
 3858 Allan Drive SW 
 Position of Administration: Support 

 Summary 
 Charter Bylaw 20585 proposes a rezoning from the (US) Urban Services Zone to the (CNC) 

 Neighbourhood Convenience Commercial Zone to allow for convenience commercial and 

 personal service uses. 

 Bylaw 20584 proposes an amendment to the Ambleside Neighbourhood Structure Plan (NSP) to 

 facilitate the proposed rezoning. 

 Bylaw 20583 proposes an amendment to the Windermere Area Structure Plan (ASP) to facilitate 

 the proposed rezoning. Administrative changes have been included with this amendment to 

 align the ASP with the NSP. 
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 Public engagement for this application involved several methods, including a mailed notice, site 

 signage, and information on the City's webpage. Four respondents expressed concerns, which 

 included issues related to traffic and drainage, the removal of trees, and the notion that the 

 proposed commercial development is unnecessary due to the presence of existing commercial 

 properties in the area. 

 Administration is reviewing an associated application, LDA22-0561, to subdivide the subject site 

 from the existing parcel. 

 Administration supports this rezoning application because: 

 ●  It aligns with The City Plan by supporting the creation of 15-minute districts that allows 

 residents to easily complete their daily needs. 

 ●  It provides redevelopment opportunities which will contribute to the livability and 

 adaptability of districts. 

 ●  The limited commercial uses and built form regulations of the CNC zone are compatible 

 with the surrounding land uses. 

 Application Details 
 This application was submitted by Eins Consulting on behalf of Ambleside Baptist Church. 

 Rezoning 

 The proposed (CNC) Neighbourhood Convenience Commercial Zone would allow development 

 with the following key characteristics: 

 ●  Limited commercial uses such as convenience retail stores, personal service shops and 

 health services intended to serve the day-to-day needs of residential neighbourhoods. 

 ●  Multi-unit housing with the potential for ground floor commercial uses. 

 ●  A maximum height of 10.0 metres. 

 Plan Amendments 

 The application proposes to amend the corresponding area of the rezoning site within the 

 Ambleside Neighbourhood Structure Plan (NSP) from Institutional to Neighbourhood 

 Commercial. The texts describing the commercial sites in the NSP (Section 4.5.3 Neighbourhood 
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 Commercial); Figures 5 and 8; and the land use and population statistics will be updated to 

 reflect the proposed amendment. 

 The application also proposes to redesignate the corresponding area within the Windermere 

 Area Structure Plan (ASP) from Residential to Community Commercial development. For the 

 purpose of aligning the ASP and NSP, Administration requested the following administrative 

 changes to Figure 7.0 - Development Concept: 

 ●  The “Fire Station Symbol”, currently overlapping the subject site, be relocated east of the 

 subject site. 

 ●  Redesignation of 3881 Allan Drive SW (the triangular-shaped site, southeast of the subject 

 site) from Residential to Community Commercial.  3881 Allan Drive SW is zoned for 

 commercial uses and is designated by the NSP for commercial development. 

 Figure 7.0 - Development Concept, and the land use and population statistics in the Windermere 

 ASP will be amended to reflect the proposal. 

 Site and Surrounding Area 

 Existing Zoning  Current Development 

 Subject Site  (US) Urban Services Zone  Undeveloped land 

 North  (US) Urban Services Zone 
 (RF5) Row Housing Zone 

 Undeveloped land 
 Semi-detached houses 

 East  (PU) Public Utility Zone  Fire Station (under construction) 

 South  (PU) Public Utility Zone 

 (CSC) Shopping Centre Zone 

 (CB1) Low Intensity 
 Business Zone 

 Multi-use trail and Atco Gas pipeline 
 right of way 

 Partially developed commercial site 
 (undeveloped northern portion; 
 veterinary, medical center, and 
 restaurants in the south). 

 Liquor store, restaurant and gas 
 station 

 West  (US) Urban Services Zone  Undeveloped land and 
 telecommunication tower 
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 View of the site looking northwest from Allan Drive SW 

 Community Insights 
 This application was brought forward to the public using a basic approach. This approach was 

 selected because the proposed zone is a standard zone that is compatible with surrounding land 

 uses.  The basic approach included: 

 Mailed Notice, March 15, 2023 

 ●  Notification radius: 120 metres, plus additional landowners in the area 

 ●  Recipients: 371 

 ●  Responses: 5 

 ○  In support: 0 

 ○  In opposition: 4 

 ○  Mixed/Questions only: 1 

 Site Signage, March 28, 2023 

 ●  One rezoning information sign was placed on the site, facing east (Allan Drive SW.) 

 Webpage 

 ●  edmonton.ca/rezoningapplications 

 Notified Community Organizations 

 ●  Greater Windermere Community League 

 Common comments heard: 

 ●  Another commercial site is not needed. 
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 ●  The proposal will compromise plans to rezone a portion of the parcel south of the subject 
 site from commercial to residential. 

 ●  Increased traffic for a site that was supposed to be developed as a church. 

 ●  Removal of the two trees on the site. 

 ●  Potential drainage concerns for the public utility lands to the south. 

 ●  A citizen inquired about buying a commercial property for a dental office. 

 Application Analysis 

 Site analysis context 

 The City Plan 

 The subject site is not located within a node or corridor; however, it is identified as a Developing 

 Area within the Southwest District of The City Plan and is expected to contribute to Edmonton’s 

 population growth from 1 to 1.25 million. The rezoning proposal aligns with The City Plan by 

 contributing to the creation of 15-minute districts that allow residents to easily complete their 

 daily needs. Furthermore, the site’s proximity to shared use pathways contributes to The City 

 Plan’s vision of encouraging a modal shift and having 50 percent of trips made by transit and 

 active modes of travel. 

 Windermere Area Structure Plan 

 The Windermere Area Structure Plan envisions an area that is vibrant and sustainable where 

 people choose to live, learn, work and play, creating a community that is attractive and liveable. 

 The plan provides policy direction that requires commercial sites to be located along arterial 

 and/or collector roadways to ensure high visibility while ensuring that the commercial 
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 development is safe, comfortable and attractive to pedestrians. The rezoning proposal aligns 

 with the vision and policies of the ASP as the rezoning site is located along a collector road and is 

 in close proximity to shared use pathways. 

 However, to facilitate the proposed rezoning from US to CNC, the ASP is being amended to 

 redesignate the subject parcel from Residential to Community Commercial development. 

 Ambleside Neighbourhood Structure Plan 

 The Ambleside NSP aims to create a vibrant and compact community achieved through a well 

 integrated blend of land uses and transportation infrastructure with a core focus on the concept 

 of smart growth and creating walkable neighbourhoods. 

 The proposal aligns with the Ambleside NSP by taking into account the subject site's proximity to 

 homes, bus stops, and multi-use trails. It aims to create active and walkable areas, encouraging 

 people to use alternative means of transportation within the neighbourhood. The proposal also 

 facilitates the efficient utilization of existing undeveloped land in the area. 

 In order to facilitate the proposed rezoning, the Ambleside NSP is being amended and the 

 rezoning area redesignated from Institutional to Neighbourhood Commercial. The texts 

 describing the commercial sites in the NSP (Section 4.5.3 Neighbourhood Commercial); Figures 5 

 and 8; and the land use and population statistics will be updated to reflect the proposed 

 amendment. 

 Changes to the NSP’s Land Use and Population Statistics are summarised in the table below. 

 Land Use and Population Statistics  Current  Proposed  Difference 

 Neighbourhood Commercial  0.9  1.3  + 0.4 

 Institutional  2.1  1.7  - 0.4 

 Land Use Compatibility 

 The proposal is compatible with and complementary to the surrounding land uses.  The purpose 

 of the CNC Zone is to provide limited commercial uses that meet the daily needs of residential 

 neighbourhoods. The proposed CNC Zone will complement the commercial sites to the south in 

 providing commercial uses to area residents and visitors to the neighbourhood. 
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 The regulations of the CNC Zone, which include a maximum height of 10 metres, are in line with 

 the maximum height allowed in the adjacent PU zoned parcel to the east and the US Zone to the 

 north and west. Additionally, other regulations in the CNC Zone, such as landscaping, screening, 

 and setbacks, have been put in place to ensure that any development on the subject site is 

 sensitive to the surrounding  land uses. 

 Environment 

 An Environmental Site Assessment (ESA) was required with this application. Administration 

 reviewed the ESA and agreed with the conclusion that there were no environmental concerns, 

 and no further environmental work is required for the application. 

 Mobility 

 The site is well-connected to existing transportation and transit networks. In the Edmonton Bike 

 Plan, Ellerslie Road is an existing/future district connector route, and the shared pathway south 

 of the site is an existing neighbourhood route. Upon development of this site, active mode 

 connections will be required at the development permit stage to support accessibility, including 

 a connection to the shared pathway to the south and a connection to the sidewalk to the east. 

 ETS currently operates conventional bus service near the subject site. The site is within 600m 

 walking distance of bus stops along Anderson Way SW, Glenridding Boulevard SW and 

 Glenridding Link SW. Allan Drive SW is a future transit corridor. In the future, ETS may introduce 

 bus service adjacent to the subject site, along Allan Drive SW, as the neighbourhood of 

 Ambleside builds out. 

 Open Space 

 The closed portion of Ellerslie Road, immediately south of the site, is developed as a public open 

 space with a multi-use trail. A minimum 1.2 m uniformed flat-top fence is required at the 

 subdivision or development permit stage to separate future development of the site from the 

 public open space. No gates will be allowed to directly connect the site with the open space. 

 Risk 

 The site is approximately 20 metres north from an easement containing two high pressure 

 natural gas pipelines. A risk assessment was submitted with the rezoning application which 

 indicates that setbacks of 41 and 20 metres are required for sensitive uses, such as child care 

 services, and high density uses respectively. The setback required for commercial developments 

 is limited to the pipeline easement. Required setbacks will be implemented at the development 

 permit stage. 
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 Utilities 

 The proposed rezoning area conforms to the Ambleside Neighbourhood Design Report (NDR), 

 which identifies sanitary and stormwater servicing plans for the neighbourhood. Sewer services 

 are available by connecting to the existing system located within Allan Drive and Ellerslie Road. 

 These existing systems have been designed and constructed to accommodate development 

 under the proposed rezoning. 

 The applicant/owner will be responsible for all costs associated with infrastructure 

 improvements required by this application. 

 EPCOR Water requires the owner to submit documentation to demonstrate that fire flows and 

 water servicing to the site will be adequate for the proposed development. The applicant/owner 

 will be responsible for all costs associated with providing City standards for water supply 

 including any changes to the existing water infrastructure required by the proposed zone. 

 Appendices 
 1.  Current ASP Land Use and Population Statistics 

 2.  Proposed ASP Land Use and Population Statistics 

 3.  ASP Land Use Concept Map Comparison 

 4.  Current NSP Land Use and Population Statistics 

 5.  Proposed NSP Land Use and Population Statistics 

 6.  NSP Land Use Concept Map Comparison 

 7.  Markup of Proposed Text Amendments to the Ambleside NSP 

 Written By:  Gilbert Quashie-Sam 

 Approved By:  Tim Ford 

 Branch:  Development Services 

 Section:  Planning Coordination 
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 Current ASP Land Use and Population Statistics – Bylaw 20492 
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 Proposed ASP Land Use and Population Statistics – Bylaw 20583 
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 Windermere ASP Land Use Concept Map Comparison 

 Current Land Use Concept Map  Proposed Land Use Concept Map 
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 Current NSP Land Use and Population Statistics – Bylaw 16073 
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 Proposed NSP Land Use and Population Statistics – Bylaw 20584 
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 Ambleside NSP Land Use Concept Map Comparison 

 Current Land Use Concept Map 
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 Proposed Land Use Concept Map 
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 Proposed Text Amendment to the Ambleside NSP – Bylaw 20584 

 Red text  represents Text proposed to be removed. 

 Red text  represents Text proposed to be added. 

 4.5.3 Neighbourhood Commercial 
 There  is one  are two  Neighbourhood Commercial sites  located  at  near  the intersection of 
 Ellerslie Road SW and Allan Drive SW. The site  s  provide  s  for low intensity commercial, office 
 and service uses located  along  the  in close proximity  to an  arterial roadway, Ellerslie Road SW, 
 and borders a residential area to the south in a neighbouring community.  This site is  bordered 
 by  The sites are adjacent to  a multi-use trail within  a utility/pipeline corridor.  to the north  . 
 Development on  this site  the sites  shall be sensitive  and in scale with existing and planned 
 development along  the  Allan Drive SW and the surrounding  residential neighbourhood. 

 Neighbourhood Commercial uses on the site  s  should  complement the adjacent Community 
 Center  Commercial site and provide residents with  local retail and commercial services within 
 walking distance and transit access. This supports the creation of an active, walkable centre 
 where people will use alternative means of transportation to meet their daily needs locally. This 
 encourages frequency of use, greater activity, local awareness, surveillance and community 
 safety. The area attributed to Neighbourhood Commercial is shown in Figure 5. 


