradual, uniform and attractive transition between sites.
12) Landscaping should be used to buffer the principal building entrances and major pedestrian
corridors from adverse weather conditions such as snow and wind.
13) Landscaping design shall incorporate xeriscape principles through the utilization of
vegetation that minimizes or eliminates fertilization, mowing, pest control and irrigation.
14) Stormwater from the site (i.e. building roof and parking lots) should be collected, stored and
utilised for on-site irrigation.
15) Parking lots should be visually interpreted with planning islands or strips to reduce the
appearance of large open asphalt parking areas.
16) Parking lots shall have:
a. One tree per five parking spaces,
b. a minimum of two trees per landscaped island,
c. a minimum width of 3 m for landscaped islands,
d. trees planted at least 1.5 m into a landscaped area from curbs to buffer from salt,
snow and compacted soils, and
e. at a maximum no parking space further than 30m from a tree.
17) Architectural controls, administered by the developer, shall include landscaping
requirements that meet or exceed the standards contained in the Land Use Bylaw.
18) Preparation of parcel specific landscaping plans consistent with this CSP shall be a
requirement of future Development Permit applications.
Building Site Design
19) Developments which occupy more prominent locations such as gateway sites and corner
parcels shall provide increased levels of building design and site features due to their high
profile location.
20) Main entrances to buildings shall be clearly identifiable, oriented to the street, and contrast
with the rest of the building’s façade.
21) Individual entrances on multi-tenant buildings should be identifiable without detracting
from the building’s overall appearance. Individual building bays should be broken up using
columns, material or colour changes, window pattern or other elements that divide wall
space.
22) Where more than one building is planned for a site, the design should result in the creation
of a group of integrated buildings expressing their inter-relationship through the use of
similar architectural elements such as window shapes, materials, colours and textures, and
through integration of parking areas and pedestrian connections.
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23) Strategically placed landscaping features, berms, and fencing shall be installed where
appropriate to screen utility meters, garbage enclosures, outdoor storage areas, and loading
areas from public view.
24) Accessory buildings and areas (i.e. loading, service and outdoor storage areas) should
include design elements from the principal building.
Sustainability
25) Building design should reduce potable water consumption by using water efficient fixtures,
metering, waterless urinals, dual-flush or low-flush toilets, and non-potable water for
irrigation.
26) Building layouts should be designed for the efficient use of air distribution to minimize air
conditioned areas. This may include providing operable windows for natural crossventilation and efficient HVAC systems.
27) Buildings should be oriented to take advantage of passive solar heating and maximizing
natural lighting. High-efficiency artificial light sources should be used where needed.
Glazing technologies to make windows energy efficient without being reflective should be
utilized.
28) Buildings should explore the use of green roofs, planted walls and terraces to decrease the
heat island effect and encourage storm water run-off diversion and capture for irrigation.
29) The use of alternative energy sources is encouraged. Alternative energy and heating
systems through micro energy generation and geothermal heating and cooling should be
explored.
30) A public transit route travels west and north near the CSP area along 12th Avenue N and 31st
Street N respectively. Development shall facilitate pedestrian connections to the nearest
transit stop(s).

17

Eco Park North
Comprehensive Site Plan

4 Transportation
A complete transportation impact assessment to support the land use concept has been prepared
and is included in Appendix ‘D’.
Figure 6 displays the transportation network.

Primary Access - 28th Street N

4.1

The ultimate primary access to the development will be from an all-turns signalized access off the
east leg of the intersection of 28th Street N and 14th Avenue N. The City’s plans for the upgrade of
28th Street include a southbound to eastbound slot left turn lane into the site and a right-turn
taper from northbound 28th Street eastbound into the site. The City’s arterial upgrade of 28 Street
N in the vicinity of the development is not expected to occur in the ten year horizon.
The TIA confirms that this intersection will have ample capacity and to service the full build out of
the development.

Secondary Accesses

4.2
4.2.1

29th Street N and 30th Street N via 12th Avenue N

Secondary access to the site at the south boundary of the Plan area is accommodated by the
extensions of 29th Street N and 30th Street N from 12th Avenue N.
4.2.2

29th Street N via 16th Avenue N and 18th Avenue N

Secondary access to the site from the north is accommodated by the extension of 29th Street N
from 16th Avenue N. 29th Street N provides a direct link to 18th Avenue N, which is an east/west
collector.
The TIA confirms that these intersections will have ample capacity to service the full build out of
the development. It is expected that in the interim stage before the intersection of 28th Street and
14th Avenue is constructed, that the intersection of 29th Street and 18th Avenue may become
congested and require minor improvements (limited parking and a painted median), however
these improvements are not required at full build out.
4.3

Interim Temporary Access
The initial phases of the site’s development will include two temporary right-in, right-out accesses
to 28th Street N. These accesses will provide a direct link to 28th Street N for the initial phases of
the development. The temporary nature of these accesses will be communicated to future land
owners through information contained in the sales agreements for the parcels. The removal and
rehabilitation (i.e. pavement, curbs, sidewalks, landscaping, etc.) of the accesses will be to the
satisfaction of the City. The triggers for removal of the accesses are discussed in Section 6 and
Appendix E.
The existing access from the Global site to 28th Street N. will be relocated off of 28th Street to the
south private right-in and right-out access.
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4.4

Public Roads Within the Development
Access to the individual parcels will be provided by a network of public roads. The roads include:
-

29th Street N,
30th Street N,
14th Avenue N., and
a nine metre wide lane.

All of the above roads will be designed and constructed to the City’s Industrial Collector cross
section as identified in the TIA. This cross section provides two driving lanes and two parking lanes.
The primary entrance to the Plan area (Eco Park Drive) is anticipated to incorporate a wider cross
section to accommodate community entrance signage. The design and review of the Eco Park
Drive cross section will occur when that specific phase is considered for subdivision.
Figure 7 displays the City’s Industrial Collector cross section.
4.5

Required Improvements
As previously noted a traffic impact assessment (TIA) has been completed to assess the impact of
the development on the adjacent road network. The TIA has identified that based on the
background traffic assumptions provided by the City, some of the City’s planned improvements
may be warranted sooner than previously anticipated. It also identifies that the staging of the
development will likely warrant minor improvements to the intersection of 29th Street and 18th
Avenue (limiting on-street parking, and a painted median). These interim improvements are not
required to accommodate the full build out traffic, but would be needed to accommodate the
interim traffic patterns prior to the construction of the access at 14th Avenue.
The developer shall be responsible for the development of all the roads and intersections needed
to service the project except for the improvements to 28th Street N. As discussed in the TIA the
following road infrastructure shall be built or upgraded by the developer:
-

The intersection of 29th Street N and 16 Avenue N,
the intersection of 12th Avenue N and 29th Street N,
the intersection of 12th Avenue N and 30th Street N, and
all the proposed public road sections within the Plan area.

The complete TIA is included in Appendix ‘D’.
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5 Servicing Strategy
5.1

Sanitary
The following sanitary sewers exist adjacent to the site:
-

675mm sanitary sewer in 28th Street N south of 14th Avenue N. The sewer runs north and
then turns west in 14th Avenue N,
200mm sanitary sewer in 12th Avenue N which flows east. This line is accessible to the
site at the 29th Street N and 30th Street N road right-of-ways (ROWs),
200mm sanitary sewer in 16th Avenue N. The portion of this line that is accessible to the
site at the 29th Street N road ROW flows north.

The City has plans to construct a new sanitary sewer trunk within the open space/trail corridor
which exists along the east side of 28th Street N.
The existing sanitary sewers in 12th Avenue N and 16th Avenue N are constrained and the preferred
location for connection is in 28th Street N, south of 14th Avenue N, where there is the 675mm
trunk, which has adequate depth to service the site.
The site will be serviced by a single connection to the existing sanitary sewer in 28th Street N
through a 9 m wide Public Utility Lot (PUL) which will run east/west along the southern edge of the
Plan area between 29th Street N and 28th Street N. As the development concept consists of
commercial, office, and retail development, the site will be serviced with a minimum main size of
250mm. A minimum graded line will be required to ensure adequate cover at the eastern (low)
end of the site. This line will have a maximum depth of about 6m near 28th Street N. All other lines
are expected to have more typical depths between 3m and 4m.
Individual parcels in Phase 1 with frontage on 28th Street N may have a sanitary service off of 28th
Street N.
Figure 8 displays the sanitary network concept.
5.2

Potable Water
The site is located immediately to the east of one of the City’s underground potable water storage
reservoirs and booster stations. The following watermains exist in the public roadways adjacent to
the site:
-

450mm main in 28th Street N south of 14th Avenue N,
300mm main in 28th Street N north of 14th Avenue N,
350mm AC main in 12th Avenue N, and
250mm AC main in 16th Avenue N.

There is an existing water service from the main in 28th Street N to the existing Global building. It is
assumed that this service will be abandoned when that site is redeveloped.
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Potable water will be provided to the site by looping between the existing watermains in, 12th
Avenue N, and 16th Avenue N. The site will be serviced with main sizes of 250mm and 300mm as
determined by the City’s hydraulic network analysis.
Figure 9 displays the potable water concept.

Stormwater Management

5.3

The following storm sewers exist adjacent to the site:
-

No significant storm sewer in 28th Street N, only catchbasins,
300mm-525mm storm sewer in 12th Avenue N flowing east. This line is accessible to the
site at 29th Street N (375mm) and 30th Street N (450mm),
300mm storm sewer in 16th Avenue N flowing west and then north. This line is accessible
to the site at 29th Street N.

A piped system will be installed to collect runoff from the public roadways and to allow for
connection from the storm systems which will be required on the private sites. The piped system
will be connected to the existing system at the intersections of 29th Street N and 30th Street N with
12th Avenue N.
The piped system will be sized to accommodate the 1:2 pre-development runoff from private sites
and the 1:5 year post development runoff from the public roadways.
The major overland drainage system for the site will be designed to convey flows in excess of the
piped system’s capacity. The major overland drainage system will convey flows to the intersection
of 30th Street N and 12th Avenue N and will consist of overland drainage within the road rights-ofway. It will be designed to limit damage to public infrastructure and private property during the
1:100 year rainfall event.
Figure 10 displays the stormwater management concept.
5.3.1

Public Road Right-of-Way

Runoff from the public road right-of-ways will be allowed to discharge directly into the piped
system. The piped system will be sized to accommodate the 1:5 year runoff from the public
roadways with a major overland flow route designed to convey flows in excess of this to the
intersection of 30th Street N and 12th Avenue N. Trapped lows will be designed to not exceed a
maximum depth of 300mm.
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5.3.2

Private Site Requirements

Discharge of runoff from private parcels will be
limited to the 1:2 year predevelopment flow rate.
The City has estimated that this equates to a rate
in the range of 100 l/s (~6l/s/ha) from the entire
site. Private sites will be required to provide
attenuation of the 1:100 year rainfall event which
is in excess of this limited rate. It is expected that
in order to meet this requirement, private sites
will be required to provide stormwater
management facilities on-site and that these
could consist of a combination of:
•
•
•
•
•

trapped lows,
stormwater management dry or wet
ponds,
underground storage tanks,
rain gardens and bio swales, and
roof-top storage.

A typical site development along with a
combination of stormwater management
strategies which could be employed is illustrated in
the graphics on the right.
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Shallow Utilities

5.4
5.4.1

Power

There are existing electric distribution lines in the roadways and utility right-of-ways surrounding
the site. These fall under the jurisdiction of the City of Lethbridge.
The infrastructure required to service the site will be coordinated with the City of Lethbridge who
is responsible for the electric distribution system within the City.
5.4.2

Natural Gas

There are existing natural gas distribution lines in the roadways and utility right-of-ways
surrounding the site. These fall under the jurisdiction of Atco gas.
The infrastructure required to service the site will be coordinated with Atco gas who is responsible
for the gas distribution system within the City.
5.4.3

Telephone/Cable/Fibre Optic

There are existing fibre optics and communications lines in the roadways and utility right-of-ways
surrounding the site.
The infrastructure required to service the site will be coordinated with the fibre optics and
communications companies who provide these services within the City. Installation of a
telecommunications tower is not being considered at this time. Considering the land uses within
the Plan area a telecommunications tower would likely be compatible, and therefore an
amendment to this Plan is not required to allow for a tower.
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6 Development Phasing & Implementation
The phasing sequence is displayed in Figures 11 and 12.

Phasing

6.1

The development will commence in the southwest corner adjacent to 28th Street N then jump to
the northwest corner for the second phase. From this point development will occur over several
phases located east of 29th Street N. The last phase will be the redevelopment of the existing
Global building site, which will complete the important link to the intersection of 28th Street N and
14th Avenue N.
6.1.1

Temporary Accesses

Two private right-in/right-outs will be constructed to provide access to/from 28th Street N.
The existing Global building site access on 28th Street N will be closed as part of Phase 1. The new
Global site access will be accommodated by the south right-in/right-out and the extension of 29th
Street N from the south.
The conditions associated with the temporary accesses are presented in Appendix E.

Implementation

6.2

Development will be implemented in general conformance of this Plan. No additional studies are
required, and the current land use district can accommodate the intended development.
Subdivision and Development Permit applications will be considered by the City according to this
Plan and the City’s Land Use Bylaw.
6.2.1

Amendments to the Comprehensive Site Plan

This CSP is intended to provide a vision and framework that incorporates innovation and flexibility.
The broad intent and vision of the CSP should remain consistent. Significant changes to this Plan
will require a formal amendment to the CSP. The City will review significance of the proposed
revision and determine if an amendment is required. Specifically, items that will likely trigger an
amendment process include modifications to the:
•
•
•
•

Land Use Concept,
Stormwater Management Concept,
Transportation Network Concept, and
A proposal to share of private infrastructure (i.e. common accesses or stormwater
management facilities).

Applications for amendments must be approved by Municipal Planning Commission.
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All other changes that are not substantial enough to warrant an amendment will be assessed and
reviewed by the City at the time of application for subdivision or development permit by the
respective approval authorities.
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Appendix A
Geotechnical Evaluation
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Appendix B
Phase I & II Environmental Site Assessments
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Appendix C
Historical Resources Act Clearance Letter
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Appendix D
Traffic Impact Assessment
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Appendix E
Temporary Access Conditions
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Temporary Access Conditions
The removal and rehabilitation of the temporary right-in and right-out accesses from 28th Street
will be implemented through a service agreement. The service agreement will utilize the below
conditions as guidance.
1. Temporary access, in the form of right-in/right-outs, from 28th Street will be allowed into the
properties adjacent to 28th Street until:
a. Seven (7) years has passed from the signing of the service agreement, or
b. Alternative access is provided from 14th Avenue N, or
c. The City determines traffic flow and safety on 28th Street N require the removal of the
accesses.
2. The temporary nature of the accesses will be registered on the title of the affected lots.
3. Development of the lots east of 29th Street N, with the exception of a new site for the Global
building, will require the removal of the temporary accesses prior to the triggers outlined above
in Condition 1.
4. The developer will provide a deposit in the form of cash or a renewable letter of credit for 115%
of the estimated future value of engineering design, supervision and construction of 29th Street
N (including underground and shallow utilities) and for the cost of removing the temporary
accesses. The deposit will be required as part of the first phase of development. As sections of
29th Street N are completed the deposit can be reduced but will be maintained at 115% of the
value of the remaining future work. Deposit reduction must be requested by the developer in
writing with documentation supporting the requested reduction amount.
5. Seven (7) years after the signing of the service agreement the developer will remove the
temporary accesses and complete the construction of 29th Street to the satisfaction of the City.
Upon doing so the developer’s deposit will be returned to the developer. Note cash deposits will
not be paid interest.
6. If after eight (8) years, since the signing of the service agreement, the developer has not
removed the temporary accesses and completed the construction of 29th Street N the City will
complete the work using the developer’s deposit. Any work completed by the City will be
subject to a 5% administrative fee that will also be charged against the deposit. The City will
move to recover any amount in excess of the deposit required to complete the work from the
developer. Any amounts of the deposit remaining after the work is completed by the City will be
returned to the developer.
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